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CITY COUNCIL RESPONSE TO REPRESENTATIONS RECEIVED ON THE PRE-PUBLICATION CORE STRATEGY
This schedule provides details of all of the comments received during the Pre-Publication Core Strategy consultation period, together with a brief response from the city council. A series of background reports to be published in February 2012 alongside the Publication Core Strategy will provide a much more detailed explanation of the reasoning behind the policies in the Publication Core Strategy and why other options have not been taken forward.

GENERAL COMMENTS
	GENERAL COMMENTS

	Ref
	From
	Chapter/policy
	Comment
	City council response

	1
	Trevor Davies
	General Comments
	Regretfully I have not been able to understand your letter sufficiently to be able to offer any credible input.

Without wanting to sound impolite, I believe if you want to consult a lay person expecting them to respond, a much simpler form of words needs to be used. I think your original consultation was in a much clearer form. I am though interested in giving my thoughts and I hope this helps.

I do think it is necessary to increase our housing stock and in order to fill them we need excellent schools, which will attract parents who want the best education for their children. With also an increase in retail and industrial parks, to provide employment. And an enhancement of our places of interest such as Worsley canal basin and Ordsall Hall. Also making Swinton Town Hall as a centre of Salford by improving its surroundings. We must accept we are a satellite of Manchester and use this to our advantage. By providing quality accommodation to reduce commuting for Manchester workers. I am unable to offer any figures but again I hope this is of help. 
	The city council will seek to ensure that future consultations are more easily understood.

The Publication Core Strategy supports the improvement of housing, employment, retailing, education and heritage suggested.

	39
	Network Rail
	General Comments
	Network Rail has no comments to make.
	Noted.

	69
	Sport England 
	General Comments
	The said document is not a fully revised draft of the core strategy, rather it presents amendments to selected issues only. In summary, these issues include housing, employment, retail and renewable energy matters. Sport England has no further comments to add at this stage and would request that our comments submitted in response to the Draft Core Strategy (under cover of a letter dated 15 January 2011) are considered when preparing the publication version of the core strategy. 
	Noted.

	88
	Theatres Trust
	General Comments
	The Theatres Trust is The National Advisory Public Body for Theatres. The Theatres Trust Act 1976 states that ‘The Theatres Trust exists to promote the better protection of theatres. It currently delivers statutory planning advice on theatre buildings and theatre use through the Town & Country Planning (General Development Procedure) (England) Order 2010 (DMPO), Articles 16 & 17, Schedule 5, para.(w) that requires the Trust to be consulted by local authorities on planning applications which include ‘development involving any land on which there is a theatre.’ 

Due to the specific nature of the Trust’s remit we are concerned with the protection and promotion of theatres and therefore anticipate policies relating to cultural facilities.

 We note this document only focuses on Core Strategy topics where significant changes are being proposed. We are therefore disappointed that Salford’s existing first class cultural venues are not being recognised and supported as major contributors to a vibrant evening economy with a policy to enhance when necessary.

 It is crucial to manage the growth of tourism including their relevant venues and to maintain and improve the quality of people’s experience of visiting and staying in Salford and it should be a duty of the Council to ensure that existing venues are exclusively safeguarded and enhanced through its LDF policies, as well as proposals for new and replacements in the future. 
	Policy DP2 of the Publication Core Strategy seeks to ensure that all land uses are appropriately accommodated. However, it is considered too detailed to include any specific provision for theatre uses in the Core Strategy, particularly in the absence of any detailed evidence on demand or that there are any specific problems of theatre loss in the city that need to be addressed.

	130
	Countryside Properties 
	General Comments
	General Comments- The consultation addresses a number of topic areas, and is not intended to be a fully revised document. However, as a result there are a number of omissions and areas where cross topic issues have been overlooked, particularly in areas relating to regeneration for example. This is an area of significant concern which goes to the heart of the document and the strategy being adopted by the Council. The approach of introducing such ad hoc amendments without consideration of the broader spatial vision and objectives seriously threatens the soundness of the document. Recent experience with other Core Strategies have demonstrated that such an approach is unacceptable. 

As a result it is unclear whether this document has been produced to build upon the previous core strategy consultation or has been published simply as a means and forum for seeking the reduction in key targets, such as the housing land supply reduction from 1600 dwellings per annum to 1100. In this respect it appears from paragraph 5.3 that the Councils previous commitment to growth and the Growth Point programme which aimed for 20% provision over and above RSS targets was a simple way of securing additional funding rather than a real commitment to growth. 
	The scale of housing development proposed in the Core Strategy has been increased slightly, from 22,000 over the period 2010-2030 at the Pre-Publication Core Strategy stage to 22,100 over the period 2011-2028 in the Publication Core Strategy (an increase from 1,100 dwellings per annum to 1,300 dwellings per annum). The scale of housing proposed is based on household projections taken from the Greater Manchester Forecasting Model, with an additional allowance for the impacts of the extra office development proposed in the city. It should therefore reflect a realistic assessment of likely demand.

	102
	The Highways Agency HA
	General Comments
	The Highways Agency would not wish to make any further comments with regard to the core strategy housing supply document dated June 2011. Our previous comments remain applicable; with the Highways Agency looking forward to further dialogue during the next phase of the core strategy consultation process. 
	Noted.

	150
	LPC Living
	General Comments
	Conclusion and Recommendations- It is important in preparing Local Development Frameworks that any allocations stand a realistic prospect of being delivered. With this guidance in mind, and in the light of the above, LPC Living:

1. recommends greater emphasis is put on economic growth; 

2. supports the overall message within the document to encourage future development; 

3. supports the identification of a Regional Centre but recommends the proposed centre at Trafford Road, Ordsall should be included within the Regional Centre boundary;

4. supports the use of minimum dwelling provision targets, but recommends a higher minimum provision; and 5. supports the identification of further commercial floorspace throughout Salford. 
	The Publication Core Strategy places a strong emphasis on economic growth, but it is important that this is not at the expense of social and environmental considerations.

It is not considered appropriate to amend the boundary of the Regional Centre to respond to individual developments. Many of the city’s local centres are located outside the Regional Centre.
The scale of housing development proposed in the Core Strategy has been increased slightly, from 22,000 over the period 2010-2030 at the Pre-Publication Core Strategy stage to 22,100 over the period 2011-2028 in the Publication Core Strategy (an increase from 1,100 dwellings per annum to 1,300 dwellings per annum). The scale of housing proposed is based on household projections taken from the Greater Manchester Forecasting Model, with an additional allowance for the impacts of the extra office development proposed in the city. It should therefore reflect a realistic assessment of likely demand.

	89
	NHS Salford
	General Comments
	General Comments

 The updated Core Strategy’s aspirations should contribute to improving public health and reducing health inequalities in Salford – e.g. improved environment’s impact upon mental health and measures to encourage greater physical activity, greater access to jobs, focus on sustainable use.

· .We particularly welcome efforts to encourage greater walking and cycling and use of green space in the City Centre. However, we would like to see the same emphasis and commitment to increasing the provision of healthy food and reducing the provision of unhealthy food. Both physical activity and food are key aspects to reduce obesity.

· .The pre-publication document has acknowledged and developed a number of concerns expressed during the consultation e.g. the housing requirement and preservation of green belt land, to create an alternative approach more suitable for local needs. 

· .It has further strengthened the original Core Strategy aspiration of creating local centres that cater for all the local needs reducing the need to travel and creating stronger communities.

· .It is important that the Core Strategy also links to the planned actions of the Family Poverty strategy, particularly in relation to housing and employment. 
	The Core Strategy is not considered to be an appropriate document for seeking to control the type of food that is sold in the city.

	90
	NHS Salford
	General Comments
	To ensure the Strategy’s implementation is effective these further recommendations are made: 

Food 

Five per cent of people on low incomes report skipping meals for a whole day. Low income and area deprivations are also barriers to purchasing fresh or unfamiliar foods. Lower income households are the hardest hit by food price fluctuations. 

Dietary change can also play a key role not only in mitigating climate change and adaptation strategies, but also in promoting health by reducing the consumption of saturated fat from meat and dairy sources. Food preparation and production contributes around 19 per cent of the UK’s greenhouse gas emissions; half of these emissions are attributable to the agricultural stage.

 Food systems have the potential to provide direct health benefits through the nutritional quality of the foods they supply. Improving the food environment involves addressing issues concerning the accessibility of affordable and nutritious food that is sustainably produced, processed and delivered. Internationally, studies show that among low-income groups price is the greatest motivating factor in food choice. In the US, price reductions have seen positive increases in the sales of low-fat foods and fruit and vegetables. There are studies that show association between proximity, or lack of, to healthy food, and health outcomes such as obesity or malnutrition, but these studies should be approached with caution. They are most often observational and so do not show causality between inadequate access and health outcomes. One study in the UK on the greater access to unhealthy food has shown this may disproportionately affect those in more deprived areas. Data from the US shows more substantial links between schools and proximity to fast food outlets, as well as proximity to fast food outlets and obesity. 

Availability of healthy food, and in particular fresh produce, is often worse in deprived areas due to the mix of shops that tend to locate in these neighbourhoods. A study of the location of McDonald’s outlets in England and Scotland showed per capita outlet provision was four times higher in the most deprived census output areas than in the least deprived areas. Low-income groups are more likely to consume fat spreads, non-diet soft drinks, meat dishes, pizzas, processed meats, whole milk and table sugar than the better-off. The creation of food deserts is likely to be a by-product of a complex interaction between local planning, regulatory and economic factors and the national location policies of large supermarket companies. 

Food obviously has a key role in obesity but it is almost invisible in many planners’ remits – access to good quality, healthy food is essential. The World Health Organisation makes the following recommendation for planners to consider and implement: 

Local, low-input food production – provision of allotments, smallholdings and city farms together with local healthy food outlets

 Marmot meanwhile also recommends: Improving the food environment in local areas across the social gradient 
	The approach in Chapter 11 of the Publication Core Strategy is intended to ensure that all residents have good access to shops and other services. This should help to ensure that they can access healthy food, although the Core Strategy cannot control the type of shops that locate in centres.

	163
	Trafford MBC
	General Comments
	As a general comment, concern is raised over the thrust of the changes being proposed within the document. It is considered that they have the potential to undermine, not only, the work being progressed through the Trafford Local Development Framework, particularly the Trafford Core Strategy, but also the objectives for the wider City Region. Additional detailed comments have been made. 
	The approach in the Publication Core Strategy is based on an objective assessment of development needs within Salford, and is therefore considered to be robust.

	91
	NHS Salford
	General Comments
	To ensure the Strategy’s implementation is effective these further recommendations are made:

 •Greenspace 

In other parts of Salford, we should aim to ensure that as many people as possible have sight of greenery for as much of the time as possible. Green roofs, living walls, green security (thorny hedges instead of metal fences), trees on streets, small patches of greenspace along with gardens, formal greenspace and Green Belt need to be developed and maintained.

 Numerous studies point to the direct benefits of green space to both physical and mental health and wellbeing. Green spaces have been associated with a decrease in health complaints such as blood pressure and cholesterol, improved mental health and reduced stress levels, perceived better general health, and the ability to face problems. The presence of green space also has indirect benefits: it encourages social contact and integration, provides space for physical activity and play (for adults as well as children), improves air quality and reduces urban heat effects. 
	Policy GI1 of the Publication Core Strategy seeks to secure a high quality network of green infrastructure extending throughout Salford. The need for a significant increase in the amount of green infrastructure in the Regional Centre is highlighted in Policy SF1, given the limited existing provision and the high density of development proposed there.

	93
	NHS Salford
	General Comments
	To ensure the Strategy’s implementation is effective these further recommendations are made:

Health Facilities 

Primary care services (such as GP surgeries and dentists) are an essential part of the local service infrastructure and must be considered whenever housing developments are proposed. Planners should consult with the statutory health agencies as part of a planning and informing the commissioning process. Consideration should be given to making available any resources for development of new primary care facilities to support new housing developments, particularly where extensive additional accommodation will be required. 

Salford’s current GP provision is currently not at full capacity and with the increasing population further demands are put on individual practices’ capacity. 
	The city council has sought to involve the primary care trust throughout the Core Strategy process, to ensure that the implications of housing growth are taken into account in health investment programmes.

	286
	Bridgewater Residents Association
	General Comments
	Bridgewater Residents Association (BRA) represents around 200 households, flats and houses, in the area identified as “Greengate North and Trinity” within the Core Strategy, an area bounded by the River Irwell, Blackfriars Road and Trinity Way.  We welcome the opportunity to respond to this consultation. 

General Comments - Our community is located just outside of the identified “Regional Centre” and “City Centre” and just south of the regeneration area of Broughton.  As such, we are sandwiched between two areas of major investment and redevelopment and therefore it is important that the core strategy provides the necessary framework for supporting development and investment within the area.

Unfortunately, the Core Strategy does nothing for the Greengate North and Trinity area of the city, neglecting its needs whilst focusing and protecting investment in surrounding communities.  The area is singled out for massive residential development, all of which will be the form of flats.  There are no proposals to support retail, leisure or employment opportunities and nothing to protect and enhance the qualities of this area.  This area has suffered from severe neglect by Salford City Council, left due to its proximity to the city centre but not included within any investment plans.  The proposed Core Strategy will simply perpetuate this situation for many years to come.

Bridgewater Residents Association would urge the council to undertake an urgent review of the policies within the document, to protect the specific needs of this part of the city.  Our detailed concerns are outlined below.
	A new Policy SF2C in the Publication Core Strategy explains the overall approach to the area, but the Core Strategy is not the appropriate vehicle for detailed plans for individual areas of the city. The location of the area, and the type of sites that are available, mean that most new development is likely to be in the form of apartments. Opportunities for new employment, retailing and leisure within the area are very limited, so it will be important to ensure that there is good access facilities nearby.

	264
	Worsley & Boothstown CC & Worsley Civic Trust
	General Comments
	An expanded description has been presented in the introduction to our Issues and Options Paper commentary dated 23rd January 2009. Subsequent stages have been commented on as requested and included our proposal for an “Option Five (WBCC)” placed in section 5.0 on pages 11-12. We believe they are more realistic, achievable, and meet the challenges to the city between now and 2027, and ultimately, will be acceptable to the community of Worsley, Boothstown and Ellenbrook. 
	Noted. A lower growth option has been assessed through the sustainability appraisal of the Publication Core Strategy.

	265
	Worsley & Boothstown CC & Worsley Civic Trust
	General Comments
	Together with over eighty documents listed on the Core Strategy segment of the Salford City Council website
 , no simple plain language guide to the Core Strategy process is obvious where everyone can read a simplified version of the process so far. 

Further before the end of the consultation period, Worsley Civic Trust found that some libraries had not put the Core Strategy documents on public display. Salford City Council Spatial Planning Team has expanded the consultation period until the 15th August 2011 announcing so to various community groups and more publicly on 1st August 2011. 

We had been critical of the lack of paper copies of the documents being available the community groups represented on Worsley and Boothstown Community Committee. 

The given reason for the lack of paper copies was “cost”, and this does shift the cost away from the Directorate. 

Unless there is better presentation and clear uncluttered and plain English versions of the technical papers, those interested in understanding these concept proposals will be driven away. We think that everyone should be able to read and understand these proposals as they will to some measure touch or affect the lives of their families in the future. Salford City Council should be open to explaining in a form that can be understood by everyone. This is especially important in the context of the future National Planning Policy Framework and the expectation that “Neighbourhoods”
 should have accessible and transparent Neighbourhood Plans.

 As regards the Core Strategy proposal, it is noted that a simple A4 black and white print version with a folder of maps would suffice. We believe that Libraries should be provided with copies for overnight loan or weekly loan in sufficient copies to enable interested members of the public to have access. We think a more open and accessible consultation should be available in Salford to promote more open and transparent processes. 
	The city council has sought to ensure that all documentation is easily available to the public at all stages in the Core Strategy process.

	267
	Worsley & Boothstown CC & Worsley Civic Trust
	General Comments
	Previously we commented on the lack of definitions and we noted the comparative invisibility of Ellenbrook in the Core Strategy, and looked to understand whether the use of Boothstown on occasion should be Boothstown and Ellenbrook. 

Further, from our perspective, it is not clear whether the use of “Salford West” does mean the whole of the newly defined area or whether it means parts of it. Where possible we would seek to clarify the use of “Salford West” does mean including Worsley Boothstown and Ellenbrook. 

Meanwhile we think there is a need to provide an index of ALL the technical clauses and phrases used as within the eighty, at least, documents listed within the Core Strategy page and sub pages on the Salford City Council website
 , and there is no consistency in use of even geographical terms.

 Worsley is defined in different ways and is some instances “Worsley” has even been used in its pre-1974 definition is being Worsley Urban District Council
.

 Elsewhere the term “neighbourhood” is used inconsistently from its widely used usage by Salford City Council (eg Neighborhood Management). 

It is also noted that during the early stages of the Core Strategy process an Inspector from the Planning Inspectorate refered the Council to the issue of definitions (here “town centre”) at the meeting held on 24th February 2010. 

We hope that this matter is tackled as a matter of urgency, either by providing an annexe of definitions or sifting evidence documents to provide annexes to their usage, before the publication of the draft Core Strategy. 
	A number of diagrams have been included in the Publication Core Strategy that should ensure the areas referred to in the document are clearly defined.

Additional definitions have been included within the Publication Core Strategy where there is likely to be any uncertainty as to how a policy should be applied.

	253
	Boothstown Residents Association
	General Comments
	In the first instance I feel that I must re-emphasise concerns that Boothstown has not been properly served with respect to the availability of information concerning this exercise. Reiterating an item in our previous submission, Boothstown residents did not have the opportunity to access the Core Strategy Pre-Publication documents lodged at Boothstown Community Centre library, due to the staff not having been instructed to make these documents available for public inspection. This omission is particularly important because although the public can obtain the information from sources other than the library, that pre-supposes that they are aware that this consultation is taking place; documents placed on public view in the library had the potential to initially inform members of the public about this consultation process. We are grateful that the consultation period has been extended by two weeks to August 15th. however as August is a main holiday period the footfall through the library is likely to be much reduced. I feel therefore that this consultation process is fatally flawed at this first stage of the process and that there will be those who have been prevented from contributing to the debate at this stage. 
	The city council has sought to ensure that all documentation is easily available to the public at all stages in the Core Strategy process.

	261
	Boothstown Residents Association
	General Comments
	Further to the consultation process we must also draw your attention to a flaw in the process. The residents of Boothstown have not had the opportunity to inspect the documents relating to this consultation. Those documents were lodged in the public library housed in Boothstown Community centre, however we understand the library staff had not been instructed to place them on public display and therefore put those documents into store. We must therefore request that the period for public consultation be extended to say the middle of September 2011 as although the library staff have now been alerted and will arrange for the consultation documents to be on public display, the fact is that for the next few weeks many families will be taking a summer break and will not be visiting the library. 
	The city council has sought to ensure that all documentation is easily available to the public at all stages in the Core Strategy process.


CHAPTER 1 – INTRODUCTION
	INTRODUCTION

	Ref
	From
	Chapter/policy
	Comment
	City council response

	268
	Worsley & Boothstown CC & Worsley Civic Trust
	1
	Worsley and Boothstown Community Committee
 agree broadly with the Introduction (1 Introduction) but are aware of a number of difficulties that have existed elsewhere because of the change of Government in May 2010. Worsley and Boothstown Community Committee is aware of the difficulties presented by the revoking of the Regional Spatial Strategy when the Localism Bill becomes law. However, we cannot agree that the reasoning for progressing the housing figures within the Regional Spatial Strategy should be advanced without some thorough local analysis to determine a true sustainable figure for the City of Salford. 
	The scale of housing proposed is based on household projections taken from the Greater Manchester Forecasting Model, with an additional allowance for the impacts of the extra office development proposed in the city. It should therefore reflect a realistic assessment of likely demand.

	269
	Worsley & Boothstown CC & Worsley Civic Trust
	1.1
	Worsley and Boothstown Community Committee
 think that the an additional bullet point should have been placed within 1.1 of “What is the Core Strategy” to signify and record the need to accept that some areas of the city may need to be recognised as strategically important both in terms of their enduring contribution to the place, economy, history and heritage of the city. Some, for example The Delph, Worsley
 , have a wider importance in the wider city region as well as the south Lancashire broader area and the north west. 

It would be wrong for Worsley and Boothstown Community Committee 
to place on record their suggestions for other parts of the city over which we have no latitude of consultation or representation. We are thus confining our viewpoints to those in our immediate area. 

Worsley
 without doubt in the modern era (post Industrial Revolution) is an area which has grown up as the birthplace of the modern canal. This history and heritage is vital to the area and the most recent, but incomplete analysis, of the Bridgewater Canal Corridor is emphatic on its importance
. 

We would suggest wording along the lines of:

 “Define those areas of the city where there may be particularly sensitivity change that may distort or negatively affect an area and its recognised contribution to the wealth, well-being, history or heritage of the city.” 

Further the bullet point about infrastructure is meaningless unless the words “key” and “infrastructure” are defined. Worsley and Boothstown Community Committee
 and WCT would suggest that this should mean: “Infrastructural changes, such as utilities, transport links and enhanced public transportation, climate change enhancements and air quality improvements needed to enhance current issues and change needed to support development in the plan period.” 
	The purpose of this section is to provide a brief summary of the purpose and content of the Core Strategy, not to list issues related to individual areas.

Policy SF3C of the Publication Core Strategy provides an overarching policy for the Worsley and Boothstown area, and Policy EC5 highlights the important tourism role of Worsley Village and the Bridgewater Canal.

	270
	Worsley & Boothstown CC & Worsley Civic Trust
	1.2
	Worsley and Boothstown Community Committee and WCT would thus promote changes to 1.2 within “What is the Core Strategy” to reflect the viewpoint promoted as changes to 1.1 within “What is the Core Strategy” 
	See above.

	209
	S Mavell
	1.2
	Greenfield land is to be protected for the future generations. You are the custodians of our heritage and as such should really think this through thoroughly and not build whatsoever on greenfield land. 
	The limited release of greenfield land is considered to be appropriate in order to ensure a sufficiently diverse mix of new housing is provided in Salford.

	271
	Worsley & Boothstown CC & Worsley Civic Trust
	1.3
	Worsley and Boothstown Community Committee supports the wording of 1.3 in that the basis of the Core Strategy is to update the planning library for the plan period and making it relevant to a new generation. However, we agree the need to reflect the Localism Bill process and the National Planning Policy Framework process during the Core Strategy as an on going part of the Examination process
 . This clearly stated at 1.12 c) on page 2. 

Worsley and Boothstown Community Committee agree that the Core Strategy and the associated library of guidance should replace most of the saved policies from the SCC Unitary Development Plan. 
	Noted.

	158
	Natural England
	1.6
	Although we have no specific comments to make on the update to the SA, we draw your attention to comments made during previous consultations with regard to the SA and the Habitats Regulations Assessment (HRA), in particular our letters of 20 January 2009 and 6 January 2010, which we hope you will address as part of the production of the Publication Core Strategy. We should be pleased to offer any further assistance or information if required, with regard to these important documents. 
	Noted.

	116
	Natural England
	1.6
	Natural England has responded to previous consultations of the core strategy for Salford and iterations of the sustainability appraisal. 

Having reviewed the proposals A - N in the Core Strategy Pre-Publication Consultation (June 2011) document we have noted the contents but have no specific comments to make on these proposals, at this time. Paragraph 1.6 of the Consultation document states that an update to the sustainability appraisal (SA) has been undertaken, comparing the changes proposed through this Pre-Publication consultation with those previously assessed, which we welcome. 
	Noted.

	58
	Arnold Laver
	1.7
	The introduction outlines that currently there remains a legal requirement that the Core Strategy must be in general conformity with the Regional Spatial Strategy (RSS) for the North West. However acknowledges that it is the Government’s intention to revoke RSS with the passing of the Localism Bill. The purpose of this consultation is therefore to offer the opportunity to comment/suggest options that may not have previously been considered because of the need for the Core Strategy to be in general conformity with the RSS. 

Whilst the Government have announced their intention to abolish RSS, this has not yet been formally revoked and therefore still remains part of the Statutory Development Plan for Salford. Paragraph 4.32 of Planning Policy Statement 12 ‘Local Spatial Planning’ (PPS12) (2008) states:

 “In devising its strategy however, the local planning authority should be consistent with national policy and in general conformity with the regional spatial strategy. This means that the choices made regarding, for example where growth should take place should follow national and regional policy”.

 It would therefore appear premature to revise elements of the emerging Core Strategy that might deviate from the RSS until it has formally been revoked. This is discussed further below. 
	The city council has had regard to the Regional Strategy in producing the Publication Core Strategy. It is considered that the Publication Core Strategy is in general conformity with the Regional Strategy.

	272
	Worsley & Boothstown CC & Worsley Civic Trust
	1.9
	Worsley and Boothstown Community Committee
 supports sections 1.9 through to 1.13 however there is a need to clearly define words used, such as “affordable” “key” “neighbourhood” etc in an appendix and provide amendment listings where the use of language has not been consistent. 
	Additional definitions have been included within the Publication Core Strategy where there is likely to be any uncertainty as to how a policy should be applied.

	273
	Worsley & Boothstown CC & Worsley Civic Trust
	1.14
	Worsley and Boothstown Community Committee also suggest that SCC should publish alternative timetables and descriptions of the process taking account of the predicted changes as a result of

·  the Localism Bill becoming law in November 2011 and 

· how the progress of the NPPF would affect the Core Strategy. 
	The timetable in the Publication Core Strategy has been updated. It is not considered appropriate to include alternative timetables as this would be confusing.


CHAPTER 2 – ALTERNATIVE OPTIONS
	ALTERNATIVE OPTIONS

	Ref
	From
	Chapter/policy
	Comment
	City council response

	274
	Worsley & Boothstown CC & Worsley Civic Trust
	2
	To the best of our ability, as lay commentators, Worsley and Boothstown Community Committee
 are keen to take part in the Core Strategy process to promote issues that the community think important. In this process we will naturally take further advice from our elected Members (elected Councillors). 

Worsley and Boothstown Community Committee broadly agree with the background presented here and suggest that it should be broadly very much more local context and in feel rather than being subject to the demands of the former regional policies. 
	Noted.

	275
	Worsley & Boothstown CC & Worsley Civic Trust
	2.2
	As regards Background 2.2 (page 5), starting “clause 89 of the Localism Bill….”, we think a clearer explanation is given in the Plain English Guide to the Localism Bill
 , where it explains in the section headed “Abolition of Regional Strategies” that

 “Regional Strategies were first required by law in 2004. These strategies set out where new development needs to take place in each part of the country. They include housing targets for different areas, set out by central government. Local communities had relatively limited opportunities to influence the strategies.

 “The Government thinks that this centrally-driven approach to development is bureaucratic and undemocratic. Rather than helping get new houses built, it has had the effect of making people feel put upon and less likely to welcome new development.

 “The Secretary of State has already written to local authorities to tell them that the Government intends to abolish regional strategies. The Localism Bill will fulfil this intention, and get rid of the law that requires regional strategies.” 
	It is not considered appropriate to include the suggested text in the Core Strategy. 

	276
	Worsley & Boothstown CC & Worsley Civic Trust
	2.5
	Worsley and Boothstown Community Committee agree with 2.5 in that consultation is now underway on the draft National Planning Policy Framework, which in draft form is a useful document to refer to during this Core Strategy process in the months to come
. 

However Spatial Planning may consider offering to provide a secondary document, as an appendix to this Core Strategy pre-publication consultation document or later documents, which explains the on-going impacts of National Planning Policy Framework, on the published work so far. 
	It is not the role of the Core Strategy to explain ongoing changes to national policy.


CHAPTER 3 – CORE STRATEGY PERIOD
	CORE STRATEGY PERIOD

	Ref
	From
	Chapter/policy
	Comment
	City council response

	132
	Countryside Properties 
	3
	The Core Strategy period has been adjusted to run between 2010 to 2030. However, much of the Councils evidence base is not based upon the 2010 situation and dates back to 2007 or earlier. It is considered that the earlier start date is more appropriate. 
	The evidence base has been updated.

The Core Strategy period is now 2011-2028. An earlier start date causes confusion as some development will already have taken place. The end date reflects paragraph 24 of the Draft National Planning Policy Framework, which states that Local Plans should preferably have a 15 year time horizon. 2028 is 15 years from the anticipated date of adoption.

	277
	Worsley & Boothstown CC & Worsley Civic Trust
	3
	Worsley and Boothstown Community Committee
 agree that a strategy for the long term may be appropriate at 20 years (2010 to 2030) as long as the research and resources exist to be able to undertake the long term planning, visioning and investment in infrastructure planning. 

The world has changed significantly in the last twenty years and the way we work, we live and use leisure time. Can we and the Core Strategy be predictive enough to ensure it does not inhibit change and investment in our communities and the city during its latter years? 
	The Core Strategy period is now 2011-2028. An earlier start date causes confusion as some development will already have taken place. The end date reflects paragraph 24 of the Draft National Planning Policy Framework, which states that Local Plans should preferably have a 15 year time horizon. 2028 is 15 years from the anticipated date of adoption.

The Publication Core Strategy has been written so as to be able to respond to changing circumstances.

	230
	The Conservative Group
	3
	Proposal A: Change of period to 2010-2030 The Conservative Group have no objection to this proposal, which is common sense given the time that has already elapsed. 
	The Core Strategy period is now 2011-2028. An earlier start date causes confusion as some development will already have taken place. The end date reflects paragraph 24 of the Draft National Planning Policy Framework, which states that Local Plans should preferably have a 15 year time horizon. 2028 is 15 years from the anticipated date of adoption.

	196
	Peel Group
	3
	Proposal A: Core Strategy period

 Peel supports the new period.
	The Core Strategy period is now 2011-2028. An earlier start date causes confusion as some development will already have taken place. The end date reflects paragraph 24 of the Draft National Planning Policy Framework, which states that Local Plans should preferably have a 15 year time horizon. 2028 is 15 years from the anticipated date of adoption.


CHAPTER 4 – CITY CENTRE AND REGIONAL CENTRE BOUNDARIES
	CITY CENTRE AND REGIONAL CENTRE BOUNDARIES

	Ref
	From
	Chapter/policy
	Comment
	City council response

	145
	LPC Living
	4
	Proposal B identifies two minor modifications to the Regional Centre within Central Salford. These include the Salford Innovation Park and part of the area between Broadway and Eccles. The scale of the plan makes it difficult to establish where the precise boundaries are proposed.

 LPC Living supports the proposal for the Regional Centre, identified in accordance with RSS guidance, and the acknowledgement at paragraph 4.8 of the changes document that it should not act as a constraint on economic growth in other locations. However, inevitably, sites within the Regional Centre will become favoured locations for economic development and benefit from greater certainty. 

LPC Living therefore recommends the current boundary, which incorporates the south end of Trafford Road and the Ramada hotel, be extended to include the identified Trafford Road, Ordsall Centre (Radclyffe school site), but not Ordsall Park, within the boundary of the Regional Centre. We enclose a plan of the site for reference. The recommendation is reasonable due to the Council's recognition as an existing and proposed area of economic development uses. 
	It is not considered appropriate to amend the boundary of the Regional Centre to respond to individual developments. Many of the city’s local centres are located outside the Regional Centre.



	76
	University of Salford
	4
	Proposal B City Centre and Regional Centre Boundaries 

This proposal seeks to expand the area which is defined as part of the Manchester/Salford City Centre to incorporate the whole of the Salford Central area including the extension westwards along the Crescent to also include the University of Salford.

 The justification text indicates that the boundary change reflects the scale of investment proposed for this part of Salford including the significant investment that the University of Salford is planning in its Peel Park and Frederick Road Campus. 

The University of Salford supports Proposal B in its entirety. 
	Noted.

	164
	Trafford MBC
	4
	City Centre and Regional Centre boundaries The changes to the City Centre boundary to include the whole of the Salford Central area and to also include the University of Salford are noted. The changes to the Regional Centre boundary appear to be broadly consistent with the approach adopted in both Manchester and Trafford’s Core Strategies. Given advice received during Trafford’s Core Strategy Examination, it is considered that these boundaries should be detailed on a change to the Proposals Map. 
	The Publication Core Strategy includes a map showing the boundaries.

	231


	The Conservative Group
	4
	Proposal B: Change of City Centre and regional centre boundaries 

The Conservative Group have no objection to this proposal.
	Noted.

	197
	Peel Group


	4
	Proposal B: City Centre and Regional Centre boundaries 

Peel supports the amended boundaries of the Manchester/Salford City Centre and the Regional Centre. Specifically, the proposal to extend the Regional Centre boundary into the area between Broadway and Eccles New Road aligns with Peel’s vision for the proposed expansion of MediaCityUK. 
	Noted.

	278
	Worsley & Boothstown CC & Worsley Civic Trust
	4.2
	At 4.2 Worsley and Boothstown Community Committee think the use of the terms “mixed use” and “office” development need to be defined as the difference between these may become muddled in future years. Similarly the use of terms “factory” “warehousing” and “manufacturing” need to be defined for the long term. The changing world may require clearer local definitions, as adjuncts to define what can be and cannot be embraced by the words “factory”, “manufacturing”, “mixed use”, and “office” as used in current planning guidance
 . 
	It is not considered necessary to define these terms in the Core Strategy.


CHAPTER 5 – TOTAL HOUSING REQUIREMENT
	TOTAL HOUSING REQUIREMENT

	Ref
	From
	Chapter/policy
	Comment
	City council response

	59
	Arnold Laver
	5
	Proposal C suggests that there should be a net increase of at least 22,000 dwellings in Salford over the period 2010-2030. However, this is significantly lower than the net housing requirement proposed in the Draft Core Strategy (2010) that was 33,750 dwellings for the period 2007-2027. The rational for the lowering of the housing targets is based on the revocation of the RSS which will remove the requirement for Salford to deliver 1,600 dwellings per annum and the fact that no further Growth Point funding will be available. 

However Dear Chief Planning Officer Letter dated June 2010 provided guidance to LPAs following the announcement to revoke RSS and clearly states that with regards to local housing numbers LPAs should continue to collect and use reliable information to justify their housing supply policies and defend them during the LDF examination process in line with current guidance in PPS3. This is re-enforced by PPS12 which sets out the tests of soundness which Core Strategies must meet. Paragraph 4.52 of PPS12 states:

 “To be “sound” a Core Strategy should be JUSTIFIED, EFFECTIVE and consistent with NATIONAL POLICY”. The definition of justified includes a requirement for the document to be founded on a robust evidence base. As outlined in section 5 of the Pre-Publication Core Strategy, the Greater Manchester Forecasting Model (GMFM) household forecasts are being utilised as the basis for calculating Salford’s housing requirement. The latest run of the GMFM (Autumn 2010) estimated that there would be a growth of 17,759 households in Salford over the period 2010-2030. However, the New Economy: Greater Manchester Forecasting Model website states:

 “Primarily the value of a model is in highlighting likely trends rather than making detailed predictions about the scale and nature of growth
”. 

This therefore re-enforces that model data should be used to highlight anticipate trends rather than being used as the evidence base for detailed growth predications and policies such as the Core Strategy. It is therefore considered that Salford don’t have a credible evidence base to justify the significant reduction in housing figures proposed. 

At the Examination in Public (EiP) of the Central Lancashire Core Strategy, where housing targets had been reduced from those in the RSS, held in July 2011, the Inspector confirmed that the Plan was found to be unsound in its housing policies and stated:

 “I am not convinced that, in matters of housing, the Core Strategy generally confirms with the RSS”. 

“Although I have obviously not had time since the previous hearings to put these intended recommendations in a precise form of words, I would expect them to be along the lines of the Core Strategy having to adopt the annual housing completions indicated in the RSS throughout the plan period”.

 This is a very recent decision that has advised against the reduction of housing figures from those outlined in the RSS as until formally revoked there is still a legal requirement for future policies to be in conformity with these targets. 

Given the Governments clear intention for sustainable growth it was surprising that the Council are proposing to lower the housing requirement for the City. In March 2011, Mr Greg Clark issued a Written Ministerial Statement: Planning for Growth. The Statement outlined that the Government’s top priority in reforming the planning system is to promote sustainable economic growth and jobs and specifically states:

“Government’s clear expectation is that the answer to development and growth should wherever possible be ‘yes’, except where this would compromise the key sustainable development principles set out in national planning policy”. 

The Inspector at the Central Lancashire Core Strategy EiP re-iterated the pro-growth agenda noting that the RSS housing figures should be regarded as a minimum mainly because of such considerations as the Government’s agenda for growth and the relationship between housing and the economy. 

Taking into account the Government’s pro-growth agenda, presumption in favour of sustainable development and the lack of a robust evidence base for Salford if housing figures contained within the RSS are abandoned, it is considered that any deviation from the higher anticipated growth rates suggested for Salford would not be in line with government objectives and possibly open to challenge at Examination. We therefore strongly object to proposal C to reduce the housing figures. 
	The scale of housing development proposed in the Core Strategy has been increased slightly, from 22,000 over the period 2010-2030 at the Pre-Publication Core Strategy stage to 22,100 over the period 2011-2028 in the Publication Core Strategy (an increase from 1,100 dwellings per annum to 1,300 dwellings per annum). The scale of housing proposed is based on household projections taken from the Greater Manchester Forecasting Model, with an additional allowance for the impacts of the extra office development proposed in the city. It should therefore reflect a realistic assessment of likely demand.

The city council has had regard to the Regional Strategy in producing the Publication Core Strategy. It is considered that the Publication Core Strategy is in general conformity with the Regional Strategy.

	34
	S E Occleston
	5
	See comment to reference 33 (paragraph 8.5).
	Noted.

	131
	Countryside Properties 
	5
	There are no details within the document of the methodology used for calculating the housing figures in the GMFM forecasts and unlike other projections have not been subject to analysis in a SHMA as part of the evidence base to the Core Strategy. Whilst there is some explanation of the subsequent adjustment of the figures, this does not provide for the detailed evidence base required by PPS3 which would expect to be found within a SHMA for Salford. This lack of transparency and adoption of the evidence based approach required by the relevant guidance fundamentally calls into question the approach adopted by the Council. If the governments population forecasts were used the figure would be around 4000 dwellings higher. This would result in a significantly higher requirement over the plan period than that currently being suggested in the emerging document. 
	The scale of housing development proposed in the Core Strategy has been increased slightly, from 22,000 over the period 2010-2030 at the Pre-Publication Core Strategy stage to 22,100 over the period 2011-2028 in the Publication Core Strategy (an increase from 1,100 dwellings per annum to 1,300 dwellings per annum). The scale of housing proposed is based on household projections taken from the Greater Manchester Forecasting Model, with an additional allowance for the impacts of the extra office development proposed in the city. It should therefore reflect a realistic assessment of likely demand.

	146
	LPC Living
	5
	Proposal C - Section 5 sets out that there should be a net increase of at least 22,000 dwellings in Salford over the period 2010-2030, which equates to an average of 1,100 per annurn. This compares to an average of 1,600 dwellings per annum identified for Salford by the Regional Strategy for the period 2003-2021.

 We agree that the housing target should be a minimum target, not a maximum.

 LPC will continue to support ambitious housing growth targets. Housing and economic growth are inexorably linked. LPC Living therefore does not support the proposed reduction of over one third from the draft Core Strategy housing target figure, which even allowing for the recession and a market shift in preference from small apartments to houses. 
	The scale of housing development proposed in the Core Strategy has been increased slightly, from 22,000 over the period 2010-2030 at the Pre-Publication Core Strategy stage to 22,100 over the period 2011-2028 in the Publication Core Strategy (an increase from 1,100 dwellings per annum to 1,300 dwellings per annum). The scale of housing proposed is based on household projections taken from the Greater Manchester Forecasting Model, with an additional allowance for the impacts of the extra office development proposed in the city. It should therefore reflect a realistic assessment of likely demand.

	112
	Arnold Laver
	5
	In summary, we would like to register our strong objection to the proposals to reduce the overall housing targets for the City. The Government have adopted a strong pro-growth agenda which would seek to encourage residential development. Furthermore, it has been demonstrated that the reasoning behind the reduction in the housing figures is not justified as it is not based on a credible evidence base. We would therefore strongly recommend that the RSS housing targets remain in place until formally revoked and it has been demonstrated that there is a robust evidence base underpinning new targets, which as of yet there is not. 
	The scale of housing development proposed in the Core Strategy has been increased slightly, from 22,000 over the period 2010-2030 at the Pre-Publication Core Strategy stage to 22,100 over the period 2011-2028 in the Publication Core Strategy (an increase from 1,100 dwellings per annum to 1,300 dwellings per annum). The scale of housing proposed is based on household projections taken from the Greater Manchester Forecasting Model, with an additional allowance for the impacts of the extra office development proposed in the city. It should therefore reflect a realistic assessment of likely demand.

	139
	Driver Jonas Deloitte
	5
	We note the proposed revisions to Housing Policy relating to overall requirement, phasing of housing delivery and type of housing required, however we suggest that additional wording is included in relation to the delivery of housing.

 We feel it important to recognise the benefit of mixed-use development in enabling the delivery of housing. We therefore suggest wording which states that the delivery of housing through mixed-use development, which maximises the regeneration potential of sites, will be supported. This would be in accordance with the objectives of PPSl 'Delivering Sustainable Development' to facilitate inclusive patterns of urban development through the promotion of mixed use development. 

	The Publication Core Strategy supports mixed-use development in appropriate locations, particularly the Regional Centre. However, it is not considered appropriate to offer blanket support for mixed-use development, as this will not be appropriate in all locations.

	119
	United Utilities 
	5
	Proposal C of the Core Strategy states that there should be a net increase of at least 22,000 dwellings in Salford over the period 2010-2030. This equates to an annual figure of 1,100 dwellings per year. 

The figure of 22,000 dwellings over the plan period is significantly below the housing requirement of 28,800 dwellings previously adopted within Policy L4 of the North West Regional Spatial Strategy (RSS). This equated to 1,600 dwellings per annum. Although the Core Strategy notes that RSS is likely to be revoked in November, it still remains part of the Development Plan at the present time, and should be referred to as such. Furthermore, the housing requirements adopted within RSS were informed by Option 1 Figures submitted by the Council. Although some Local Authorities’ Option 1 Figures were increased within the final adopted RSS, Salford’s were not, and those submitted by the Council equalled those finally adopted. The proposed reduction in the planned number of new houses required by the Authority is not supported by any evidence and consequently the Authority must justify this proposition as required by the guidance issued by the Chief Planner (dated 6th July 2010), entitled ‘Guidance for Local Planning Authorities following the Revocation of Regional Spatial Strategies. In this Guidance, paragraph 11 states that:

 ‘Local Planning Authorities should collect and use reliable information to justify their housing supply policies and defend them during the LDF examination process.’ 

An example of the application of this guidance was evidenced in practice by the Inspector sitting on the Central Lancashire Core Strategy examination, who in his letter dated 15th June, stated that the Core Strategy did not conform with the RSS housing figures without an evidence base to support an alternative set of numbers. Consequently he reported that the Core Strategy is unsound. 

Furthermore, paragraph 32 of PPS3 ‘Housing’ states that: 

‘The level of housing provision should be determined taking a strategic, evidencebased approach that takes into account relevant local, sub-regional, regional and national policies and strategies achieved through widespread collaboration with stakeholders.’

 This requirement of PPS3 has not been adhered to by the Council as the Core Strategy does not acknowledge the presence of RSS as current adopted policy within the Development Plan, nor is the full SHLAA 2011 update available. 

From paragraph 5.4 of the Core Strategy, it is clear that the household projections published in August from the Greater Manchester Forecasting Model (GMFM) have been used by the Council as the base data to inform Policy C. However, there appears to be an error when used to calculate the estimated increase in household numbers. The GMFM states that there were 100,400 households within Salford in 2010, which is predicted to rise to 118,200 households in 2030. This is in fact a rise of 17,800, and not 17,759 as quoted within paragraph 5.4 of the Core Strategy. 

Using Council Tax Bands, the Office of National Statistics (ONS) records the number of dwellings within Salford as being 107,212 in 2009
. This is significantly above the comparative figure from GMFM’s data for 2009 (99,500)
, and their 2010 figure used to calculate the likely increase in households within the Core Strategy plan period (i.e. 2010-2030). This suggests that that baseline figure for calculating the required number of additional dwellings in Salford is arguable, and potentially incorrect. 

Support is given to paragraph 5.5, where it states that household projections are not the only factor that should be considered in determining the housing requirements for Salford over the plan period. However, although factors such as increases in employment floor space, vacancy rates and the number of second homes are factored into the assessment, issues such as migration are not. Furthermore, no reference is given to the RSS annual requirement for Salford (Policy L4), which forms part of the Development Plan for Salford. Policy L4 states that LPAs should assume that the average annual requirement set out in Table 7.1 will continue for a limited period beyond 2021.

 Paragraph 3.9 of Salford’s latest Annual Monitoring Report (AMR) 2009/10, states that internal migration has been the principle driver of population growth within Salford since 2003. It should therefore be considered when calculating the housing requirement for the City. 

The Core Strategy Housing Supply Paper (June 2011) published in conjunction with the Core Strategy notes that the Council is currently updating Salford’s Strategic Housing Land Availability Assessment (SHLAA), which is due to be published later in 2011. Although it is stated that this work has been used to inform the Core Strategy Housing Supply Paper, further information relating to the nature of this information is not given, and it is therefore unclear what exactly has been taken from it. Paragraph 54 of PPS3 states that LPAs should identify sufficient specific deliverable sites to deliver housing, by drawing on information from their SHLAA, however this information is not provided. Without access to this updated SHLAA, it is somewhat difficult to assess its findings in relation to the number of sites proposed, their potential dwelling yield and their deliverability. 

Furthermore, the Housing Supply Paper states that the list of sites identified within it, is not completely comprehensive. Whilst it is understood that additional sites may well be put forward during the Plan period, by limiting the housing requirement within Salford, Proposal C does not appear to take this into consideration as clearly as it could. Paragraph 59 of PPS3 states that an allowance for windfall sites should be included within an LPA’s housing figures. As such, greater emphasis should be placed on the fact that Proposal C puts forward a minimum requirement that could be exceeded. 
	The scale of housing development proposed in the Core Strategy has been increased slightly, from 22,000 over the period 2010-2030 at the Pre-Publication Core Strategy stage to 22,100 over the period 2011-2028 in the Publication Core Strategy (an increase from 1,100 dwellings per annum to 1,300 dwellings per annum). The scale of housing proposed is based on household projections taken from the Greater Manchester Forecasting Model, with an additional allowance for the impacts of the extra office development proposed in the city. It should therefore reflect a realistic assessment of likely demand.

The city council has had regard to the Regional Strategy in producing the Publication Core Strategy. It is considered that the Publication Core Strategy is in general conformity with the Regional Strategy.

	165
	Trafford MBC
	5
	The document states that there should be a net increase of at least 22,000 dwellings in Salford over the period 2010 – 2030. This is equivalent to an average of 1,100 dwellings per annum, compared to 1,688 (including allowance for New Growth Point) in Salford’s Draft Core Strategy. Whilst it is acknowledged that this is represented as a minimum, it does equate to a sizable reduction and it is unclear what allowance is made for the Housing Growth Point initiative through to 2016. Such an approach could potentially undermine the delivery of housing within the City Region and therefore impact upon meeting the housing needs of the conurbation. 

Trafford’s Core Strategy is currently at its Examination stage and Manchester has now submitted their Core Strategy to the Secretary of State. Both Plans include housing requirements that are in general conformity with Regional Spatial Strategy. The evidence appearing to underpin the reduction in the total housing requirement within Salford is not considered to be sufficiently robust or transparent. It is therefore considered that the adoption of an interim housing figure is premature because it could potentially impact on the delivery of housing policy across the conurbation. 
	The scale of housing development proposed in the Core Strategy has been increased slightly, from 22,000 over the period 2010-2030 at the Pre-Publication Core Strategy stage to 22,100 over the period 2011-2028 in the Publication Core Strategy (an increase from 1,100 dwellings per annum to 1,300 dwellings per annum). The scale of housing proposed is based on household projections taken from the Greater Manchester Forecasting Model, with an additional allowance for the impacts of the extra office development proposed in the city. It should therefore reflect a realistic assessment of likely demand.

The Housing Growth Point initiative has now ended.

	287
	Bridgwater Residents Association
	5
	We fully support the revised lower housing target for Salford but believe that the target for Greengate North and Trinity is still far too high and totally unrealistic.  The supporting Core Strategy Housing Supply document (June 2011) identifies only four potential sites (one has been developed since the document was produced) which will need to accommodate 700 dwellings.  This level of development, without any supporting infrastructure or facilities, would swamp existing communities.  

Proposal E states that areas outside the Regional Centre, “Rest of Central Salford”, should aim to achieve a mix of 57.6% houses to 42.4% apartments.  However, the high level of dwellings allocated to Greengate North and Trinity would make it impossible to build any houses in the area; all would have to be flats.  In fact, the Core Strategy Housing Supply document bases its assumptions for development in this area solely on flat development.  With major housing schemes proposed to the north of the area in Lower Broughton and now with housing proposed within the City Centre to the south in Greengate, why has North Greengate been singled out as the only area to receive just apartments?  This policy surely seems unfair and totally inappropriate.  In order to retain population and create sustainable communities, it is important to provide a mix of housing that meets the needs and aspirations of all parts of society within the city, something the council has failed to take account of within these plans.  With Worsley and Boothstown specifically identified within the plan as suitable for “higher value” family accommodation, it is unclear why Greengate North is seen as unsuitable for such development.  This urgently needs to be rectified.


	The figure for Greengate North and Trinity has been reduced to 600 dwellings in the Publication Core Strategy.

The location of the area, and the type of sites that are available, mean that most new development is likely to be in the form of apartments. Worsley and Boothstown is a different type of housing market.

	266
	Worsley & Boothstown CC & Worsley Civic Trust
	5
	In this background we think it important to add additional context towards our promotion of policy towards housing in the Worsley, Boothstown and Ellenbrook area later in our commentary and would seek your confirmation that you do broadly agree with this following brief analysis drawn for a number of research sources: 

In 1978, the government built 100,000 council homes and the private sector built 150,000
 homes. Since then the figures for private housing have remained roughly stable, although that fell in the 2007 downturn. However, the “government” builds hardly any, which is the simple reason why there is such a shortage of housing nationally.
 

There are currently more than 1.67million households on the waiting list for social housing in England, which reflects a 64% increase since 1997. More than 600,000 are homeless, living in overcrowded, temporary or unsuitable accommodation.

 According to the University of Cambridge 242,000 new homes need to be built annually to meet the demand to 2026
 .

 The challenge for Salford in its Core Strategy and subsequent documents is to be predictive and provide the homes that people incoming into the city by choice and already those that might live here (because their families are here).

 Housing supply should be to satisfy demand and not to be dictated to by what the builders want to build. It is evident now that the need is not only for “affordable
 ” housing, but for property that will be attractive to new residents and communities. 

We note that we cannot source sub-national, GMCA
 or Salford City Council figures to compare against the national figures. 
	The scale of housing proposed in the Publication Core Strategy is based on household projections taken from the Greater Manchester Forecasting Model, with an additional allowance for the impacts of the extra office development proposed in the city. It should therefore reflect a realistic assessment of likely demand.

	280
	Worsley & Boothstown CC & Worsley Civic Trust
	5
	In 1978, the government built 100,000 council homes and the private sector built 150,000
 homes. Since then the figures for private housing have remained roughly stable, although that fell in the downturn, but the government builds hardly any, which is the simple reason why there is such a shortage of housing nationally
. 

According to the University of Cambridge 242,000 new homes need to be built annually to meet the demand to 2026
 . 

The challenge for Salford in its Core Strategy and subsequent documents is to be predictive and provide the homes that people incoming into the city by choice and already might live here (because their families are here). 

Whether the opportunity will arise such that Salford City Council and developers can be creative in providing new forms of community and housing that would suit the needs of the market remains to be seen. Wosley and Boothstown Community Committee think that there are desperate needs for some forms of housing: 

Firstly, housing, homes and houses, more suited to the elderly who will be a rising proportion of the community by the mid-term of the strategy period. Connected, compact communities, but fully functional, and low-rise for the elderly can be configured in spaces that would be wasteful with other forms of housing with garaging. 

Older people want to stay connected with the communities where they have lived for most of their lives or to remain where their families are living. Whilst Salford City Council may have aspiration to build houses in neat ordered rows or clusters, we think that we need to look at a model better suited to today’s communities.

 We think there is a need to provide mixtures of homes such that starter homes, and those homes more suited, or specially built or adapted for the elderly exist within or are provided in our current communities. We think that the ratios of say one or two bedroomed properties to three or four bedroomed properties in today’s communities, be they within Roe Green, or Ellenbrook, say, need to be adjusted to better suit today’s and tomorrow’s demands. 

As an example, there are many demands for more homes better suited to young starting out or the elderly, one or two bedroomed properties, to be available within Roe Green and its immediate environs.

 Worsley and Boothstown Community Committee would agree a policy to ensure that more homes of this type are brought forward before other property types. Regeneration and imaginative redevelopment will provide space to allow this form of development. In 2008 there were 1.3 million people in the UK aged 85 and over; this number is projected to more than double over twenty-five years to 3.3 million by 2033
 .

 Some local authorities built communities for the elderly in the 1960-70s but the opportunity to build such communities for the open market today exists. 

“An ageing society is one of the great challenges we face in housing. As we get older, our housing needs change. We may need support to be able to continue to live in our own homes, or we may want to move into housing, more suited to our needs. As well as providing support for older people today, there is also the challenge of making sure that the right type of housing and support is available for future generations of older people. It is not only older people who might need support to live independently” 
.

 The older generation is appreciative of close proximity to good shopping that is easily accessible. Opportunities also exist with larger developments to ensure that consideration be given to building such older adaptive communities. 

Secondly, there is a desperate need for classic starter homes, other than endless massed flats and apartments for young people, for sale within settled communities. Plenty of examples of opportunities exist to make such communities attractive propositions for developers. 

Thirdly, has the day of the high rise apartment had its day, with many blocks permanently half empty, does a “buy to let” that is empty has no economic function to a community? The number of households that are privately renting has jumped to 3.4million from 2.4million in 2005
 . There is a demand simply because there are not enough mortgages available
. 

As regards Proposal C, of 22,000 dwellings over the peiod 2010-2030, Worsley and Boothstown Community Committee agree with proposed housing figures as a base from which to allow the market to operate.

 However, the tension is likely to be the proximity of employment and public transport. The likelihood of major public infrastructure changes happening in the Strategy period is unlikely.

 Worsley and Boothstown Community Committee is concerned that both the source documentation and other sources do not use names or areas that have defined boundaries. In some documents “Worsley” is still quoted a though it is the pre1974 boundaries, elsewhere “Worsley” includes Walkden South ward. 

Thus Worsley and Boothstown Community Committee would be very cautious that this proposal of 22,000 dwellings can be delivered unless it is accompanied by evidence based proposals for funding and fundable infrastructure
 to enable the development to progress. 
	Policy H10 of the Publication Core Strategy specifically relates to the provision of housing for older people.
Policies H4 and H5 seek to ensure that an appropriate mix of dwellings types and sizes comes forward within Salford. However, it is not considered appropriate to identify requirements for very small individual areas of the city.

	232
	The Conservative Group
	5
	Proposal C: New Housing Requirement 

The Conservative Group welcome the proposed reduction in the number of required dwellings. At the time of the original publication, we made it clear that we considered that the growth figure in the Regional Spatial Strategy was an unsustainable imposition by the previous Labour Government. However, we would question whether the reduction is sufficient and whether the infrastructure within the City is capable of supporting even the reduced growth target. In particular, it is unrealistic to expect that 100% of new households created from the planned additional office space would be located within Salford and that none at all would commute from other boroughs. 

The Core Strategy does also not contain sufficient plans to address issues such as school provision; we have already seen some primary schools within the City accept emergency additional classes for 2011/12 due to lack of places. 
	The scale of housing development proposed in the Core Strategy has been increased slightly, from 22,000 over the period 2010-2030 at the Pre-Publication Core Strategy stage to 22,100 over the period 2011-2028 in the Publication Core Strategy (an increase from 1,100 dwellings per annum to 1,300 dwellings per annum). The scale of housing proposed is based on household projections taken from the Greater Manchester Forecasting Model, with an additional allowance for the impacts of the extra office development proposed in the city. It should therefore reflect a realistic assessment of likely demand.

It is considered that sufficient infrastructure will be available to support this scale of development, as set out in the Infrastructure Delivery Plan.

	3
	Leslie Turner
	5
	The housing figures are too high and the need to build that many has not been proven. Greenfield and Greenbelt Land should not be built on. Burgess Farm proposals should be withdrawn from the document as there is not the need to build on this green lung. The highways are unable to take the extra traffic such a development would cause. The infastructure is not in place regarding schools. It is highly unlikely that the greenfield and greenbelt will be required as there is sufficient brownfield land for our needs. There are over 5000 homes empty at the present time and these need to be brought back into the figures. 
	The scale of housing proposed is based on household projections taken from the Greater Manchester Forecasting Model, with an additional allowance for the impacts of the extra office development proposed in the city. It should therefore reflect a realistic assessment of likely demand. It takes into account a need to reduce the number of vacant dwellings.
The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic impacts can be managed.

	221
	Gordon Shepley
	5
	See comments to ref 220 (paragraph 8.5)
	Noted.

	260
	E J Howarth
	5
	See comments to ref 259 (paragraph 8.5).
	Noted.

	216
	Wendy Howarth
	5
	See comments to ref 215 (paragraph 8.5)
	Noted.

	350
	Valley and Vale Ltd
	5
	I act on behalf of Grant Thornton as Administrators to Valley and Vale Ltd in relation to Middlewood Locks and write to submit representations to the Core Strategy Pre Publication Consultation. My clients are presently seeking to dispose of the site for future development. As you will be aware, Middlewood Locks has an extant consent for a mixed use development of residential, offices, commercial, retail, food and drink, entertainment, leisure and hotel uses. However, the future form of development has yet to be determined.

In relation to proposal C, we note that there is a very considerable reduction of 500 dwellings pa in the annual amount of additional residential development required over the Core Strategy plan period (from 1600 dwellings to 1100 dwellings pa). There is no obvious change in circumstances to justify this very substantial move away from the figures adopted in the Regional Spatial Strategy with the full support of the Council.

Having considered the text relating to the derivation of the proposed new housing figure of 22,000 dwellings over the period 2010-30, we have significant reservations about the use of a methodology which links additional jobs associated with the growth of office floorspace to extra household growth. This is reinforced by the acknowledgement in paragraph 5.6 that there is no standardised methodology for calculating the scale of this growth and that there are many different approaches that could be taken with very different levels of growth.

In the circumstances, we can see no sustainable reason why the Council should depart from the provision of 1600 dwellings pa which were so obviously needed at the time of the approval of the Regional Spatial Strategy.
	The scale of housing development proposed in the Core Strategy has been increased slightly, from 22,000 over the period 2010-2030 at the Pre-Publication Core Strategy stage to 22,100 over the period 2011-2028 in the Publication Core Strategy (an increase from 1,100 dwellings per annum to 1,300 dwellings per annum). The scale of housing proposed is based on household projections taken from the Greater Manchester Forecasting Model, with an additional allowance for the impacts of the extra office development proposed in the city. It should therefore reflect a realistic assessment of likely demand.
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	Boothstown Residents Association
	5
	Moving onto a more positive issue, J appreciate, that from a Planning perspective it is useful to be able to make use of any available formulaic system to forecast housing needs and the requirement of land for  additional industrial/warehousing or commercial activities. However as I know from my personal experience in a branch of engineering, in order to obtain a verifiable result from the use of calculations it is necessary to input correct data - remember the saying 'rubbish in garbage out'. 

Computer Modelling Exercise: It is noted that the input data used in the computer modelling exercise is an extrapolation of planning applications granted in past years: This was an era when there was a large increase in public sector spending which funded a large increase in employment either directly or indirectly. It has now been decided that this level of public spending in not sustainable which is likely to mean that projections for the need for additional dwelling s need to be reconsidered. 

Employment Opportunities: It obviously makes sense to ensure that firms who wish to either move or establish a business within the City of Salford boundaries are able to find either land or suitable premise. However surely it makes sense to seek to re-cycle land or premises before granting permission to build on the Green-Belt or Green-Field land. 

One of the justifications being put forward for granting Planning Permission to build dwellings on Green-Field or Green-Belt is to house the additional workers who will be attracted into the area by the as yet unidentified new businesses moving into the City of Salford. Even supposing that it is possible to attract many new businesses into the area it is a fact that there are many thousands of Salford residents who are economically inactive and are available for work and could fill vacancies created by new employment opportunities and as they already reside in the area would not require additional housing. 

To conclude the general comments on the computer modelling exercise it is appreciated that it has been carried out with the very best intentions but the fact remains that the input data has no factual validly, there is the use of many assumptions and then manual adjustments; is this another exercise wherein an answer is decided upon at the start of the exercise and then the variables inputted are adjusted until the required answer is achieved? The exercise seems to be about as effective as 'wetting a finger and holding it up' is in providing a weather forecast. 
	The scale of housing development proposed in the Core Strategy has been increased slightly, from 22,000 over the period 2010-2030 at the Pre-Publication Core Strategy stage to 22,100 over the period 2011-2028 in the Publication Core Strategy (an increase from 1,100 dwellings per annum to 1,300 dwellings per annum). The scale of housing proposed is based on household projections taken from the Greater Manchester Forecasting Model, with an additional allowance for the impacts of the extra office development proposed in the city. It should therefore reflect a realistic assessment of likely demand. Any forecast of demand will inevitably be based on a series of assumptions, but that does not undermine the merits of making forecasts in order to guide future development.
The forecasts assume that there will be an increase in the economic activity rate in Salford.

The limited release of greenfield land is considered to be appropriate in order to ensure a sufficiently diverse mix of new housing is provided in Salford. No housing is proposed in the Green Belt.
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	Peel Group
	5
	Proposal C: Total housing requirement 

The Council’s Proposal 

The Council is proposing that the housing requirement for the Core Strategy should be a net increase of “at least 22,000 dwellings” over the period 2010–2030. This equates to an approximate annual average of 1100 dwellings per annum (p.a.) and represents a reduction in the requirement of some 31.25% compared to the Approved RSS figure for Salford of 1600 dwellings p.a. The Council is also proposing a reduction of 34.8% to the annual average requirement (1688 dwellings p.a.) 

The Council is also proposing a reduction of 34.8% to the annual average requirement (1688 dwellings p.a) set out in the Draft Salford Core Strategy published in November 2009. These are very considerable reductions which Peel considers have not been properly justified. Moreover the level of housing provision being proposed for Salford is not consistent with the general planning objectives for the City and other core strategies in Greater Manchester. 

Applying the tests of soundness of PPS12, Peel considers that Proposal C would fail as:-

·  It is not consistent with national policy, especially PPS3 and Planning for Growth.

·  It is not based upon a robust and credible evidence base, and it is not the most appropriate strategy considered against reasonable alternatives. 

·  It would not be effective as it would not provide the necessary flexibility to meet identified housing needs and demand, and would not produce an adequate deliverable supply of housing land.

 In addition, Proposal C would fail the further test of soundness set out in the Draft National Planning Framework which is:-

 “Positively prepared- the plan should be prepared based on a strategy which seeks to meet objectively assessed development and infrastructure requirements, including unmet requirements from neighbouring authorities where it is practical to do so consistently with the presumption in favour of sustainable development.” 

Peel’s Position

During the consultation on the Draft Core Strategy, Peel argued for a significantly higher requirement than the Council proposed (39,000 dwellings net between 2007 and 2027). These arguments were based upon an interpretation of RSS Policy L4 which was generally supported by Government Office and the Inspectorate. It appears that it is this support that led the Council not to progress its Core Strategy over the past two years, unlike other Authorities in Greater Manchester who have made more rapid progress with their core strategies.

 Peel accepts that the abolition of RSS, if and when it occurs, will mean that the arguments Peel presented at Draft stage require reconsideration. However, it does not follow that the factors that led to the Salford RSS housing requirement have become irrelevant and can be ignored in the setting of the Core Strategy housing requirement. These factors include not only the comprehensive and tested evidence base of the RSS but also the reasoning behind its development strategy for the Manchester City Region which concentrates new housing provision in Manchester and Salford where housing would be close to job opportunities, services and high quality public transport. 

The Government and the Regional Planning Authority has consistently endorsed this strategy of concentration which is seen to have major benefits for regeneration and reducing the need for travel. It would ease traffic generation; restrain the growth of carbon emissions; make best use of existing assets and infrastructure embedded in these areas; and stimulate population growth in those parts of the conurbation which witnessed large-scale population decline during the second half of the twentieth century. Salford City Council supported this development strategy throughout the RSS process, and strongly argued in favour of the proposed RSS housing requirement of 1,600 dwellings per annum net at the RSS Examination. For the avoidance of doubt, this housing requirement was significantly higher (more than three times) than the CLG 2003-based household projections for Salford (435 additional households per annum) which was the most up-to-date estimate of Salford’s own housing needs at the time. 

Proposal C represents a substantial change by the Council in its approach to housing as the Local Authority is now proposing that Salford should only meet its own housing needs and not those of the wider conurbation as in RSS. This change in strategy is nowhere justified in the Pre-Publication Document, and no evidence is produced about its impacts on regeneration, travel to work patterns, or wider sustainability considerations. This lack of evidence is remarkable given that the housing strategy of the Pre-Publication Document is such a massive departure from RSS and has implications for the other Core Strategies in Greater Manchester. 

Given the scale of the departure from the RSS development strategy, Peel considers that the Council should not be advancing the policies contained in the Pre-Publication Version, at least until RSS is abolished and consultation has been carried out at a Greater Manchester level about it. To do so would run contrary to the principles set out by the Court of Appeal in the Cala Homes case. Further details are given below. 

Peel considers that the housing requirement set out in Proposal C is far too low for the following main reasons:- 

1. It takes no account of Salford’s role in the Manchester City Region and would lead to housing needs and demand over the Manchester City Region not being met. 

2. It is incompatible with general planning objectives for Salford, including much of the rest of the Core Strategy. 

3. It would provide insufficient housing to meet the expected employment growth in the City, exacerbating problems of congestion and unsustainable travel patterns. 

4. It would lead to Salford’s own housing requirements not being met, including for affordable housing. 

5. It would be inconsistent with national policy, and especially Planning for Growth.

 PPS3 paragraphs 32 and 33 fully support the approach of Peel. These paragraphs make clear that household projections for individual local authorities are only one of several factors which need to be taken into account when setting housing requirements. Other factors include local, sub-regional, regional and national policies; affordability and sustainability issues, and need and demand for housing. The Council appears to have taken none of these other factors into account 

Finally, Peel considers that the Council’s assessment of housing needs and requirements is technically flawed, even applying the Council’s own general methodology (which is not accepted).

 Peel’s representations need to be read alongside a technical report on population and household growth which Barton Willmore has prepared and which is at Appendix 1. (Appendix 1 – Salford City Wide Housing Need Assessment is available to view in the downloadable documents. www.salford.gov.uk/core-strategy)

Legal Position

 Peel considers that the decision by the City Council to advance a housing requirement based upon a significant departure from RSS development strategy is contrary to the Court of Appeal decision in Cala Homes v Secretary of State for Communities and Local Government. 

Paragraph 24 of the judgement states:- 

“Local Development Documents ‘must be in general conformity with with the regional strategy: see section 24(1) of the 2004 Act. Development plan documents must be submitted for independent examination by a person (in practice a planning Inspector) appointed by the Respondent, and one of the purposes of that examination is to determine whether the development plan document satisfies the requirement of general conformity in section 24(1).  It would be unlawful for a local planning authority preparing, or a Planning Inspector examining, development plan documents to have regard to the proposal to abolish regional strategies. For so long as the regional strategies continue to exist, any development plan documents must be in general conformity with the relevant regional strategy.” (our underlining).

 It is clear from this Court of Appeal that the Council should not be putting forward at this time a level of housing provision which is fundamentally inconsistent with RSS and its development strategy which seeks to concentrate housing development for the Manchester Sub-region in Manchester and Salford. If the Council wishes to pursue such a strategy, for legal reasons, it should await the abolition of the North West RSS. This would follow the enactment of the Localism Bill and an Environmental Assessment of the implications of abolition of the RSS. 

Salford’s Role in the Manchester City Region

 Salford is at the heart of the Manchester City Region. Together with Manchester, it covers the Regional Centre which is the primary economic driver in the North West and has the greatest concentration of jobs and economic activity. Its inner and outer areas are highly accessible to the Regional Centre by a variety of non-car nodes of travel, including public transport and include some of the most sustainable locations in the North West. For this reason, it has been the strategy of the Greater Manchester Authorities and Central Government for many years that a much higher proportion of the County’s housing requirements should be directed to Salford than could be justified simply by reference to Salford’s own needs. Salford City Council has strongly supported this approach and argued for it. Proposal C of the Pre Publication Consultation Version represents a complete change in approach which is not even recognised, let alone justified, by the document. 

The consequences of the RSS development strategy for housing in Salford can be highlighted by the following.

 Whilst the CLG 2003-based household projections (on which RSS is based) estimated that the City would make up only 5.2% of the household growth of the County, RSS expects Salford to take some 16.6% of the Greater Manchester overall housing requirement. Underlying this strategy of concentration upon Salford (and Manchester) are key sustainability principles, supported by national policy, which include the need to promote regeneration; locate housing close to the main concentrations of jobs, services and facilities; and reduce the length and number of travel to work journeys, especially by private car. 

The other Core Strategies being advanced (and in some cases adopted) in Greater Manchester are based upon the assumption that this fundamental strategy of RSS will be maintained, namely that Manchester and Salford will continue to take a much higher proportion of the housing requirements of the County than would be generated by their own needs.

 At least four authorities (Bury, Oldham, Stockport and Trafford) are progressing core strategies which contain housing requirements significantly below the household growth shown by the CLG 2008-based projections. Five authorities (the same four plus Rochdale) are progressing core strategies which contain housing requirements which are also significantly below the housing need predicted for them by the 2010 Greater Manchester Forecasting Model (GMFM). All these Authorities are assuming that Salford and Manchester will continue with the current RSS strategy that much of the housing provision for Greater Manchester will be concentrated within these two City Authorities. 

There is no evidence of any discussions, let alone agreement, at the Greater Manchester level that there should be a fundamental change in the development strategy for Greater Manchester, and that Salford should now only meet its own housing needs. Given the importance of the issue for all the Core Strategies being prepared in Greater Manchester, there needs to be a consensus amongst the Greater Manchester Authorities before any Authority unilaterally proposes a draft core strategy which fundamentally differs from it. There would also have to be widespread public consultation on the proposed change in development strategy for the County, which should involve all the major stakeholders, including landowners and developers. Peel considers that the proper vehicle for these discussions and public consultation should be the Greater Manchester Spatial Framework which we understand will follow the update to the Greater Manchester Strategy.

 If the City Council wishes to continue advancing a housing requirement that is in conflict with the existing strategy for housing development in Greater Manchester, it should not progress the Core Strategy until the strategic context is settled through the Greater Manchester Spatial Framework. The alternative, which Peel considers is appropriate, is to prepare a Core Strategy which maintains the current Greater Manchester strategy for housing as this has significant sustainability advantages and avoids the need for other adopted and more advanced Core Strategies in Greater Manchester to be amended.

 We have sought to assess what Salford’s housing requirement should be if the current Greater Manchester development strategy is maintained for the period to 2030. The GMFM estimates annual average household growth over this period for the County at 10,073. If Salford’s proportion of the RSS provision for Greater Manchester (16.6%) is applied to this GMFM estimate of annual average household growth, it generates a potential annual requirement of 1672 dwellings net over the plan period. Coincidentally and fortuitously, this is similar to the existing RSS annual requirement of 1600 dwellings net. 
Compatibility with the Rest of the Salford Core Strategy

 The Pre-Publication Consultation Document does not propose any change to the overall strategy of the Core Strategy or its Vision and Strategic Objectives. It is therefore reasonable to test the very large reduction in housing provision against these key parts of the Core Strategy.

 The Vision emphasises the key role of Salford within the wider Manchester conurbation and envisages a commensurate high level of economic and housing growth.

 Paragraph 3.5 says that Salford will be “integral” to all aspects of the success of the Manchester City Region and will “maximise” the benefits of its location “at the heart of the UK’s most successful city region”, helping to drive forward the City’s economy and attract new residents and visitors. It envisages that the City’s relationships with surrounding locations such as the rest of the Manchester/Salford City Centre, the Trafford Centre and Trafford Park and Bolton Town Centre will be further strengthened to maximise the benefits for local residents and businesses. 

Paragraph 3.1 talks about Salford becoming “a city of international importance renowned for its innovation, opportunities, quality of life and community spirit”. The paragraph also refers to the City having “a diverse and prosperous culture and economy”. 

As part of this economic growth, paragraph 3.4 says Salford will be renowned for being “a connected city at the forefront of technology” with it becoming “increasingly physically and functionally integrated with its surroundings”, at all levels including regional, national and global. 

The Vision sees housing provision as being an essential part of the required change. Paragraph 3.9 talks about the inner city neighbourhoods in Central Salford being transformed into distinctive areas where people genuinely aspire to live, offering a diverse range of high quality housing. Similarly, paragraph3.10  talks about the western part of the city having “a plentiful supply of family housing” within “easy reach of the myriad opportunities in the Regional Centre”.

 The Core Strategy is therefore planning for a successful City which has been regenerated physically, economically and socially by 2030. This success is incompatible with Proposal C which is based upon a future where the City would be less successful and less attractive than it has proved to be over the past decade. This fact is demonstrated by the Barton Willmore Open House report at Appendix 1 (see attachment at the end of the comments) 
Scenario iv) of the Open House Report shows that Proposal C would only support a net migration into Salford of 290 per annum over the period 2010-2030. This is much less than the trend experienced by Salford between 2005-2010 (1100 per annum) which correlates with the period after the regeneration initiatives began to have a significant effect. In other words, the level of housing provision suggested by Proposal C presupposes that the City will be less successful and less attractive than it is now or has been in the recent past. Scenario i) shows the level of housing provision that would be required if net migration continues at the rate between 2005 and 2010. This scenario generates a housing requirement nearly 8000 dwellings or 36.3% above Proposal C

 In conclusion, Peel considers that the reduction in housing from 1688 dwellings p.a. in the Draft Core Strategy to 1100 dwellings p.a. is incompatible with the aspirations of the Core Strategy and in particular its Vision for Salford being at “the heart of a fast growing international city region” with a diverse and prosperous economy and offering a wide range of high quality housing. Section 5 of the Draft Core Strategy reinforces this point, making clear that a housing requirement of 1688 dwellings p.a. is required to deliver 4 of the 7 key themes of Salford’s Community Strategy. 

Economic Growth and Sustainability

 Salford already provides a major concentration of the jobs for Greater Manchester residents. The Spatial Portrait recognises this saying:-

 “The location and evolution of Salford has resulted in it being a very outward-looking City. It is a net importer of labour with significant cross-boundary flows of commuters, and there are particularly strong relationships with Manchester, Trafford and Bolton”. 

Recent NOMIS data confirms the very important role that Salford plays as a location for employment for the whole of Greater Manchester. It shows that in 2008 there were 123,000 employee jobs in Salford, which compares to a figure of some 100,000 Salford residents being in employment (2010 figure). The difference between the number of jobs in the City and the resident workforce creates significant work related travel movements into Salford often by private car which in turn exacerbates problems of congestion and poor air and environmental quality. There is also a social dimension to the imbalance. It is generally the better-paid employees which commute into Salford, often as a result of a lack of good quality family housing in the City. The City resident workforce is consequently poorer and less qualified and skilled than the people who commute into the City for work. NOMIS data shows that the gross weekly pay of full-time workers in Salford was £469.90 in 2010 whereas the gross weekly pay of full-time residents was only £443.70. The RSS development strategy with its relatively high housing requirement for Salford is meant in part to address these issues.

 There is a basic incompatibility between the housing and employment proposals of the Pre-Publication Version. The City Council is still proposing significant additional economic development in line with RSS but has not retained the same approach for housing.

 Economic growth is a key part of Salford’s Core Strategy. Paragraph 7.1 of the Draft sets out the objectives as being “high levels of economic growth in Salford that can be sustained in the long term contributing to the success of the wider Manchester City Region” and “increase in the number and range of employment opportunities”. The Pre-Publication Version does not resile from these objectives. Although it reduces the amount of office and industrial floorspace being proposed, it does not do so to the same extent as for housing. The amount of office floorspace is reduced from 650,000 sq m between 2007 and 2027 to 500,000 sq m between 2010 and 2020. This is a decrease of 23% compared to the much larger reduction in housing of nearly 35%. Even the 23% overstates the genuine reduction as some 86,942 sq m of office floorspace was added to the City stock between 2007 and 2010, equivalent to 17.3% of the 20 year requirement in 3 years. Similarly, the Pre-Publication Consultation proposes to reduce the increase of industrial and warehousing floorspace from 460,000 sq m between 2007 and 2027 to 400,000 sq m between 2010 and 2030. This is a reduction of only 13% compared to the reduction in housing of nearly 35%.

 The Barton Willmore Open House report assesses that the employment proposals of the Pre-Publication Version would lead to 27,000 new jobs being created in Salford. This would be much greater than the increase in the resident workforce resulting from Proposal C, by a factor of some 13,000 workers. Thus the net impact of the proposed employment and housing policies would be a very considerable increase of net commuting into the City to fill the labour shortfall, thereby exacerbating the present unsustainable travel patterns into the City. 

Scenario i) would also result in an increase in net in-commuting but not to the same extent as Proposal C (Scenario iii). Scenario ii) (the RSS rate of 1600 dwellings per annum net) is the only one which brings the job creation expected by the pre-publication Version and additional resident workforce into rough balance. However even it does little to address the present imbalance between jobs and resident workforce.

 In conclusion, housing provision should be significantly increased so that it matches the employment policies of the Pre-Publication Version. 

The Housing Offer 

Both the Draft Core Strategy and the Pre-Publication Consultation Version accept that there is a need to diversify the housing offer of the City, including the provision of more family housing and aspirational housing. This is an important strand of strategy for Greater Manchester and Salford. In particular, the Greater Manchester Strategic Housing Market Assessment, the Manchester Independent Economic Review, the Greater Manchester Housing Strategy, and the Greater Manchester Review all accept the linkage between the economic success of the County and a more diversified housing offer. 

Peel’s representations on Proposal E provide further details. 

A reduction of housing provision by a third will significantly limit the opportunity to improve the housing offer of the City, especially as most of the sites identified by the Council to achieve this requirement are already committed for apartment schemes or other high density housing.

 There are particular consequences for affordable housing. Much of the affordable housing to be provided over the plan period will have to come from private developers under Policy H4 of the Draft Core Strategy. However, if the amount of private housing is significantly reduced, the effect will be to similarly decrease the supply of affordable housing which will come forward under Policy H4. The result is likely to be that the target of 5300 dwellings for the period 2007-2027 will not be met. This matter is not even addressed by the Pre Publication document.

 In conclusion, the need to diversify Salford’s housing stock and improve its housing offer requires a much higher requirement than that proposed in the Pre Publication Version. 

National Policy 

The City Council is proposing a reduction in the housing provision for Salford of over a third at a time when the Government is urging local planning authorities to plan for growth, especially in housing. The Ministerial Statement of 23 March 2011 on Planning for Growth says:-

 “Local planning authorities should …press ahead without delay in preparing up-to-date development plans, and should use that opportunity to be pro-active in driving and supporting the growth that this country needs. They should make every effort to identify and meet the housing, business and other development needs of their areas, and respond positively for growth, taking full account of relevant economic signals such as land prices. Authorities should work together to ensure that needs and opportunities that extend beyond … their own boundaries are identified and accommodated in a sustainable way, such as housing market requirements that cover a number of areas, and the strategic infrastructure necessary to support growth”.

 PPS3 contains similar messages about the need to provide adequately for housing, as does the very recently issued National Planning Framework which talks about “significantly increasing” and “boosting” the supply of housing.

 In line with this existing and draft national planning policy, the Core Strategy should be planning for a much higher level of housing provision than 1100 dwellings per annum which would represent a substantial reduction in past levels of housing provision. In the six years between 2003 and 2009, before the effects of the economic downturn were fully felt, Salford achieved an average of 1833 additions to the housing stock per annum. Although this was offset to some extent by demolitions, it is not expected that losses from the housing stock will continue at such high rates in the future.

 In conclusion, it is quite clear that the proposed reduction in housing provision by Proposal C is not consistent with national policy, and that a significant increase is required to meet the expectations of Planning for Growth and the draft National Planning Framework. 

Technical Flaws in the Council’s Figures

 Over and above these strategic concerns, Peel considers there are significant technical flaws in the way in which the housing provision figure in Proposal C has been derived. These flaws are:-

·  The Council has used the results from the Greater Manchester Forecasting Model (GMFM) as the basis for its assessment of housing requirements. The GMFM estimates a growth of 17,759 households in Salford over the period 2010-2030, equivalent to 888 households per annum. This estimate has to be compared with the CLG 2008-based household projections which show an increase in households of 27,000 between 2008 and 2033, equivalent to 1080 per annum. There is a difference of some 21.6% between the two projections, much of which can be explained by the assumptions used by the GMFM about growth of in-commuting and employment rates. The Open House report shows that these assumptions are either contrary to established policy (in the case of increases in net in-commuting) or unrealistic (in the case of growth of employment rates). In line with PPS3 para 33, Peel considers the CLG projections should be used as a starting point to consider Salford’s likely needs. However it is also important to emphasise that the other factors which are referred to in paragraph 33 of PPS3 must also be taken into account. In Salford the factors which are most important are sustainability considerations, the need to rebalance the housing stock, economic prospects, and housing need and demand. It was these factors which led the City Council and the Secretary of State to support a housing requirement in RSS over three times greater than the figure indicated by the 2003-based CLG household projections. It is the same factors which Peel now relies on to justify a much higher requirement than the Council is now suggesting. In this regard, the Council is entirely misinterpreting national policy by relying so heavily on a single set of projections to determine the housing requirement. Such projections should only be used to inform the decision in the way set out in the Open House report and these representations. They should not determine it. 

· The methodology used to convert the additional 283,997sq.m. of office floorspace in Salford to jobs and households is flawed. This matter is dealt with in detail in the Open House report. However one major flaw is that there seems to be no clear basis in the GMFM for the assumption that only 50% of the additional jobs created would be additional to Greater Manchester and the other 50% already appear in the forecasts for Greater Manchester outside Salford. In any event, it is irrelevant to the calculation of housing requirements for Salford as 100% of the floorspace and the jobs created will be in Salford. The jobs will either be filled by Salford residents or there will be an increase in net in-commuting. Another flaw is that the Council has used an out-of-date document to convert floorspace to jobs. The Arup study used by the Council set a figure of 19 sq m per FTE employee. The more recent guidance published by the Homes and Communities Agency sets a figure of 14.4 sq m net per FTE employee. If these flaws are corrected, the Council’s methodology would produce an additional requirement of some 16,760 households in Salford and not the 5716 predicted by the Council

·  The Council’s assumption is flawed that 2377 dwellings should be deducted from the housing requirement to take into account a lowering in the vacancy rate of private sector homes. The relatively high vacancy rate in private sector housing is a reflection of the very poor quality of some of the Salford stock which makes it unsuitable for modern living. This can only be addressed by substantial public investment which is unlikely to be forthcoming in the foreseeable future. It is also a reflection of the large size of the private rental market in Salford which needs a much higher level of vacancy than owner-occupied housing to make it work effectively. Combined, these factors will make it difficult for the City Council to significantly reduce vacancy rates in the private sector. We must also emphasise that the Private Sector Housing Strategy says that the City Council does not currently have the powers and resources necessary to achieve the objective. In particular, the Strategy notes under the heading of Financial Implications that it is dependent upon “additional resources being identified and put in place”. Such resources are highly unlikely to be secured within the current and foreseeable economic climate where public sector finances are and will continue to be under strain for the foreseeable future. In this regard, the City Council has only achieved the re-use of 78 empty properties in the last financial year which is probably less than the number of new properties becoming empty. Given the uncertainty there is over resources and powers, Peel considers that the Council should consider any reduction in vacancy rates as a source of potential flexibility rather than as an essential contribution to meeting identified housing needs. 

· A proposed reduction to the housing requirement by 448 to take into account changes in benefit rules is unjustified. The impact of such changes is highly speculative and there could well be other changes in the plan period which would have a contrary effect. The proposed reduction in the housing requirement for changes in benefit rules should be removed. 

Conclusion on the Housing Requirement

 Proposal C would provide a housing requirement that is not soundly based either on policy grounds or evidentially. It would not be compatible with the present development strategy for Greater Manchester and it would lead to a hiatus in planning around Greater Manchester as other Authorities have to review their Core Strategies to take account of the large reduction in the proportion of the County’s needs being accommodated in Salford. It would also mean that the employment growth in Salford is not being matched by new housing, thereby leading to higher net in-commuting contrary to the sustainability principles. Finally it would contrary to the objectives of national policy which is seeking to facilitate increased housing development. 

The housing requirement for the plan period should be at least 1600 dwellings net over the period 2010 to 2030. For the period 2010–2030, it produces a requirement of 32,000 dwellings net. This requirement would be compatible with the existing development strategy for Greater Manchester and the emerging vision and strategic objectives of the Core Strategy. This would ensure that planned new employment development by the Pre-Publication Version is matched by new housing and thereby avoid significant and unsustainable increases in net in-commuting. It would be sufficient to make a major contribution to diversifying Salford’s housing offer. It would be consistent with national policy which seeks to promote housing growth. Finally it would prevent a major hiatus in planning in Greater Manchester as Authorities seek to review their core strategies to take into account Salford’s reduced contribution to meeting the housing needs and demand of the County. If Peel’s proposals for additional economic development are accepted, it may be necessary to further increase the housing provision. 

Comments on Housing Supply

 It is appropriate to also comment on the Council’s document “Core Strategy Housing Supply”, which shows a potential supply of 25,966 dwellings between 2010 and 2030. It also shows that this supply could come forward as follows:-

·  2010 – 2015       2712 dwellings

·  2015 – 2020      10,142 dwellings 

·  2020 – 2025        7744 dwellings 

·  2025 – 2030        5368 dwellings 

Without an up-to-date SHLAA, Peel cannot come to a judgement on these figures. However if they are correct, it indicates that there may be a need to identify land for a further 6000 dwellings for the period 2010-2030 based upon Peel’s estimate of the requirement. Peel considers that a significant proportion of this increase should be in Salford West and much of it should be sites suitable for aspirational and family housing. 

Comments on Short Term Lets

 Paragraph 5.11 suggests that Council will seek to prevent the use of apartments for short-term lets. Peel objects to this suggestion. There is considerable demand in and around Salford Quays for this type of short-term let as a result of organisations such as the BBC moving into the area. It benefits these organisations as it is a cost-effective way of accommodating staff needing temporary accommodation. It also benefits the owners of property as such short-term lets are a useful way of occupying apartments which would otherwise stand empty. As there is no harm caused to any interest of importance, there should be no grounds to resist such short-term lets. 
	The scale of housing development proposed in the Core Strategy has been increased slightly, from 22,000 over the period 2010-2030 at the Pre-Publication Core Strategy stage to 22,100 over the period 2011-2028 in the Publication Core Strategy (an increase from 1,100 dwellings per annum to 1,300 dwellings per annum). The scale of housing proposed is based on household projections taken from the Greater Manchester Forecasting Model, with an additional allowance for the impacts of the extra office development proposed in the city. It should therefore reflect a realistic assessment of likely demand. This is still a very significant amount of housing that would support the city’s regeneration and its important role within the conurbation.

The city council has had regard to the Regional Strategy in producing the Publication Core Strategy. It is considered that the Publication Core Strategy is in general conformity with the Regional Strategy.

It is appropriate to locate a large amount of economic development within the Regional Centre because of the area’s excellent transport links, not just from Salford but across the sub-region and beyond. It would therefore be unrealistic to assume that everyone working in that location would live in Salford.

The Publication Core Strategy proposes the limited release of greenfield land in order to ensure that a sufficiently diverse mix of new housing is provided in Salford. It is not considered that there is sufficient justification for further greenfield release or residential development in the Green Belt.

The methodology for calculating the housing requirement has been amended to take into account the higher job density in office development that is now being seen. The other suggested amendments are not considered appropriate. For example, it is correct to take into account a reduction in vacancies in existing housing given that this is a key objective of the city council and the Government, and some progress has already been made since the start of the Core Strategy period in securing a reduction.

Short-term lets can damage residential amenity, and it is therefore appropriate to control them. Serviced apartments specifically designed for short-term letting would be the appropriate way of accommodating the demand referred to.

	13
	Paul glover
	5.5
	ONS National and Regional projections indicate a fall in population. An increase in migrant workers especially to London and and aging demographic. 
	The ONS projections forecast an increase in the national, regional and city populations.

	15
	Paul glover
	5.6
	Building houses will not create jobs for local community. (but will will create additional profit for Peel Holdings)
	Housebuilding does generate jobs in the construction industry.

	171
	Andrew Malone
	5.9
	Households and properties are not the same concept and I think it is far too simplistic to suggest "2,377 reoccupied private sector homes would accommodate 2,377 of the estimated household growth". It should say 2377 reoccupied private sector homes could potentially accommodate 2377 household growth or some kind of projected figure One household would not necessarily live in one property unless you are presuming all households are a family. Indeed, numerous households can reside in one property such as an House in multiple occupation (HMO) more than 1 household. With this is mind, the subtraction of 23,475 households minus 2377 properties = 21098 households is simplistic 

In contrast in 5.10 and 5.11 you do not make this mistake. 

Consequences = your final number of dwellings needed is under calculated 
	The calculation is correct. The people living in a HMO would be deemed to be a single household if they shared facilities. If they did not then the property would be likely to be counted as more than one dwelling.

	14
	Paul glover
	5.10
	Complete rubbish. read the ONS projections and then read the CML (council mortgage lenders) projections for reposessions. No more houses are required and will not be required for 10 years forward.....with the exception of the elderley our population is in decline, wages lower, household income lower and there are unsold houses and empty apartments everywhere you look. Even the estate agent in Boothstown has "packed up" and moved.....the Moorings pub has only just re-opened after being "boarded-up" for 12 months and it is currently mostly empty.....just like the "ghost-town" stansfield centre where most units are also "boarded-up" except the bookies which is always busy...... come on lets improve the area and our community not make it worse by building houses and apartments we simply dont need. 
	The ONS projections forecast an increase in the national, regional and city populations. Household projections from the Department for Communities and Local Government forecast an increase in households in Salford.

	20
	Bolton Council
	5.13
	There is no analysis of what effect the changed approach on housing would have on other districts in Greater Manchester. Salford Council should provide this analysis for comment before it goes on to publish the Core Strategy or to use the revised requirement as an interim housing figure for determining planning applications. 
	It is assumed that other districts are meeting their objectively assessed needs in accordance with the draft National Planning Policy Framework, and therefore the proposed approach in Salford should not have any adverse impacts on them.


CHAPTER 6 – PHASING OF NEW HOUSING DEVELOPMENT
	PHASING OF NEW HOUSING DEVELOPMENT

	Ref
	From
	Chapter/policy
	Comment
	City council response

	60
	Arnold Laver
	6
	In terms of phasing, it is considered that there should not be strict requirements that prevent suitable sites from coming forward. The phasing suggested in Proposal D of the Pre-Publication Core Strategy is based on the net increase of 22,000 dwellings over the Plan. We have already outlined our objections to this figure and how it has been arrived at. We therefore do not support the suggested phasing figures as we believe they are based on housing targets derived from an evidence base which is not credible. 

Furthermore, given the current economic climate it is important that deliverable development, such as the redevelopment proposed at the Arnold Laver site, are encouraged and not hindered by onerous restrictive policies. 
	The phasing in Policy H3 of the Publication Core Strategy would not prevent suitable sites from coming forward more quickly.

	133
	Countryside Properties 
	6
	There is no justification for the phasing suggested in Proposal D as the pattern of phasing does not reflect need that exists within the community for properties. There remain short term issues with delivery, particularly for apartments, however, the Council needs to find ways to facilitate delivery of housing for which there is a market, and in particular family housing. As identified at paragraph 6.3, this is a thinly veiled attempt to avoid housing supply issues in the short term largely as a result of the Councils failure to identify and allocate sufficient land for housing. This approach is not evidenced or supported by any information published by the Council and should be abandoned. 
	A phasing approach that assumes a relatively low level of provision in the first few years of the plan period is considered to be appropriate, reflecting what is realistic to achieve given the difficult market conditions. The issue is essentially one of finance availability, both for developers and householders, rather than land availability.

	147
	LPC Living
	6
	Proposal D Section 6 identifies the total requirements for each five year period, with only 400 dwellings per annum in the first five years (2010 -2015), which then rises significantly to 6,000 and 7,000 in each of the next five year periods.

 Although LPC Living acknowledges the recent economic downturn is taken into account for the initial figure, it is too cautious and needs to be raised to provide a more realistic target, in line with the other totals. 
	A phasing approach that assumes a relatively low level of provision in the first few years of the plan period is considered to be appropriate, reflecting what is realistic to achieve given the difficult market conditions. The issue is essentially one of finance availability, both for developers and householders, rather than land availability. The phasing would not prevent suitable sites from coming forward more quickly.

	140
	Drivers Jonas Deloitte
	6
	See comments to ref 139 (Proposal C) Chapter 5.
	Noted.

	281
	Worsley & Boothstown CC & Worsley Civic Trust
	6
	Worsley and Boothstown Community Committee agree that it may take five years for the plan to bring about any development, but there are large areas of cleared housing within the Housing Market Renewal areas for development to start immediately.

 It can only be a lack for foresight and planning that has not allowed development to proceed already. We do not agree that the market will be restrained by market forces and lack of mortgages.

 In an area such as Worsley, Boothstown and Ellenbrook there is little evidence that responsible lending has been refused on realistic sales prices. The problem is that a market can become stoked up by unrealistically high prices. Worsley, Boothstown and Ellenbrook as an area of very high prices imposed by those hoping to generate outrageous profits, has recently become very realistic and the outrageously high pricing has fallen away. 

Whilst Worsley, Boothstown and Ellenbrook properties currently may seem to have a price premium, it is only the intrinsic premium that has been there for a number of years. 

It is the setting and proportionate maturity of the streetscene and organic growth that has generated the additional value to the housing of Worsley, Boothstown and Ellenbrook/ 

It is important to ensure that fresh and innovative ideas, which this authority has been good at, that will ensure that there are more “housing starts” in Salford rather than elsewhere – the step change needed to keep above the housing starts of other local authorities.

 Probably, only Salford can still offer to put “low priced
 ” housing, of all types, so close to the regional centre. 

The problem is where public sector financing is needed to support housing growth. Not only is there no realistic chance of the vast levels of public house building taking place, if only more employment and public transport could round off the picture of new sustainable communities! 

The picture/background portrayed in 6.1 to 6.3 may need some innovative thinking. 

The background also ignores that the structure and story of housing growth in recent years. 

In recent years Government had pledged to build “3million homes by 2020

” , and “as the government pinned its housing policy almost entirely on the profits and growth of the private sector, the language of housing changed once again, with the use of the term ‘affordable housing’ replacing ‘social housing
 ’. Affordable housing is not public housing, it is market housing which the government had hoped to make affordable by encouraging developers to build in large numbers. This was evident in Regional Spatial Strategies that were completed
 or neared completion.

 This policy had no chance of success because it was based on the fallacy that the private sector could meet the demand created by the death of public housing. 

The reason was very simple: house builders have greater guarantees of profits if they limit supply and so keep prices high. House builders are not at fault in this respect, as they are private companies whose first priority is to deliver maximum returns for their shareholders. The supply of housing is a public good which cannot be met by house builders alone, who inevitably put the market first. 

This was basically the conclusion Kate Barker
 reached and what the Treasury had suspected
. There had been allegedly a suspicion that house builders were deliberately constraining supply for some time. Kate Barker found that to maximise their profits house builders control production rates and “trickle out” no more than 100 to 200 houses a year from large developments. “This may not be desirable from society’s point of view.
” 
	A phasing approach that assumes a relatively low level of provision in the first few years of the plan period is considered to be appropriate, reflecting what is realistic to achieve given the difficult market conditions. The issue is essentially one of finance availability, both for developers and householders, rather than land availability.

	233
	The Conservative Group
	6
	Proposal D: Phasing Of New Housing Development

 The Conservative Group broadly support the phasing plan, with the provisos already outlined in the response to Proposal C. 
	Noted.

	200
	Peel Group
	6
	Proposal D: Phasing of new housing

 Introduction

 Proposal D proposes that the proposed housing provision for Salford of 22000 dwellings net between 2010 and 2030 (as set out in Proposal C) should be delivered as follows:-

·  2010 – 2015   2000 dwellings or 400 dwellings p.a.

·  2015 – 2020   6000 dwellings or 1200 dwellings p.a.

·  2020 – 2025   7000 dwellings or 1400 dwellings p.a.

·  2025 – 2030   7000 dwellings or 1400 dwellings p.a. 

This very unusual delivery plan, with its very low provision in the early years, is solely justified in the Pre-Publication Version by the effects of the “recent economic downturn” and the availability of funding for developers and mortgagees. 

Peel considers that this delivery plan would fail to meet the tests of soundness set out in PPS12 as:- 

·  It is not consistent with national policy.

·  It not justified by robust and credible evidence and not the most appropriate of the reasonable alternatives. 

·  It would not be effective as it is very inflexible. 

The Council’s Justification 

Dwelling completions in Salford have averaged 1588 dwellings p.a. gross over the past 8 years. The net figure is lower because of the high rate of demolitions in the early part of the period but it still averaged 1002 dwellings p.a. over the same period. Even in the past three years, 2008–2011, during the economic downturn, net house completions have, at 814 dwellings p.a, exceeded the Council’s proposed rate of 400 dwellings p.a. for the period 2010 – 2015. There has been no year when net completions have been less than 455.

 It is worth emphasising throughout this eight year period, completion rates have been artificially restrained by a lack of a balanced housing supply. Most of Salford’s supply has been in the form of sites for high density apartments, for which there has been very little demand over the past three years and which even in the boom years were not all taken up. Very few deliverable sites have been available for high quality family housing, for which there remains a substantial demand even now.

 Peel’s conclusion is that the proposed delivery arrangements, and particularly the low rate proposed for 2010–2015, are not justified by market considerations, as the Council claims. A very much higher level of dwelling completions can be achieved if a proper supply of deliverable housing sites in made available.

National Policy 

One of the fundamental aims of national policy is to increase significantly housing rates and not decrease them. This is seen as part of the way in which the planning system should assist the growth of the economy. Planning for Growth is emphatic in this message. It is also a recurring theme of the draft National Planning Framework (para 107- 109). Despite this, Proposal D is suggesting that the Council will plan for delivery rates in the first five years of the plan period that will be a quarter of the present RSS rate and even less that the minimum achieved at the bottom of the housing downturn. This is totally inconsistent with the fundamental aim for housing of national policy and must be seen as inconsistent with it.

Evidence 

The Council provides no evidence to support its proposed delivery arrangements other than a vague reference to the “recent economic downturn” and the availability of funding for developers and mortgagees. This not the type of the type of robust and credible evidence expected by PPS12.

 In particular the Council makes no reference to how housing needs and demand might occur over the plan period. This should be a very important factor. In this regard, the CLG 2008-based household projections show that housing need is likely to be highest in the early part of the plan period and decreasing in the last years of the period. This is the opposite of the provision rates proposed by the Council and would mean that housing need would not be met in the first part of the plan period, especially the first five years.

 The CLG 2008-based projections suggest the following rates of annual household increase:-

·   2008–2013    1200 

·   2013–2018    1000 

·   2018– 023     1200

·   2023–2028     600

·   2028–2033     400

 It is clear from these figures that the rate of housing provision proposed by the Council over the first five years of the plan period (400 dwellings p.a.) is less than a third of the housing need identified by the CLG projections over the same period (1200 additional households). The result is that Proposal C would lead to Salford’s housing needs not being met, ignoring the wider role which Salford is meant to play in meeting housing needs and demand over Greater Manchester. 

Effective 

The proposed delivery arrangements for housing in Proposal D would be extremely inflexible and would prevent the Council being able to respond positively to changes in housing market conditions or windfall housing opportunities. 

This lack of flexibility would be contrary to PPS12.

Conclusion

 Peel considers that Proposal D has no merit and is little more than an attempt to evade the requirement of PPS3 for local planning authorities to provide an adequate and deliverable supply of land for housing. Proposal D should be abandoned and there should be no attempt to have different rates of delivery over the plan period. A single net annual average addition rate should be used consistent with the present RSS. 
	A phasing approach that assumes a relatively low level of provision in the first few years of the plan period is considered to be appropriate, reflecting what is realistic to achieve given the difficult market conditions. The issue is essentially one of finance availability, both for developers and householders, rather than land availability.

The phasing would not prevent suitable sites from coming forward more quickly, and is not therefore inflexible.



	11
	Paul glover
	6.1
	Most households are hugely over-mortgaged and it is likely to take more than 10 years to recover to a "normal" housing market. In Boothstown many home shave been on the market for 2 years or more. Some are empty. It is insane to contemplate increasing housing stock at this time and all building should be pout on hold until a more stable economic environemnt has emerged. it would benefit our cmmunity if effort was made toi inmprove local infrastructure and create jobs for local people. Leigh Road is a complete disgrace during rush our...I can honestly say it is easier driving in London during peak times...... and that's the busiest City in the world ... I am not advocating we copy Boris's bikes however! :-) 
	It is appropriate to make provision for the forecast household growth in Salford, but it is recognised that development rates in the early years of the Core Strategy are likely to be lower than the average over the whole plan period because of the difficult economic conditions.

	120
	United Utilities 
	6.1
	Support is given to paragraph 6.1 which acknowledges the impact of the current economic downturn on the housing market, and the potential constraint this may impose on residential development. 
	Noted.

	16
	Paul glover
	6.2
	Please do not develop/destroy the Boothstown Marina or canal. This is possibly the only unspoilt area left for local community to escape the traffic on leigh road, and the sqaulor of the stansfield scentre. Every evening and weekend you will find dads fishing with their sons, kids feeding ducks+swans, walkers, runners and cyclists excersizing along towpath, families walking together....even in the snow in winter............ this is not a minority facility but widely used by all local community. Please dont build on it! 
	There are no proposals to build on the marina or canal. A site is identified in the Strategic Housing Land Availability Assessment that is adjacent to the marina, but its development would not affect the function of the marina or canal.

	121
	United Utilities 
	6.2
	Support is given to paragraph 6.2 which notes that it may be possible to bring forward some sites identified within the SHLAA quicker than is identified within the phasing as referenced above, and the fact that this proposal should not preclude this. Although support is given to this point, it should also be noted that the SHLAA update has not yet been made available, and so the phasing as identified within this cannot be commented upon. 

The fact that some sites could be brought forward faster than is currently envisaged should be given more emphasis within the Core Strategy to ensure that residential proposals being delivered sooner than expected are not prohibited by this proposal. In addition, greater clarity is required by developers and the public and indeed those tasked with providing crucial infrastructure to deliver housing at the specified times. In turn, the Core Strategy needs to provide clarity on the level of housing that is expected to take place and the delivery mechanism that will be in place to assist this. 
	Policy H3 of the Publication Core Strategy specifically states that residential development may be brought forward more quickly, provided that there is sufficient infrastructure to support it and it would not lead to a significant increase in vacant dwellings in any part of the city.

	122
	United Utilities
	6.3
	United Utilities object to the reference in paragraph 3.6 which states that the 5 year housing supply would be based upon the phasing as proposed by Proposal D. This pre-empts the market needs and is not in line with the Government’s Pro Growth Agenda and the need to deliver housing. 

There is no requirement to base the 5 year housing supply on the above planning. This severely restricts each phase when the emphasis of RSS (paragraph 7.19) which states that its:

 ‘…annual average figures are not absolute targets and may be exceeded where justified by evidence of need, demand, affordability and sustainability issues and fit with relevant local and sub-regional strategies.

’ In turn, PPS3 requires LPAs to maintain a flexible, responsive supply of land and that to ensure there is a continuous 5 year housing land supply of deliverable sites, LPAs should monitor the supply. 

Paragraph 6.3 does not provide sufficient flexibility in this respect and should be amended accordingly. 
	A phasing approach that assumes a relatively low level of provision in the first few years of the plan period is considered to be appropriate, reflecting what is realistic to achieve given the difficult market conditions. The issue is essentially one of finance availability, both for developers and householders, rather than land availability. The phasing would not prevent suitable sites from coming forward more quickly.


CHAPTER 7 – TYPE OF NEW HOUSING
	TYPE OF NEW HOUSING

	Ref
	From
	Chapter/policy
	Comment
	City council response

	62
	Arnold Laver
	7
	In terms of the type of dwellings to be delivered, it is considered that rigid targets should not be imposed requiring a specific proportion of different types and sizes of dwellings to delivered. The preference for different house types can change rapidly due to evolving economic conditions therefore flexibility should be incorporated into any future policies that will allow market conditions to dictate the mix and type of dwellings required. The need for flexibility is also outlined in PPS12, paragraph 4.46 states:

 “A strategy is unlikely to be effective if it cannot deal with changing circumstances. Core Strategies should look over a long time frame – 15 years usually but more if necessary. In the arena of the built and natural environment many issues may change over this time. Plans should be able to show how they will handle contingencies…In these cases the Core Strategy should show what alternative strategies have been prepared to handle this uncertainty and what would trigger their use”.

In addition, each site should be assessed individually taking into account site specific circumstances, the surrounding area and local demand when determining the mix and type of dwellings to be delivered. 
	It is appropriate for the Core Strategy to seek to ensure that a good mix of dwellings comes forward in the city, able to meet identified needs. The policies provide sufficient flexibility to respond to individual site circumstances.

	134
	Countryside Properties 
	7
	Proposal E identifies that it should be possible to deliver certain proportions of family housing and apartments. However, no reference is made to the SHLAA which should provide the detailed assessment of sites to allow such assumptions to be made. At present it would appear that these assumptions are not based upon any evidence of either need or supply. 
	The background report identifies the links between the policies on dwelling type and evidence such as the Strategic Housing Land Availability Assessment.

	148
	LPC Living
	7
	Proposal E 'Type of new housing' LPC Living supports this policy in general but suggests it should be flexible and should take account of particular site constraints, which may require either smaller dwellings of differing types, or apartments. 
	Policy H4 of the Publication Core Strategy sets out the circumstances where a lower proportion of houses may be appropriate on any individual site.

	92
	NHS Salford
	7
	To ensure the Strategy’s implementation is effective these further recommendations are made:

Housing 

Bad housing conditions – including overcrowding, insecurity and poor physical condition – constitute a risk to health. A 2006 Shelter study suggested that children in bad housing conditions are more likely to have mental health problems, such as anxiety and depression; to contract meningitis; have respiratory problems; experience slow physical growth and have delayed cognitive development. 

Cold housing is a health risk – cold is believed to be the main explanation for the extra “winter deaths” occurring each year between December and March.

Marmot recommends: 

· Prioritise policies and interventions that both reduce health inequalities and mitigate climate change – by improving the energy efficiency of housing across the social gradient – e.g. energy management schemes, reduction of numbers of poorly insulated housing, reduction in use of high energy heating/lighting. 

·  Support locally developed and evidence-based community regeneration programmes that remove barriers to community participation and reduce social isolation – e.g. increased opportunities for participation and community activity among local residents, street safety initiatives, reduction in social isolation of elderly communities, reduced gradients in ill health associated with social isolation and area deprivation. 
	Policy H1 of the Publication Core Strategy supports improvements in the quality of existing housing in the city. 

	141
	Drivers Jonas Deloitte
	7
	See comments to ref 139 (Proposal C) Chapter 5.
	Noted.

	123
	United Utilities 
	7
	Proposal E states that the number of housing coming forward within the supply of new dwellings will be maximised as far as practicable and appropriate to the site context. This is supported. 
	Noted.

	124
	United Utilities 
	7
	Table 7.1 lists the housing mix which should be achievable within the plan period. Broad support is given to this table, which identifies that out of 22,000, 5,900 dwellings should be delivered in Salford West. Salford West lies within the central urban area of the City, and a significant number of new residential properties should be provided within this area in line with RSS Policy MCR5 ‘Northern Part of Manchester City Region’. However, the Council are urged to adopt a more flexible approach to the delivery of its housing requirement, as this will largely be dictated by market conditions across the City. Therefore, the 5,900 new dwellings to be delivered within Salford West should be seen as a minimum in line with the Government’s Pro Growth Agenda. If the Council’s housing requirement is increased as has been outlined in the previous section, this minimum should also be increased to ensure the delivery of new homes within this area. 
	The Publication Core Strategy proposes 5,650 dwellings in Salford West. This would not preclude more dwellings from coming forward if suitable sites became available.

	125
	United Utilities 
	7
	United Utilities object to the proportion of houses and apartments as quoted within Table 7.1, which states that 78% of the new dwellings within Salford West should be houses and 22% should be apartments. There may be instances (particularly when dictated by the market) where a higher or lower proportion of each housing type may be appropriate. In accordance with paragraphs 11 and 66 of PPS3, this Proposal should be amended and applied on a site by site basis, taking account of market information, in order to maintain flexibility throughout the duration of the Core Strategy to 2030, during which time market conditions and demands may change. 
	Policy H4 of the Publication Core Strategy states that there should be a minimum of 80% houses on residential development sites in Salford West. However, it also sets out the circumstances where a lower proportion of houses may be appropriate on an individual site.

	166
	Trafford MBC
	7
	Type of new housing

 Although the identification of the type of new housing required in relation to need appears to be more balanced and appropriate for Salford, in line with the comments above the evidence underpinning this should be more explicit, including how housing growth in Salford will support the overall growth of the City Region. 
	The reasoned justification to Policy H4 of the Publication Core Strategy summarises this evidence, with further details in the background report that will be published in February 2012.

	282
	Worsley & Boothstown CC & Worsley Civic Trust
	7
	Worsley and Boothstown Community Committee agree that there should be justification of housing type but we would contend it may not be possible to predict housing demand for 2030 but increasingly there would be a need to factor in flexibility of the modelling from 2020 onwards. 

The step change that would ensure that predictions could be accurate would need a guarantee that a global company or corporation was setting up a manufacturing and marketing world headquarters within Salford, or a company the likes of Amazon to take over large warehousing that is not just pallets of cornflakes but a compiling/ assembly and mailing distribution operation is attached. Warehousing is not a large job creator. 

We agree that there is need for larger family housing and more family housing in other forms. This building had been neglected and underprovided in the last ten years so there is a lot of catching up to do. The tension is to balance housing type and how to provide a decent infrastructure to serve the proposed communities of homes. 
	Policy H4 of the Publication Core Strategy on the type of housing is considered to incorporate sufficient flexibility.

	234
	The Conservative Group
	7
	Proposal E: Types of New Housing 

The Conservative Group broadly support the proposal to reduce the proportion of apartments within the Core Strategy. However, we consider that there is still a requirement for increased family housing within central Salford. We would consider that there is a strong case for reducing the proportion of apartments further in the central Salford area, in return for a further reduced overall target. 
	Policy H4 of the Publication Core Strategy proposes that around 57% of the additional dwellings in Central Salford (excluding the Regional Centre) should be in the form of houses. This reflects the type and location of sites available.

	201
	Peel Group
	7
	Proposal E: Type of new housing

Introduction 

Proposal E of the Core Strategy Pre Publication Consultation document establishes the mix of residential development which will be delivered over the Core Strategy period. This is based on evidence regarding the types of new households which are expected to form within, and move to, the City during the plan period. This growth comes from two principal sources: 

1) Household growth as anticipated by CLG’s 2008-based demographic projections (applied to the GMFM forecast on a pro-rata basis); 

2) Household growth arising from anticipated and planned economic growth. 

Peel’s representations in respect of Proposal E should be read in the context of its comments in respect of Proposals C and G and particularly Peel’s:

· Objection to a proposed reduction in the aspiration for office development, allied to a proposal that the Core Strategy adequately supports the continued expansion of the Salford Quays and MediaCityUK office market; and 

·  Objection to the strategic housing requirement for the City and its proposal that this should be increased to at least 32,000 dwellings over the Core Strategy plan period. 

Summary of Objection 

Peel objects to Proposal E on the grounds that the approach and evidence do not adequately consider how the quality and type of housing required in Salford will address the following challenges:

·  The type of housing needed to attract new households to Salford in support of economic growth policies, in particular the need for good quality ‘aspirational’ housing;

·  Rebalancing and enhancing the quality of existing housing stock, such that it can help retain households in Salford; 

·  Tackling imbalances in the local housing market, including the need for high quality ‘aspirational’ and affordable housing; 

· The quantitative and qualitative inadequacy of the City’s housing supply as identified in the SHLAA. 

Importantly, a Strategic Housing Market Assessment, following national guidance, has not been prepared. This could have allowed the Council to factor such considerations into Proposal E.

 As part of its planning application for the Burgess Farm project, Peel commissioned research by Arc 4 Ltd in relation to the housing market, as included at Appendix 2. (Appendix 2 – Residential Market Research is available to view in the downloadable documents. www.salford.gov.uk/core-strategy).  

This research was prepared nearly two years ago and needs to be updated in light of changes in the intervening period, including to the Core Strategy. It is the intention of Peel to prepare this update shortly. However, the previous research establishes that the housing offer reflects a former economic structure and currently unattractive to higher earners working in Salford and in particular 30-44 year olds (they being the principal household formation cohorts), who are choosing to live outside Salford. Housing which has been built recently is dominated by apartments in the Regional Centre. 

As the Council is planning to substantially increase the number of jobs in Salford, unless the housing offer is improved and diversified, Salford will not be able to attract and retain its economically active population, in particular higher earners. There is very little housing within the forward supply pipeline (which is dominated by apartment projects) that is of the required quality and type to prevent this currently unsustainable situation from significantly worsening, over both the short term and the 20 year Core Strategy period. 

A range of policy documents relating to Salford identify these issues and the need to improve the quality and choice of housing. Indeed, increasing the amount and quality of family and aspirational housing remains a key objective of the Core Strategy. Peel considers that this can only be addressed by the provision of significant amounts of additional high quality housing, in particular that which is attractive to families in the 30-44 year old range.

 A more detailed critique of the Proposal E approach is set out below. Read alongside the above factors and Appendices 1 and 2, Proposal E is considered unsound in its current form as it is not justified by a robust and credible evidence base, is not consistent with national policy and is not effective. It will not address key imbalances in the housing market, and will not deliver the housing needed to support household growth, both ‘indigenously’ and additional growth to support economic growth. It will therefore result in significant adverse consequences including increased in-communing, increased unaffordability and unsustainable patterns of growth.

However, notwithstanding the flaws in Proposal E, it is recognised that the 40.9% house and 59.1% apartment split, as derived from Approach C, takes some account of the need to provide for a significant proportional increase in houses. Subject to addressing the identified methodology and evidence issues, and subject to the overall requirement being increased to at least 32,000, such an overall housing-apartment split could be supported. This would provide for a total minimum number of houses of 13,088. This amount of houses is likely to be needed to ensure the changing housing needs of existing households are adequately met, and therefore to ensure the existing population is retained, and to ensure that the right type of housing is provided to meet the demands of those households moving into Greater Manchester as a result of planned economic growth. 

Proposed Alternative

 In terms of a ‘proposed alternative’ it is suggested that the Council should undertake its own SHMA, carry out a review of the available housing market evidence, including the Greater Manchester SHMA and the Arc 4 Ltd research undertaken on behalf of Peel, then consult on how the City can tackle the aforementioned challenges by providing the right type and quality of housing across the City.

 This may result in a similar overall split between houses and apartments, which, allied to an overall increase in the amount of housing, could be supported. The policy approach would however need to have significant regard to matters of housing quality identified. 

Specifically, it should promote the delivery of a large amount of high quality ‘aspirational’ housing that is attractive to economically active and independent households, both those residing or being formed within Salford (being ‘retained’) and those associated with additional employees in Salford (being ‘attracted’)

Critique of Proposal E

 Planning for household growth

 The Council has used the GMFM projections to estimate a figure of 17,759 household growth over the plan period. However, the CLG 2008-based projections are used as the starting point to identify the types of new households forming within this growth. The CLG projections do not take account of the existing housing market and stock, and its ability to respond to household growth. It also does not take account of policy interventions which may result in greater (or indeed reduced) household growth, such as the provision of more housing to support economic development, and hence the type of housing needed in support. 

One of the CLG household categories is ‘Couple and no other adult’. This includes all households made up of couples with or without dependent children. Households within this category could therefore range in size from 2 to 6+ people. The 2008- based CLG projections indicate for Salford that this category of household will grow from 33,000 in 2008 to 37,000 in 2033 but does not indicate how the number of households within each sub-category may change (e.g. a growth in four person households and a reduction in three person households) and hence what their housing needs are. Such changes are therefore hidden within the CLG projections.

 Whilst one person households account for the majority of projected growth on households in Salford, this growth accounts for only a small proportion of all transactions in the housing market, largely accounted for by first time buyer sales. This is because household sizes and therefore the housing needs of individual households change over time, triggering a need for existing households to move to larger properties. Such changes in household size and therefore housing need are not reflected in the CLG data as they do not result in a change of defined household category. 

The approach to planning for household growth and change set out through Proposal E takes no account of how the housing market operates in practice. Using the CLG data as the starting point to plan for the types of dwellings to meet only the needs of those whose emergence or changed position is visible within the CLG data is a flawed approach, given the amount of hidden data.

 Applying this approach establishes a highly imbalanced starting point for considering the housing market. The needs of newly forming households may be met, particularly given the existing healthy supply of smaller dwellings within the City (many of which will be vacated by current occupants in the coming years as their housing needs change). However, those households which are expanding and require a larger property but which remain within the same CLG category, may be unable to find the types of dwellings they need within the City to accommodate their changing requirements and aspirations.

 Fundamentally, there is no consideration of the imbalance between both the existing stock and the housing supply, and the future needs of the City’s residents. Clearly households do grow over time and the changing housing needs of these households cannot be assumed to be met solely by existing stock. Whilst older households may shrink in size, it is reasonable to assume that this will not necessarily trigger a downsizing in property which would otherwise make larger dwellings available for growing households.

 Planning for existing households who are seeking to move up the property ladder as well as those who are entering it for the first time is central to ensuring the City provides a balanced housing offer and is able to retain and attract households. The Core Strategy must therefore consider the housing needs and aspirations of its existing households if they are to remain within the City over the long term.

 Proposal E’s failure to take account of the need for new housing arising from the need and aspirations of households to move upwards within the housing market reflects the limitations of the Council’s Strategic Housing Market Assessment (SHMA).

 In planning for new housing, PPS3 requires Local Development Frameworks to take an evidence based approach and be informed by a robust, shared evidence base, in particular, of housing need and demand, through a SHMA. In terms of the scope of a SHMA, Annex B to PPS3 provides the following definitions of need and demand, both of which should be considered as part of a SHMA: 

· Housing demand: “The quantity of housing that households are willing and able to buy or rent” 

·  Housing need: “The quantity of housing required for households who are unable to access suitable housing without financial assistance.” 

In accordance with PPS3, a SHMA, as a key component of the LDF’s evidence base, should measure the need for housing such as affordable housing or special needs housing, as well as the demand for housing, which will be dictated by household size, aspirations and buying power.

 It is noteworthy that the Salford has not produced a SHMA, as defined by PPS3. In 2007 Fordham Research produced a Housing Needs Assessment on behalf of the Council, though this looked purely at housing need and did not consider demand and the ability of Salford to provide the right housing to meet both need and demand. It therefore does not meet the full requirement of a SHMA. As a result, the Council does not have a robust assessment at its disposal and cannot therefore establish, with any degree of accuracy, the housing mix which the Core Strategy should be planning for. It is this which has led to a clear reliance on, and misuse of, the CLG data. 

On behalf of the 10 Greater Manchester authorities, AGMA has prepared a Greater Manchester level Strategic Housing Market Assessment (2008). This provides some useful indications of housing demand within Salford. Most notably, it identifies a significant and unmet demand for family housing within the City and notes the impact that the failure to provide this type of housing has had on the City’s ability to retain its population as households expand and move up the property ladder. The CSPPC appears to have not had regard to this evidence.

Planning to support economic growth 

The City also proposes to plan for additional housing to meet the needs of an additional 5,716 households coming into the City Region as a direct result of additional planned economic growth within Salford above the GMFM projection. Peel objects to this figure in respect of Proposal C as being too low, but welcomes the principle that additional housing will be needed to support household formed as a result of additional economic growth.

 Notwithstanding the actual figure, the way in which the type of housing to support these households has been considered by Proposal E is flawed. Paragraph 7.5 of the CSPPC assumes that the household size of additional Salford employees, who are to be attracted to live in Salford, will be the same as the existing household size in the City. It is known that Salford has a higher proportion of smaller households than national, regional and GM averages. For example in 2008 21.65% of all dwellings in Salford were apartments, against a Greater Manchester average of 14.9%

 The additional economic growth is likely to attract a broader range of households, so a more robust approach may be to consider the mix of households sizes across Greater Manchester as a whole in order to provide a more balanced picture of the types of housing likely to be required to accommodate incoming households. Taking this approach, the average size of incoming households required is likely to be larger.

 The housing offer will have a strong bearing on the willingness of existing households to relocate to Salford as a result of new employment opportunities. The housing offer is therefore a fundamental part of the overall supporting infrastructure package required to ensure that the additional proposed office accommodation which the Core Strategy is planning for comes forward and is able to attract occupiers and therefore employment and economic growth. Failure to provide the housing demanded by relocating households will either compromise the deliverability of economic growth or result in significant increases in in-commuting to Salford over and above those already likely to occur, which is inherently less sustainable than providing housing for people employed in Salford within Salford itself. 

The need to plan for dwellings of the right size and quality 

Proposal E not does it set out the required quality of housing in order to support the Council’s economic growth ambitions. Proposal E is therefore extremely limited and cannot be effective in supporting the Core Strategy in planning for the right type of housing to meet household growth projections and support the additional levels of economic growth planned in the City. 

The Arc 4 Ltd research at Appendix 2 refers to an over-reliance on apartments in the existing stock and future supply, and an under-provision of houses, particularly those suited to families, within the existing stock and future supply.

 It is vital that the Core Strategy addresses this, as it will establish the basis for the amount, type, quality and location of land to be allocated to deliver the required housing. In this respect, the type and quality of housing required should directly inform the housing distribution, because it is only in Salford West where a significant amount of high quality houses can be delivered. Representations are therefore made in respect of Proposal F. 
	The Publication Core Strategy is considered to make appropriate provision for a good range of housing to meet identified needs.
It specifically supports the release of greenfield land at Burgess Farm and in Worsley and Boothstown to provide around 800 houses, which would meet the need for ‘aspirational’ housing that is referred to.

	9
	Paul glover
	Table 7.1
	The suggested type of new housing is opposite to UK Central Government and EU recommendations for demographic change reported in ONS Population Projections 2008. Demographic projections point to an aging population and the birth rate per woman has fallen below 2.0 and projected to continue to decline as fertility reduces. The intention to build apartments anywhere in the region is undesirable because single-story "bungalow" dwellings should be prioritised. Additionaly there is already a large number of unoccupied dwellings in the region, especially vacant apartments. In reality any "canalside" property will be purchased by "out-of-town" investors and again not helpful to our local community. 
	All projections point towards an increase in the number of households and population of Salford, and therefore a need for additional housing. The reoccupation of vacant dwellings has been taken into account in identifying the city’s housing requirement.
Policy H10 of the Publication Core Strategy specifically relates to the provision of housing for older people.


CHAPTER 8 – DISTRIBUTION OF NEW HOUSING
	DISTRIBUTION OF NEW HOUSING

	Ref
	From
	Chapter/policy
	Comment
	City council response

	63
	Arnold Laver
	8
	Representations on behalf of Arnold Laver promoting their site for residential development were submitted towards the Draft Core Strategy in January 2010 where we registered our concern with regards to the proportion of the City’s future housing development being directed towards Irlam and Cadishead. Table 8.2 of the Pre- Publication Core Strategy demonstrates that this has now been reduced to a net dwelling provision of 600 dwellings which equates to only 2.7% of the City total. This reduction in the amount of residential development being focused towards Irlam and Cadishead remains a concern. As previously explained, in order for Arnold Laver to successfully relocate to a more suitable site within the City, the site needs to be redeveloped for residential uses to facilitate this move. 

The site is situated within a sustainable location in close proximity to a range of services and facilities including local convenience store, Lloyds Pharmacy and hairdressers. A number of bus stops are located on Liverpool Road making the site accessible by public transport. Another advantage to developing the area for residential development is that this will generate additional customers/consumers to assist local businesses and services. Increasing the number of people within the local area will potentially provide additional income for local businesses. Furthermore, there are 2 dentists and 3 doctors surgeries within a mile of the site that are accepting new NHS patients. This demonstrates that the site is located in a sustainable location close to a range of services and facilities and presents a good opportunity to deliver future housing. Sites such as this that are suitable for residential development should not be prevented from coming forward due to strict or onerous requirements directing only limited development towards certain areas. 
	The scale of housing proposed for Irlam and Cadishead reflects the likely development opportunities in the area, and has been reduced to 550 dwellings in the Publication Core Strategy. This would not preclude additional housing from being provided if appropriate sites became available.

	49
	Jed Virtue
	8
	I would like to register my dismay at the prospect of more, indeed any, greenbelt being released in the Salford and particularly Worsley areas. Greenbelt land is at premium in the urban and suburban areas and it's amenity value highly valued by local inhabitants. Most of Salford's greenbelt is Chat Moss.It's inaccessibility means it has virtually no amenity value to local residents and that heighten's the importance of greenbelt elsewhere. Particularly Worsley which is largely accessible to all. I would also argue with Salford's economic argument for appealing and accommodating for more highly skilled workers. Worsley's appeal is its greenbelt . Every field lost means it's desirability is diminished. In 10 years time urban sprawl will mean Worsley is indistinguishable from anywhere else. The very people Salford wants to attract will just go a bit further down the East Lancs beyond the city boundaries and find some real green belt living. Salford will eventually kill off a valuable source of revenue. And i would also object to more development in Worsley on traffic and pollution grounds. There are simply too many cars on the local roads. The local infrastructure is patently incapable of absorbing even more traffic volumes. 
	The Publication Core Strategy proposes the release of greenfield land in Worsley and Boothstown to provide around 300 houses, in order to secure a good mix of new housing across the city. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land.
No residential development is proposed on Green Belt land.

	135
	Countryside Properties 
	8
	In terms of Proposal F, and particularly in respect of Lower Broughton, this is a significant reduction in the target based upon the previous iterations of the Core Strategy. Whilst the numbers are expressed as minimum figures the proportions are not. It may be possible that Lower Broughton is capable of delivering a significantly greater number of dwellings. This may impact upon the proportion of dwellings delivered in areas. The policy should therefore make it clear that the proportions are also minimums in regeneration areas which are acknowledged to be capable of delivering above the target number of dwellings. Paragraph 8.7 undermines the proportions provided without reason and does not provide any meaningful justification for the flexibility or the way it will be implemented. 
	The figure has been reduced to 1,400 in the Publication Core Strategy, reflecting the likely availability of sites and an increased proportion of houses compared to apartments. This would not preclude this figure from being significantly exceeded if suitable sites became available.

	142
	Drivers Jonas Deloitte
	8
	See comments to ref 139 (Proposal C) Chapter 5.
	Noted.

	78
	Seedley and Langworthy Trust
	8
	The Seedley and Langworthy Trust support support the proposals in the Core Strategy Pre-Publication in principle. 
· There appears to be no definative housing development forecast for the Seedley South area of Langworthy (Liverpool/Langworthy Rd) or the Gateway into Langworthy at the top of Eccles Old Road. This was identified as a priority area under the old SRB5 programme & the subsequent blueprint panel.

· There are several clearance sites in the Langworthy & Weaste neighbourhood including Seedley School site, former All Souls Church site - have these been included in the sites identified for future housing developments? 

· It has been raised at the Seedley & Langworthy Community Forum (jointly facilitated by NM & SALT) that there is a predominance of social housing enveloping the Seedley & Langworthy area - given the likley impact that this will have on the economic development of the neighbourhood how do we ensure a mixed tenure / attract private sector development partner?

· Exploration of the possibility of developing a community land trust model in the Langworthy area. The benefits of this would be to capture land value for the local development trust (SALT) & potentially provide an opportunity to develop a sustainable income stream.

· More robust and pro-active enforcement scheme to bring empty private sector housing back into use. In the Langworthy area properties are left empty for a long period of time & detract from the general improvements in housing stock secured under the intense regeneration programmes.

·  Falling house prices above the national (& City?) average in the Seedley & Langworthy area. What is the correlation between this & the marketability and the desirability of the area? The area has approx £13.7 million of SRB5 regeneration funding (plus the additional funding it levered in) to stabilise the housing market - how will its growth in terms of market values be maintained & ensure the proposed housing to be built will not reduce this further. 
	It is not considered appropriate to provide housing figures for areas smaller than the 20 sub-areas included in the Publication Core Strategy.

Annex A of the Implementation Plan identifies the sites that it is considered are likely to support the delivery of the housing figures, including the estimated number and mix of dwellings on each site.

Policy H1 of the Publication Core Strategy supports the improvement of existing housing, and the reoccupation of vacant dwellings.

	167
	Trafford MBC
	8
	Distribution of new housing

 It is agreed that the identification of individual Greenfield sites can be too detailed for the Core Strategy; however, it will be important to establish a clear sequential approach to Greenfield site selection in the Core Strategy in order to inform future planning decisions. 
	Policy DP1 of the Publication Core Strategy sets out a sequential approach that prioritises the reuse of existing buildings and previously-developed land.

	235
	The Conservative Group
	8
	Proposal F: Distribution of New Housing

 The Conservative Group do not support proposals to allocate green-field land for housing development. Development should focus on brown-field sites. The Conservative Group would remove the requirement for green-field development and delete policy H2 (Burgess Farm development). We also consider it perverse that Burgess Farm has been singled out when other sites are not identified in detail 
	Policy H1 of the Publication Core Strategy supports the residential development of greenfield land at Burgess Farm (for around 500 houses) and in Worsley and Boothstown (for around 300 houses). This will help to ensure a good mix of housing, including higher value dwellings, which should support economic growth.

	256
	Boothstown Residents Association
	8
	Potential Locations for New Dwellings. 

I refer now to the section of the report setting out the areas potentially available for new housing development. The number of sites for new dwellings in the  Boothstown area is not correct. There are several sites wrongly identified as being in Worsley whereas they are in Boothstown, and some without identification which are also located in Boothstown.

 Therefore should all of the developments scheduled for Boothstown proceed, Boothstown will receive the biggest inflow of new dwellings scheduled for the Worsley & Boothstown Ward. 

Referring again to our earlier submission we would draw attention to the existing lack of facilities in the area to provide a service to the existing residents. Currently there is the run down Standfield Shopping Centre in which many of the shop units lie empty and during the evening the area is a magnet for bored children to engage in activities which cause damage to the area. Boothsbank Park is a poorly equipped public park There is Boothstown Football Club which is a good facility.  AlIowing more housing development would exacerbate this situation. Similarly the existing road network within the Worsley and Boothstown area is also under severe stress - many of the roads having been initially,designed for either horse drawn vehicles or for the small number of internal combustion propelled vehicles jn existence before the Second World War. At peak periods the road system through the area is gridlocked. The very high traffic volumes are major contributing factors to producing the high levels of pollution which exist in the area. We understand that the current pollution readings are in excess of the recommended maximum levels to which the population should be exposed. 

The Planners should be aware that the Worsley & Boothstown Community Committee are committed to implementing measures to reduce pollution and to improve public health - increasing the housing density and attracting ever more traffic through the area would therefore be contrary to this policy.

 If the Planners are minded to approve Planning Applications for more dwellings in the Worsley and Boothstown area then we would suggest the a maximum number 250 dwellings only should be allowed during the period up to 2030. and then only developments which assist the organic development of the area 
	The Publication Core Strategy identifies a figure of 600 additional dwellings for the Worsley and Boothstown area over the period 2011-2028, including around 300 on greenfield land. This will help to ensure a good mix of dwellings is provided across the city. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land and that the traffic impacts of this scale of development are manageable.

Annex A of the Implementation Plan identifies the sites that it is considered are likely to support the delivery of the housing figures, including the estimated number and mix of dwellings on each site.

	348
	Boothstown Residents Association
	8
	It is pleasing to note that the Core Strategy document seeks to protect Green-Belt areas at Barton & Peel Park to maintain the benefits for the public of open space, however in Worsley & Boothstown we are not afforded . that consideration and the proposals are for our open areas are to be 'concreted over'. 

Having conceded that the area is a sought after residential area we would submit that it should be an aim of the Core Strategy to preserve that aspect by not allowing our area to be 'concreted' over. In view of the air pollution referred to above, we would consider that our health should be considered by maintaining as much of our local 'green lung' as possible. 

We have a sufficient understanding of the commercial world to understand that developers and landowners need to have clear guide lines to be able to operate their businesses profitably, however we respectfully submit that those who have made a financial commitment to the area i.e. house owners should be afforded protection from the consequences of further developments which would adversely impact on their well being. 


	It is considered appropriate to support the release of greenfield land in Worsley and Boothstown for around 300 dwellings in order to ensure that there is an appropriate mix of housing coming forward within the city. The benefits of this are considered to outweigh the loss of greenfield land.
The Publication Core Strategy does not include any proposals for housing in the Green Belt.

	71
	John Elton 
	8
	In response to your plans for future housing requirements, I disagree with the intention to increase the percentage of new houses in the Worsley and Boothstown areas from 0.7% to 2.7% when: 

1. there is an overall reduction in the need for new housing of 35% compared with the 2007-2027 Draft Core Strategy

2. the Council I understand decided not to go ahead with Burgess farm development on the basis there was no longer a need for the housing and

 3. the increased demand for new housing is based on the assumed demand for workers to meet the needs of employers occupying new office space, most of which will be in Salford Central and Salford Quays. To build the homes in the Boothstown area particularly will add to an already severe transport problem in the East lancs Road/ leigh Road areas as these people will be commuting into the city or accessing the M602 etc. to get to work.

 If there is really a justification for building this amount of new housing, would it not be better to spread out more thinly these developments and consider land to the south of the A6 between Old clough Lane and the M60 bridge, where there could also be a station added on the rail line to take commuters going from Walkden into Salford? This would help ease congestion on the roads and also contribute to reducing carbon emissions. 
	Policy H1 of the Publication Core Strategy supports the residential development of greenfield land at Burgess Farm (for around 500 houses) and in Worsley and Boothstown (for around 300 houses). This will help to ensure a good mix of housing, including higher value dwellings, which should support economic growth. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land.
The precise location of the sites in Worsley and Boothstown will be determined through a separate document.

	81
	J D Leaver
	8
	 It is hard to understand why the overall change in the “Distribution of New Housing” from 33000 net dwellings down to 22000 results in an ACTUAL INCREASE in “Worsley and Boothstown” from 250 to 600. Salford Quays, for instance, has reduced from 7600 to 4100, an area which in the past has included good quality accommodation to attract the higher skilled residents. 

· The ‘Housing Supply Annex’ highlights the “Total dwellings” for W & B of 628 to include 300 from “Greenfield sites to be identified in a separate plan”. Presumably this is the reason for the increase. NO OTHER AREA OF THE 20 LISTED REFERS TO THE USE OF GREENBELT. It is also impossible to accept a proposal that refers to an unknown separate plan. Is not this part of your proposal discriminatory against Worsley and Boothstown? 

· If it is the intention to build on Greenbelt, what considerations have been given to this? Does this not offend “National Policy”? Worsley is an attractive place to live with the greenbelt protecting us from an “urban sprawl”. It is one of the main reasons my wife and I have continued to live here following our retirement and giving us the opportunity to serve the local community. I hope I am wrong in suggesting that opportunistic Land Owners and Developers are behind this proposal. Should not more consideration be given to farming part of the Greenbelt that is not easily accessible to the Public given the continuing increase in food prices and energy costs.

 · By removing the greenbelt, is there not the real danger that a “higher skilled” population will not be attracted to the area? 

· Is it not the case that this historic and widely known attractive area should be protected? In spite of the major road developments over the last 30 years, Worsley and Boothstown have maintained their essential character and been a flagship of the region. It seems completely disproportionate that 300 houses out of a total plan of 22000 should put this at risk and spoil the amenity that the local population and beyond have enjoyed for so long. 
	The Publication Core Strategy identifies a figure of 600 additional dwellings for the Worsley and Boothstown area over the period 2011-2028, including around 300 on greenfield land. It is considered appropriate to support this release of greenfield land in order to ensure that there is an appropriate mix of housing coming forward within the city. The benefits of this are considered to outweigh the loss of greenfield land. This is not discrimination against Worsley and Boothstown, but rather a recognition that the area is best placed in the city to provide higher value housing.
The Publication Core Strategy does not include any proposals for housing in the Green Belt.

	99
	Ray Doig
	8
	I have read the Final Core Strategy Pre-Publication June 2011 and I would like to register my total opposition to the proposals therein. 

I find the document to be significantly different from the earlier draft, with little or no explanation for the dramatic changes. There are proposals, but it is more than a little scant on the basis for the proposals or the basis on which the plan has been developed. In other words, there is nothing offered for discussion, no meat for debate, there is merely a proposal which leaves the reader only two choices – take it as it is or outright rejection of the whole document. I reject the whole proposal on the basis that it is not explained enough, particularly with reference to the increase in the number of homes to be built in Worsley and Boothstown.

I would query the apparently baseless (none given) increase in the proposed housing developments in Worsley and Boothstown. The 2007 to 2027 plan had 250 houses for this area, but the 2010 to 2030 has 600. This is an increase of 140%, 2.4 times the original number. At the same time the number in Walkden, Little Hulton, Irlam, Cadishead, Swinton and Pendlebury are all reduced. Again no explanation is offered for this massive change in just three years.

I also question the statement that ‘...it is anticipated that this scale of residential development is likely to require the release of some Greenfield land ...’ I would suggest that this level of development would mean the release of a very significant amount of Greenfield. This proposal is 7.69 times the size of the 78 dwelling erosion of the greenbelt that took place in 1998, the Bardsley Estate. The area of land that this development will need is currently not available in this area. It will require the release of a large area of greenbelt land to allow for this number of dwellings.

The Peel Holdings proposal to develop the land north and south of the Bridgewater Canal in Boothstown was rejected on the grounds of greenbelt erosion and traffic congestion. An additional 600 homes would in no way help with the current traffic congestion in Boothstown and Worsley. The very arguments used against Peel by Salford City are now ignored by Salford City as Salford City itself proposes to build in the most profitable area it has.

It is interesting that the document states that identification of the areas to be developed is ‘... too detailed for the Core Strategy ..’ I suggest that a quick look at Figure 14.1 on page 55 of the Core Strategy document will show just how simply a coloured map can convey a proposal.  Why then is there no such map indicating potential development locations? Is it because ‘...the release of some Greenfield land ...’ would be seen for what it is -  a gross understatement.

I would note that most sections of the document finish with a short paragraph that answers the question ‘How is this different to the Draft Core Strategy?’ but very noticeably not Section 8 Distribution of New Housing.

The document proposals appear to target the greenbelt in Worsley and Boothstown. It offers no suggestions as to why this is or why it has so dramatically changed since the draft issued only a short while ago.


	The Publication Core Strategy identifies a figure of 600 additional dwellings for the Worsley and Boothstown area over the period 2011-2028, including around 300 on greenfield land. It is considered appropriate to support this release of greenfield land in order to ensure that there is an appropriate mix of housing coming forward within the city. The benefits of this are considered to outweigh the loss of greenfield land. The proposal reflects the fact that Worsley and Boothstown is best placed in the city to provide higher value housing.

The Publication Core Strategy does not include any proposals for housing in the Green Belt.

	98
	Suzanne Doig
	8
	I have read the Final Core Strategy Pre-Publication June 2011 and I would like to register my total opposition to the proposals therein. 

I find the document to be significantly different from the earlier draft, with little or no explanation for the dramatic changes. There are proposals, but it is more than a little scant on the basis for the proposals or the basis on which the plan has been developed. In other words, there is nothing offered for discussion and no meat for debate. I reject the whole proposal on the basis that it is not explained enough, particularly with reference to the increase 2007 – 2027 plan to 2010 – 2030 plan) in the number of homes to be built in Worsley and Boothstown.

 I would query the apparently baseless (none given) increase in the proposed housing developments in Worsley and Boothstown. The 2007 to 2027 plan had 250 houses for this area, but the 2010 to 2030 has 600. This is an increase of 140%, 2.4 times the original number. At the same time the number in Walkden, Little Hulton, Irlam, Cadishead, Swinton and Pendlebury are all reduced and no explanation is offered for this massive change in just three years. I also question the statement that ‘...it is anticipated that this scale of residential development is likely to require the release of some Greenfield land ...’ I would suggest that this level of development would mean the release of a very significant amount of Greenfield. This proposal is almost 8 times the size of the 78 dwelling site and loss of greenfield that took place in 1998, the Bardsley Estate in Boothstown. The area of land that this development will need is currently not available in this area. It will require the release of a large area of greenfield land to allow for this number of dwellings. 

The Peel Holdings proposal to develop the land north and south of the Bridgewater Canal in Boothstown was rejected on the grounds of greenbelt erosion and traffic congestion. An additional 600 homes would in no way help with the current traffic congestion in Boothstown and Worsley. The very arguments used against Peel by Salford City are now ignored by Salford City as Salford City itself proposes to build in the most profitable area it has. 

It is interesting that the document states that identification of the areas to be developed is ‘... too detailed for the Core Strategy ..’ A quick look at Figure 14.1 on page 55 of the Core Strategy Document will show just how simply a coloured map can convey a proposal. Why then is there no such map indicating potential development locations? Is it because ‘...the release of some Greenfield land ...’ would be seen for what it is - a gross understatement.
I would note that most sections of the document finish with a short paragraph that answers the question ‘How is this different to the Draft Core Strategy?’ Very noticeably Section 8 Distribution of New Housing does not. 

The document proposals appear to target the green areas in Worsley and Boothstown. It offers no suggestions as to why this is or why it has so dramatically changed since the draft issued only a short while ago and for that reason I object to the proposals. 
	The Publication Core Strategy identifies a figure of 600 additional dwellings for the Worsley and Boothstown area over the period 2011-2028, including around 300 on greenfield land. It is considered appropriate to support this release of greenfield land in order to ensure that there is an appropriate mix of housing coming forward within the city. The benefits of this are considered to outweigh the loss of greenfield land. The proposal reflects the fact that Worsley and Boothstown is best placed in the city to provide higher value housing.

The Publication Core Strategy does not include any proposals for housing in the Green Belt.

	198
	Peel Group
	8
	Proposal F: distribution of new housing

 The points of support below are inherently linked to Peel’s objections on the overall housing requirement (Proposal C), phasing (Proposal D), type (Proposal E) and distribution (Proposal F), as set out below, and so should be read in that context. However, notwithstanding those objections, Peel supports a number of points made by the Council in relation to housing distribution matters within the Pre- Publication Changes.
 Regional Centre housing 

The principle of reducing the amount of housing proposed within the Regional Centre down is supported by Peel. In overall terms, the previous figure of 16,850 appeared unattainable. The scale of the reduction, down to 9,500, is however potentially excessive, particularly as the plan period has also been increased.

 On the basis that the overall requirement should substantially higher, at least 32,000 (see Proposal C objections), it is suggested that the Regional Centre figure could be higher than 9,500, in particular to allow for additional housing at Salford Quays / MediaCityUK. 
Salford West 

Worsley & Boothstown

 Peel supports the recognition by the Council in paragraph 8.4 of the following: 

Worsley & Boothstown Peel supports the recognition by the Council in paragraph 8.4 of the following: 

 “The Worsley and Boothstown area is the main location in the city where there is the potential to secure higher value housing....” 

“it is considered important that the Worsley and Boothstown area provides a higher level of new housing.”

 “It is anticipated that this scale of residential development is likely to require the release of some greenfield land, and the Strategic Housing Land Availability Assessment indicates that there are several different options for delivering this land”. 

The principle of increasing the amount of higher value housing within Worsley and Boothstown, and the need to release greenfield land, is therefore supported by Peel. The extent of the increase, from 250 to 600 dwellings is however inadequate, as set out in detail in response to Proposals C, E and F.
Burgess Farm

 Peel supports the proposal to retain the Burgess Farm policy (H2 in the Draft Core Strategy) and the associated identification in the SHLAA of a total of 550 units across phases 1 and 2. The Burgess Farm site is an immediately deliverable, sustainable and good quality housing site. More detailed comments in respect of Burgess Farm are set out under Proposal F below. 
	The proposed distribution of new dwellings in the Publication Core Strategy is considered appropriate to meet the varied housing needs of the city.

	202
	Peel Group
	8
	Proposal F: Distribution of new housing 

Legal compliance 

The MCR policies of RSS remain the statutory development plan spatial policies for Salford. The most recent Cala Homes vs. Secretary of State judgement establishes that until the RSS (The North West Plan) has been formally abolished by legislation, it would be unlawful for Salford City Council to have regard to its proposed abolition in preparing the Core Strategy. Furthermore, the RSS cannot be abolished until such time as a Strategic Environmental Assessment (SEA) of that proposed abolition has been undertaken. The SEA process itself is covered by regulations requiring baseline, scoping, assessment of alternatives and effects, consultation and the preparation of a report. Proposal F is in the first instance unlawful, because it is a product of the reduced housing requirement of Proposal C which has had regard to the intended abolition of RSS, and because it does not provide for a ‘considerable amount’ of new housing as required by RSS Policy MCR5.
The Nature of the Policy

 Peel agrees that the Core Strategy should contain a policy that provides guidance on the distribution of housing provision at a level below that of the City. However the Company considers that the detail set out in Proposal F is excessive and introduces an unnecessary lack of flexibility into the strategy. Peel considers that the housing distribution policy should provide guideline figures for the Regional Centre, the Rest of Central Salford and Salford. Below this level, the policy should only identify board/strategic locations where significant land releases will be made for new housing. In the Regional Centre, it should be Salford Quays. In the Rest of Central Salford it should be Charlestown, Lower Kersal and Lower Broughton. In Salford West it should be Walkden, Worsley and Boothstown, Swinton, and Irlam and Cadishead. 
The factors which should underlie the Policy 

Peel considers that the distribution over the City should be driven by a clear development strategy. However such a development strategy is not at all obvious from the figures in Proposal F. Indeed paragraph 8.1 confirms that the basis of the distribution is the location of sites identified by the Strategic Housing Land Availability Assessment, not any coherent development strategy for the City. There also appears to be very little relationship with local need or affordability issues or the strategic imperative to rebalance the housing stock. In Peel’s opinion, these are the factors which should have driven the distribution of the housing provision, and not just where available sites may be. 
Salford West 

The case for a significant increase

 Peel considers that the level of housing release proposed for Salford West should be significantly increased over the 5,900 dwellings. The level of provision is not adequate to meet the identified housing needs of Salford West, including the need for affordable housing. 

Salford West is the part of the City which is likely to be most attractive for family and aspirational housing because of its locational characteristics. In line with the Greater Manchester Strategy, the Greater Manchester Strategic Housing Market Assessment, the Greater Manchester Housing Strategy, and the Manchester Independent Economic Review, the provision of such housing is a key priority for both Greater Manchester and Salford. These documents are reviewed further below. 

Since such housing cannot be provided in the quantities necessary in the densely developed Regional Centre and Rest of Central Salford, it needs to be provided in Salford West. The alternative is that families and aspirational households will continue to leave Salford in search of better housing opportunities in areas such as Bury, Wigan, Trafford and North Cheshire. Peel’s representations on Proposal D give further details. The scale of rebalancing required of Salford’s housing offer could not be achieved within the totals for Salford West given in Proposal F. 

The level of provision is not adequate to fulfil the role for the area which has been identified by the City Council in the Salford West Strategic Regeneration Framework (SWSRF). It says that:-

 “There is a clear role for Salford West to provide an increasing supply of the quality residential developments needed to retain and attract a skilled and aspirational workforce. This includes providing high quality aspirational housing that attracts and retains higher income earners and families”.

 Paragraph 8.25 of the SWSRF makes the point that providing a critical mass of new housing is “important” in challenging perceptions and creating a new housing market. It says that this provision should include “new family, professional and affordable housing that combine locational advantages with high quality design and high standards of sustainability”. It adds that the challenge is to “create” in Salford West a housing stock that attracts and retains higher earning households. 

Peel considers that the level of housing proposed for Salford West is insufficient to meet the objectives identified by the SWSRF. Whilst the identification of Burgess Farm and additional housing in Worsley and Boothstown is welcome, it is nowhere near enough by itself. It will certainly not, by itself, provide the “plentiful” supply of family housing referred to in the Spatial Vision (paragraph 3.10) or the necessary rebalancing of Salford’s housing offer which is required to reduce out-migration of families from the City. 

The great bulk of the 5,900 dwelling provision for Salford West is on sites already identified by the Strategic Housing Land Availability Assessment with planning permission. Many of these sites are in a location or of a type or size which will not meet the need for aspirational family housing. It is also clear from the Council’s schedule of sites that most of the windfall provision in Salford West will be in the form of apartments rather than houses. From this, it follows that if Salford West is to provide substantial numbers of new aspirational family houses, in line with Council objectives to rebalance the City’s housing offer, there must be a large increase in the overall provision for Salford West. Otherwise Proposal F will act as a major constraint on the Council’s ability to meet some of its key housing objectives

 Salford West is a highly sustainable location for new housing development. It has very good public transport links with the Regional Centre which will be enhanced by the proposals of the Core Strategy, including the Leigh Guided Busway. There are high levels of existing employment which will be supplemented over the plan period by proposals such as Port Salford and Cutacre. Finally the area is very well served by community and other infrastructure, including well established town centres, good schools and medical and other services.

 The insufficient amount of housing for Salford West in Proposal F therefore fails to recognises the following:

·  The strategic policy fit with the RSS (Policy MCR5) and the Salford West SRF for a considerable   amount of housing growth in Salford West, as part of the Northern part of the Manchester City Region; 

·  The qualitative need for (‘family and aspirational’) housing in supporting economic development:

· The suitability and historic track record of the area in providing such housing and creating successful and desirable neighbourhoods; 

· The relative health of the housing market for ‘houses’ in Salford West, and hence the ability to deliver this type of housing presently and in the foreseeable future; 

·  The sustainability of the area and the existence of infrastructure to support new housing, including community, physical and transport infrastructure; •

· The availability of sustainable greenfield and/or Green Belt land in Salford West to accommodate the required housing that cannot be accommodated on brownfield land, and the immediate deliverability of such land;

·  The over-reliance in the future supply on apartments and constrained sites for housing, which will exacerbate the lack of provision of high quality housing; 

·  The adverse consequences of not providing additional housing, including further loss of economically active population and unsustainable travel patterns. 

Additionally, it is considered that a spatial focus on delivering houses in Salford West can support Central Salford, with public investment directed to those areas. The market, permitted to deliver significant amounts of housing in Salford West, would require very little (if any) public sector resource to deliver new housing and hence there would be no diversion of public funding from regeneration projects. New housing could therefore be delivered at little or no cost to the public purse, but with major economic benefits arising. Furthermore, there are significant areas of challenge within Salford West which could be assisted by private housing investment and associated infrastructure, public realm and other improvements, for example at Irlam. 
Development Plan strategy for Salford West 

In addition to legal compliance with RSS as part of the development plan, the evidence that informed RSS, including the collective agreement of Salford City Council and the other 9 Greater Manchester (GM) authorities, through AGMA, to the MCR policies of RSS, remains the most up to date established planning policy position for GM. AGMA prepared and submitted its own policy approach to the RSS process, with Salford’s full involvement and agreement, which was largely accepted by the RSS Panel and Government. The position reached in the final RSS was fully supported by Salford City Council. Policy MCR5 states (our underlining):

 “Plans and strategies for the northern part of the City Region should support the transformation of the local economy, regenerate communities, and enhance the environment. They should: 
·  secure improvements which enable the area to compete more effectively for economic investment now and in the future, helping to achieve significant improvements in productivity and creating the conditions for sustainable growth. This will require significant interventions to improve skill levels within the labour market, to deliver appropriate development sites, and to secure necessary infrastructure improvements;

·  focus employment development in the town/cities as set out in RDF1 and at other locations which accord with the spatial principles (policies DP1-9), policies W2 and W3 and MCR1, to support the overall economic growth of the sub region, to encourage the ‘spin-off’ of functions linked to the Regional Centre and to address worklessness; 

·  expand the quality and choice of housing (in terms of size, type, tenure and affordability) in line with the approach set out in Policy L4.” 

The supporting text to MCR5 explains as follows (our underlining): “

……. It is therefore essential that economic, housing and transport investments are co-ordinated both to assist in the necessary restructuring of the local economy and over time to uplift the economic performance of the north, and that future housing and transport resources are co-ordinated to make sure that improved linkages can be delivered.

 Significant investment will be needed to raise the northern parts of the City Region to the same levels of economic achievement as those in the south. Considerable amounts of economic and residential development will be encouraged, but not at the expense of the regional centre and inner areas, which attract the highest priority. It will be important to ensure that residential development in the north is matched by economic development to avoid any dramatic rise in the need to travel for work.”

National Policy

 The Written Ministerial Statement
 accompanying the ‘Plan for Growth’ states that:

 ‘Local authorities should therefore press ahead without delay in preparing up-to-date development plans, and should use that opportunity to be proactive in driving and supporting the growth that this country needs. They should make every effort to identify and meet the housing business and other development needs of their areas, and respond positively to wider opportunities for growth, taking full account of relevant economic signals such as land prices.

’ It also states that authorities should:

 ‘Take into account the need to maintain a flexible and responsive supply of land for key sectors, including housing.’

 The delivery of an appropriate housing offer was recognised in the Local Growth White Paper
 as integral to the economy: 

‘Housing can be an important source of economic growth, particularly at a local enterprise partnership level. The recent recession had a severe impact on housing construction, with output falling by around a third from its pre-recession peak. However, this also means that the sector has clear potential to grow. It could therefore play a major role in leading the economy back towards growth and improving the long-term competitiveness of the UK economy. This potential has been demonstrated in UK growth over the past six months, which showed construction output, of which housing is a major part, growing by 14 per cent between the first and third quarters of 2010, making a major contribution to the strength of whole economy GDP growth. Housing can also play a key role in supporting an efficient labour market, which is critical to economic growth.’ 

The importance of the relationship of housing delivery to economic growth, i.e. providing a flexible residential offer that responds to the growing needs of the economy, is not new. It is clearly defined and emphasised in PPS1
 and reflected in PPS3
 and related guidance such as the Strategic Housing Market Assessments (Practice Guidance Version 2)
. 

The Draft National Planning Policy Framework (NPPF), published for consultation in July 2011, builds upon the Plan for Growth and Local Growth White Paper by proposing a presumption in favour of sustainable development, which is to be a ‘golden thread’ running through plan making and decision taking. 
Greater Manchester policies

 The need to deliver an expanded quality and choice of housing is an issue well established in the sub-region, through the Manchester City Region Development Programme (MCRDP) and Housing Strategy. These documents fed into the development of Policy MCR5.

 The Greater Manchester Strategy (GMS) was approved by Manchester’s Commission for the New Economy (an arm of the Association of Greater Manchester Authorities – AGMA – which includes Salford) in August 2009. It has a number of strategic priorities. Under ‘attracting talent’ the following strategic objectives have been set out: 
·  “Increase the number of knowledge workers and decision-makers working in the city region, in particular those in the early (25-34) and mid (35-44) stages of their careers

·  Increase the number of innovative entrepreneurs living and working in the city region

·  Increase the number of high net worth individuals living in the city region.

” Under the strategic priority of ‘the housing market’ is the following strategic objective:

·  “Put in place the conditions to support and accelerate delivery of housing growth” 

The Manchester Independent Economic Review (MIER) was an empirical study into the issues facing Greater Manchester, which fed into the GMS. One of the key recommendations of the MIER for the City Region is the easing of planning restrictions which restrict availability and increase housing costs for skilled workers. 

The GMS and the MIER, and their evidence studies, identify that current spatial planning policy and the presumption against greenfield housing development restrict the ability of the City Region to meet its housing needs. The GMS and MIER do not change the ambition for GM or Salford in terms of providing enough of the right types of homes to meet economic growth aspirations. Indeed, the overall GMFM (2010) housing requirement for Greater Manchester is higher than RSS. The strategy has not therefore changed. As such, Salford should be planning to deliver a large, high quality housing requirement that achieves both a significant increase in Central Salford, but also substantial numbers of new houses in Salford West.
Salford Sustainable Community Strategy

 The Salford SCS, adopted in 2009, states that the Council will: “

…provide popular homes in desirable neighbourhoods: by… providing a good choice of new market housing, including family and affordable homes…”
Comments on locations for additional housing growth

 If Proposal F is retained in its present form, Peel considers the levels of housing provision in Salford Quays, Worsley and Boothstown, Swinton and Irlam and Caddishead should be substantially increased. These areas should be identified as strategic/broad locations for housing growth. 
Salford Quays 

The Pre-Publication Version proposes a substantial reduction in the housing provision to be accommodated in Salford Quays, from 7,600 to 4,100. Peel accepts that there are previously identified proposals in Salford Quays which may not come forward for housing in the plan period. It also accepts that new housing development in Salford Quays will be limited over the next five years because of the current glut of apartments on the market. However Salford Quays remains a major success story for Salford in terms of economic development, and it is important that sufficient housing development takes place to ensure that it remains a vibrant mixed area. For this reason, the 4,100 dwelling provision should be significantly increased. Peel would welcome discussions with the Council about an appropriate figure which would take into account its evolving masterplanning work for the area and the phasing of its economic development initiatives. 
Worsley and Boothstown

 Peel welcomes the increase by Proposal F in housing provision for Worsley and Boothstown. In particular, it welcomes the recognition at para 8.4 that:- 

“The Worsley and Boothstown area is the main location in the city where there is the potential to secure higher value housing. 

“It is important that the Worsley and Boothstown area provides a higher level of new housing.” 

“It is anticipated that this scale of residential development is likely to require the release of some greenfield land…” 

However Peel considers the proposed increase for Worsley and Boothstown from 250 to 600 dwellings is too little, especially in the light of the need for high quality aspirational housing for which the area is most suitable. For this reason, there should be a substantial increase in housing provision for Worsley and Boothstown.

 Peel has undertaken land studies which show that such an increase can be achieved without damage to key strategic planning interests. Information has been previously submitted to the SHLAA and DCS relating to deliverable, high quality land. 
Swinton 

Peel considers that housing provision at Swinton should be substantially increased. This is a highly sustainable location for development and there is land around the settlement which does not fulfil essential Green Belt purposes, including land at Hazelhurst south of the motorway.
Irlam and Cadishead

 Peel considers that the housing provision at Irlam and Cadishead should be substantially increased to reflect the approved and emerging economic proposals at Port Salford which will bring large numbers of jobs to the area. Peel has previously submitted information relating to deliverable, high quality land to the SHLAA and DCS which is capable of accommodating significant housing growth. A substantial increase in housing provision will require Green Belt release but this can be achieved without fundamental harm to the essential purposes of the Green Belt. A new permanent defensible boundary can be created, to ensure that a Green Belt several miles wide can be retained in permanence. Additional housing and employment opportunities can help tackle significant regeneration challenges which exist in Irlam and Cadishead. 
Strategy for identifying land

 In order to identify additional sites in Salford West, Peel considers that the following approach should be adopted (subject to sustainability considerations):- 

· Urban greenfield sites outside the Green Belt with no significant environmental or recreational constraints. However most of these opportunities have already been identified in the SHLAA. 

· Other greenfield sites outside the Green Belt with environmental and/or recreational constraints that can be overcome through design/mitigation. This could include sites in the current Worsley Greenway.

· Green Belt land which does not serve any important Green belt function. This would include the land at Hazelhurst Farm, Worsley.

· Green Belt land which does not serve an essential Green Belt function and which provides significant opportunities for a high level of sustainability. 
Comments in relation to Burgess Farm

 Peel supports the identification by the Core Strategy of Burgess Farm for housing development. It is agreed with the Council that the proposal is of city-wide importance because of its potential contribution to providing a good mix of housing within Salford (para 6.80 of the Preferred Options Report), especially family housing and housing for aspirational households. 

The site is in the ownerships of Peel and the Council and can therefore be delivered forward as and when required. There are no ownership or similar constraints which would prevent development. The site is within an area which is known to be attractive to housebuyers and housebuilders. Countryside Properties are the chosen development partner of Peel on this site and wish to develop the site early in the plan period. 

site is appropriate for housing development bearing in mind the criteria set out in paragraph 38 of PPS3 as:-

·  The proposed housing development would make a major contribution towards the provision of additional family housing for the City which the Spatial Vision says is a priority for the City and which is listed as a key Spatial Objective (vi). It would also make a significant contribution to meeting the need for more housing of the type attractive to the high-skilled and professional workers who are essential to driving forward the Greater Manchester economy. This latter need is identified as a priority by both the Core Strategy Preferred Options Report and the Salford West Regeneration Framework.

·  There is a high level of need and demand for additional housing in Salford West which the proposal would help meet. The proposal would include a significant proportion of affordable housing for which there is a particular need in the area, given local house prices and incomes.

· The development of the site would allow new housing to be provided in a location which would encourage the use of public transport and minimise the use of the private car, thereby helping to minimise carbon emissions. The site is within walking distance of Walkden Railway Station. It is also within easy walking distance of the proposed Newearth Road stop along the Leigh-Salford-Manchester Busway which is now a committed scheme with funding. The Busway will provide an important and rapid new public transport route into the Regional Centre, and it should be an objective of the Core Strategy to maximise development opportunities along its route.

·  The site is not subject to any overriding physical, environmental or other constraints which would prevent it coming forward for housing development. In particular:-

· The site is not of substantive nature conservation interest. Part adjoins a Site of Biological Importance but the SBI can be protected by appropriate buffers and other mitigation measures. With good planning, the nature conservation interest of the local area can be enhanced by the proposal

·  Most of the proposed housing area is within Flood Zone 1. The small part which is within Flood Zone 3 can be used as open space and thereby form a useful part of the overall development. 

· Vehicular access can be obtained satisfactorily from Hilton Lane. Pedestrian and cycle linkages can also be created onto the adjoining long distance walkway, thereby further improving accessibility by non-car modes of travel.

· The layout of development can easily accommodate the other constraints on the site including the Thirlmere Aqueduct and footpaths.

· The site has good access to local facilities such as primary and secondary schools, open spaces, and churches. It is also within walking distance of Walkden Town Centre.

· There are numerous employment opportunities within reach by foot, cycle and public transport, including the Regional Centre.

· The site is well placed to meet the needs of the City and local area for family housing and affordable housing. Because of its location and environmental characteristics, it can also help meet the needs of aspirational households who are key to the economic success of the City as well as to creating a balanced community.

Peel agrees with the reasoning given by the Council for the allocation of Burgess Farm in the Draft Core Strategy and would emphasise in addition the following:-
·  Greenfield land is necessary to meet the housing requirement over the period 2010 to 2030. Consequently there can be no grounds to object to the allocation of the site on the basis of any sequential approach.

·  The location, character and size of the site makes it suitable to provide a wide range of housing including houses for families and aspirational households.

·  The site is able to make a contribution to meeting substantial affordable housing needs which are known to exist in the Walkden area. 

Peel considers that Burgess Farm is the best available of the large greenfield site options in the City because of its highly sustainable location, good public transport, lack of significant adverse environmental impact and ability to provide a wide range of housing. With proper planning, the development of the site can be combined with positive environmental measures which would enhance the adjacent Site of Biological Importance and improve local recreational provision. 
	The city council has had regard to the Regional Strategy in producing the Publication Core Strategy. It is considered that the Publication Core Strategy is in general conformity with the Regional Strategy.
The identification of the scale of housing envisaged in each sub-area of the city is considered to improve the clarity of the Core Strategy for developers, infrastructure providers and residents, particularly given the high overall housing figure. These area figures will also provide an important strategic framework for the production of neighbourhood development plans.

The Publication Core Strategy sets out a clear spatial strategy for the city, which is supported by the scale of housing proposed in different parts of the city. This will help to deliver a diverse range of housing, as well as supporting the economic role of the Regional Centre, the regeneration of the rest of Central Salford, and the continued success of Salford West.

The Publication Core Strategy identifies the provision of 5,650 dwellings in Salford West over the period 2011-2028, which is considered sufficient to meet identified needs.

The Publication Core Strategy specifically supports the release of greenfield land at Burgess Farm and in Worsley and Boothstown to provide around 800 houses, which would meet the need for ‘aspirational’ housing that is referred to. This will ensure that a sufficiently diverse mix of new housing is provided in Salford. It is not considered that there is sufficient justification for further greenfield release or residential development in the Green Belt.

The housing distribution figures would not preclude more dwellings from coming forward in an area if suitable sites became available.

	32
	David Leigh
	8.4
	Having just read some of the planning proposals for the Worsley and Boothstown area it does seem strange to me that the intention of attracting skilled and hence 'better off' workers into the area is to be achieved by removing the very amenities [open space/greenbelt land] that they would value! 

With the present and, I expect, long term effect of the miss-judged Chapel Street development, on traffic trying to get into Manchester, the inevitable increase in traffic on the A580 should this housing development go ahead will clearly mean more frustration for bus and car users.

 I do believe that these proposals need a serious re-think. 
	Policy H1 of the Publication Core Strategy supports the residential development of greenfield land at Burgess Farm (for around 500 houses) and in Worsley and Boothstown (for around 300 houses). This will help to ensure a good mix of housing, including higher value dwellings, which should support economic growth.

	51
	Moira Glover 
	8.4
	I would like to object as strongly as I can about the inclusion of using green belt and green field sites for housing developments as stated below: 

However, the Core Strategy (Pre-Publication Changes Report) is proposing to support the development of some greenfield sites in order to ensure that a good range of development comes forward in Salford, in terms of type, value and location. The Core Strategy Pre-Publication Changes Report proposes that land at Burgess Farm and some greenfield land in Worsley is released for housing development in order to provide some high value housing. The Core Strategy Pre-Publication Changes Report is currently subject to public consultation and comments are being invited on the document until 1st August 2011.

 This implies that high value housing cannot be accommodated in other areas by improving the environment sufficiently within the city boundaries in other areas. The council should be able to ensure that developers use brown field and derelict for this purpose. It makes for common sense that this will enhance the environment for all not just for the people who can afford high value property, who will be marginalized and not integrated within other areas. Also this would reduce polarisation that is occurring for certain schools marked as poor or good. Relating to this if the council assumes that parents who buy properties on the would be Burgess Farm will send their children to Harrop Fold they are mistaken. It would also the negate the necessity to provide new bus services. 
	Policy H1 of the Publication Core Strategy supports the residential development of greenfield land at Burgess Farm (for around 500 houses) and in Worsley and Boothstown (for around 300 houses). This will help to ensure a good mix of housing, including higher value dwellings, which should support economic growth. The benefits of this housing being provided are considered to outweigh the loss of greenfield land.

It is not considered possible to provide sufficient high value houses in other parts of the city.

The Publication Core Strategy does not propose any housing development in the Green Belt.

	42
	David Naylor
	8.4
	I was somewhat amazed to be advised by our MP that our council would want to consume more green field land for domestic housing 

What Salford needs to enhance the desirability of the area is more green field open spaces not less. 

Yet again we are poorly served by officialdom who opt the quick fix solution ---we are living with Dept of Transport lack of forward thinking with the M60 with it multiplicity of junctions which will subject of yet another instant solution by adding another lane rather than control the flow as per the M42 round Birmingham. The widening of the M60 will certainly detract from the desirability of houses in the worsley area. 

The increased traffic resulting from Peel Holdings Port of Salford will add more noise and chemical pollution to the worsley area

 Salford council should be looking to mitigate against these adverse environmental conditions not adding to the problem by creating increased traffic from commuter journeys.

 A co-ordinated approach appears to missing--- where are these highly skilled to be employed and keyed into transportation links etc

 We appear to be lacking an all encompassing vision for the development of housing in Salford. 

Using green field land is not a good option more open fields not less 

Not ease to square the circle 
	Policy H1 of the Publication Core Strategy supports the residential development of greenfield land at Burgess Farm (for around 500 houses) and in Worsley and Boothstown (for around 300 houses). This will help to ensure a good mix of housing, including higher value dwellings, which should support economic growth. The benefits of this housing being provided are considered to outweigh the loss of greenfield land.
The Publication Core Strategy plans for a very significant increase in highly skilled jobs, including through office developments in the City Centre and the continued development of MediaCityUK.

	35
	Alex Jackson
	8.4
	As a Worsley resident I am alarmed to find out about proposed plans for additional housing which may impact green belt areas of Worsley and Boothstown.

 One of the attractions of Worsley is its open green belt areas and the ability for residents to have the facilities to walk and enjoy recreational activities in the open areas.

 Firstly I think information about the proposed sites should be made available to the public and I cannot see it anywhere in the proposal. 

Worsley is already suffering from ridiculous road congestion at rush hour times and it is now becoming known as a traffic nightmare with the gridlock between the main roundabouts and M60 access points. 

On top of this is the environmental issues caused with the heavy amount of vehicles traveling in and around Worsley. 

The road surfaces have already had to have been relaid around the roundabouts twice in the last 18 months! 

Adding more housing will add more road traffic as far as I am concerned. 

Please note my strong objection to this proposal. 
	Policy H1 of the Publication Core Strategy supports the residential development of greenfield land at Burgess Farm (for around 500 houses) and in Worsley and Boothstown (for around 300 houses). This will help to ensure a good mix of housing, including higher value dwellings, which should support economic growth. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that the traffic impacts can be satisfactorily managed.

	37
	P Cordwell
	8.4
	I would like to express my objections to the proposed building of houses on the land just off the A580 and Hazlehurst road.
	The Publication Core Strategy does not propose development on this site.

	40
	A Chadwick
	8.4
	I note from the above that you plan to increase the number of new properties in Boothstown and Worsley by developing greenbelt land. 

You point out that this is to attract highly skilled workers to places they want to live. 

I put myself in this category and chose to live in Boothstown because it gives me and my family access to green spaces if this is to be removed then the attraction of the area diminishes. In addition I work in the city centre of Manchester and commuting is a nightmare now, increasing the number of residents that you expect to commute to their places of work - likely to be the city centre will only make this existing problem worse. 

The loss of green space and increased traffic will give me no alternative than to look somewhere else, outside of the City of Salford, to live because what initially attracted me to the area will no longer be valid. I doubt Im on my own with this viewpoint.

 I thought the whole point of indentifying greenbelt land is to protect it from development. What is the point of this is it can subsequently be built on. I don’t understand this at all. I live near a green belt site and thought when I purchased my property I was ensuring that the sorrounding area couldnt be changed. I am clearly not happy with the proposed changes and require information on the proposed sites asap. 
	Policy H1 of the Publication Core Strategy supports the residential development of greenfield land at Burgess Farm (for around 500 houses) and in Worsley and Boothstown (for around 300 houses). This will help to ensure a good mix of housing, including higher value dwellings, which should support economic growth. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that the traffic impacts can be satisfactorily managed.

The Publication Core Strategy does not propose any housing development in the Green Belt.

	52
	D Legerton
	8.4
	I should like to protest most strongly against the plans to use Greenfield land for the building of 300 homes in the Worsley/Boothstown area. There must be a number of brownfield sites which could be used rather than losing some of the few areas of open land available to local residents.

 I would also point out that the local roads would be hard pressed to cater for another 300 vehicles attempting to force their way down Leigh Rd between 07:30 and 09:00 every weekday morning and for any person unfortunate enough to work in Manchester town centre they would then have to suffer the agonies of attempting to drive through the council sponsored shambles masquerading as Broad St/ Crescent redevelopment. 

Please take my views into consideration when reviewing the future housing development plans in the Worsley area. 
	The Publication Core Strategy supports the development of greenfield land in Worsley and Boothstown for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings. It is not considered that there are alternative brownfield sites available that could achieve this.

It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that the traffic impacts can be satisfactorily managed.

	54
	S Legerton
	8.4
	I should like to protest most strongly against the plans to use Greenfield land for the building of 300 homes in the Worsley/Boothstown area. There must be a number of brownfield sites which could be used rather than losing some of the few areas of open land available to Salford residents. These Greenfield sites are used by parents with children, dog walkers, joggers and just people out to enjoy the open air away from traffic.

 I would also point out that the local roads would be hard pressed to cater for another 300 vehicles attempting to force their way down Leigh Rd between 07:30 and 09:00 every weekday morning and for any person unfortunate enough to want to cross this main route out of the area.

 Please take my views into consideration when reviewing the future housing development plans in the Worsley area. 
	The Publication Core Strategy supports the development of greenfield land in Worsley and Boothstown for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings. It is not considered that there are alternative brownfield sites available that could achieve this.

It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that the traffic impacts can be satisfactorily managed.

	56
	Dr FA and Mrs GMB Mackenzie
	8.4
	Dr Forbes Mackenzie and Mrs. Gillian Mackenzie both wish to register their strong opposition to any development on Greenfield Land, especially in Worsley and Boothstown. 

The road transport system in these areas is already grossly overloaded creating high levels of noise atmospheric and light pollution.

 Furthermore, what wildlife corridors exist must be maintained. 
	The Publication Core Strategy supports the development of greenfield land in Worsley and Boothstown for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that the traffic and biodiversity impacts can be satisfactorily managed.

	57
	R J MacLennan
	8.4
	I have read both the above consultation documents on the Council website. I am a resident of Worsley and feel that I have to express my objections to any proposals or developments on greenfield land within the Worsley/Boothstown district. Greenfield land is important for environmental protection and for the pleasure of current and future generations. 
	The Publication Core Strategy supports the development of greenfield land in Worsley and Boothstown for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings.

	129
	Martin Anglesey
	8.4
	Does not support the proposals in the Core Strategy Pre Publication Consultation Report. My main concern is regarding the potential loss of greenfield land for development within the Worsley and Boothstown area. 

The Draft Core Strategy states that this issue is too detailed for inclusion. However, I think that this option is too intrinsic a part of Salford's landscape character to be omitted. 

The council currently recognises the value of this open space - a portion is designated "Worsley Greenway" to enhance its protection as a strategic rural setting. 

Development within this area would adversely affect the character, habitats and visual attractiveness of the locality permanently. 

The threat to this space should therefore place this topic clearly within the Core Strategy as a basis for the Local Authority and the public to consider how it can be protected for future generations. 

I would like the council to include within the Core Strategy its intention of how the greenspace within the Worsley/Boothstown area can be maintained and protected, with plans for better public access/utilization of this valuable asset. 
	The Publication Core Strategy supports the development of greenfield land in Worsley and Boothstown for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that the biodiversity impacts can be satisfactorily managed.

	73
	Worsley Village Community Asso.
	8.4
	Worsley Village Community Association note that the proposed number of dwellings has increased to 600 in the Worsley, Boothstown and Ellenbrook Wards even though the total for the whole of the City of Salford has decreased. The majority of these houses are to be built on yet to be identified Green Field sites. 

We agree that a certain amount of additional housing is necessary but argue that this should be done in an organic manner, one or two houses per site. We are strongly opposed to the use of any Green Field site for large numbers of houses. 

The infrastructure is not adequate for the present population and needs to be improved before any additional houses are built. 

There is already a shortage of school places for the children of the area in the coming academic year. The proposed extra housing would include family homes. Provision has not been made for the extra children living in these houses. 

The roads are already congested for several hours both morning and evening. Many hundreds more cars attempting to enter the road system would cause gridlock or at the very least add considerably more time to journeys. This ever more slowly moving traffic can only add to the level of pollution. Public transport is not an alternative option as the services are inadequate. The bus companies find it impossible to stick to schedules during the busy times. 
	The Publication Core Strategy supports the development of greenfield land in Worsley and Boothstown for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that the traffic impacts can be satisfactorily managed.

	79
	Jamie McWhir
	8.4
	I have several issues with the plans to build more housing in Worsley and Boothstown especially. 

· Use of greenbelt and greenfield land: this land is precious in our area, (wider Salford as a whole) and once we erode these open spaces in an urban environment the space never becomes available again and is lost to the local community. I accept that the drive to build more houses in the Worsley/Boothstown area to attract skilled workers is appealing, but surely one of the main appeals of the area, is the green spaces and the area where families, and individuals can go for walks, ride their bike, fish and have a peaceful haven in an urban environment. 

· Building plans for properties in Boothstown Basin; not only is the marina a uniquely open space in the area, it has been publicly accessible for 20 years, and therefore legally should be protected. The fact that none of the residents, none of the boat owners, and the people who own businesses in the marina want the housing seems to matter very little. Peel Holdings own the land directly across from the Marina, which had been designated as car parking for the aborted Racecourse, the properties could easily be built, with less impact and more preservation of the local area. Equally the plans for the basin involve high spec, high price flats/apartments. Have we not got enough empty flats and apartments in Manchester without building 20-30 more @ £250K each?

· Attracting people to areas; it is difficult to bring people directly into an aspirational area (such as Worsley) from local areas straight away. The property prices (and believe me I think they are scandalous and I am not concerned simply over the value of my home) make building appealing cheap homes difficult. Local people sometimes have to move up into the area of their choice after a period of time, as opposed to straight away. My wife and I lived in Tyldesley while we saved to buy our first property in Boothstown, and saved again for 10 years before buying a bigger property. You can't just build loads of cheap homes without it affecting the area as a whole.

· Infrastructure: We already struggle with traffic (I work out of the area 2-3 days a week, and have to leave home by 7.30 if I want to get to the M60 by 8.00, it's a mile!!) so an increase in through flow of traffic that is already bad would be so much worse with 200 new homes, and the likely 3-400 new cars that come with that! On top of that our schools, doctors, dentists etc are struggling to cope. Thought needs to go into how you bring people in. Would the council be better building some sheltered or smaller units for local residents to move into in their later years, and hence free up some space in the housing that is available? as opposed to building more housing. I admit that the choices for the council are stark, but as a modern and progressive council, who seems to care about it's residents, and the environment, needs to build these concerns into their plans for housing.
I admit that the choices for the council are stark but as a modern and progressive council who seems to care about its residents and the environment needs to build these concerns into their plans for housing. 
	The Publication Core Strategy supports the development of greenfield land in Worsley and Boothstown for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that the traffic impacts can be satisfactorily managed.

The Publication Core Strategy does not propose any housing development in the Green Belt.

	97
	Graham Bedingham
	8.4
	I would like to raise my comments for the core strategy pre publication housing strategy with specific comments regarding Worsley and Boothstown. 

The majority of the identified sites Identified in the core strategy pre publication housing supply I feel are acceptable for small scale development but I have grave concerns regarding what is stated as ‘Greenfield sites identified in a separate plan’. I am concerned on 2 points:

 1. The identification of the ‘Greenfield sites’ 

2. The size of the ‘Greenfield sites’ development. 

Identification of the Greenfield sites. As the plan states ‘identified in a separate plan’ it is impossible to determine the impact on our green areas. Review of the unitary development plan shows that all possible ‘Greenfield sites’ are within green belt protected areas therefore you can only assume that the council intends to erode our precious green belt land for a new housing development unless you consider the preposterous thought that Worsley golf club goes into liquidation and there is a change of use from recreational to housing.

 Size of the site

 The infrastructure within Worsley and Boothstown is insufficient to cope with an influx of a further 300 houses. There are already insufficient schools to the south of the A580 (east lancs road) and the traffic problems of access to the M60 anticlockwise especially Leigh Road would become impossible. Unless as part of the 106 agreement there was to be a bypass for Boothstown and a new senior school in Worsley.

 I strongly feel that this unidentified site should be removed from the core strategy pre publication housing strategy until more detail is available. 
	The Publication Core Strategy supports the development of greenfield land in Worsley and Boothstown for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that the traffic impacts can be satisfactorily managed.

The Publication Core Strategy does not propose any housing development in the Green Belt.

	222
	I and I Bailey
	8.4
	As a Worsley resident I am greatly concerned to hear that proposals for a new Housing Development are being discussed for Worsley and Boothstown. My objections relate particularly to the area between Crossfield Drive and Worsley Woods bordering the M60 motorway and are on a number of grounds as follows :

 Loss of Greenfield Land -This area is situated only 7 miles from the centre of Manchester and its importance cannot be underestimated. It is currently farmed and is one of the few areas of Greenfield Land so close to one of the UKs largest conurbations. There are precious few green spaces in and around many of our city centres and Manchester / Salford is no exception. The loss of yet another green space would be an absolutely terrible shame. 

Farmed land –We are constantly reminded in the media that population numbers are on the rise and that food production is becoming increasingly important. Whilst I appreciate that additional housing may be required to cope with the population increases, building a housing development on a field which currently produces crops is surely not a sensible option. This is not waste ground it is a farmer’s field and as such should be protected at all costs. We are constantly reminded of the importance of locally produced food so it would be a travesty to remove one of the few working farmer’s fields in Salford.

 Road Congestion – The building of a large number of houses is proposed (approx 600) and this brings with it the direct impact of the additional vehicles which will require access to the site. Walkden Road running past the Marriott is the main direct link between the two main arterial routes coming from the west of the city (M62 and A580 East Lancs Road) As such it is already gridlocked in both directions in the morning and often in the evening due to the proximity of the motorway. The congestion that the additional cars will bring will make it virtually impossible to reach the motorway (a distance of about half a mile) in a reasonable time during the morning and evening rush hours. 

Road / Child Safety – I understand that the proposed access point to the site would be at the junction of Crossfield Drive and Woodlands Road. This raises serious questions about Child Safety since Crossfield Drive is used daily by a large number of young children walking from the direction of Roe Green on their way to school. In an age when it is all too easy to use the car to make even the shortest journeys it would be a terrible shame to prompt concerned parents to drive to school rather than to walk as they currently do. 

Access point to the site – A further concern about the access point is that there is such a limited amount of space at the junction of Crossfield Drive and Woodlands Road. 600 additional “higher value” houses with potentially over 1000 additional cars all converging on this junction just as a large number of cars are arriving at St Marks School is a recipe for a huge amount of daily localised congestion.

 Local Schools –St Marks School is already vastly oversubscribed. (Children living within walking distance of the school have been unable to secure a place this year) The introduction of a huge number of houses on its doorstep would greatly impact on the existing local community. The knock on effect of this would be for parents to try to secure places at the next nearest schools. However this is not an easy option as St Andrews, Boothstown / Ellenbrook / Mesne Lea are also oversubscribed. This would prompt parents to look further afield increasing the number of car journeys with its obvious implications for congestion and associated carbon footprint. 

Local amenities- There are currently no local doctors / dentists etc within walking distance. The additional housing would necessitate the residents having to travel to the surrounding districts to obtain these services from already overstretched providers, if they can get them at all.

 Wildlife – The neighbouring Worsley Woods are home to a vast number of different species of animals, birds and insects. Birds of prey, woodpeckers, jays, bats, foxes, rabbits etc are regularly seen in the area and the field provides a habitat for many of the food sources for these creatures. Development of the site would seriously impact on the ecology of the area and again is a decision which once made is irreversible. 

Impact on Worsley Woods – A housing development would run right up to the border with Worsley Woods and consequently change the character and impact on the ecology of the woods themselves. 

The detrimental impact of the loss of this land to a Housing Development cannot be underestimated. Once this land is developed it is lost as an area of farmland / green space forever. It is a decision that can never be reversed and as such it is a decision that cannot be taken lightly. Please consider the impact that the selling off of School Playing Fields continues to have on local communities. It is a decision that continues to be regretted to this day. The development of this site will have a similar impact and is equally irreversible. I believe that developing this land will be regretted for many years to come. The land was designated as a Greenfield Site for a very good reason and the reversal of this decision would make a mockery of the good intentions of a piece of positive and well meaning legislation. 
	The Publication Core Strategy supports the provision of around 600 dwellings in Worsley and Boothstown, including the development of greenfield land for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that the traffic and biodiversity impacts can be satisfactorily managed.

The Publication Core Strategy does not propose any housing development in the Green Belt.

Specific sites have yet to be identified, and the quality of any agricultural land would need to be taken into account in doing so.

	283
	Worsley & Boothstown CC & Worsley Civic Trust
	8.4
	In our earlier depositions we have stressed that Worsley Boothstown and Ellenbrook should be allowed to grow organically in the way it has done in the last ten years. 

We promote this proposal, rather than prescriptive calculations to satisfy developers wishes, once more endorsed by a further consensus view of the Worsley and Boothstown Community Committee.

 There is neither space nor resource nor infrastructure to allow a 1980s type expansion. We have tested this option again with the Community Committee meeting which the Spatial Planning Team attended and at a workshop session held on 13th July 2011. It was the consensus that any attempt to try to add another ”Ellenbrook” would destroy the area.

 What Salford City Council upholds as a jewel in a crown will be destroyed forever. Worsley and Boothstown Community Committee is also firmly against any development within or in the proximity of the Green Belt or within the Worsley Greenway, which we see as under threat from the Core Strategy. 

Worsley and Boothstown Community Committee
 would resist development of land such as that at: 

A. Crossfield Drive Worsley between Crossfield Drive and Kempnough Stream and the M60

B. Dukes Meadow Worsley east of Drywood Avenue

C. Showground Field Worsley west of Greenleach Lane and north of Worsley Road 

D. as well as any incursion into the Worsley Greenway
 or into land denoted as Green Belt. 

This form of proposal is likely to be resisted locally within a Neighbourhood Plan as envisaged by the National Planning Policy Framework.

It is an imperative that the integrity of the Green Belt, Worsley Greenway, the Canal and the canalside facilities, the Boothstown Marina, and other potential local level tourism sites including the country paths around Worsley, Boothstown and Ellenbrook are preserved. 

They form the basis of the community’s leisure activity. Despite its very urban feel there are ample opportunities to reach peaceful paths and walk or cycle very long distances. 

This aspect can, and should, be addressed for the sustainable world that the Core Strategy is representing. 

Our local community is keen to be involved and willingly provides the continuity through the generations. It will certainly be as keen and involved in the rich fabric of life in 2030 as it is now and will have outlasted most keenly planned ideas for today. 

Worsley and Boothstown Community Committee
 is in agreement that planned features and use of the land in a sustainable way will bring about rewards for the future, as long as there is continuity of investment. 
	The Publication Core Strategy supports the development of greenfield land in Worsley and Boothstown for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that any infrastructure impacts can be satisfactorily managed.

This proposed scale of housing would not impact negatively on the tourism and leisure role of the area.



	159
	Barbara Keeley MP
	8.4
	Objections to proposals for greenfield land in Worsley and Boothstown in Salford Council's Core Strategy Pre-Publication document

 I am writing to object to the proposals to identify greenfield land in Worsley and Boothstown for housing, as outlined in Salford Council's Pre-Publication document. I have outlined the specific concerns I have about these proposals and I would be grateful if you would register them as my formal objections on behalf of my constituents.

 I understand that Salford Council is proposing to provide a higher level of housing in Worsley and Boothstown than was originally proposed in the 2009 Draft Core Strategy, which had designated land on smaller sites in both areas for 250. I believe that the Council is now looking to increase this original figure to around 600, which would include proposals to release greenfield land to help meet this target. The Core Strategy Pre-Publication document states that it is likely that greenfield land will be released for the designation of around 300 houses. 

The reasons given for the designation of this land is that it will enable the city to increase the amount of housing where highly skilled workers want to live. However I believe it is unfair to impose the city's housing targets on local residents on greenfield land which is highly valued by the local community. 

Loss of greenfield land 

My constituents tell me that they are very concerned to hear that greenfield land could be re-designated for housing and I share these concerns. I believe that greenfield land should be protected from development wherever possible. These proposals would mean less green open space for local people.

 Local people have been very active in campaigning to protect green open spaces, which have been proposed for development. Their efforts show the strength of feeling that green open spaces should be protected.

 As the housing figure for Salford has now been reduced, it appears that the need to develop greenfield land has been removed. I would therefore urge Salford Council to consider whether this land needs to be included Salford Council's Core Strategy. My constituents tell me that they are concerned to hear that whilst there has been a reduction in the total housing figure for the city, that the number of houses to be built in Worsley and Boothstown has been increased. Given the housing total reduction, I would expect the amount of greenfield land needed for development to be reduced and not increased as is the case here.

 Lack of adequate consultation time given to local residents

 I do not believe that an adequate amount of time has been given to local people to respond to this consultation and I am concerned that Salford Council is consulting on proposals that could have an adverse impact on Worsley and Boothstown, without providing enough information about which sites would be developed. This makes it more difficult for people to comment, which is unfair to local residents.

 I have been told that a number of local people are not even aware that the Council's consultation is running, as information about it has not been widely circulated. Also, the timing of the consultation is poor as many residents are likely to be away on holiday. All of this means that many people will not be able have their say on proposals that will have an impact on their lives in the future.

 The lack of specific information given about the potential sites that are to be removed from the greenfield means that it is also difficult for residents to know how they will be affected by these proposals. It would therefore seem appropriate for Salford Council to release this information, or at least show a range of options, so that local people are able to comment on the areas identified. 

I would urge Salford Council to plan further community engagement on the consultation and to extend the period of consultation until September. This would allow more people to view and comment on the Core Strategy Pre-Publication document. 

Changes affecting the Core Strategy - Localism Bill and Neighbourhood Planning

 The Localism Bill is currently in the House of Lords. The Bill brings in neighbourhood planning and gives a much greater say to communities on the look and shape of their local communities. 

I believe that any decisions about the use of greenfield land in Worsley and Boothstown should be informed by the new processes around Neighbourhood Planning in the Localism Bill.

 Strain on existing infrastructure

 I have concerns about the strain that the addition of this number of houses could have on local infrastructure in Worsley and Boothstown, particularly on the local road network. 

The amount of traffic that would be generated by 300 houses on greenfield sites, along with the additional 300 houses which could be built on sites around both wards could be considerable, increasing congestion problems on local roads and causing more pollution. The road networks around these areas are already congested and I am concerned that the designation of land in these areas could make these problems worse.

 Loss of local wildlife

 I am concerned that the identification of greenfield sites for housing could also harm the local wildlife in both areas. My constituents tell me that they fear the proposals to designate land in Worsley and Boothstown for housing will destroy wildlife habitats. 

In summary 

The proposals to designate open land in Worsley and Boothstown for housing do not take into account the negative impact they could have on these areas and on the quality of life of those people who live in both Worsley and Boothstown.

 I object, on behalf of my constituents, to Salford Council's proposals to designate greenfield land in Worsley and Boothstown for housing. Would you please acknowledge this letter and formally register my objections to these proposals. 
	The Publication Core Strategy supports the provision of around 600 dwellings in Worsley and Boothstown, including the development of greenfield land for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that any biodiversity and traffic impacts can be satisfactorily managed.



	212
	B Hewitt
	8.4
	Totally object any proposals to release Greenfield Sites for development. Greenfield sites are and should remain protected.
	Policy H1 of the Publication Core Strategy supports the residential development of greenfield land at Burgess Farm (for around 500 houses) and in Worsley and Boothstown (for around 300 houses). This will help to ensure a good mix of housing, including higher value dwellings, which should support economic growth. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land.

	160
	Boothstown Residents Association
	8.4
	I am writing to you on behalf of Boothstown Resident's Association (1990) to express concerns raised at our July 2011 Committee meeting relating to the proposals contained within the Core Strategy Consultation document which postulates the building of up to 600 new dwellings mainly on Greenfield land in the Worsley, Boothstown and Ellenbrook Wards.

 We note that the additional 600 dwellings are forecasted using a computer model, for which the algorithm appears to be an extrapolation of development in the area which took place during a previous period. We understand that from the perspective of preparing a report, making use of robotic ally generated information appears to provide quasi justification for the proposed additional development. 

We would prefer to be presented with proposals which would promote a policy which would allow developers to meet additional housing demand but in an organic manner which preludes the use of both Green Field and Green Belt land and recognises the need for public services and facilities to be improved to cater for the increased population. We would consider that a total of no more than 250 new dwellings should be built in the area during the 2010 to 2030 period. 

Having lived in the Boothstown area for over fifty years it is possible to flag up some issues which do not appear to have been given any weight in the computer modelling. 

The main road systems through the area were constructed pre WW2, indeed a portion of it pre-dated the motor car. As such I have experienced over the past fifty years traffic increase to the extent that these roads are now operating at or near maximum capacity for large portions of the working day - 600 new dwellings could put an additional 1200 vehicles/day or 2400 additional journeys per day through the area.

 It might be thought that public transport would be capable of catering for the needs of both commuters and others who need to travel through the area. The option of leaving the car at home is not a practical option for many residents because there is not an adequate public transport provision. The operators of public transport are reluctant to schedule services through the area because traffic congestion at peak periods adversely affects the bus schedules, and at off peak times those who need to travel but don't drive find that the available services do not meet their needs. 

School provision. Many of the additional dwellings are likely to be family homes and as such there will be an increase in the demand for school places in an area where there is already a shortage of school places. 

A further issue which does not appear to be addressed is that in the Boothstown area recent experience has demonstrated that the public sewerage and waste water handling systems are under stress to the point of failure, and additional demands placed upon the system will merely exacerbate this problem.

 There are other considerations which appear to have been overlooked at this stage. There is a shortage of many local services and facilities and we are concerned that the proposals do not seek to address these issues. 

Employment. As many of the major local employers of labour have ceased trading, it is ever more necessary for people to travel out of the area to seek work. Although there is the hope expressed in the Core Strategy document that new employment opportunities are to be created within the region, the fact is any new business is likely to be staffed by only a small number of employees and will do little to reduce the amount of commuting that many in the area are faced with.

 Referring now to the published documentation outlining the Draft Core Strategy proposals. As you will appreciate there is much for a voluntary organisation to consider, therefore we would ask for this letter to be considered as a holding device to, on the one hand register our concerns regarding these proposals in their present form, and on the other hand to allow us the time to more fully consider the scheme justifications contained in the Core Strategy documents. 
	The Publication Core Strategy supports the provision of around 600 dwellings in Worsley and Boothstown, including the development of greenfield land for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that any biodiversity, infrastructure and traffic impacts can be satisfactorily managed.



	172
	J R Hennessy
	8.4
	I recently received a letter from Barbara Keeley MP advising me about the changes in the future of greenfield land in Worsley and Boothstown. 

Yet again we are being confronted with this problem of land for housing development, greenfield land in these areas is being eroded and the areas left must be protected. We are told to protect the environment at all times of development this we must do. Greenfield land adjacent to Hazelhurst Road is now seen to have wildlife and is used by the public for recreation. 

Hazelhurst Road has over the past few years become a road, both am and pm, for traffic between Worsley village (M60) and Wardley Ind site causing congestion. Any adjacent housing development needing access to and from would worsen the situation. 

The public must be made openly aware of the Council’s intensions in respect of using up some of the remaining areas of greenfield land, to enable more debate to take place. 

As things stand I and many others must object to the proposals to develop greenfield land in all areas. 
	The Publication Core Strategy supports the development of greenfield land in Worsley and Boothstown for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land.

The Publication Core Strategy does not propose any housing in the Green Belt at Hazelhurst.



	177
	Gordon Faragher
	8.4
	As a resident of Boothstown for the last 25 years, I was appalled to read of the plans to use more greenbelt land in Boothstown for additional housing. 

Many thousands of houses have been built in this area in the last 20 yrs, without any improvement in transport infrastructure. The rail and tram network is inaccessible. The buses are irregular and the roads are jammed solid during the ever expanding rush hours. 

To consider building more houses without addressing their transport issues is a gross insult to existing residents. 
	The Publication Core Strategy supports the development of greenfield land in Worsley and Boothstown for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that any traffic impacts can be satisfactorily managed.

The Publication Core Strategy does not propose any housing in the Green Belt.

	180
	D and BA Marsh
	8.4
	We strongly object to your current proposals to increase the numbers of houses in your Draft Core Strategy (2009) from some 250 to 600 houses and that some 300 of these houses are to be built on Greenfield sites in both Worsley and Boothstown. Our objections are based on :-

 1) We believe that the preservation of Greenfield sites is highly valued not only by the local community but by all the citizens of Salford. 

2) We believe that your proposals are contrary to all that the planning process is designed to achieve.

 3)The congestion on local roads is well documented and this would only increase this problem 

4) Your argument about the need for this land for housing for skilled workers is specious and is only being introduced to support your proposals. 
	The Publication Core Strategy supports the provision of around 600 dwellings in Worsley and Boothstown, including the development of greenfield land for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that any traffic impacts can be satisfactorily managed.

	189
	Dr and Mrs J E Marginson
	8.4
	I understand that the council is proposing to set a target of 600 properties in both Worsley and Boothstown, 300 of which would be on greenfield land. 

After perusing the documentation on line I am writing to object to the use of greenfield land for housing or commercial use as such development would destroy the beauty and attraction of this green area of Salford but more importantly the infrastructure would not cope with increased traffic. This is evidenced by the congestion that occurs on Leigh Road and Walkden Road from 7.00am weekdays for 2.30 hours. Also local primary schools are operating at capacity. Worsley Woods should be protected at all costs with a green corridor running through Beesley Green and the back of Crossfield Drive. 

I hope these views will be taken into consideration 
	The Publication Core Strategy supports the provision of around 600 dwellings in Worsley and Boothstown, including the development of greenfield land for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that any traffic impacts can be satisfactorily managed.

	219
	Nigel Gray
	8.4
	I would like register my objection in the strongest terms over the Council proposal to increase the number of properties from the council Draft Core Strategy in 2009 from 250 to 600 properties, 300 of which would be on Greenfield land. 

Salford council’s decision to indentify Greenfield land is justified by a belief it will attract “highly skilled workers” to Worsley and Boothstown. I would suggest the opposite is true. Highly skilled workers will be attracted by high quality housing in a setting which will offer them open space for them and the local community to relax and enjoy. They would also be attracted to high quality schools with availability for their children and means of accessing those schools and associated local facilities. The present residents already experience great difficulties accessing the schools and local facilities due to the high levels of traffic congestion.

 The present traffic levels are unsustainable. The roads around Worsley and Boothstown are already one of the busiest in Greater Manchester and Junction 13 on the M60 is at record levels and one of the busiest on the UK motorway network. To add a further 600 homes and associated facilities to an already congested and highly populated area with no plans to address the present situation is unacceptable and a dereliction of duty on behalf of Salford City Council.

 I would also like to add the document fails to mention which areas are going to be developed which seems grossly unfair when asking people to comment.

 I strongly object to the proposal as outlined. 
	The Publication Core Strategy supports the provision of around 600 dwellings in Worsley and Boothstown, including the development of greenfield land for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that any traffic impacts can be satisfactorily managed.

	223
	Gary McMahon 
	8.4
	I would like to voice my concerns re the increase from 250 to 600 homes to be built in this area and also the proposals to build 300 of those on Greenfield sites.

 The area has lost a large percentage of Greenfield sites (farmland) to Ellenbrook development, Marriott Hotel and Golf Course and Boothstown developments all of which have contributed to major traffic problems in this area.

 I would urge the Council to only build on the Greenfield sites that are left as a last resort once all the brown sites have been exhausted. Worsley and Boothstown are appealing due to their rural appearance in what is a built up city. Once this green land has been destroyed it can never be restored to its original beauty, it should be preserved for future generations. 

Your document also states that ‘Greenfield sites are to be identified in a separate plan’, I would appreciate a copy of this for my perusal. Your new strategy only came to my attention by Barbara Keeley posting the information through the door. I feel that you should have notified all local residents of Worsley and Boothstown regarding the changes, in order that every resident could have their say on this matter. 
	The Publication Core Strategy supports the provision of around 600 dwellings in Worsley and Boothstown, including the development of greenfield land for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that any traffic impacts can be satisfactorily managed.

	224
	James Austin
	8.4
	Greenfield sites should be protected. Salford people have a right to be able to access green open space which they highly value. Do planners not think that Worsley has enough pollution on its doorstep with the M60 ?. Congestion in the village is way beyond what should be acceptable. 
	The Publication Core Strategy supports the development of greenfield land in Worsley and Boothstown for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that the traffic impacts can be satisfactorily managed.

	229
	Larry Merryweather
	8.4
	I have been made aware of the two consultations that are taking place concerning the use of Green Field for the development of housing in the Boothstown and Worsley areas.

I wish to formally enter my objection to these proposals on several grounds.

 1. As far as I know there does not seem to have been any notification or consultaion with the residents and associations in these area,the number of houses has risen from 250 to 300 on greenfield land with another 300 on other areas. These areas are of great value for the residents of the areas and for all people living in the City of Salford.I believe Salford considers the Worsley and Boothstown areas to be the jewel in crown of Salfords estates but to me you are doing your upmost to destroy it. 
2. This would would cause extra traffic on the road systems which is already a problem at peak times before the new Salford rugby ground comes into use, therefore we would need to know what proposal the council has for the infrastructure of roads and rail, eg metro link, in the area. 
Therefore to conclude I object to

 a, The Core Strategy Pre-publication changes document on the grounds of lack of consultation .

 b.The Interim Housing Figure Consultaion.Because Salford has been left with out an identified housing requirement plan and intends as an intrim to use the Core strategy Pre-publication Changes report,this seems to be an undemocratic way of deciding what the new build numbers are going to be in The Worsley and Boothstown areas with out proper consultation. 
	The Publication Core Strategy supports the development of greenfield land in Worsley and Boothstown for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that the traffic impacts can be satisfactorily managed.

	263
	Anne Broomhead on behalf of Worsley Civic Trust
	8.4
	I write to you for urgent clarification arising in relation to the above and the associated documents, which we considered at our last meeting.

 We are, as you might expect, completely opposed to the use of Greenfield sites for development anywhere in Salford, and especially in Worsley and Boothstown where they are essential to the character of the area. We note that the use of Greenfield is in conflict with several of the sustainability objectives listed in the Annexes to the main document and, indeed, with the expectations arising as a result of the considerably lower housing requirement of 22,000 as compared with the original Draft Core Strategy's 33,750, and the fact that the target number of houses has fallen from 9,500 to 9,000. Accordingly, and in due course, our contribution will be made to the Consultation.

 However, we note with some interest that reference is made in both the Sustainability Appraisal of Pre Publication Core Strategy Changes Annex and the Housing Supply Annex of a proposal for a further separate document or plan dealing with greenfield sites. The fullest detail is on page 25 in the former:

 "The proposed changes could increase the level of public involvement in the Worsley and Boothstown area in the medium term as well, because rather than identifying any specific locations or sites for greenfield housing development within the Core Strategy it is being proposed that this should be done in conjunction with the local community and landowners through a separate document that would allow a much more detailed consideration of the issues”

 We would welcome any suggestion that there should be community involvement, whilst noting that there is no parity of resourses between local communities and the largest and most aggressive developer and landowner in the area. But in the light of this proposal, and indeed the whole consultation process itself, why has the Burgess Farm planning application for development on a highly valued greenfield site been taken forward at this time? Isn't it contrary to the purpose of the Strategy and doesn't it seem like a breach of the trust implicit in the consultation? 
	The Publication Core Strategy supports the development of greenfield land in Worsley and Boothstown for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that the traffic impacts can be satisfactorily managed.

The city council refused the Burgess Farm planning application. The applicant has appealed against that refusal and a public inquiry has been held, with the final decision of the Secretary of State expected in April 2012.

	214
	Paul Burgess
	8.4
	1. The target housing requirements for Salford has fallen via stages from the initial Regional Spacial Strategy estimate of 38,000 to the present 22,000. The expectations as to the amount of land required have accordingly also been substantially lowered. There is a wide national consensus that building on Greenfield sites is undesirable, and the lower requirement for land is clearly signalled in several documents as having the welcome consequence of reducing the pressure to use Greenfield sites. The inclusion in the Document therefore of proposals to increase the amount of greenfield land for development in Worsley and Boothstown requires an exceptional justification.

 2. The vital argument for protecting what there is left of the greenfield sites in Salford is not to be found in the Document. It is a deficit that requires addressing. In the post-war period the use of Greenfield sites outside of the City boundaries in the neighbouring Urban District Councils was used, together with in-City high rise developments such as Ellor Street, for extensive re-housing from slum clearance areas. Little Hulton and Brookhouse estates are examples. These areas are now within the City boundaries following local government reorganisation. It is therefore true to say that large tracts of Greenfield land in the City have been used for housing. It is also self-evident that present day Salford, being for the most part a heavily urbanised inner-city area, has precious little Greenfield. It is self-evident that what there is should therefore, as far as possible, attract the protection of the City. Otherwise the attractiveness of those areas that add to the City's environmental assets, and which feature it should be said in the City's promotional literature, will be lost to private commercial interests in the sole pursuit of financial gain. 

3. There is clearly a recognisable, and misguided, difference in the regulatory framework concerning Greenbelt and Greenfield. But this should motivate the City Council, rising to its Governance responsibilities towards its citizens, to use all its powers and influence to safeguard the City's threatened environmental assets, for once they are gone, they are gone. Greenfield is the green spaces in the areas where people live. They give character to an area and are as important as formal parks and woodland. For example, it is inconceivable that Buile Hill Park would be used for housing, or that Worsley Woods would be raised to the ground for whatever purpose. Yet all the fields around Worsley Woods, and Roe Green cricket Club, and other cricket clubs, are Greenfield and owned by a large and aggressive property developer who has identified them for housing. In fact, I would guess that most if not all of the Greenfield sites in the City threatened. What should the City's response be to these threats to the character of these areas and these priceless environmental assets? It should be to seek to protect them. 
	The Publication Core Strategy supports the development of greenfield land in Worsley and Boothstown for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that the traffic impacts can be satisfactorily managed.

	285
	Anne Broomhead on behalf of Worsley Civic Trust
	8.5
	See comments to ref 263 (paragraph 8.4)
	Noted.

	2
	Moira Glover 
	8.5
	Do not support the proposals in the Core Strategy Pre Publication Consultation Report. I object to the release of any green belt or green field site being released for housing. 

For example Burgess Farm, Worsley and any building near the Cutacre Site in Little Hulton. The report does not give any details of where in Little Hulton new housing would be allowed. There have already been objections by MPs and local people about building on Burgess Farm against the Farmers wishes. The Council has not, as far as I am aware answered any of these objections. If they have where can they be viewed? In my opinion this is the cheaper option for a building firm as there seems to be plenty of derelict land that could be used instead and doing this would enhance these areas and there would be no need for new schools or new transport routes. People have moved away from Salford because of its poor environmental image. Surely using old derelict land is a much better option because of the reasons stated above. 
	Policy H1 of the Publication Core Strategy supports the residential development of greenfield land at Burgess Farm (for around 500 houses) and in Worsley and Boothstown (for around 300 houses). This will help to ensure a good mix of housing, including higher value dwellings, which should support economic growth. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land. This accounts for only a small proportion of the new housing proposed, with more than 90% of new dwellings being provided on previously-developed sites.

The Implementation Plan provides details of the sites that it is envisaged may be developed for housing in Little Hulton, although it should be noted that these are not firm allocations.

The principle of major development on the Cutacre site has already been agreed through Bolton’s Core Strategy. Within Salford, only a relatively small area is proposed for development (around 6 hectares) with the rest forming part of a country park.

	27
	J Holt
	8.5
	Is there any good reason why Burgess Farm remains open for development? Planning consent for development was recently (again) rejected.How many times does the word "NO" have to be used before it is accepted? The lack of infrastructure and services alone should remove it from consideration. There are many areas that are not greenbelt that could benefit from careful development. At absolute worst case, this area should not even be considered until, say, 2025, when the success or failure of other aspects of the strategy can be better assessed. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic impacts can be managed.

	5
	Scott West
	8.5
	Has someone actually stopped to consider that one of the principle reasons why Worsley and Boothstown are consider to be "higher value housing" ? Perhaps one of the reasons for this is that it is surrounded by "greenfield land" ! Continued erosion of such land will only serve to drive house prices down & make the area less attractive for "highly skilled workers" to want to live, thus in turn having a detrimental impact on Salford's economy as a whole. The area already struggles to cope with the demand for junior school places let alone the devastating impact on the local wildlife, Furthermore the local community would continue to suffer due to the already horrific traffic problems during rush hour traffic being exacerbated with even more houses. I believe the proposal is merely a ruse to extract more council tax revenue from an area that receives very little in return from Salford Council, one only has to look at the state of Boothstown precinct to see just how intersted Salford Council is in the residents of Worsley & Boothstown. 
	The Publication Core Strategy supports the development of greenfield land in Worsley and Boothstown for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that the biodiversity, school and traffic impacts can be satisfactorily managed.

	31
	Joan Rose
	8.5
	Proposed development of 550 houses to be built on Burgess Farm. My husband and I strongly object to this development. We already have an immense amount of traffic on Newearth Rd, making it extremely difficult most mornings to get to the motorway due to traffic congestion right down to Boothstown, so one can only imagine the effect extra cars from another housing estate would have on people who already have enough problems trying to get to work each day. I also do not believe the public transport in the area can cope with a development this size. 

There is already a shortage of open space in the area and Burgess Farm provides a great amount of pleasure for many people who enjoy walks and the wildlife the farm offers and it would be a pity if that was taken away to be replaced with yet another housing estate. One only has to look around Walkden and Worsley and see all the empty houses and apartments to know there is certainly no shortage of homes. I hope Salford Council will support the local resident on this matter. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic and biodiversity impacts can be managed.

	33
	S E Occleston
	8.5
	We welcome the proposal to reduce the total net housing requirement over the period 2010-2030. It is understood that the new figure of 22,000 has been derived from the Greater Manchester Forecasting Model 2010 (GMFM) which estimates that there would be a growth of 17,759 households in Salford over the period 2010-2030. However, for reasons which are not clear, the Core Strategy is proposing a higher increase in the amount of office floor space than would be expected from the GMFM jobs forecasts and as a result the Core Strategy proposes a higher figure of household growth. 

We are therefore very concerned that, despite the proposed 35% reduction over the previous figure and the even lower GMFM figure, the Burgess Farm site in Walkden and Little Hulton is still included in the latest Development Plan Document (DPD). Also there is a breakdown of the numbers of the type of housing that is required in the 22,000 which is an essential element in planning the future housing needs.

 The Proposed Interim Housing Figure Sustainability Appraisal states that “consultation responses on the Core Strategy suggest that concerns over very large amounts of new housing development could impact negatively on mental health, particularly if it requires the loss of Greenfield or Green Belt land that people value…….. potential need to release such land for housing development would be lower with the interim housing figure than the Regional Strategy figure”. 

The Draft Core Strategy DPD stated that the Burgess Farm site was the only major Greenfield site which would need to be developed to meet the suggested housing requirement at that time. With such a significant reduction in the interim housing figure there is clearly no longer that need.
 The latest DPD states that “the overall identified potential supply is above the scale of housing development proposed in the Pre-Publication Consultation, indicating that it should be possible to deliver the Core Strategy proposals”.

 In February Feb 2010 a lead member of the council, in response to proposals from a major land developer, said, "The proposals seem to fly in the face of the vision that the council wants for the city. The inner parts of our city have had a dramatic loss of population over the past 50 years and we want to regain some of that population and regenerate areas like Chapel Street, Greengate and Ordsall. At first sight, the proposals seem to be for suburban sprawl which will generate massive commuter journeys and destroy the openness which we think is one of Salford’s major attractions."

 The Interim Housing Figure Community Impact Assessment points out that “local communities raised major concerns regarding the scale of housing development originally proposed and the potential impact this would have on their neighbourhood and quality of life”. 

The DPD (1.4) states that the purpose of this consultation stage is “to review the contents of the Draft Core Strategy in light of ongoing updates to its evidence base and comments received during previous public consultations……This consultation offers people the opportunity to comment on these changes before the city council finalises its proposals”.

 To date the council appear to have totally ignored earlier public comments with regards to the development of Burgess Farm.
 In 2008 the Core Strategy - Issues and Options report (Option 4) included proposals to develop Greenbelt/Greenfield land in Salford West. In response to the Draft Core Strategy DPD in November 2009 it was identified that, although the household response rate for the whole of Salford Borough was low, nearly 40% of the total responses were from the M28 area alone. Also, over 42% of the total responses from Salford residents were explicit in their opposition to any development of Greenbelt and Greenfield land and over 30% of all respondents were opposed to at least one of the options and in particular option 4.

 Council plans to denote the Burgess Farm site a house building priority have been met with strong opposition from Salford West residents over the past 2 -3 years as part of the consultation for the Draft Core Strategy. In addition to the personal comments providing reasoned justification as to why the site was not suitable for development an 800 signature petition was submitted opposing the inclusion of the Burgess Farm site in the Draft Core Strategy DPD. 
Furthermore, the suitability of the site has long been questioned as is demonstrated by the fact that, over the past 30 years, a number of planning applications (including the most recent - July 2011) have been refused for sound reasons. It is highly unlikely that anything will change over the next 20 years which would negate any of the previous grounds for refusal. 

The sites identified in the Core Strategy Housing Supply have been taken from the Salford’s Strategic Housing Land Availability Assessment 2010 (SHLAA). It is also noted from the SHLAA that the Burgess Farm sites (SHLAA Ref: SS23 & 852) are not considered to be deliverable or developable at this time whereas other sites in Walkden and Little Hulton (SHLAA Ref: 204 & 206) which are considered to be deliverable and developable are not included in the Core Strategy Housing Supply. 
In summary, we consider that the Burgess Farm site is not needed to meet the suggested future housing demand for Salford. In addition, serious consideration should be given to the fact that the Burgess Farm site has for many years been proven to be unsuitable for development. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land.

	38
	Peter Burke 
	8.5
	Objection of proposals sent by Mr and Mrs P.Burke.  We continue to strongly object to all proposals to build houses on Burgess Farm. This is unique greenfield land and the development of housing in this proposal is completely inappropriate. The traffic and road problems in this area are already clear and the extra traffic and pollution that would be generated would have a major detrimental impact on the quality of life for residents. Please think again and register our objections. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic impacts can be managed.

	41
	Neil Stapleton 
	8.5
	I am writing as a resident of Newearth Road, Walkden to register my objection to proposals to build several hundred houses on the site of Burgess Farm.

I t should be perfectly obvious to anyone who has tried to travel through Walkden in the morning or afternoon rush-hours that the local road and rail networks are already over-crowded and unable to cope with present levels of demand. To add several hundred more households in the heart of the area will greatly exacerbate the road congestion on major routes like Newearth Road, Walkden Road, Manchester Road, and will mean even more local people are unable to board over-crowded trains. The notion that a shuttle bus service to/from the new estate will greatly mitigate the transport problems is pure fantasy.

 The Burgess Farm land is also a valued local green space that provides welcome respite from the ever encroaching suburban spread. 

I am quite sure Salford councillors would not support such a huge and unwelcome development so close to their own homes. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic impacts can be managed.

	55
	Anne Crompton 
	8.5
	I wish to register my views about the proposal to build several hundred houses on the Burgess Farm site. 

I oppose any development of the green field site for housing because of the impact on the public transport and the road network around Walkden. The roads are already full at peak times as people try to get to/from work. Public transport is woefully lacking & I doubt that it will improve significantly in the near future. If the guided bus lane comes into being that will only add to the misery on the East Lancs Road. You cannot expect young mums with kids to take to nursery before work to travel by public transport as this is not practical.

 I also object because the land is not suitable for development as a number of planning applications have already been refused for sound reasons. It is highly unlikely that anything will change over the next 20 years which would negate any of the previous grounds for refusal. Salford's Strategic Housing Land Availability Assessment 2010 states that 'the Burgess Farm sites(SHLAA Ref SS23 & 852) are not considered to be deliverable or developable at this time. Other sites in Walkden & Little Hulton (SHLAA Ref 204 & 206) which are considered to be deliverable or developable are not included in the Core Strategy Housing Supply and the latest DPD'

 In conlusion I consider that the Burgess Farm site is not needed to meet suggested future housing needs and that even if more land was needed then serious consideration should be given to the fact that Burgess Farm has for many years been considered unsuitable for development 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic impacts can be managed.

	70
	P and A Hall
	8.5
	We are writing to express our concerns and objection to the proposed development of land at Burgess Farm located off Hilton Lane, Worsley as contained in the recent Core Strategy Pre-Publication Changes Document Consultation. 

Despite the recent planning application being rejected, again, we find that the council continue to include this un-wanted development in its strategic core strategy which sets out Salford’s vision for the next 20 years. 

We have previous raised our objects to the proposed plans and again raise those same objections, this time in relation to the proposed core strategy document. 

We understand from literature published that this is the only active farm land in the area and that this land has no specific designation, which given the recent past extensive development of the land at Ellenbrook is the only remaining expansive area of undeveloped land in the vicinity.

 It would seem that the land adjacent which comes within the boundary of Wigan MBC is designated as Green Belt and therefore raises the question why the City of Salford has failed to give this land similar designation. 

In our opinion this is an unnecessary development particularly as there is significant numbers of brown field sites within the city boundary which could and should be considered for development before yet more erosion of the city’s limited green and rural landscape. 

Based on the Core Strategy document the effect on the local area is both in further road congestion of the already busy road system particularly during the busy morning and evening ‘rush hour’ periods. 

One questions how a single access in such a development would be sufficient with the likelihood of in excess of 500 vehicles leaving or entering the development during these ‘rush hour’ periods.

 We would also highlight that the recent traffic calming measures that have been introduced to Hilton Lane is an abject failure as it has been ill conceived and if anything creates greater dangers than before particularly to the North end of the road. 

This is before the potentially addition number of vehicles from this proposed scheme 

Given the profile of the proposed development it is anticipated that the new housing will facilitate families which by their very nature suggests that between 500-1000 children will need schooling provision.

 Given the local authorities recent view that there was insufficient numbers in the area to maintain St Georges High School, it seems strange that the council is now considering additional housing which will cause additional burden to both the local primary and secondary schools. 

The fact that St Georges will remain open doesn’t necessarily mean that there is an excess of places as by its nature being a Catholic school will limit the numbers from this development being accepted.

 It is well documented that the secondary school nearest to this development, Harrop Fold has had some difficulties over the years with the standards of education provided, which would therefore suggest that families living on this proposed development will, in the first instance select other local schools such as Walkden High as its preferred choice. 

Traditionally Walkden High as been the school of choice for local residents in both the Worsley and Boothstown areas and it would seem unfair that these residents find the chances of their child’s allocation to their preferred choice diminished as a result of a new development of this size.

 From previous documentation issued by the council it is apparent that the development on Burgess Farm is one option being considered and from results of the consultation it would seem this option was generally felt to be without endorsement from the public. 

The Government Planning Policy [2005] states that:

 Good planning ensures that we get the right development, in the right place and at the right time. 

This proposed development fails on all counts Good planning ensures that the natural environment is protected and enhanced 

This proposed development fails on both counts

 Poor planning results in the loss of our Countryside due to development

 This proposed development will result in a loss of countryside 

Good planning is a positive and proactive process, operating in the public interest. 

If this is the case then the development of this area will be removed from the Strategy 

We ask the Local Planning Committee to fully consider the wishes of local residents, the impact on the environment, the effect on our roads and schools and ask that this planning application be rejected as it is neither necessary nor wanted. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic impacts can be managed. 

It is anticipated that more than 90% of the city’s new homes will be provided on previously-developed land.

	152
	Barbara Keeley MP
	8.5
	Objections to proposals for Burgess Farm in Salford Council's Core Strategy Pre-publication document 

I am writing to object to the draft proposals to identify greenfield land on two sites at Burgess Farm in Walkden for housing, as outlined in Salford Council's Pre-publication document. I have outlined the specific concerns I have about these proposals and I would be grateful if you would register them as my formal objections on behalf of my constituents.

 The proposals would allow the land at Burgess Farm to be designated for a total number of 550 houses, with 350 houses proposed on the site to the south west of Hilton Lane and north of Waverley Road and 200 houses proposed for another area on the Burgess Farm site. 

I am concerned that if the land is designated in this way it could lead to developments that would have an adverse impact on the quality of life of those people who currently live in Walkden.

 Lack of adequate consultation time given to local residents

 I do not believe that an adequate amount of time has been given to local people to respond to this consultation. A large number of residents objected to the planning application that was submitted by Peel Holdings to build 350 houses on Burgess Farm, which was considered by Salford Council's Planning Panel on 7th July 2011. At the time of consideration, the consultation on the Core Strategy Pre-publication was also running. Understandably, the attention of local residents was focused on the planning application submitted by Peel Holdings and not on the Council's consultation.

 I have also been made aware that there has been some confusion over the significance of the Core Strategy Pre-Publication document and also the difference between the two consultations. The timing of Salford Council's consultation means that some local residents do not believe that they need to respond to this consultation, either because they commented as part of the formal consultation process for the Peel Holdings application or because the planning application from Peel Holdings' was refused by the Planning Panel.

 I have also been told that a number of local people are not even aware that the council's consultation is running, as information about it has not been widely circulated. Also, the timing of the consultation is poor as many residents are likely to be away on holiday. All of this means that many people will not be able have their say on proposals that will have an impact on their lives in the future.

 I would urge Salford Council to increase the community engagement on the consultation and to extend the period of consultation until September. This would allow more people to view and comment on the Core Strategy Pre-publication document. 

Changes affecting the Core Strategy - Localism Bill and Neighbourhood Planning 

The Localism Bill is currently in the House of Lords. The Bill brings in neighbourhood planning and gives a much greater say to communities on the look and shape of their local communities. 

As the Regional Spatial Strategy and housing targets which were driving the earlier reasoning behind the proposals to re-designate greenfield land at Burgess Farm are being abolished, I feel that greater weight should now be given to the strong objections of my constituents to the loss of this important green open space.

 I believe that any decisions about the use of this land should be informed by the new processes around Neighbourhood Planning in the Localism Bill. 

Loss of the last working farms in this area of Salford 

Burgess Farm covers 170 acres of land with over 400 sheep, 50 cattle and 100 hens. Developing land at Burgess Farm would make it very difficult for the present farmers to continue to farm the land.

 The farm is a stock farm and as such still contributes to the food chain within this country. It is counterproductive to remove a sustainable farm and a local food supply source. Replacing the farm with housing will also take away access to this green open space and will generate pollution and congestion in Walkden, at a time when combating Climate Change should be one the council's priorities. 

The need to promote sustainable farming and secure the local food chain 

If these sites are identified for housing, this will mean that one of the last working inner-city stock farms in the area will be closed and I am concerned about the impact this will have on the local food chain. Farms like Burgess Farm play an important role in sustainable farming, helping to support local producers and securing the UK food chain.

 Constituents have also contacted me to express their concern that the closure of Burgess Farm will make it difficult to educate future generations about the merits of sustainable farming. There are a number of local residents who help the farmers during busy times and I fear this sense of community could be lost if the farm is closed. 

Loss of greenfield land 

Walkden is becoming very built-up and developing the land at Burgess Farm will mean the loss of further green open space. Local people have been very active in campaigning to protect green open spaces at this and other sites which have been proposed for development. Their efforts show the strength of feeling that green open spaces like Burgess Farm should be protected.

 The original Draft Core Strategy said that there was a need to develop the "only major greenfield site" at Burgess Farm. However as the housing figure for Salford has now been reduced, it appears that this need has been removed. I would therefore urge Salford Council to consider whether land at Burgess Farm needs to be included Salford Council's Core Strategy. 

Salford's Strategic Housing Land Availability Assessment 2010 states that the Burgess Farm sites are not considered to be deliverable at this time. I therefore question why these two sites have been included in the Core Strategy Pre-publication document. 

Loss of local wildlife 

I am concerned that the identification of these sites at Burgess Farm for housing could also harm the local wildlife in the area. My constituents tell me that they fear the proposals to designate land at Burgess Farm for housing will destroy a wildlife habitat, leading to a further decline of species like the Great Crested Newt. 

Impact on residents living in Trent Drive

 I am concerned about the implications that these proposals could have on those residents who live on Trent Drive. 

Trent Drive is a quiet cul-de-sac, yet the recently refused planning application for housing development at Burgess Farm included proposals to make this road an entry point to the proposed open space on the site. Although there is already a public footpath there, it is little used and does not generate extra traffic. One constituent who lives on Trent Drive tells me that the origins of the current footpath was not as a formal public footpath and it was not a right of way under the Highways Act until after 1994. Furthermore I understand that this change was fought by local residents.

 I am told that when the pathway was eventually adopted as a formal public footpath, assurances were given by Salford Council that it would remain a tightly controlled entry point which would be little used. To date this has largely been the case, however even now traffic problems do occur, with non residents parking cars along the cul-de-sac. There have also been problems with anti social behaviour linked to the current very limited use of this footpath. 

If the land at Burgess Farm is designated for housing, local residents living on Trent Drive tell me that they are worried about the impact a large scale housing development could have on this small cul-de-sac, with many more people using the footpath. 

Strain on existing infrastructure 

I have concerns about the strain a housing development of this size would have on the local infrastructure in Walkden, particularly on the local road network. 

Traffic/congestion 

The amount of traffic that would be generated by 550 houses would be considerable, increasing congestion problems on local roads and causing more pollution. Some of the most congested roads in Salford are in the Walkden area and congestion would be made worse if 550 houses are built on this land. 

Hilton Lane and Newearth Road, both of which are next to the land at Burgess Farm, are already heavily congested, particularly at peak times. These roads will not be able to accommodate additional traffic from such a large number of houses and this could bring traffic in the area to a complete standstill. This in turn could have an impact on other surrounding roads - including the East Lancashire Road (A580) and Walkden Road. The consequences of this added traffic will be felt throughout the local area. 

Public transport 

Public transport in the Walkden area would not be able to cope with the extra passengers and increased number of journeys needed. I have been campaigning since 2004 for improvements to public transport in Worsley to meet the needs of local people and I know the issues with the current services. 

There are many problems with the current level of public transport provision in Walkden. 

Bus travel
 I receive constant complaints about the current bus services in this area. Constituents have complained to me about delays and cancellations in bus services and the need to take multiple buses to reach a destination. Any further residential development will put further strain on these already inadequate bus services and this will impact the quality of life of my constituents.
 Walkden Station 

Rail services at Walkden Station and the facilities at the station would not be able to cope with such a large increase of passengers, should 550 houses be built on the Burgess Farm sites identified. 

Every day at peak times, 50 or more passengers are left at the station due to overcrowding on trains as they come into Walkden. 

For this to improve there is a need for lengthened platforms, additional carriages and more frequent services stopping at Walkden. Northern Rail has no plans to make these changes and the Government are not funding extra train carriages or services.

 Given current transport plans, I do not believe that Walkden Station could accommodate any substantial increase in passenger numbers.

 I believe that an increase in population of this scale, within this area, could not be catered for by current services and I believe the quality of life of local people could suffer as a consequence. 

Risk of flooding 

My constituents tell me they fear that any further development in this area could lead to flooding. There are concerns that the drainage system in this area simply would not be able to cope should the land at Burgess Farm be developed. 

I understand that, during periods of heavy rainfall, the areas around Burgess Farm flood. I also understand that works have been carried out on the drainage pipes in this area, as a short term solution to this problem, but that flooding is still an issue. The addition of 550 houses in this area would put further strain on the drainage system. 
In summary

The proposals to designate open land at Burgess Farm for housing do not take into account the negative impact they could have on the local area and the quality of life for people who live in the Walkden area now. 

As the Member of Parliament for Worsley and Eccles South I object, on behalf of my constituents, to Salford Council's proposals to designate land at Burgess Farm for housing. Would you please acknowledge this letter and formally register my objections to these proposals. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic, biodiversity and flooding impacts can be managed.

	74
	Georgina Cotten
	8.5
	I am a local resident writing to voice my concerns over the idea to develop houses on Burgess farm. I am strongly against the idea to develop in this area due to various reasons which I have highlighted below:- 

1. The traffic around the surrounding areas is already crowded especially at rush hour, not to mention the bottle neck in the Worsley area which has already influenced my options in terms of where I choose to work in the future. 

2. It took me 6 months searching in and around Manchester to find a property to live which is not overlooked and which has open - plan areas. I worry that all this lovely green area will be lost which will considerably affect my future happiness living in this area.

 3. Public transport is already at straining point. In the period of time where I had to use public transport the over-crowding was so bad that quite often you could not actually get on the train and would have to wait for the next one to come along. This is really not good when you are trying to hold down a job, and especially in this climate. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic impacts can be managed.

	155
	Robert Seddon
	8.5
	I’m writing to object to the proposed planning application to build houses on current Burgess Farm land on Hilton Lane, Walkden. 

Hilton Lane and the surrounding roads are already suffering from too much traffic, especially during the rush hour and school run time. Hilton lane is particularly bad as traffic has to negotiate the ridiculous traffic calming measures. It is also a main link to Walkden from Little Hulton as well as the only route to Harrop Fold High School and one of just two routes to St Georges RC High School.

 The prospect of a possible extra 1000 vehicles added to the already unacceptable congestion is quite simply madness.

 The knock on effect if this proposal goes ahead is more gridlock on other nearby roads and junctions as people avoid Hilton Lane in their vehicles. I’m a BT Engineer and I travel all around Walkden and Little Hulton every day. Hilton Lane is without doubt by far the worst road I’ve ever known and this is before these new houses have been built.

 I currently have to negotiate speed humps that encourage head on collisions as vehicles move to the centre of the road to position the hump between their wheels. The first chicane is just before a blind bend near the bridge. Then there is a raised platform near Harrop Fold school with a Lollipop Lady and groups of schoolchildren playing chicken, then finally another chicane close to the junction with Manchester Road on the brow of the hill where there is regularly a Mexican stand off leading to road rage. And you want to introduce the prospect of dozens of building waggons and then 1000 plus vehicles; you’re kidding right ! 

After the traffic chaos we are then faced with the loss of more green field land to add to the relatively recent loss of all the green space we once had at ellenbrook.

 So to recap, this whole idea is just crazy so I fully expect it to go through without a hitch !! 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic impacts can be managed.

	220
	Gordon Shepley
	8.5
	 I welcome the proposal to reduce the total net housing requirement over the period 2010-2030. It is understood that the new figure of 22,000 has been derived from the Greater Manchester Forecasting Model 2010 (GMFM) which estimates that there would be a growth of 17,759 households in Salford over the period 2010-2030. However, for reasons which are not clear, the Core Strategy is proposing a higher increase in the amount of office floor space than would be expected from the GMFM jobs forecasts and as a result the Core Strategy proposes a higher figure of household growth. 

 I am therefore very concerned that, despite the proposed 35% reduction over the previous figure and the even lower GMFM figure, the Burgess Farm site in Walkden and Little Hulton is still included in the latest Development Plan Document (DPD).

 The Proposed Interim Housing Figure Sustainability Appraisal states that “consultation responses on the Core Strategy suggest that concerns over very large amounts of new housing development could impact negatively on mental health, particularly if it requires the loss of Greenfield or Green Belt land that people value…….. potential need to release such land for housing development would be lower with the interim housing figure than the Regional Strategy figure”.
 The Draft Core Strategy DPD stated that the Burgess Farm site was the only major Greenfield site which would need to be developed to meet the suggested housing requirement at that time. With such a significant reduction in the interim housing figure there is clearly no longer that need.
 The latest DPD states that “the overall identified potential supply is above the scale of housing development proposed in the Pre-Publication Consultation, indicating that it should be possible to deliver the Core Strategy proposals”.
In February Feb 2010 a lead member of the council, in response to proposals from a major land developer, said, "The proposals seem to fly in the face of the vision that the council wants for the city. The inner parts of our city have had a dramatic loss of population over the past 50 years and we want to regain some of that population and regenerate areas like Chapel Street, Greengate and Ordsall. At first sight, the proposals seem to be for suburban sprawl which will generate massive commuter journeys and destroy the openness which we think is one of Salford’s major attractions." 

The Interim Housing Figure Community Impact Assessment points out that “local communities raised major concerns regarding the scale of housing development originally proposed and the potential impact this would have on their neighbourhood and quality of life”.

 The DPD (1.4) states that the purpose of this consultation stage is “to review the contents of the Draft Core Strategy in light of ongoing updates to its evidence base and comments received during previous public consultations……This consultation offers people the opportunity to comment on these changes before the city council finalises its proposals”.
 To date the council appear to have totally ignored earlier public comments with regards to the development of Burgess Farm. 

 In 2008 the Core Strategy - Issues and Options report (Option 4) included proposals to develop Greenbelt/Greenfield land in Salford West. In response to the Draft Core Strategy DPD in November 2009 it was identified that, although the household response rate for the whole of Salford Borough was low, nearly 40% of the total responses were from the M28 area alone. Also, over 42% of the total responses from Salford residents were explicit in their opposition to any development of Greenbelt and Greenfield land and over 30% of all respondents were opposed to at least one of the options and in particular option 4.

 Council plans to denote the Burgess Farm site a house building priority have been met with strong opposition from Salford West residents over the past 2 -3 years as part of the consultation for the Draft Core Strategy. In addition to the personal comments providing reasoned justification as to why the site was not suitable for development an 800 signature petition was submitted opposing the inclusion of the Burgess Farm site in the Draft Core Strategy DPD. 

 Furthermore, the suitability of the site has long been questioned as is demonstrated by the fact that, over the past 30 years, a number of planning applications (including the most recent - July 2011) have been refused for sound reasons. It is highly unlikely that anything will change over the next 20 years which would negate any of the previous grounds for refusal.

 The sites identified in the Core Strategy Housing Supply have been taken from the Salford’s Strategic Housing Land Availability Assessment 2010 (SHLAA). 

It is also noted from the SHLAA that the Burgess Farm sites (SHLAA Ref: SS23 & 852) are not considered to be deliverable or developable at this time whereas other sites in Walkden and Little Hulton (SHLAA Ref: 204 & 206) which are considered to be deliverable and developable are not included in the Core Strategy Housing Supply.
 In summary, I consider that the Burgess Farm site is not needed to meet the suggested future housing demand for Salford. In addition, serious consideration should be given to the fact that the Burgess Farm site has for many years been proven to be unsuitable for development


	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land.

	244
	Carole A Wood
	8.5
	See comments to ref 247 (paragraph 8.5). In addition the following comments were also submitted:

I am writing again with particular reference to the proposed development of lane on Burgess Farm and further to my previous communications on this subject sent on 06/01/10 and 10/04/10.

 I have attached a document which expresses the concerns of the 'Burgess Farm Residential Group', concerns with which I fully concur. (see reference 247 paragraph 8.5). 

In the light of issues raised in my previous communications, the reduction in proposed housing requirements as now shown in the DPD and the refusal (on sound grounds) to grant permission to develop land at Burgess Farm by the Council Planning Panel at their meeting earlier this month, I strongly appeal to you to remove Burgess Farm from the Draft Core Strategy DPD.

 Once Burgess Farm is lost, it is lost forever and its value as a producer of food and its enormous environmental benefits to this City are gone for good. Any error of judgement re this proposed development will permanently decimate the quality of life of residents in this area, from the air we breathe to the already intolerable congestion on our roads. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land.

	213
	B Hewitt
	8.5
	Totally object to the use of any Greenfield site for development, these sites are and should remain protected. This site in particular is a working farm and the proposal to replace this with 350 houses is madness. Salford Council have recently refused planning permission to Peel Holdings and now needs to remove this site from the core strategy. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land.

	259
	E J Howarth
	8.5
	 I welcome the proposal to reduce the total net housing requirement in Salford for the period 2010-2030 from 33,750 to 22,000. 

I understand, from the above documents, that the new figure of 22,000 has been derived from the Greater Manchester Forecasting Model 2010 (GMFM) which estimates that there would be a growth of 17,759 households in Salford over the period 2010-2030. However, for reasons which are not clear, the Core Strategy Pre-Publication DPD is proposing a higher increase in the amount of office floor space than that which would be expected from the GMFM jobs forecasts. As a result the council are suggesting an even higher figure of household growth. If a higher increase in the amount office floor space is justified the DPD states that most of this will be in the Centre and Regional Centre of the City, ie. the Eastern parts of the region. 

I am very concerned that, despite the GMFM figure of 17,759, which is 48% below the previous figure, and the council’s own figure, which is still a significant 35% reduction over the previous figure, the Core Strategy Pre-Publication DPD makes a specific point of identifying for development the Burgess Farm site in Walkden and Little Hulton, ie. on the Western boundary of the region. 

Furthermore, the Draft Core Strategy DPD and the Core Strategy Pre-Publication DPD both ‘single out’ Burgess Farm as a site which would ‘need’ to be developed. Firstly, this goes against the whole ethos of the Core Strategy which states that its purpose is not to identify or allocate particular sites for development. Also, the Core Strategy Pre-Publication DPD states that it only covers the changes from the Draft Core Strategy DPD. I fail to see where anything has changed with regards to Burgess Farm and yet the council appear to have felt the need to specify this site again in this latest document! I can only assume that this is because the council are aware of the large public opposition to the development of this site! 

The Draft Core Strategy DPD stated that the Burgess Farm site was the only major Greenfield site which would need to be developed to meet the suggested housing requirement at that time. With such a significant reduction in the housing figure that ‘need’ cannot be justified! 

The following comments support my last statement:-

The Proposed Interim Housing Figure Sustainability Appraisal states that “consultation responses on the Core Strategy suggest that concerns over very large amounts of new housing development could impact negatively on mental health, particularly if it requires the loss of Greenfield or Green Belt land that people value…….. potential need to release such land for housing development would be lower with the interim housing figure than the Regional Strategy figure”.

The Core Strategy Pre-Publication DPD states that “the overall identified potential supply is above the scale of housing development proposed in the Pre-Publication Consultation, indicating that it should be possible to deliver the Core Strategy proposals”.In February Feb 2010 a lead member of the council, in response to proposals from a major land developer, said, "The proposals seem to fly in the face of the vision that the council wants for the city. The inner parts of our city have had a dramatic loss of population over the past 50 years and we want to regain some of that population and regenerate areas like Chapel Street, Greengate and Ordsall. At first sight, the proposals seem to be for suburban sprawl which will generate massive commuter journeys and destroy the openness which we think is one of Salford’s major attractions." 

The comments by that particular lead member of the council are very pertinent in relation to Burgess Farm which is on the far western boundary of Salford. The vast majority of office developments and other jobs are towards the east of the city “which will generate massive commuter journeys”.

 To date, the council appear to have totally ignored earlier public comments with regards to the development of Burgess Farm.

In the Draft Core Strategy Sustainability Appraisal: 3.157 …..”The city council’s adopted Statement of Community Involvement sets out consultation requirements for the production of planning documents and the determination of planning applications….. Comments received through these methods were taken into account during the formation of the Draft Core Strategy”. 
The Interim Housing Figure Community Impact Assessment recognises that “local communities raised major concerns regarding the scale of housing development originally proposed and the potential impact this would have on their neighbourhood and quality of life”.

The Core Strategy Pre-Publication DPD (1.4) states that the purpose of this consultation stage is “to review the contents of the Draft Core Strategy in light of ongoing updates to its evidence base and comments received during previous public consultations……This consultation offers people the opportunity to comment on these changes before the city council finalises its proposals”.

In the timing plan for the Core Strategy DPD under ‘Publication of a full Draft Core Strategy October-November 2009’ it states that “All of the views expressed in the initial consultation period together with any new technical information will be taken into account when developing a full draft version of the Core Strategy.”

The Core Strategy Issues and Options Report set out four possible strategic options for how the city could develop. The Draft Core Strategy DPD states that “a significant number of comments were received through the consultation, which ended on 23 January 2009”. In fact nearly 40% of the total responses were from the M28 area alone (Burgess Farm is in M28). Also, over 42% of the total responses from Salford residents were explicit in their opposition to any development of Greenbelt and Greenfield land.

Council plans to denote the Burgess Farm site a house building priority have been met with strong opposition from Salford West residents over the past 2 -3 years as part of the consultation for the Core Strategy DPD. In addition to the personal comments providing reasoned justification as to why the site was not suitable for development an 800 signature petition was submitted opposing the inclusion of the Burgess Farm site in the Draft Core Strategy DPD. 

This fact is recognised in the Planning Inspectors Advisory Visit Note dated 24/02/10 - Consultation Responses:

“Certain provisions in the Draft CS had led to a large number of adverse representations. Clearly the Council needs to take these into account and, so far as is possible, it should seek to resolve the issues raised: public support for, and ownership’ of, the CS is more likely to lead to deliverability……” These are the Planning Inspectors comments, not mine!

In the Draft Core Strategy Sustainability Appraisal the following are most relevant when considering Burgess Farm:- 

3.12…..”Population loss has been less significant from Salford West, although

has still been an issue in some localities. .…… parts of Salford West already have pressures on some services such as schools, and so this might not be wholly positive and is a cause of concern for local communities”.

3.35 ….”the impacts on individual sites/resources could be more mixed, as development of some sites (both brownfield and greenfield) could result in a loss of habitat and/or increased disturbance to wildlife……. the release of 21 hectares of greenfield land at Burgess Farm, Walkden for housing could have a negative impact on biodiversity through disturbance and loss of habitat”. 

3.69 …..”the scale of residential development it proposes around the edges of the city could lead to increased car movements……increased development on the edge of the city would lead to increased car movements as the public transport improvements would be unlikely to be sufficient to fully mitigate against an increase in traffic. No matter how much development takes place at the edge of the city it will never be as accessible in terms of number of public transport routes as the highly accessible Regional Centre.”

3.149…… “which would also see major greenfield housing development in less accessible locations around the edge of the urban area in Salford West.” 

To some extent the council have provided its own evidence that Burgess Farm is not suitable for housing development. In Annex ‘A’: Sustainability Matrix for Greenfield and Greenbelt under Housing Sites the following questions and answers are identified against Burgess Farm:-
Would it be likely to increase or decrease car use?

……….it is not immediately adjacent to good public transport services, and so could still be quite car reliant.

Significant increase in traffic on Hilton Lane, with access between two existing houses.

Would it maintain tranquil areas?

Relatively tranquil site at present…………Development would change character of the site significantly

To enhance economic inclusion: Would it improve physical accessibility to jobs?
Not particularly well located in terms of employment areas

Would it improve economic performance in disadvantaged areas?

Some disadvantaged areas nearby, but unlikely to benefit them.

The proposed Burgess Farm site is ‘divided’ by the boundary between Little Hulton and Walkden South. According to the Little Hulton and Walkden Community Action Plan 2009/2010, Little Hulton has the highest population in Salford. It is the 5th most deprived area in Salford. Unemployment is high. The proportion of working age people who are unemployed is higher than average, as is the proportion of people who have never worked. The development of Burgess Farm will not benefit anybody in this or the surrounding areas. 

Furthermore, the suitability of the site has long been questioned as is demonstrated by the fact that, over the past 40 years, a number of planning applications (including the most recent - July 2011) have been refused for sound reasons. I do not intend to go over the many reasons but suffice to say, it is highly unlikely that anything will change over the next 20 years which would negate any of the previous grounds for refusal.
In summary, the council appear to be totally ignoring the objections from residents to the proposed development of this site despite the fact that many of these objections have supporting evidence which is included within the council’s own prepared documents. I believe that the information provided above identifies clearly that the Burgess Farm site is not needed in order to meet the suggested future housing demand for Salford. In addition, serious consideration should be given to the fact that the Burgess Farm site has for many years been proven to be, and still is, unsuitable for development. 


	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic impacts can be managed.

	215
	Wendy Howarth
	8.5
	I welcome the proposal to reduce the total net housing requirement over the period 2010-2030. It is understood that the new figure of 22,000 has been derived from the Greater Manchester Forecasting Model 2010 (GMFM) which estimates that there would be a growth of 17,759 households in Salford over the period 2010-2030. However, for reasons which are not clear, the Core Strategy is proposing a higher increase in the amount of office floor space than would be expected from the GMFM jobs forecasts and as a result the Core Strategy proposes a higher figure of household growth. 

I am therefore very concerned that, despite the proposed 35% reduction over the previous figure and the even lower GMFM figure, the Burgess Farm site in Walkden and Little Hulton is still included in the latest Development Plan Document (DPD).

The Proposed Interim Housing Figure Sustainability Appraisal states that “consultation responses on the Core Strategy suggest that concerns over very large amounts of new housing development could impact negatively on mental health, particularly if it requires the loss of Greenfield or Green Belt land that people value…….. potential need to release such land for housing development would be lower with the interim housing figure than the Regional Strategy figure”.

The Draft Core Strategy DPD stated that the Burgess Farm site was the only major Greenfield site which would need to be developed to meet the suggested housing requirement at that time. With such a significant reduction in the interim housing figure there is clearly no longer that need.

The latest DPD states that “the overall identified potential supply is above the scale of housing development proposed in the Pre-Publication Consultation, indicating that it should be possible to deliver the Core Strategy proposals”.In February Feb 2010 a lead member of the council, in response to proposals from a major land developer, said, "The proposals seem to fly in the face of the vision that the council wants for the city. The inner parts of our city have had a dramatic loss of population over the past 50 years and we want to regain some of that population and regenerate areas like Chapel Street, Greengate and Ordsall. At first sight, the proposals seem to be for suburban sprawl which will generate massive commuter journeys and destroy the openness which we think is one of Salford’s major attractions." 

The Interim Housing Figure Community Impact Assessment points out that “local communities raised major concerns regarding the scale of housing development originally proposed and the potential impact this would have on their neighbourhood and quality of life”.

The DPD (1.4) states that the purpose of this consultation stage is “to review the contents of the Draft Core Strategy in light of ongoing updates to its evidence base and comments received during previous public consultations……This consultation offers people the opportunity to comment on these changes before the city council finalises its proposals”.

To date the council appear to have totally ignored earlier public comments with regards to the development of Burgess Farm. 

In 2008 the Core Strategy - Issues and Options report (Option 4) included proposals to develop Greenbelt/Greenfield land in Salford West. In response to the Draft Core Strategy DPD in November 2009 it was identified that, although the household response rate for the whole of Salford Borough was low, nearly 40% of the total responses were from the M28 area alone. Also, over 42% of the total responses from Salford residents were explicit in their opposition to any development of Greenbelt and Greenfield land and over 30% of all respondents were opposed to at least one of the options and in particular option 4.

Council plans to denote the Burgess Farm site a house building priority have been met with strong opposition from Salford West residents over the past 2 -3 years as part of the consultation for the Draft Core Strategy. In addition to the personal comments providing reasoned justification as to why the site was not suitable for development an 800 signature petition was submitted opposing the inclusion of the Burgess Farm site in the Draft Core Strategy DPD. 

Furthermore, the suitability of the site has long been questioned as is demonstrated by the fact that, over the past 30 years, a number of planning applications (including the most recent - July 2011) have been refused for sound reasons. In addition to the questioned ‘need’ to develop the site the increased traffic and dangerous location of the only single point of access to the site were cited in the latest planning application refusal. There are already frequent RTA’s on Hilton Lane particularly where the roda bends and passes under the railway bridge adjacent to the farm and proposed site access. It is highly unlikely that anything will change over the next 20 years which would negate any of the previous grounds for refusal. 

The sites identified in the Core Strategy Housing Supply for possible development have been taken from the Salford’s Strategic Housing Land Availability Assessment 2010 (SHLAA). It is also noted from the SHLAA that the Burgess Farm sites (SHLAA Ref: SS23 & 852) are not considered to be deliverable or developable at this time whereas other sites in Walkden and Little Hulton (SHLAA Ref: 204 & 206) which are considered to be deliverable and developable are not included in the Core Strategy Housing Supply. This begs the question as to why ‘vacant’ land is not being considered before a working livestock farm? 
In summary, I consider that the Burgess Farm site is not needed to meet the suggested future housing demand for Salford. In addition, serious consideration should be given to the fact that the Burgess Farm site has for many years been proven to be unsuitable for development.


	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic impacts can be managed.

	187
	C M Ogden
	8.5
	After attending a local community meeting on 1 st August 2011 the subject of Burgess Farm Development for housing was brought up. We were quite disturbed on some of the facts mentioned by Spatial Planning representative at the meeting. The disappointing facts were, he gave a lot of information on facts and figures on traffic flow, noise, environmental impact etc. but sadly all of this information was formed by the prospective sellers of the land (peel Holdings) which is wholly one sided. Surely the Spatial Planning Team should have done their own investigations or an independent body. As it was a lot of these investigations were done at convenient / appropriate times ie. when traffic flow was at its least, also this would have had a great effect on the lack of noise. Also at the Spatial Planning Committee meeting on 7July 2011 at Swinton Town Hall, planning representatives on the committee were asked to vote to accept or oppose the planning application in which the planning application for development of Burgess Farm was voted against. At this meeting it became evident that the team were not familiar with the area and were voting on something that they could not envisage the serious impact this development would have on the locality, the increase on the already busy Hilton Lane (which is used as a 'Rat Run' from A6 to Newearth Rd missing out Walkden Central ) .
Hilton Lane already has a school where the drop off point is on a blind comer so an increase in traffic through development could have a devastating affect on a busy thoroughfare. The exit from the proposed development is also located on a blind bend where there has recently been several accidents one entailing a vehicle mounting the pavement and knocking the lamppost down in which the police were involved, ironically after Traffic Calming had been introduced. Fortunately no pedestrians were injured or involved on this occasion on a busy, narrow footpath. 
At the meeting it was also brought to light that there has had to be emergency classrooms built at two local schools to accommodate the Reception classes as there is no room to house them at the current primary schools. There are no plans to build any new primary schools in the proposed development at the present time and additional building of houses would only add to the burden of already over stretched facilities. 
Walkden and Little Hulton have also been identified by the Health Authority as having lower than average life expectancy and also there is a high level of mental health problems and disability than other areas in the North West of England. With a proposed 5 year building development this would not only have a negative effect on the already frail quality of life within the area but would do nothing but worsen the already poor air quality within the area. Burgess Farm provides the area with the only aspect of a Green Lung, surely that can not be taken away from the area. 
The environmental impact on the area would be devastating, wild birds, Owls, Buzzards, Hawks, Black Headed Gulls to name a few protected species amphibians, make up a rich tapestry of wild life in the area. At the Little Hulton Community meeting the council representative for Spatial Planning stated that one of the main reasons for this Particular site to be developed was to give 'quality family living' rather than shoe horn families into Salford Central. Surely the mere fact that if the development went through the reasons stated for 'Family Living' would be defeated due to the fact that the greenfield area would be no longer and it would just be swamped with houses. 
Another objection is regarding the suitability of the site for housing. Many applications with reference to developing Burgess Farm have been rejected on grounds of poor drainage, only just this year the drains at the bottom of Hilton Lane collapsed due to the increased volume of drainage from new houses on Tynesbank & Parsonage Road. The lane is constantly awash with drain water from an ever overflowing drainage system. The system can simply not cope, and put another 100, 200, 300+ houses on top of this could be catastrophic. 
Finally there is inadequate public transport to serve the population of Little Hulton & Walkden. There is a small train station, single track, of which there are absolutely no car parking facilities what so ever, meaning traffic is parked on near by streets, further congesting the flow of steady traffic. With the advent of a proposed 300+ houses, the effect on the already overstretched road network would be devastating, people would use their cars before an unreliable public transport every time, with the proposed development of 3, 4 and 5 bedroom properties the increase of volume of cars would have a substantial impact on the area.
 In Conclusion I consider that the Burgess Farm Site is not needed to meet the suggested future housing demand for Salford. Furthermore even if additional land was needed, serious consideration should be given to the fact that the Burgess Farm site has for many years been considered unsuitable for development. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic, flooding and biodiversity impacts can be managed.

	183
	G Ogden 
	8.5
	I am writing to register my objection to the proposed development of houses on the Burgess Farm Site on Hilton Lane, Walkden, Ref (SHLAA - SS23 & 852). 

My main objections are relating to the increased throughput of traffic on an already congested thoroughfare which incorporates a Short Cut from the A6 through to the East Lancs Road, cutting out Walkden Centre. On the lane and it is a lane as opposed to a Main Road, it gets very busy with Parents dropping pupils off at school, at peak times and on a Blind Comer, there are lots of pedestrians using the lane, pupils walking to and from school, dog walkers and general public. Despite ALL the Attempts at traffic calming, speed bumps, street furniture (20mph signs ???), and chicanes, speeding traffic is still a constant worry everyday. Since the introduction of the speed bumps and chicane there have -been several severe accidents at the Burgess Farm stretch of road, these accidents are in my view a result of speeding traffic coming down Hilton Lane (from the A6) and coming to the chicane which is under the bridge on a blind comer, at great speed only then having to take evasive actions to avoid crashing. This situation will only worsen with a greater increase of volume of traffic. 
Another objection is regarding the suitability of the site for housing. Many applications with reference to developing Burgess Farm have been rejected on grounds of poor drainage, only just this year the drains at the bottom of Hilton Lane collapsed due to the increased volume of drainage from new houses on Tynesbank & Parsonage Road. The lane is constantly awash with drain water from an ever overflowing drainage system. The system can simply not cope, and put another 100,200,300+ houses on top of this could be catastrophic. 
Another concern of mine would be the environmental impact on the area, I feel Burgess Farm, being the last working farm in the area, that is a Green Lung in an ever congested area, should be upheld for as long as we possibly can strive to keep our Green areas protected, after Walkden has been developed by the built environment to maximum capacity only then should such a Greenfield site be even considered for any, any form of development. The fields have a rich and varied source of wildlife, wild and rare birds, protected amphibians to name a few and to lose such a rich habitat to a housing project that has been deemed not to be deliverable or developable at this time whereas there are other sites considered to be deliverable and developable in Little Hulton & Walkden that are not included in the Core Strategy Housing Supply and the latest DPD. 
In Conclusion I consider that the Burgess Farm Site is not needed to meet the suggested future housing demand for Salford. Furthermore even if additional land was needed, serious consideration should be given to the fact that the Burgess Farm site has for many years been considered unsuitable for development. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic, flooding and biodiversity impacts can be managed.

	184
	G Ogden 
	8.5
	After attending a local community meeting on 1 st August 2011 the subject of Burgess Farm Development for housing was brought up. We were quite disturbed on some of the facts mentioned by Spatial Planning representative at the meeting. The disappointing facts were, he gave a lot of information on facts and figures on traffic flow, noise, environmental impact etc. but sadly all of this information was formed by the prospective sellers of the land (peel Holdings) which is wholly one sided. Surely the Spatial Planning Team should have done their own investigations or an independent body. As it was a lot of these investigations were done at convenient / appropriate times ie. when traffic flow was at its least, also this would have had a great effect on the lack of noise. Also at the Spatial Planning Committee meeting on 7July 2011 at Swinton Town Hall, planning representatives on the committee were asked to vote to accept or oppose the planning application in which the planning application for development of Burgess Farm was voted against. At this meeting it became evident that the team were not familiar with the area and were voting on something that they could not envisage the serious impact this development would have on the locality, the increase on the already busy Hilton Lane (which is used as a 'Rat Run' from A6 to Newearth Rd missing out Walkden Central ).

 Hilton Lane already has a school where the drop off point is on a blind comer so an increase in traffic through development could have a devastating affect on a busy thoroughfare. The exit from the proposed development is also located on a blind bend where there has recently been several accidents one entailing a vehicle mounting the pavement and knocking the lamppost down in which the police were involved, ironically after Traffic Calming had been introduced. Fortunately no pedestrians were injured or involved on this occasion on a busy, narrow footpath.
 At the meeting it was also brought to light that there has had to be emergency classrooms built at two local schools to accommodate the Reception classes as there is no room to house them at the current primary schools. There are no plans to build any new primary schools in the proposed development at the present time and additional building of houses would only add to the burden of already over stretched facilities. 
Walkden and Little Hulton have also been identified by the Health Authority as having lower than average life expectancy and also there is a high level of mental health problems and disability than other areas in the North West of England. With a proposed 5 year building development this would not only have a negative effect on the already frail quality of life within the area but would do nothing but worsen the already poor air quality within the area. Burgess Farm provides the area with the only aspect of a Green Lung, surely that can not be taken away from the area. The environmental impact on the area would be devastating, wild birds, Owls, Buzzards, Hawks, Black Headed Gulls to name a few protected species amphibians, make up a rich tapestry of wild life in the area. 
At the Little Hulton Community meeting the council representative for Spatial Planning stated that one of the main reasons for this Particular site to be developed was to give 'quality family living' rather than shoe horn families into Salford Central. Surely the mere fact that if the development went through the reasons stated for 'Family Living' would be defeated due to the fact that the greenfield area would be no longer and it would just be swamped with houses. 
Another objection is regarding the suitability of the site for housing. Many applications with reference to developing Burgess Farm have been rejected on grounds of poor drainage, only just this year the drains at the bottom of Hilton Lane collapsed due to the increased volume of drainage from new houses on Tynesbank & Parsonage Road. The lane is constantly awash with drain water from an ever overflowing drainage system. The system can simply not cope, and put another 100, 200, 300+ houses on top of this could be catastrophic.
 Finally there is inadequate public transport to serve the population of Little Hulton & Walkden. There is a small train station, single track, of which there are absolutely no car parking facilities what so ever, meaning traffic is parked on near by streets, further congesting the flow of steady traffic. With the advent of a proposed 300+ houses, the effect on the already overstretched road network would be devastating, people would use their cars before an unreliable public transport every time, with the proposed development of 3, 4 and 5 bedroom properties the increase of volume of cars would have a substantial impact on the area.
 In Conclusion I consider that the Burgess Farm Site is not needed to meet the suggested future housing demand for Salford. Furthermore even if additional land was needed, serious consideration should be given to the fact that the Burgess Farm site has for many years been considered unsuitable for development. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic impacts can be managed.

	174
	Enid Fisher
	8.5
	I have heard of the proposed development of thousands of homes on the Burgess Farm site, Hilton Lane, Salford and wish to object to these proposals as over the years all the farms/green spaces in the area have been developed for housing, changing the feel of the community with excessive strain on existing facilities. Please take the above into consideration and reject the planning application. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land.

	181
	Karen Fisher
	8.5
	With reference to the above development plan for Burgess Farm, Hilton Lane, I wish to oppose it on the following grounds: 

1. Congestion is already a problem at times

 2. Possible flooding - current drainage system appears inadequate during heavy rainfall 

3. Extra burden on current amenities i.e. schools, services, drainage system 

4. Poor air quality with a possible extra 4,000 vehicles in the area 

5. The loss of further green spaces where children can connect with nature/animals 

6. Reduction in pleasant walks in the area 

7. Suburbia will soon feel like inner cities with the loss of green spaces as every available piece of land is developed for housing 

8. The area may be less attractive to residents due to over development - soulless housing estates with no heart I hope that the above will be taken into consideration and look forward to hearing from you in due course. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic, biodiversity and flooding impacts can be managed.

	247
	The following response has been submitted individually by the consultees listed below: 
A and G Boxer

AE Sullivan and M Sullivan

Alex Moore and David Worsley

B A Blackburn

B Holer

B Warrell

Barbara Carney

and M Carney

Barbara Kershaw

Carole A Wood

Caroline Gleeson

Christine Booth

Christopher J Blackburn

CM Ogden

D Holer

Eleanor Hill

Iain Yardley

J Harcroft

J Houghton

Jackie M Hughes

JJ Absalom and LB Wynne

JL Berry

Joel Hughes

Joshua Hughes

J & P

Farquhar

Kathleen Morris

L Houghton

Lucy A Blackburn

M Houghton

Mary Walker

Miss K Griffith

Mr and Mrs A Lawman

Mr M and Mrs G Watson

Mr and Mrs H Isherwood

Mr J and Mrs and B Deacon

Mr and Mrs PM Sharpe

Mr B Houghton

Mr B Kilner

Mr D Fidler and Miss S L Grice

Mr J Banks

Mr K E Barry

Mr M H Wilson

Mr R Halford

Mrs EM Fulford

Mrs J Byrom

Mrs J Houghton

Mr and Mrs J Heap

Mrs M Rawcliffe

Mrs P Fisher

Ms H Cooper

Naomi Hughes

P Kempster

P Schofield

PET Houghton

Peter Pascall

R Doyle and D Doyle

R Paley and A Kenyon

S Miller and L Miller

Stephen P Jones

Tony Jackson

Valerie Moore

W and S Halliday

Wendy Barlow


	8.5
	The following response has been submitted individually by the consultees listed: 

Whilst welcoming the reduction in the total number of houses proposed in the revised Core Strategy Pre-Publication Consultation document, we are still concerned that a number of comments made in previous consultations do not appear to have been taken into account. Our comments at this stage of the consultation process are summarised as follows:-

· A large number of objections already raised by the general public to the proposed development of the Burgess Farm site: Nearly 40% of the total responses to the Issues and Options Report came from the M28 area; over 42% of the total responses from Salford residents were explicit in their opposition to any development of Greenbelt and Greenfield land; an 800 signature petition was submitted opposing the inclusion of the Burgess Farm site in the Draft Core Strategy DPD. The council have received hundreds of public and business responses identifying the negative impacts of this development.

· The latest DPD states that “the overall identified potential supply is above the scale of housing development proposed in the Pre-Publication Consultation”. Despite this and the identified 35% reduction in the housing requirement, the Burgess Farm site in Walkden and Little Hulton is still included in the latest DPD.

· Previously in the Draft Core Strategy DPD a need was expressed to develop the “only major Greenfield site” at Burgess Farm, the fact that this need is removed by the reduction in housing numbers required is not acknowledged. A lead Council member commented in February 2010 that development of Greenfield sites in Salford West would “generate massive commuter journeys and destroy the openness which we think is one of Salford’s major attractions”.

· The suitability of the site has long been questioned: Over the past 30 years a number of planning applications on the Burgess Farm site (including the most recent - July 2011) have been refused for sound reasons. It is highly unlikely that anything will change over the next 20 years which would negate any of the previous grounds for refusal.

· Salford’s Strategic Housing Land Availability Assessment 2010 states that: the Burgess Farm sites (SHLAA Ref: SS23 & 852) are not considered to be deliverable or developable at this time. Other sites in Walkden and Little Hulton (SHLAA Ref: 204 & 206) which are considered to be deliverable and developable are not included in the Core Strategy Housing Supply and the latest DPD.

In conclusion, we consider that the Burgess Farm site is not needed to meet the suggested future housing demand for Salford. Furthermore, even if additional land was needed, serious consideration should be given to the fact that the Burgess Farm site has for many years been considered unsuitable for development.


	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land.

	173
	Robert Ford
	8.5
	I have heard of the proposed planning development of thousands of homes on the Burgess Farm site on Hilton Lane, Salford and wish to object to these proposals as the area is already congested and there will be one less green space in the area. Please take the above into consideration and reject the application. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic impacts can be managed.

	175
	Adrianne Ford
	8.5
	I have heard of the proposed planning suggestion of thousands of homes on the Burgess Farm site on Hilton Lane, Salford and wish to object to this proposal as the area is already congested and an increase in heavy traffic during construction will be unbearable and extremely inconvenient as Newearth Rd is already a busy road. Please take the above into consideration and reject the application. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic impacts can be managed.

	190
	Anne Hector
	8.5
	Whilst welcoming the reduction in the total number of houses proposed in the revised Core Strategy Pre Publication document. I consider that the Burgess Farm site (SHLAA Ref SS23 and 852) is not needed to meet the suggested future housing demand for Salford.

 Even if additional land was needed, serious consideration should be given to the fact that the Burgess Farm site has for many years been considered unsuitable for development. It would be tragic for the farm to disappear and additional housing would deprive the area of green space. The extra volume of traffic which would be involved would be horrendous. Hilton Lane is already hazardous. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic impacts can be managed.

	178
	A Rimmer and I Duffin
	8.5
	We understand that the proposed development of the above site has raised its head again. It is ludicrous that a proposal to erect 500 dwellings in such an inaccessible area should be under consideration. It is suggested that the access would be from Hilton Lane which is without doubt the most awkward, obstructive, road calming, road in the uk under the current traffic flow, an additional 500 plus houses with average car ownership would create havoc. That such a proposal as Burgess Farm site is even being considered beggars belief. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic impacts can be managed.

	179
	B Hamer
	8.5
	We do not need more houses in Walkden which will generate more cars/wagons/vans etc. and more pollution on Newearth Road. my windows and doors are black from car fumes they should be white.Dust in my home is black from the car fumes, the residents of Newearth Rd are breathing in these fumes 24 hours per day it is intolerable. cars/vans/lorries are travelling up and down Newearth Rd. 

We do not need more houses and pollution on Newearth Rd. I walk every day through the natural woodland at Mather Fold Road. I have done for the last 30 years The air is clean and fresh and there is nothing more beautiful then seeing the seasons changing in woodland. the leaves on the trees. birds. butterflies. dragonflies. squirrels and foxes. as you walk out ot the woodland surrounding Burgess Farm and see Lambs and calfs in Spring how wonderful is that. Why would you want to destroy all that beauty where hundreds of local residents walk every day. 

I say NO to your proposed Housing development. we do not need any more houses. cars and pollution In the Walkden Area. leave Burgess Farm and surrounded Natural Woodland alone for residents to enjoy. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic impacts can be managed.

	182
	Anne-Marie Gardener
	8.5
	It is appreciated that a reduction to the number of houses proposed to be developed on the site of Burgess Farm site on Hilton Lane is welcome, however I believe it better to have no development of houses on this green belt land.

 The site is a working farm and welcome green area in a neighbourhood when green spaces are few and far between. 

Therefore I hope this objection is taken into consideration before any progress to the development plan is approved. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land.

	185
	M Ogden 
	8.5
	After attending a local community meeting on 1 st August 2011 the subject of Burgess Farm Development for housing was brought up. We were quite disturbed on some of the facts mentioned by Spatial Planning representative at the meeting. The disappointing facts were, he gave a lot of information on facts and figures on traffic flow, noise, environmental impact etc. but sadly all of this information was formed by the prospective sellers of the land (peel Holdings) which is wholly one sided. Surely the Spatial Planning Team should have done their own investigations or an independent body. As it was a lot of these investigations were done at convenient / appropriate times ie. when traffic flow was at its least, also this would have had a great effect on the lack of noise. Also at the Spatial Planning Committee meeting on 7July 2011 at Swinton Town Hall, planning representatives on the committee were asked to vote to accept or oppose the planning application in which the planning application for development of Burgess Farm was voted against. At this meeting it became evident that the team were not familiar with the area and were voting on something that they could not envisage the serious impact this development would have on the locality, the increase on the already busy Hilton Lane (which is used as a 'Rat Run' from A6 to Newearth Rd missing out Walkden Central ). 
Hilton Lane already has a school where the drop off point is on a blind comer so an increase in traffic through development could have a devastating affect on a busy thoroughfare. The exit from the proposed development is also located on a blind bend where there has recently been several accidents one entailing a vehicle mounting the pavement and knocking the lamppost down in which the police were involved, ironically after Traffic Calming had been introduced. Fortunately no pedestrians were injured or involved on this occasion on a busy, narrow footpath. 
At the meeting it was also brought to light that there has had to be emergency classrooms built at two local schools to accommodate the Reception classes as there is no room to house them at the current primary schools. There are no plans to build any new primary schools in the proposed development at the present time and additional building of houses would only add to the burden of already over stretched facilities. 
Walkden and Little Hulton have also been identified by the Health Authority as having lower than average life expectancy and also there is a high level of mental health problems and disability than other areas in the North West of England. With a proposed 5 year building development this would not only have a negative effect on the already frail quality of life within the area but would do nothing but worsen the already poor air quality within the area. Burgess Farm provides the area with the only aspect of a Green Lung, surely that can not be taken away from the area.
 The environmental impact on the area would be devastating, wild birds, Owls, Buzzards, Hawks, Black Headed Gulls to name a few protected species amphibians, make up a rich tapestry of wild life in the area. 
At the Little Hulton Community meeting the council representative for Spatial Planning stated that one of the main reasons for this Particular site to be developed was to give 'quality family living' rather than shoe horn families into Salford Central. Surely the mere fact that if the development went through the reasons stated for 'Family Living' would be defeated due to the fact that the greenfield area would be no longer and it would just be swamped with houses.
 Another objection is regarding the suitability of the site for housing. Many applications with reference to developing Burgess Farm have been rejected on grounds of poor drainage, only just this year the drains at the bottom of Hilton Lane collapsed due to the increased volume of drainage from new houses on Tynesbank & Parsonage Road. The lane is constantly awash with drain water from an ever overflowing drainage system. The system can simply not cope, and put another 100, 200, 300+ houses on top of this could be catastrophic.
 Finally there is inadequate public transport to serve the population of Little Hulton & Walkden. There is a small train station, single track, of which there are absolutely no car parking facilities what so ever, meaning traffic is parked on near by streets, further congesting the flow of steady traffic. With the advent of a proposed 300+ houses, the effect on the already overstretched road network would be devastating, people would use their cars before an unreliable public transport every time, with the proposed development of 3, 4 and 5 bedroom properties the increase of volume of cars would have a substantial impact on the area.
 In Conclusion I consider that the Burgess Farm Site is not needed to meet the suggested future housing demand for Salford. Furthermore even if additional land was needed, serious consideration should be given to the fact that the Burgess Farm site has for many years been considered unsuitable for development. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic, biodiversity and flooding impacts can be managed.

	186
	A Ogden
	8.5
	After attending a local community meeting on 1 st August 2011 the subject of Burgess Farm Development for housing was brought up. We were quite disturbed on some of the facts mentioned by Spatial Planning representative at the meeting. The disappointing facts were, he gave a lot of information on facts and figures on traffic flow, noise, environmental impact etc. but sadly all of this information was formed by the prospective sellers of the land (peel Holdings) which is wholly one sided. Surely the Spatial Planning Team should have done their own investigations or an independent body. As it was a lot of these investigations were done at convenient / appropriate times ie. when traffic flow was at its least, also this would have had a great effect on the lack of noise. Also at the Spatial Planning Committee meeting on 7July 2011 at Swinton Town Hall, planning representatives on the committee were asked to vote to accept or oppose the planning application in which the planning application for development of Burgess Farm was voted against. At this meeting it became evident that the team were not familiar with the area and were voting on something that they could not envisage the serious impact this development would have on the locality, the increase on the already busy Hilton Lane (which is used as a 'Rat Run' from A6 to Newearth Rd missing out Walkden Central ) 
Hilton Lane already has a school where the drop off point is on a blind comer so an increase in traffic through development could have a devastating affect on a busy thoroughfare. The exit from the proposed development is also located on a blind bend where there has recently been several accidents one entailing a vehicle mounting the pavement and knocking the lamppost down in which the police were involved, ironically after Traffic Calming had been introduced. Fortunately no pedestrians were injured or involved on this occasion on a busy, narrow footpath. 
At the meeting it was also brought to light that there has had to be emergency classrooms built at two local schools to accommodate the Reception classes as there is no room to house them at the current primary schools. There are no plans to build any new primary schools in the proposed development at the present time and additional building of houses would only add to the burden of already over stretched facilities. 
Walkden and Little Hulton have also been identified by the Health Authority as having lower than average life expectancy and also there is a high level of mental health problems and disability than other areas in the North West of England. With a proposed 5 year building development this would not only have a negative effect on the already frail quality of life within the area but would do nothing but worsen the already poor air quality within the area. Burgess Farm provides the area with the only aspect of a Green Lung, surely that can not be taken away from the area. 
The environmental impact on the area would be devastating, wild birds, Owls, Buzzards, Hawks, Black Headed Gulls to name a few protected species amphibians, make up a rich tapestry of wild life in the area. 
At the Little Hulton Community meeting the council representative for Spatial Planning stated that one of the main reasons for this Particular site to be developed was to give 'quality family living' rather than shoe horn families into Salford Central. Surely the mere fact that if the development went through the reasons stated for 'Family Living' would be defeated due to the fact that the greenfield area would be no longer and it would just be swamped with houses. Another objection is regarding the suitability of the site for housing. Many applications with reference to developing Burgess Farm have been rejected on grounds of poor drainage, only just this year the drains at the bottom of Hilton Lane collapsed due to the increased volume of drainage from new houses on Tynesbank & Parsonage Road. The lane is constantly awash with drain water from an ever overflowing drainage system. The system can simply not cope, and put another 100, 200, 300+ houses on top of this could be catastrophic.
 Finally there is inadequate public transport to serve the population of Little Hulton & Walkden. There is a small train station, single track, of which there are absolutely no car parking facilities what so ever, meaning traffic is parked on near by streets, further congesting the flow of steady traffic. With the advent of a proposed 300+ houses, the effect on the already overstretched road network would be devastating, people would use their cars before an unreliable public transport every time, with the proposed development of 3, 4 and 5 bedroom properties the increase of volume of cars would have a substantial impact on the area.
 In Conclusion I consider that the Burgess Farm Site is not needed to meet the suggested future housing demand for Salford. Furthermore even if additional land was needed, serious consideration should be given to the fact that the Burgess Farm site has for many years been considered unsuitable for development. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic, biodiversity and flooding impacts can be managed.

	211
	E Gardner
	8.5
	I strongly object to the inclusion of Burgess Farm for housing in the Core Strategy. The reason for this objection is that the proposal is unsustainable. As resources diminish and costs increase the farm should be seen as a working local asset, proving local resilience to a changing environment. Since the 1980s Salford has lost a number of local farms to housing development and with this the local community has lost a means to future food production, future energy production, climate change resilience and open green space, which once contributed to physiological and psychological well being. The area is saturated with housing and transport (with the local transport infrastructure and public transport system are not fit for purpose), whilst lacking in sound open space and local food production. This proposal would be bad for the local community, local wildlife and would remove possible means for a secure, sustainable future. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic and biodiversity impacts can be managed.

	228
	D Birkhead
	8.5
	I received a letter from Barbara Keeley MP with information regarding Burgess Farm.

 I have lived and worked all my life in Salford, we lived in back to back houses. We had parks to go to in school holidays. We had police on the streets and park attendents to keep us safe.

 I would like to know where all these people are coming from to fill all the 1000 houses the council are now hoping to build. There was no mention of bunglows for disabled and ageing population. 

Walkden/Little Hulton have no police station, no fire station so could you tell me who is going to police these estates, the coalition are cutting police and fire men.

 The hospital waiting times will get longer. Problems to see your GP. The sure start is closing, also the walk in centre due to cuts. We have lost a lot of the facilities in Walkden now the market hall has closed. We have lost of empty shops and plenty of rubbish on the roads and in the gutters from Hilton Lane to Walkden. 

There is no work in Walkden so how are all these peopbe over populatle in the new houses going to pay rent and council tax. We don't need 1000 more houses with large families in them we will be over populated. 

I am sorry to say I do not agree with the council I say look after your own people in the area before bringing more from outside the area. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land.

	245
	H Sullivan
	8.5
	Re: Burgess Farm. I am writing to oppose the Core Strategy and Interim Housing Figure.

I am in complete agreement that the above farm is beneficial for the community. If the council's plans went ahead, the majority of the households would have a car. This would cause a great deal of air pollution, which the open farm does not. The roads would be congested and at peak times grid locked. The buses, trains and schools would have overcrowding problems leading to a lesser quality of life for all concerned. Overcrowding would also be prevelent in the few parks with people vying for the facilities, which leads to frustration and trouble all round. 

I would like to say that the council do not plan for amenities in the town ie nowhere for teenegers to go to get off the streets, hence more population in the area, more trouble all round for the public and the police whose numbers you are reducing. Does not bode well for a better community. The council must look to all peoples needs and facilitate the majority for a better society. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic impacts can be managed.

	246
	B Warrell
	8.5
	See comments to reference 247(paragraph 8.5). In addition the following comments were also submitted:

It would be a travesty if you agree to this planning application by Peel Holdings as it would be devastating to the whole locality.
1. Not only increasing the local population by some 700 plus, 

2. But also increasing the vehicle numbers, also to some 700, on to an infrastructure that cannot cope with the present number. 

3. But also deprive the farmer, and future farmers of their livelihood, by reducing their land by almost one third.

 4. With the latter point in mind, it appears that the farmer's access to his other pastures is removed as the track way becomes within the curtilage of the new estate. 

5. This would mean that any stock movement would have to be via the public road making farming the remainder almost unviable. 

6. Or is that the ultimate plan? Remove the farmer and not allow future tenant farmers, so that the rest of the land becomes available for more sprawling development? 

7. The 170 acres plus the area to Tumcoft Farm is an invaluable stretch of land not only for the residents of the locality but also for the abundant wild life, which at long last has established itself there.

 8. There are large number of uncommon birds, animals and butterflies in this domain including buzzards, peregrines, water rail, great crested newts, foxes etc, etc.

 9. Wild life needs a large area, not a trifling patch as suggested by Peel Holdings (or is this the sweetener for their bitter pill?) and a buffer zones away from the Urban sprawl. 

10. The area proposed for development provides a buffer zone to this side of this nature area. 

11. This whole area needs to be designated a conservation area and protected farm land as in 10 years time the whole county will be desparate for farm land as our farm land is reduced and imports become more difficult and costly to procure. If you have not done so already I would recommend that you walk from either Hilton Lane or Newearth Road along one of many footpaths to Tumcoft Farm, then you will appreciate the tranquillity of this area. 

Please think to the future and preserve this land for future farming and public enjoyment, food source and nature, and reject this planning application. 

We are constantly being urged to subscribe to wild life disasters allover the world.

 The plight of the jaguar in the Amazon rain forests and the devastation of forest fires in New Zealand, Australia and California, to name but a few. 

It shouldn't be allowed, tragic everyone says, but what about British wild life?

 There are many programmes on the television warning of the problems facing our wild life, eg. the current survey on butterflies. 

You are the Trustees of Salford and we look to you to act responsibly, and save what is left of the countyside and farm-land in this area. 

If you must build more houses, use land that is not green field sites, use those like the County High School site, which is far more suited to development and is complete with comprehensive shopping precincts. Yes there are Parks but these are too well manicured for Nature Reserves. 

The semi-unmanaged track of land from Newearth Road to Mort Lane is a haven for a much more diverse species of birds, insects and animals than Blackleach Country Park.

 It is probably the only farmed land in Salford. Children today rarely see farm animals in a natural habitat. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic and biodiversity impacts can be managed.

	248
	J Harcroft
	8.5
	See comments to ref 247 (paragraph 8.5). In addition the following comments were also submitted:

Hilton Lane is already unsafe with the volume of traffic and two blind bends. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic impacts can be managed.

	249
	Barbara Kershaw
	8.5
	See comments to ref 247 (paragraph 8.5). In addition the following comments were also submitted:

I have friends who live on Hilton Lane and Newearth Rd, so have walked round the fields behind their homes quite often. Salford doesn't have many "green" credentials. Why spoil this green oasis when there are so many brownfield sites (eyesores) that could be cleared and used for housing? Please leave it alone. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic impacts can be managed.

	250
	J & P Farquhar
	8.5
	See comments to ref 247 (paragraph 8.5). In addition the following comments were also submitted:

How many times do we, the people who pay your wages, have to object to the same thing (ie the development of Burgess Farm) before you actually pay attention. You are behaving like Ireland did over the EU vote ie keep making people vote until you get the answer you want. Democracy, what a joke! 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land.

	251
	Mr MH Wilson
	8.5
	See comments to ref 247 (paragraph 8.5). In addition the following comments were also submitted:

Any development of that area for housing would create traffic chaos on Hilton Lane and surrounding roads. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic impacts can be managed.

	252
	Pamela Fisher
	8.5
	See comments to ref 247 (paragraph 8.5). In addition the following comments were also submitted:

I wholeheartedly give my support to save Burgess Farm and to keep it how it has been. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land.

	284
	Worsley Civic Trust
	8.5
	Submitted as part of Worsley and Boothstown Community Committee representations.

APPENDIX ON BEHALF OF WORSLEY CIVIC TRUST

 Worsley Civic Trust is in agreement with the collective views expressed on its behalf by the Worsley and Boothstown Community Committee. 

However, one housing proposal outside the boundaries of the two political wards is the proposed Burgess Farm development . 

Worsley Civic Trust agrees with the community opposition to the development. Worsley Civic Trust think it is too large, unreasonable as it is urban sprawl, and lacking proper immediate and future infrastructure provision, as defined in the earlier part of the paper at page 6. 

It’s positioning and connection onto a poor road, Hilton Lane, which is plainly a rat run and suffering speeding abuse permanently. There are no public transport links, and it appears the assessment in the paper provided to the Planning Panel on 7th July 2011 appears negligent in its “traffic and transportation” assessment. 

Worsley Civic Trust agrees with the community of the area in their statements about traffic and transportation issues. 

Whilst this proposal has been refused by the Panel and now is likely to be subject to a planning appeal in parallel with the Core Strategy process, Worsley Civic Trust needs to promote its viewpoint on this proposal as it is part of the Core Strategy proposals. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic impacts can be managed.

	351
	Sylvan Davies
	8.5
	I am writing concerning the Core Strategy Pre-Publication Consultation Document as I am aware that the Burgess Farm site off Hilton Lane is included in this document. Following the recent refusal of the latest planning application I am very shocked to learn that this document includes plans to build 550 houses on the same site. 

I objected to the last planning application and wish to object to these proposals too. My reasons are:

· This requires the release of Greenfield land. The loss of a working inner city farm and open green space, which is much valued by the local community, would have a negative impact on local people. In addition the habitat of numerous small animals would be destroyed. This agricultural land and the biodiversity of the surrounding area should be protected.

· This is a huge development compared to others in the document. Since moving to Newearth Road in 1988 I have seen the volume of traffic increase drastically, mainly due to the development of housing in Ellenbrook. A once quite road is now a busy main road, with traffic often travelling at well above the speed limit. There would be a further increase in the volume of traffic, and so yet more pollution. To suppose people would use public transport to mitigate this would be wrong. Whilst these is some public transport along Hilton Lane and Newearth Road it is not a frequent service and does not run to the areas where the jobs are likely to be (office jobs at Media City).

· I understand that the vast majority of the housing would be ‘open market’ or aspirational housing. This area of Salford does not require yet more aspirational housing, given the Ellenbrook development. Salford needs more social housing to cater for the needs of the majority of its residents who are not in a position to buy their own house, especially in the current economic climate when some unfortunate houseowners will be faced with losing their homes. Any new housing should be spread evenly across the city, and not concentrated in one area leaving the needs in other areas unmet. With this in mind I am surprised to see that other sites in Walkden and Little Hulton (SHLAA Ref 204/206) have not been included in the Core Strategy Housing Supply and latest DPD, especially as they are considered deliverable, unlike the Burgess Lane sites.

I believe that the development of the Burgess Farm site would be extremely detrimental to the local community; if it went ahead the impact on the local people and the wildlife in the area would be permanent and totally irreversible.
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land, and that any potential traffic impacts can be managed.

It is important to provide a diverse mix of new homes within Salford, including both ‘aspirational’ and affordable housing.

	17
	Julie Forrester
	8.6
	I do not agree with retaining the proposal for residential development at Burgess Farm in the Publication Core Strategy. This is because the reduction in the number of houses required means that there is not a need to develop this major Greenfield site, which is questionable as a suitable site because recent planning applications have been refused for good reason. Some local sites which are considered deliverable in Salford's Strategic Housing Land Availability Assessment of 2010 are not included in the Core Strategy, yet Burgess Farm is stated in the SHLAA as not developable. I feel that the opinions expressed in previous consultations have not been taken into account. A large number of objections have already been raised and the negative impacts of such a development identfied. My own personal view is that this development would be unnecessary and would mean the loss of a natural farmscape which makes it a pleasure to walk the many public footpaths in the area, which promotes health well being. It would also mean the loss of the unexpectedly beautiful scene as the sun sets over the fields, worthy of a photographic competition. This development would completely change the character of Hilton Lane from semi-rural, open and attractive to overdeveloped, congested suburban sprawl. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land.

	50
	P Varley
	8.6
	I find it incomprehensible that despite there being a reduction in the total number of now needed this council still has not removed the Burgess Farm site from the Draft Core Strategy. This is th only major greenfield site in Walkden & Little Hulton and is used by many for recreational purposes along the public rights of way that cross it.. The siutability of the ste has long been questioned and Planning permission has previously been denied. There are other sites which are considered fit for development but which are not included in the core stategy, namely SHLAA ref 204 & 206. There is fierce opposition locally to Burgess Farm being developed. Surely local opinion must count for something. Council members are voted in by the people of Salford. I would appreciate it if they would recognise the strong feelings that have been expressed over this issue and remove this site from Core Stategy plans. 
	The Publication Core Strategy continues to support residential development at Burgess Farm, providing around 500 houses. It is considered that the benefits of the scheme, particularly in terms of helping to secure a much more diverse range of housing within Salford, justify the loss of greenfield land.

	101
	Swinton Open Space Community Association
	8.9
	Swinton Open Space Community Association (SOSCA) welcomes the proposal to reduce the Strategic Housing Land Availability Assessment from 33750 to 22000 dwellings. 

SOSCA notes the reduction in the allocation of new dwellings for Swinton and Pendlebury from 1000 to 800 and the inclusion of the former Swinton Sewage Treatment Works (“the site”) in the list of potential sites to fulfill the Core Strategy housing supply with an allocation of 100 houses. Although the need for housing over the next 20 years has significantly reduced, SOSCA does not object in principle to a small area of the site being allocated for housing if this means that the rest of the site is brought into use as publicly accessible greenspace. 

However, SOSCA believes that it is essential that any such housing development is agreed via a masterplan that will consider the broader site, including the land owned by the council at the south-west corner of the site, to ensure that the optimum mix of development and greenspace is achieved. 

SOSCA believes that the size and positioning of any housing development should not in any way adversely impact on the existing high quality open space on Campbell Road Playing Fields. Because the fields are bounded on two of the three sides (by the golf course and the former sewage works) and the houses along the third side are in the main screened by trees, this creates the illusion on the fields of actually being in the countryside. This feeling is highly prized by the local community. SOSCA therefore would oppose any development at the eastern end of the site as this would decimate the quality of the existing public greenspace. It would be perverse to increase the amount of public greenspace if the actual quality of the resultant space was significantly poorer. 

SOSCA also notes that any access off Campbell Road would not support a significant development and, in any event, this would not be appropriate immediately adjacent to the children’s play area. Accordingly, SOSCA is of the view that the only practical access point is at the bottom of Folly Lane at the South West corner. Furthermore, a development in this corner of the site would have no, or little, adverse impact on the quality of the existing public greenspace on Campbell Road Playing Fields. 

In conclusion, SOSCA does not object to a small housing development that complements the area (in terms of density, design, height etc) provided it is appropriately sited, does not adversely impact the existing public greenspace and there is appropriate access. 
	Noted. Policy DP5 of the Publication Core Strategy requires development to be guided by a masterplan in certain circumstances, and this would seem appropriate for this site.

	10
	Paul glover
	Table 8.1
	absolutely ridiculous to increase housing in the Boothstwon region. It is already vastly over-developed with constant house building for the last 20 years. Any canalside dwellings will be purchased by the most wealthy and/or investors only. The current road situation in rush-hour is both disgraceful and dangerous with a 6 mile commute to City Centre taking over an hour each way (sometimes 2 hoiurs each way) This is already an appaling situation for our community and working people....increasing unwanted housing stock will further exacibate the situation 
	The Publication Core Strategy supports the provision of around 600 dwellings in Worsley and Boothstown, including the development of greenfield land for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that any traffic impacts can be satisfactorily managed. No decision has been taken as to how many of these greenfield dwellings should be provided in Boothstown.

	12
	Paul glover
	Table 8.1
	Boothstown has had more than it share of new building for the last 20 years. the local schools are over-capacity, two of my neighbours drive to other schools every day because the Boothstown schools are full. Please do not make the situation worse by building more houses. The roads are already overcapacity in rush hour...please dont make this worse. The area along bridgewater canal is one of the last historic and beautiful spots oin Saford...and should be celebrated...not developed. 
	The Publication Core Strategy supports the provision of around 600 dwellings in Worsley and Boothstown, including the development of greenfield land for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land, and that any traffic impacts can be satisfactorily managed. No decision has been taken as to how many of these greenfield dwellings should be provided in Boothstown.

	126
	United Utilities 
	Table 8.1
	Proposal F requires each part of the City to contribute a proportion of dwellings in order to deliver the City’s total housing requirement across the plan period. The minimum net dwelling provision for Swinton and Pendlebury is listed as being 800, which equates to a proportion of 3.6% of the city’s total. This is an increase from the previous Draft Core Strategy and this increase is supported. However, the fact that this figure is merely a minimum should be more heavily emphasised. In turn, this should be increased further to reflect these representations made regarding the overall housing supply. 
	The net housing figure for Swinton and Pendlebury in the Publication Core Strategy is 750 dwellings over the period 2011-2028. This reflects the availability of suitable sites.

	210
	J Austin
	Table 8.1
	Greenfield land should be protected .Salford people have a right to have open space which they greatly value . Do planners not think that the residents of Worsley have enough pollution on their doorsteps with the M60? Congestion within the village is way beyond what would be considered acceptable. 
	The Publication Core Strategy supports the provision of around 600 dwellings in Worsley and Boothstown, including the development of greenfield land for around 300 houses, as this will help to diversify the type of housing coming forward in the city, particularly in terms of increasing the supply of higher value dwellings. It is considered that the benefits of this housing being provided would outweigh the loss of greenfield land.


CHAPTER 9 – OFFICE DEVELOPMENT
	OFFICE DEVELOPMENT

	Ref
	From
	Chapter/policy
	Comment
	City council response

	153
	NHS Salford
	9
	• Retail and Industrial Development 

We support the intention to focus retail and business developments on district centres. However, It has already been highlighted that there is a gap in the jobs available – more high level vs few low level. Opportunities need to be provided for the people already living in Salford as well as focusing on attracting people from outside. 

Marmot makes a number of recommendations for employment: 

· Prioritise active labour market programmes to achieve timely interventions to reduce longterm unemployment – e.g. schemes to create jobs. 

· Encourage, incentivise and, where appropriate, enforce the implementation of measures to improve the quality of work across the social gradient – e.g. increased access to good work, opportunities for progression. 

·  Ensuring public and private sector employers adhere to equality guidance and legislation – e.g. changes in employer attitudes to skill development, recruitment and progression, increase in training and development, opening up of recruitment and progression opportunities. 
	The Publication Core Strategy proposes a slightly higher level of new industrial and warehousing floorspace than past trends over the last decade, which should help to ensure a good mix of jobs. It also highlights the importance of ensuring that Salford residents are able to access the very large number and diverse range of employment opportunities just outside the city.

	168
	Trafford MBC
	9
	Office Development

 The document states that Salford should provide approximately 500,000m2 of net additional floor space over the period 2010-2030. Notwithstanding that this equates to a decrease of 150,000m2, it is unclear what evidence and justification there is for this amount and spatial distribution of office development, as required by PPS4: Planning for Sustainable Economic Growth. As such, this could fundamentally undermine proposals within other districts and the objectives of the wider City Region. 
	The scale of office development proposed will help to support increased sub-regional economic growth, in accordance with the Greater Manchester Strategy. 96%  of the office development will be located within the Regional Centre, town centres and local centres, reflecting a highly sustainable approach that is consistent with PPS4.

	236
	The Conservative Group
	9
	Proposal G: Office Development.

 The Conservative Group are content with the proposals for office development and are pleased that the Council is showing confidence in the Government's economic strategy by planning for significant growth in this sector 
	Noted.

	203
	Peel Group
	9
	Proposal G: Office development 

It is recognised that the figures for Proposal G are guideline figures which could be exceeded as per paragraph 9.4 of the CSPPC.

 Peel’s own assessment of floorspace for the various MediaCityUK planning permissions shows a total of 119,120 sq m permitted. Subtracting the figure of 57,095 sq m which the Council has identified as having been completed during 2007-10 would leave a consented figure that can be rounded to 60,000 sq m. 

The investment to date in Salford Quays, and more latterly the completion of MediaCityUK phase 1, creates a critical mass of infrastructure, business space, new community and visitor attractions that provides the platform for significant continued investment over the lifetime of the Core Strategy. Over 225,000 sq m of office space has already been completed at Salford Quays, from a standing start in the 1980’s as an office market (source: CBRE Office Market Report for Wirral Waters, 2010). Given that the business location is now well established, with an international profile, and benefits from all the associated infrastructure, Peel considers that at least a similar amount to that which has already been completed could be added over the next 20 years.

The proposed figure of 130,000 sq m for Salford Quays therefore appears light. It leaves little scope for future development beyond that which is already consented. It is important that the actual potential of Salford Quays is reflected in the CSPPC as it provides certainty to investors and major occupiers that the Quays will continue to grow as a business location. Peel therefore objects to the 130,000 sq m figure for Salford Quays.

 To accommodate the likely demand at Salford Quays, including Peel’s ambitions for future phases of MediaCityUK, the total figure for Salford Quays should be increased quite significantly. It is considered that an alternative figure of 230,000 sq m would more adequately reflect likely demand. This would mean that the total city-wide office figure would need to increase to 600,000 sq m. 
	The updated start date of the Publication Core Strategy of 2011 means that almost 83,000m2 of office floorspace has already been completed, with permission remaining for just over 34,000m2. Based on the availability of other sites in the area, the success of the first phase of MediaCityUK, but the difficult market conditions that are likely over the next few years, it is considered that a figure of 130,000m2 for Salford Quays over the period 2011-2028 is appropriate. Policy EC2 of the Publication Core Strategy is clear that this is not a maximum figure, and higher levels will be supported particularly in core locations such as the City Centre and Salford Quays.

	45
	English Cities Fund
	Table 9.1
	The Core Strategy Pre Publication Consultation document states that Salford should provide approximately 500,000 sqm of net additional floorspace over the period 2010-2030 with 145,000 sqm at Salford Central. The Salford Central floorspace figure for office development is too low. This figure is less than the permission that is extant for 197,010 sqm office floorspace, (Application ref: 09/57950/EIAHYB) secured by English Cities Fund which has a development agreement with Salford City Council to deliver the approved proposals within the timeframe of the Strategy. The office floorspace figure therefore needs to be changed in light of this oversight and to state 197,010 sqm for Salford Central. 
	The Core Strategy identifies the amount of office floorspace that it is considered will be delivered, rather than the potential opportunity. A figure of 150,000m2 is identified for Salford Central, but Policy EC2 is clear that this could be exceeded.

	48
	Batley’s Ltd
	Table 9.1
	The Draft National Planning Policy Framework (released 25 July 2011) makes clear that there is a presumption in favour of sustainable economic development and growth and states that the planning system should be used to; ”…build a strong, responsive and competitive economy, by ensuring that sufficient land of the right type, and in the right places, is available to allow growth and innovation" (Draft NPPF paragraph 10). The approximate provision for 130,000 sqm of office floorspace in Salford Quays, (and a proportion of the provision for 55,000 sqm at Ordsall Waterfront commonly considered a functioning part of the Quays market around the southern area), should be applied with caution so that it does not stifle future growth should development for new office space exceed the provision. Batleys has a present application for up to 70,000 sqm of office floorspace at Ohio Avenue, and other schemes are in development or pipeline, including future MediaCityUK expansion. By 2030 a successful regeneration of the Quays could see significantly greater growth in office floorspace than the approximate provision estimated at 2011. Therefore, any adopted policy must recognise, within the matter justification, the limitation of predictions cast over such a long delivery timescale and not unduly fetter future development and prosperity. 
	Policy EC2 of the Publication Core Strategy proposes around 130,000m2 of office floorspace in Salford Quays over the period 2011-2028. It is clear that this is not a maximum figure, and higher levels of office development will be supported particularly in core locations such as the City Centre and Salford Quays.


CHAPTER 10 – NEW INDUSTRIAL AND WAREHOUSING DEVELOPMENT
	NEW INDUSTRIAL AND WAREHOUSING DEVELOPMENT

	Ref
	From
	Chapter/policy
	Comment
	City council response

	169
	Trafford MBC
	10
	New industrial and warehousing development 

The removal of the proposal for the development of 40 hectares of new industrial and warehousing uses on Green Belt land to the west of Barton Aerodrome is noted. 
	Noted.

	162
	Harworth Estates 
	10
	See comments to ref 95 (paragraph 10.2)
	Noted.

	237
	The Conservative Group
	10
	Proposal H: New industrial 

The Conservative Group are pleased that the Council have agreed to remove green-belt land at Barton Moss from the Core Strategy. This is a welcome u-turn in response to significant pressure from local residents and opposition Councillors.

 We remain concerned about the effect on local residents in Little Hulton of development of the Cutacre site, especially in conjunction with the much larger development planned on the Bolton side of the City boundary, and would welcome reassurances about reclaiming land for recreation use at this site. 
	Policy EC3 of the Publication Core Strategy proposes the development of around 6 hectares at Cutacre for industrial and warehousing purposes. Policy R1 proposes that the rest of the site should form part of a country park extending into Bolton.

	258
	Boothstown Residents Association
	10
	It is pleasing to note that the Core Strategy document seeks to protect Green-Belt areas at Barton & Peel Park to maintain the benefits for the public of open space, however in Worsley & Boothstown we are not afforded . that consideration and the proposals are for our open areas are to be 'concreted over'. 
	The Publication Core Strategy does not propose any industrial and warehousing development on greenfield land in Worsley and Boothstown.

	204
	Peel Group
	10
	Proposal H: New industrial and warehousing development 

Overview of objections

Legal compliance

 RSS remains part of the statutory development plan for Salford. The most recent Cala Homes vs. Secretary of State judgement establishes that until the RSS (The North West Plan) has been formally abolished by legislation, it would be unlawful for Salford City Council to have regard to its proposed abolition in preparing its Core Strategy. Furthermore, the RSS cannot be abolished until such time as a Strategic Environmental Assessment (SEA) of that proposed abolition has been undertaken. The SEA process itself is covered by regulations requiring baseline, scoping, assessment of alternatives and effects, consultation and the preparation of a report. 

Policy MCR5 of RSS, as quoted in Section 6 above in relation to Proposal F, seeks to secure ‘considerable amounts’ of economic development in Salford West. By contrast, Proposal H, as is explained further below, plans for reduced amounts of economic development in Salford West, by planning for an insufficient and reduced amount of industrial and warehousing development over the plan period. Proposal H is a significant departure from Policy MCR5. 

Additionally, Policy RT6 requires that plans and strategies optimise the use of, and support the associated economic activity generated and sustained by, the Port of Liverpool and Manchester Ship Canal. There should be a presumption in favour of making best use of these assets. Proposal H does not have regard to the potential future growth of Port Salford beyond the consented phase 1, and does not as such conform to Policy RT6. 

Soundness

 Peel objects to the 400,000 sq m amount of new industrial and warehousing development and some of the assumptions used by the Council. Peel also objects to the intention to not include land west of CAM in the Publication CS. Furthermore, in objecting to the overall amount and the omission of land west of CAM, Peel proposes an increased overall amount and a larger release of land (than the 40 ha) around CAM, totalling 100 ha. 

In addition to being not in conformity with RSS, Proposal H is unsound, as it is:
·  Not justified by a robust and credible evidence base, which clearly identifies the need and opportunity for a greater quantum and quality of industrial/warehousing land rather than Proposal H’s restrictive approach; 

·  Not effective, as it fails to deliver the Core Strategy’s own Spatial Vision and Objectives, together with other local policy priorities in relation to supporting economic growth, and could indeed result in significant adverse loss of employment and economic development, with associated social and economic consequences which have not been assessed; 

·  Not consistent with national policy in PPS4 and Planning for Growth, together with the Draft National Planning Policy Framework; 

·  Inflexible as allows for no employment growth in B2/B8 sectors, in the context of Port Salford being delivered and a known position of market attractiveness in Salford West; 

·  Not the most appropriate option, in comparison with alternatives. 

The reasons for this are set out in detail in Appendix 3, (see attachment at the end of the comments) but can be summarised as follows:

·  Port Salford phase 1, delivered within the first 5 years of the plan period, will create a strategic multi-modal logistics facilities, with a unique locational advantage and the transport infrastructure to support further growth of this sector;

·  The only location for this growth is land north and west of City Airport, which can accommodate an additional 500,000 sq m (or 100 ha) of logistics development over the plan period;

·  Whilst this land is currently located within the Green Belt, a permanent defensible boundary can be created; • The Council’s proposed figure is largely based on existing supply and is far too low to meet the future needs of the City, in terms of quantitative and qualitative demand arising through GMFM/AGS employment scenarios, plus the additional land required in response to the additional employment created by Port Salford; 

·  The reliance on the existing land supply, in particular the assumptions regarding infill, is highly inflexible as it allows for no net quantitative growth by industrial/warehouse occupiers and does not provide the qualitative improvement needed; 

·  Salford, and in particular Salford West, remains committed to and reliant upon B2/B8 employment sectors, but risks losing significant further net employment in these sectors if it does not provide significant additional and better quality land resources. 

Summary of proposed alternative 

Peel proposes an alternative approach, which includes the release of additional land of 100 ha to serve future phases of Port Salford. The only land upon which this expansion can occur is within the Green Belt, however there is a unique and exceptional case to support the associated Green Belt release, allied to the existence of a permanent defensible boundary. 

In addition, Peel also considers that the Council should be identifying a further 90- 147 ha for other B2/B8 purposes, as justified by the Council’s own evidence and supported by national and local policy. The total amount of additional land would therefore be 190-247 ha. 
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	Policy MCR5 of the RSS applies to the whole of the northern part of the Manchester City Region rather than specifically to Salford West. The Publication Core Strategy does make significant provision for industrial and warehousing floorspace in Salford West, including through the Port Salford and Cutacre sites which collectively will provide half of the new supply.

The Publication Core Strategy, in its support for Port Salford in Policy EC1 and the use of the Manchester Ship Canal for the movement of freight in Policy A7, is considered to be consistent with Policy RT6 of the RSS.
The Publication Core Strategy proposes 350,000m2 of industrial and warehousing floorspace. This is above past trends, and is considered sufficient to meet the city’s needs.

It is considered that there is insufficient evidence to justify the release of Green Belt land for industry and warehousing in the absence of a comprehensive assessment of need and supply at the Greater Manchester level.

	25
	The Lancashire Wildlife Trust
	10.2
	Although the extact details of the proposed development is not known at at this stage. The Trust wishes to point out that the surrounding area is of high value for its population of Great Crested Newts. This newt is a protected species any newts found within the development area must therefore be safeguarded. Trust is currently in the final stages of acquiring the land at cutacre (Wigan) and to manage this land for its population of Great Crested Newts. It is of utmost importance that any development scheme is designed senstively to incorporate not only any ponds that might be within the development area but also ensure that terrestrial habitat is also incoprorated and retained as part of any green infrastructure. Surveys of the land allocated for development and mitigation to incorporate newts into the proposal will be required. 
	The industrial and warehousing development at Cutacre in Salford would be on the northern part of the site, away from the newt habitats. It should be possible to ensure that there is no adverse impact on the newts.

	19
	Bolton Council
	10.2
	The Wharton Lane employment site is effectively a small part of the Cutacre employment site that happens to lie across the Bolton borough boundary in Salford. Like Bolton’s adopted Core Strategy, the Salford Core Strategy does not identify a specific site boundary. But the identification of an amount of land at Wharton Lane helps to promote Cutacre as a strategic employment site in line with Bolton council’s economic and planning policies. The proposed reduction in size from 10 to 6 hectares does not have any adverse effect. 
	Noted.

	95
	Harworth Estates 
	10.2
	Our comments relate to section 10 of the Core Strategy Pre-Publication Consultation document regarding ‘new industrial and warehousing development’. 

Harworth Estates supports Proposal H regarding the ‘proposed scale of provision’ and the ‘omission of the Barton Green Belt proposal’. 

Paragraph 10.2 is correct in that our client’s latest proposals for allocation/development of the Cutacre site indicate around 6ha of development within Salford. Attached to the representation was an Illustrative Development Parcels drawing (ref. 935-165 Rev C) for information.

 The boundary shown on this drawing has today been approved by Bolton Council’s Executive Meeting for inclusion in that Council’s draft Allocations document. 

To ensure that the development provides employment within Salford and may be accessed from the Lester Road area, we strongly support the inclusion in the Core Strategy of ‘around 6 hectares’ of land for development at Wharton Lane in Little Hulton.

 This area should not be further reduced and flexibility should be allowed to ensure that a viable development is ultimately delivered. 

Whilst it is not now proposed to remove land from the Green Belt at Barton, Harworth Estates continues to support the designation of at least 40ha of land at the western side of Little Hulton as new Green Belt. Given that no reference is made to this in the Core Strategy Pre-Publication Consultation document, it is understood that this proposal is unchanged in the Core Strategy. 

As advised in our previous representations, this designation of new Green Belt in the vicinity of Cutacre will compensate for the loss of Green Belt land (albeit that has been subject of surface mining operations) necessary to deliver the employment development. 
	Policy SF3B of the Publication Core Strategy supports the development of around 6 hectares of land at Cutacre for industry and warehousing.
Policy GB1 proposes the addition of around 40 hectares of land to the Green Belt on the western side of Little Hulton. The precise boundary would be agreed through the Allocations Development Plan Document.

	24
	The Lancashire Wildlife Trust
	10.5
	The Trust welcomes the removal of any greenbelt release within the Core Strategy
	Noted.


CHAPTER 11 – REDEVELOPMENT OF EXISTING INDUSTRIAL AND WAREHOUSING SITES
	REDEVELOPMENT OF EXISTING INDUSTRIAL AND WAREHOUSING SITES

	Ref
	From
	Chapter/policy
	Comment
	City council response

	64
	Arnold Laver
	11
	In principle there is support for Proposal I which indicates that there will be a need to release a proportion of existing industrial and warehousing floorspace for redevelopment for other alternative uses during 2010-2030.

 PPS4 (2009), policy EC1.3(d) states that at the level, evidence bases should:

 “assess the existing and future supply of land available for economic development, ensuring that existing site allocations for economic development are reassessed against the policies in this PPS, particularly if they are for single or restricted uses. Where possible, any reviews of land available for economic development should be undertaken at the same time as, or combined with, strategic housing land availability assessment”. 

Furthermore, PPS4 policy EC2.1(h) identifies that existing site allocations should not be carried forward from one version of the plan to the next without evidence of the need and reasonable prospect of their take up during the plan period. If there is no reasonable prospect that the site will be used for economic use the allocation should not be retained and alternative uses should be considered. It has been demonstrated that Arnold Laver are not able to operate effectively at the Cadishead site due to a number of site constraints and therefore in accordance with the guidance in PPS4 consideration should be given to its redevelopment for alternative uses. 

There is a concern however, relating to the intention outlined in the Pre-Publication Core Strategy to largely focus on redeveloping vacant/former employment sites for alternative uses.

 It is appreciated that redeveloping employment sites in active use would lead to a reduction in jobs in the area and therefore redeveloping vacant employment sites would minimise impacts on local businesses and jobs. However, there must be flexibility incorporated into any future policies relating to the redevelopment of employment sites that does not restrict redevelopment opportunities only to vacant sites.

 As outlined above, Arnold Laver is still active at the Cadishead site but are seeking to relocate to a new site within Salford that would better accommodate their operations and also offer sufficient space for expansion. In this instance the redevelopment of the site for alternative uses would not have a significant impact upon jobs as the intention is to relocate to a more suitable site within the City, therefore safeguarding rather than threatening local jobs. In order to facilitate and cross-fund this relocation the site needs to be redeveloped for a high-end value use such as residential.

 Furthermore, Arnold Laver are not able to improve the existing premises/operations at the Cadishead site due to existing ground condition problems. The costly ‘clean up’/remediation therefore also relies on the site being redeveloped for high-end value residential uses. 

Whilst the Cadishead South Area Strategy has not yet been published, in April 2010 a Public Consultation Report was issued that detailed the results of the consultation exercise on the different development scenarios for the area. In summary 47% of respondents consider that the residential development option could be considered in further detail. Although there was not one clear preferred option emerging from the responses, in terms of which option to progress further, the residential development option received the most support.

It has already been explained why Arnold Laver cannot continue to operate effectively from the Cadishead site and it is important that future policies are not restrictive in only allowing redundant sites to be redeveloped for alternative uses as there are clear benefits and merits to the local area, and wider City, in releasing this site and facilitating the relocation of Arnold Laver. 

Discussions with the Council following the publication of the Cadishead South Ares Public Consultation Report have revealed that a key objective of the emerging strategy is to deliver comprehensive redevelopment of the area. If policies were in place that restrict certain employment sites coming forward for alternative uses because they are in active use, such as Arnold Laver, this would prevent comprehensive redevelopment coming forward across the Cadishead South Area and therefore not be in line with Council objectives. 
	Policy EC4 of the Publication Core Strategy sets out the circumstances in which the redevelopment of existing employment sites will be permitted. This includes where the site/area is specifically identified as being appropriate for other uses in an area-based plan or strategy that has been subject to public consultation, has been formally adopted by the city council, and takes full account of the overall need for employment land within the city and the local area.

	113
	Arnold Laver
	11
	It has been demonstrated that whilst the Arnold Laver site is in active employment use there are clear benefits to redeveloping the site for alternative uses, in particular residential development. Delivering residential development at the site would assist in retaining a large number of local jobs as Arnold Laver would be able to relocate within the City. If residential development was prevented from coming forward then the future of Arnold Laver within Salford would remain uncertain. 
	See above.

	143
	Drivers Jonas Deloitte
	11
	Proposal I-Redevelopment of existinq industrial and warehousing sites

 This amendment identifies a reduction in the amount of existing employment land area that will be released for other uses. 

Whilst we accept the reasoning behind this reduction, we consider it essential, particularly given the current economic climate, that a suitable level of flexibility is built into this policy to enable and facilitate economic growth in line with the requirements of PPS4 'Planning for Sustainable Economic Growth'. 

At paragraph 11.5 the Pre-Publication Core Strategy document recognises the importance of managing the redevelopment of existing employment areas in such a way as to protect local businesses and jobs. However, we consider it vital that opportunities are also taken to facilitate employment generation through the delivery of other economic development. 

We suggest that the current wording of Policy E2 Existing Employment Areas is overly restrictive both in terms of the prescription of suitable end-uses for existing employment land and in terms of the criteria used for justifying appropriate land for release. We include our detailed comments in relation to this policy below: 

Appropriate uses for redeveloped employment land 

Policy E2 of the draft Core Strategy recommends that land is released for redevelopment to other uses such as office use, housing and open space. However, we believe that it is important to recognise that other economic uses also have potential to generate employment. We suggest that employment land could potentially also be released for uses such as retail and other commercial development that can help to secure socio-economic benefits as part of wider mix of uses. 

We believe that this approach would more fully reflect the thrust of PPS4 as well as the recent Written Ministerial Statement: Planning for Growth by Rt. Hon. Greg Clarke MP (23 March 2011) in ensuring that appropriate weight is given to the need to support economic recovery and that particular weight should be placed upon on the potential economic benefits of development. 

Justifying land for release (Policy E2:Criteria a-d)

 In addition, we believe that the criteria a-d of Policy E2 are overly restrictive and could preclude appropriate employment-generating development being brought forward. These criteria should also be updated to take account of the recently released draft National Planning Policy Framework which states that 'Planning policies should avoid the long term protection of employment land or floorspace, and applications for alternative uses of designated land or buildings should be treated on their merits having regard to market signals and the relative need for different land uses.' 


	Policy EC4 of the Publication Core Strategy is considered to provide sufificient flexibility, whilst ensuring that the city continues to have a good supply of employment land and floorspace. It is now envisaged that around 115 hectares of existing industrial and warehousing land could be lost to other uses over the period 2011-2028, although this is not a cap.
It would be inappropriate to identify retail development as being appropriate on any employment site, as this would divert retail activity away from existing centres.

	238
	The Conservative Group
	11
	Proposal I: Existing Industrial

 The Conservative Group are content with this policy.
	Noted.


CHAPTER 12 – SCALE OF NEW RETAIL DEVELOPMENT
	SCALE OF NEW RETAIL DEVELOPMENT

	Ref
	From
	Chapter/policy
	Comment
	City council response

	149
	LPC Living
	12
	Proposal J 'Scale of new retail development' 

The draft Core Strategy did not quantify the amount of retail floorspace that would be appropriate in each area. and is therefore set out at Table 12.1.

 This includes 2,500 sq. m if new convenience floorspace in Salford Quays, and 11,000 sq. m of comparison floorspace. In addition, there would be 2,000 sq, m of convenience floorspace permitted in the Trafford Road Local Centre, and 500 sq. rn of comparison floorspace. 

LPC Living supports the provision of new retail development to ensure the economic sustainability of the Salford Quays and Ordsall areas. 
	Noted.

	144
	Drivers Jonas Deloitte
	12
	Proposal J -Retail 

We recognise the need for regeneration in areas of Salford and that the promotion of retail will play an important part in this. Retail development will assist in the delivery of sustainable and balanced communities and will help to support and underpin large residential developments coming forward in Salford. 

We support the more definitive approach to floorspace allocation adopted within the Pre-Publication document. However, we note that there is no revision to take account of PPS4 'Planning for Sustainable Economic Growth'. We suggest that revisions are included to reflect the provisions of PPS4 Policy EC5 'Site Selection and Land Assembly for Main Town Centres Uses' which states that other considerations such as any physical regeneration benefits of developing on previously-developed sites, employment opportunities, increased investment in an area or social inclusion, may be material to the choice of appropriate locations for development. In addition, we consider that additional text is included in respect of Policy TC1 which recognises that the need for new centres, particularly local centres, will inevitably change over time, especially given the plan period of 2011 to 2027. We suggest that the Policy be amended to reflect this change in need over the period. 

Overall we consider that there are a number of points in relation to redevelopment of employment land sites, housing delivery and retail sites, that require further consideration to ensure that emerging policies are robust and foster sustainable economic growth over the forthcoming plan period. 
	Policy TC4 of the Publication Core Strategy sets out a sequential approach to town centre uses, including retail development. This will be important in ensuring that the vitality of Salford’s centres is protected and enhanced.
It is considered unlikely that there will be any need for additional new centres beyond those identified in the Publication Core Strategy. Additional text referring to the potential need for additional new centres is not therefore considered appropriate. Any such proposals would need to be judged on their merits, having regard to their potential impact on the Core Strategy retail proposals.

	170
	Trafford MBC
	12
	Scale of New Retail Development

 Concern remains over the rationale for the identification of Salford Quays as a Town Centre. In particular this proposed designation does not appear to be based on a full assessment of the impact of this designation as defined in PPS4: Planning for Sustainable Economic Growth. The principal concern in the identification of this location as a Town Centre is that, by implication, part of Trafford is likely to be interpreted as Edge of Centre. This would effectively change the planning status of part of Trafford, for which it is not considered that the impacts have been fully considered. 

Specifically it is expected that such a proposal should be tested against the provisions of Policy EC5: Site Selection and Land Assembly for Main Town Centre Uses, of PPS4. Of particular relevance are the requirements set out in Policy EC5.1 c, d and e and EC5.4. The identification of Salford Quays as a Town Centre could potentially impact upon centres within Trafford and it is not clear what assessment has been carried out to take account of the impact on these other centres. Should the retail status of Salford Quays be enhanced to a Town Centre (as defined in PPS4) the policy should make it clear that:

 • a greater range of non-retail services such as food and drink, banking and community facilities must be provided before any significant expansion of the convenience or comparison offer is permitted; and

 • that any development in this location should be made accessible to support the MediaCity UK development on both sides of the Ship Canal.

Additionally, it considered that an alteration to the Proposals Map should be made at this stage to detail the extent of the new Town Centre. 
	The boundary of the Salford Quays town centre, and its primary shopping area, are shown in Policy TC2 of the Publication Core Strategy. The town centre designation reflects the existing concentration of town centre uses in this location, its tourism role and the amount of office, residential and retail development proposed there during the Core Strategy period.

The scale of additional retail development proposed is based on an assessment of likely expenditure growth within Salford and the existing shopping patterns of residents. It assumes a slightly higher proportion of expenditure retention within Salford, but still allows for a significant outflow to locations outside the city including to Trafford. It should not therefore have any adverse impact on centres in Trafford.

	239
	The Conservative Group
	12
	Proposal J: New retail 

The Conservative Group welcome investment into our existing town centres providing that increases in net floorspace do not have a significant detrimental impact on existing retailers. We support proposals for a new "town centre" site at Salford Quays. 
	Noted.

	207
	NHS Salford
	12
	See comments to ref 153 (Chapter 9, Proposal G - Office Development).
	Noted.

	136
	Countryside Properties 
	12
	Proposal J relates to retail development. The previous Core Strategy made provision for some modest increase in floorspace at Mocha Parade at Lower Broughton, in part to meet the needs of the existing and proposed community, and also in part to facilitate with the regeneration aspirations of the Council for the area. This is reflected in the Councils Retail and Leisure Study. This identifies at paragraph 9.129 that there is currently significant trade diversion to other parts of the city and region, including into Manchester. It confirms that there is some capacity for net additional retail expenditure in the area and there is also scope to capture some of the lost expenditure. It identifies that some provision elsewhere might harm the existing centre, but it is unclear to what extent this has been taken into account in the proposals which do not expressly make provision for the enhancement of the existing offer at Mocha Parade. The exclusion of Mocha is of some significant concern as without the improvement and redevelopment of the parade, the Councils own aspirations for the regeneration may not be met. Some additional provision should therefore be allowed for at Mocha. The Councils evidence would allow for floorspace equivalent to an additional 1250m2 net additional floorspace operated by a discount retailer. This level of provision, or its equivalent higher value provision, should be supported in the policy. 
	Policy TC3 of the Publication Core Strategy proposes a net increase of 500m2 of convenience goods floorspace and 500m2 of comparison goods floorspace at Mocha Parade. This is based on an assessment of likely expenditure availability to support retail facilities in the area.

	188
	Dencourt Ltd
	12
	These representations are submitted on behalf of Dencourt Ltd by Rapleys LLP, in order to provide comments on the Council’s Core Strategy Pre Publication Consultation document. 

These representations are provided, further to a pre-application submission (20 May 2010) and subsequent meeting with Kurt Partington and Alison Partington (1 July 2010). 

During the meeting, the site’s unallocated status in the adopted Unitary Development Plan (UDP), and its edge-of-centre location (situated only 15 metres from Walkden Town Centre Boundary) were discussed. A case was presented for the site to be included within Walkden Town Centre boundary in emerging planning policy documents, on the basis that the UDP is outdated due to the changing circumstances with regard to our client’s site and its surroundings. 

It was accepted, at the meeting, that there is a case to be made for this site to be included within the Town Centre Boundary in the emerging Local Development Framework (LDF), and we were subsequently invited to submit supporting information to demonstrate the planning case. A letter, from Mike Gibson of Rapleys LLP, was sent to the Council, addressed to Kurt Partington, on 14 July 2011, the content of which is reiterated within these representations. It was confirmed, during the meeting, that any information submitted would be kept on file and would be considered during the preparation of the emerging LDF.

 Whilst the Core Strategy Pre Publication Document refers to the boundaries for the City Centre and the Regional Centre, we consider that the boundaries of the town centres should also be examined. It is understood that the UDP Proposals Map will remain in force until such time as the Allocation Development Plan Document (DPD) is adopted, albeit, that proposals within the Core Strategy will be shown diagrammatically.

Accordingly, we submit these representations to present our planning case as to why we consider that Walkden Town Centre Boundary should be drawn to include our client’s site, and illustrated within the Core Strategy. In support of our case we refer to the adopted UDP and the changes that have occurred with regard to the site and its surroundings since the UDP was adopted. 

Unitary Development Plan (UDP)

 In 2004 the Planning and Compulsory Purchase Act introduced significant changes to the planning system, amongst them, the replacement of UDPs with LDFs. The Act allows existing UDP policies to be retained initially for a period of three years from the date of the commencement of the Act, or the date of adoption of the relevant UDP to allow sufficient time for the LDF to be prepared. 

Salford’s UDP was adopted on 21 June 2006 and its policies were therefore initially saved until 21 June 2009. No LDF documentation had been formally adopted and the Council consequently applied to the Secretary of State to save many of the UDP Policies beyond 21 June 2009. However, Policy S2 which sets the criteria for retail and leisure development outside of town and neighbourhood centres has not been saved and the advice contained within Planning Policy Statement 4 (PPS4) takes precedence.

 Since the early stages of preparation and adoption of the UDP, and despite the changes surrounding Walkden Town Centre (explained in further detail below), the boundary has remained unchanged. 

Accordingly, we consider that the Town Centre Boundary as defined in the UDP is out of date since it no longer properly defines the town centre in that it excludes those town centre uses built (e.g. the library/health centre and public house) and those approved (i.e. on this site) on the east side of Bolton Road. Furthermore, it does not include the retail parade that is situated on the east side of Bolton Road opposite Ellesmere Retail Park.

Changes that have occurred since adoption of the UDP

 The erection of the Library/Health Care Centre

 On 6 February 2006, full planning permission was granted for the erection of a three storey building to provide a new primary health/social care and library facilities, on a site situated 53 metres north of the site. This has now been built and is in operation. 

On 29 December 2009 Planning Policy Statement 4 (PPS4) was published, which brings together all of the Government’s key planning policies relating to the economy in both urban and rural areas. PPS4 confirms a list of Town Centre uses, to which health-centres and libraries are included (Para 4(7)).

The Extant Planning Permission for the site

 Planning permission was granted (subject to conditions) on 6 December 2007 for the erection of a three/four storey building comprising commercial use on the ground floor (Use Classes A2-A5), with twenty four apartments on the upper floors. The conditions imposed on the planning permission were appealed (to remove the condition preventing retail at ground floor level) and following a Public Inquiry, the Inspector issued a new schedule of conditions in his decision on 7th January 2009.

Accordingly, the site still benefits from an extant permission (which may be implemented at any time up to 7 January 2012) to redevelop this site to include Town Centre uses.

PPS4 and associated Practice Guidance

 During the meeting of 1 July 2011 it was accepted that Walkden Town Centre Boundary, as defined on the UDP Proposals Map, has not been subject to any changes for a substantial amount of time.

 Paragraph 6.16 of the Practice Guidance Notes, which accompanies PPS4 states that where a current Primary Shopping Area (PSA) boundary is out of date (for example by virtue of changes in the pattern of retailing and other uses across the town centre), it will be necessary to judge the extent of the PSA and whether a particular site or proposal is within it based upon the LDF policies and any other material considerations. 

Paragraph 6.19 states that when considering the status of a specific proposal or application and whether it should be included within the Town Centre boundary, the focus should be on the effects of a scheme as well as the site’s location. Considerations such as the degree of integration (either existing or proposed) and the current/future level of accessibility will be key determinants.
Paragraph 6.20 states that key considerations with regard to town centre boundary extensions will include:

·  The nature of the scheme and the extent to which it is complementary to existing retailing/other main town centre uses in the centre i.e. the level of ‘functional linkage’ and the propensity of shoppers or other users to walk between developments; 

·  The attractiveness of linkages i.e. whether they are of sufficient quality in terms of quality of paving, way marking/sign posting, street furniture, lighting and perception of safety; 

·  The way in which the scheme will operate as an integral part of the centre, for example the provision of shared car parking, car park management, links with new or existing public transport routes and effectiveness of overall management and promotion of the centre. 

Furthermore, the Guidance Note gives details of a recent public inquiry involving an extension to Kingsgate Shopping Centre in Huddersfield as a good example of the need to adopt a realistic interpretation of what constitutes ‘edge of centre’. The inquiry involved plans to extend the Kingsgate Shopping Centre in Huddersfield, which comprises a key part of the existing primary shopping area by the creation of a second anchor store. As part of the site was included in the Primary Shopping Area and part in the defined shopping area in the development plan, the Council contested that the site should be regarded as edge of centre. 

Following a public inquiry the Inspector concluded that the proposal comprised a seamless extension to the Kingsgate Shopping Centre and not withstanding the historic definition of the primary shopping area as shown on the development plan, concluded that the proposal should be regarded as ‘in centre’ for the purposes of the sequential approach. 

This Case Study therefore illustrates the need to have regard to the nature of the proposal itself, and its physical and functional linkages with the rest of the town centre, rather than literal interpretation of what constitutes in-centre and edge of centre based on the lines drawn on the Proposals Map.

Conclusion:

 We consider that the inclusion of our client’s site within Walkden Town Centre boundary will comply with the advice contained in the Practice Guidance that accompanies PPS4 in that:

·  The nature of the scheme and its location within 15 metres of the boundary and close to a pedestrian crossing, will provide functional linkage with existing retail/other town centre uses;

·  By providing a new build scheme, the attractiveness of the linkage will be of sufficient quality and in fact will be improved with the redevelopment of this vacant site; 

·  The scheme will be an integral part of the centre and will help to promote the town centre by bringing a vacant site back into active use.

Specific Requests

 For the reasons explained within this letter we request that Walkden Town Centre boundary in the emerging LDF document, and more specifically, the Core Strategy, is drawn so as to include the east side of Bolton Road, as shown on the enclosed plan. 
	It is not considered appropriate to amend the boundary of Walkden Town Centre in the Core Strategy. The boundary will instead be reviewed through the production of the Allocations Development Plan Document.

	205
	Peel Group
	12
	Proposal J: Scale of new retail development 

Salford Quays 

The retention of the proposal for a new town centre at Salford Quays is supported. The proposal is for a net floorspace increase of 2,500 sq m for convenience shopping and 11,000 sq m for comparison goods. The figures include space committed at 2010. In the case of convenience shopping the figure includes 1,260 sq m for the Booth’s supermarket at MediaCityUK Phase 1 and an approval for 200 sq m at Clippers Quay. 

The figure for convenience shopping at Salford Quays is the lowest of all the town centres within Salford and appears to be on the low side both by comparison with the other town centres within Salford and also in view of the amount of housing and office growth that is projected to take place in this location, including MediaCityUK. Existing commitments (see above) account for almost 60% of the figure. In order to give some flexibility and underpin the sustainability of future phases of MediaCityUK, the figure should be increased. We suggest that the figure be increased to at least 3,000 sq m which would bring Salford Quays up to the level of Swinton Town Centre which has the next lowest proposed net increase in convenience space. 

The figure for the proposed net increase in comparison good shopping is the highest of any of the town centres in Salford. This is welcomed as it provides the opportunity for the development of a true town centre in Salford Quays which will promote sustainability and facilitate the retention of more expenditure in the area, thus further enhancing the local economy. 

City of Salford Community Stadium 

 The figure of 17,000 sq m net would result in a net-gross ratio of 79.6% for the consented 21,367 sq m scheme. Experian recommends a ratio of 82% for modern out of town retail, so we would request a marginal uplift of 500 sq m to 17,500 sq m net, to ensure alignment with the approved scheme. 
	Policy TC3 of the Publication Core Strategy proposes a net increase of 2,000m2 of convenience goods floorspace and 10,000m2 of comparison goods floorspace. This is based on an assessment of likely expenditure availability and shopping patterns. The Booths store is not included within these figures as it has already been completed.
The figure for Salford City Stadium at Barton has been increased to 17,500m2 in Policy TC3 of the Publication Core Strategy.

	288
	Bridgewater Residents Association
	12
	Proposal J, Scale of New Retail Development, totally neglects the needs of the Greengate North and Trinity area of the city whilst focusing huge areas of new development at the Salford City Reds Stadium, the most inaccessible part of the city.  The retail offer within this area is very poor.  Although there are benefits from proximity to the city centre and the presence of Mocha Parade off Blackfriars Road, there is a clear need for greater convenience retail to cater for the growing population.  Whilst there is an understandable  desire to protect local stores, at present, many people travel out of the area to undertake their weekly shop, which means money and job opportunities are being unnecessarily lost from a deprived part of the city.  Greengate has been identified as an area where retail development could take place, however, with the current pace of development, this could deprive local communities of sufficient retail facilities for many years.   

Mocha Parade provides a function as a local shopping facility yet it is unclear as to why there is no mention of it within the strategy.  Is it to be protected or not?  The current retail offer is extremely limited and the quality of the built area is desperately poor.  With huge investment already taking place in the area and large areas of neighbouring, derelict land, there is a massive opportunity to focus retail development within the area of Mocha Parade creating a local centre.  It is, therefore, important that the strategy has a clear plan for retail in this part of the city so that it receives sufficient investment, supporting the needs of the local community, boosting jobs and economic prospects. 

	There will not be sufficient retail capacity within the Greengate North and Trinity area to support the provision of a new local centre in that area. This would not preclude the provision of small shops to serve a very localised catchment.
Policy TC3 of the Publication Core Strategy proposes a net increase of 500m2 of convenience goods floorspace and 500m2 of comparison goods floorspace at Mocha Parade. This is based on an assessment of likely expenditure availability to support retail facilities in the area.

	227
	Zurich Assurance Ltd 
	12
	We act on behalf of Zurich Assurance Ltd (c/o Threadneedle Property Investments) who own the Eccles Shopping Centre, which lies within the heart of Eccles Town Centre.

Proposal J -It is proposed to control the scale and distribution of new retail development within Salford, in accordance with the figures set out in Table 12.1. We note that it is proposed in Table 12.1 to plan for no growth in Eccles Town Centre (the only growth that is promoted is within the out of centre West One site).

 The Plan’s failure to plan for any growth of retail in Eccles Town Centre is contrary to the well established policy principles that retail development should be encouraged within the centre. 

It is recognised in Proposal J (footnote 3) that planning permission has been granted for new retail development within the town centre, albeit it is unlikely to come forward due to competition from another foodstore consented at West One.

 The principle of further retail development in Eccles Town Centre has been found to be meritorious by the Council, in the grant of the planning permission for the foodstore last year, and alternative forms of additional retail development would be equally meritorious. 

Zurich consequently object to the approach of Proposal J, that it prevents further retail development within the town centre.

 The retail floorspace figures contained in Table 12.1 are derived from the Council’s evidence base (Salford Retail and Leisure Study) which has forecast the net additional retail floorspace figures within the City. However, it is of note that expenditure forecasts can change, and consequently the use of such figures should only be for guidance. It would not be appropriate to include them within any planning policy, given the level of imprecision and inflexibility that would create.

 Summary 

Should the forthcoming Core Strategy seek to provide an indication of retail floorspace requirements within the various shopping centre locations of the City, then they should not be included within the policy itself, and they should be clearly marked as for guidance only. 

The policy in the forthcoming Core Strategy should not be framed in a manner that would prevent retail development coming forward within town centres, and in particular Eccles should not be constrained from accommodating new retail development (as presently indicated in Table 12.1). 
	It is considered appropriate to set out the anticipated scale of retail development in different centres within a policy, as this is an important part of the overall strategy for the city and its neighbourhoods. This would not preclude developers from putting forward new evidence to justify additional floorspace in any of the centres. It would need to be demonstrated that any additional development would not prevent the Core Strategy proposals from being delivered.

	7
	N J L Consulting on behalf of Urban Splash & Si-Si Investments
	12.1
	Whilst it is recognised that the size and role of Salford’s town centres is limited by the presence of major retail destinations such as Manchester City Centre, Salford’s spatial role in relation to Manchester City Centre must be considered as part of the plan making process. The Core Strategy identifies that a larger area of Salford should now form part of the City Centre area and this is an approach that we advocate. However, it is important that the role and function of this area and the level of retail provision be increased accordingly. In addition, the potential for cross border retail need and retail provision with the potential to serve both Manchester and Salford should be recognised and considered. This is an exercise that Manchester City Council have undertaken within their City Centre Food Store Development Principles Guidance (2011). At present, Manchester City Council identify capacity for a minimum of 4,500 sq.m of convenience floorspace. A large format foodstore located adjacent to the City Centre and located within Salford City Council Local Authority Area could adequately serve a large proportion of this identified need as well as the needs of Salford Local Authority area. As such, the Council should be adopting policy wording to allow this type of additional retail provision to be accommodated where it can serve identified retail need outside of the Local Authority Area. 
	It is considered that all of Salford’s convenience goods needs can be met in the centres and City Centre clusters identified in Policy TC1 of the Publication Core Strategy. A general reference to a large format foodstore adjacent to the City Centre is not therefore considered appropriate.

	114
	Wm Morrison Supermarkets Ltd
	12.1
	Wm Morrison Supermarkets is a major foodstore operator, with 3 stores in Salford at the following locations: · 

· Eccles Town Centre;

· Swinton Town Centre; and ·

· a new store under construction, which will anchor a replacement District Centre at Trafford Road, Ordsall. 
We note that Chapter 12 of the Consultation Version of the Core Strategy sets out Table 12.1 showing the scale and distribution of new retail development within Salford, and that this has been based on the findings of the Salford Retail and Leisure Study (White Young Green, August 2010). 

The 2010 Salford Retail and Leisure Study notes at para.9.23 that three recent planning permissions have been approved for major new foodstore developments within Salford: The Mall at Eccles, Morrisons at Orsdall and Booths at Media City. Since the Study was published, there have been two further new foodstore permissions in or on just outside Salford: Tesco at Old Trafford and Tesco at West One Retail Park in Eccles. The 2010 Study therefore needs to be updated to reflect these major new changes, as these new developments will have major changes on shopping patterns, particularly in the Eccles/Salford Quays area of Salford, reducing the scope for new foodstore development in the eastern part of Salford. We therefore object to the figures in Table 12.1, which shows further significant growth of foodstore floorspace in Eccles, Salford Quays and Trafford Road, as this is not based on a sound evidence base. 

Furthermore, we note that the 2010 Study has estimated the turnover of existing Morrisons stores as trading significantly above benchmark, which is considered by White Young Green to partly justify new foodstore provision in Eccles and Swinton. The actual turnover figures of Morrisons stores in Eccles and Swinton are significantly less than those estimated by White Young Green and these stores are not significantly overtrading. When new stores open in Ordsall (Morrisons), Eccles (Tesco) and Old Trafford (Tesco), we would expect the turnovers of the two existing Morrisons stores to reduce, to the point where they may be trading below company average, reducing any qualitative need that there might be for a new foodstore in Swinton. This further reinforces our request that the 2010 Study be updated.

 In addition to the above comments, it is also not clear from Table 12.1 whether these figures include or exclude existing planning permissions. For example, is the 2,000 sq. m figure for additional convenience floorspace in addition to the Morrisons store that is currently under construction? 

We also query whether the proposed new town centre at Salford Quays includes designating the existing retail facilities (i.e. The Lowry Outlet Mall) and/or a major expansion of retail floorspace at the Quays? This needs to be made clear in the Core Strategy if a new centre is to be justified. At this stage, we therefore object to the proposed designation of a new town centre at Salford Quays, as it is not clear how this has been justified, what form of centre this will be and where it might be located. 
	The retail study is based on a significant amount of sample survey data. This should give a reasonably accurate indication of the patterns of expenditure across different parts of the city, even if there are some individual stores that consider the results to be inaccurate.

The scale and distribution of retail floorspace proposed in Policy TC3 of the Publication Core Strategy includes the new Morrisons on Trafford Road as this had not been completed as of 1 April 2011 (the start date of the plan).

The Salford Quays Town Centre includes the existing Lowry Outlet Mall within its boundaries. The floorspace figures identified in Policy TC3 are net additional floorspace, and therefore represent an increase on such existing facilities. The town centre designation reflects the existing concentration of town centre uses in this location, its tourism role and the amount of office, residential and retail development proposed there during the Core Strategy period

	8
	N J L Consulting on behalf of Urban Splash & Si-Si Investments
	12.4
	When planning for additional retail provision over the Core Strategy plan period, Salford City Council should also consider the qualitative need for additional retail provision along with the quantitative need identified within their retail study. Accordingly, Planning Policy Statement 4: Planning for Sustainable Economic Growth (PPS4) identifies that qualitative need carries a similar weight to quantitative need. In addition, Policy EC4 of PPS4 also identifies that Council's should plan for consumer choice and provide opportunity for a diverse and strong mix of retail provision. In regard to the existing food retail provision in Salford, it must be recognised that the market is currently saturated by one main retailer and the Council should ensure that opportunities exist for alternative retailers which will help to diversify the retail offer. 
	The scale and distribution of retail floorspace proposed in Policy TC3 of the Publication Core Strategy is considered appropriate to address the qualitative as well as the quantitative needs of the city.

	6
	N J L Consulting on behalf of Urban Splash & Si-Si Investments
	Table 12.1
	Urban Splash and Si-Si Investments support the provision of additional convenience and comparisons floorspace in Salford. However, we consider that given the Local Development Framework plan period runs from 2010-2030, it is important that flexibility can be maintained to allow the development of additional retail floorspace over and above the figures set out within Table 12.1. Therefore, these figures should be indicated as a minimum target. This approach would be in accordance with the Coalition Government's Plan for Growth and the Draft National Planning Policy Framework documents which both identify that Local Planning Authorities should plan proactively and seek to promote economic growth and employment opportunities through the plan making process. It would also allow Salford City Council to review the figures in the event that the economic climate changes during this time period. We also consider that Salford City Council should also identify within their Core Strategy that they would be willing to support for a greater level of retail development providing that this increase is based upon a credible strategy to attract a greater local market share. 
	It would be inappropriate to identify the retail floorspace figures in Policy TC3 of the Publication Core Strategy as minimum figures because this could encourage an oversupply of retail floorspace in some locations that would harm some of the centres within or just outside the city.

This would not preclude developers from putting forward new evidence to justify additional floorspace in any of the centres. It would need to be demonstrated that any additional development would not prevent the Core Strategy proposals from being delivered.


CHAPTER 13 – SUSTAINABLE ENERGY USE
	SUSTAINABLE ENERGY USE

	Ref
	From
	Chapter/policy
	Comment
	City council response

	65
	Arnold Laver
	13
	In principle we understand and support the provision of renewable energy within new development, however it is important that policy requirements are not overly onerous or restrictive by imposing high renewable energy targets. The range of development constraints varies on a site by site basis and in some instances there will be a high number of constraints or abnormal costs that are associated with a site that may make it difficult to reach the required threshold.

 The acknowledgment that there is insufficient evidence to justify seeking to reduce carbon emissions from new developments more quickly than the nationally derived targets and that in seeking to do so could impact on the scale and speed of development/regeneration in Salford is supported. There is also support in principle for the opportunity to provide a financial contribution to off-site works to reduce carbon emissions to offset any remaining on-site emissions, termed ‘allowable solutions’. 

Overall we would recommend that sites and proposals are assessed individually in relation to the provision of renewable energy with consideration given to site constraints and other material issues such as the need to facilitate the relocation of a business as is the case at the Arnold Laver site. Ensuring that developments remain viable is crucial, especially given the current economic climate where development should be encouraged and not hindered with onerous developer requirements. 
	Noted. The Publication Core Strategy does not propose that every development should demonstrate that it is moving as far up the energy hierarchy as possible, as this would effectively require national standards to be exceeded for some developments.

	137
	Countryside Properties 
	13
	Proposal K should be omitted as this is a matter that is properly addressed in other legislation and therefore there is no need to duplicate this in this policy. This is a central tenet of planning. As it is the stated intention of the government to utilise building regulations to implement these measures, there is absolutely no need for this policy to be included. Furthermore, the policy should encourage provision rather than require all practicable measures to be included as many may not be economically viable or appropriate. 
	Noted. The Publication Core Strategy does not propose that every development should demonstrate that it is moving as far up the energy hierarchy as possible, as this would effectively require national standards to be exceeded for some developments.

	154
	Manchester Friends of the Earth
	13
	We object to the removal of the proposal to exceed building regulations requirements by 15%. The evidence base provided by the AGMA Decentralised and and Zero Carbon Energy Planning Study demonstrated that it was possible to achieve as a minimum, 10-15% carbon reductions above the TER required by Part L of the Building Regulation (2010), and the contractors / developers who say it is not possible to build to higher standards in the UK are often exactly the same ones who are already having to do so in Europe and Scandinavia. If Salford wishes to be seen as a city of international importance, it must show real leadership by implementing policies that will take it beyond the national average. Lower-than-average-carbon development will not only help Salford meet its strategic objectives to "significantly reduce per capita carbon dioxide emissions" and "significantly increase the capacity of decentralised renewable and low carbon energy supplies", it will also minimise energy costs for individuals and businesses and make Salford a more attractive place to live and do business. 
	The national targets for reductions in carbon dioxide emissions from new buildings are already challenging, and therefore it is not considered appropriate to require them to be exceeded, although this is encouraged.

	127
	United Utilities 
	13
	Proposal K states the minimum percentage reduction of carbon dioxide emissions that development in Salford should achieve. Paragraph 13.1 notes that these are in line with Building Regulations and have been included within the Core Strategy to provide clarity for developers. 

However, the Core Strategy should refrain from imposing specific climate change targets. PPS1 Supplement ‘Planning and Climate Change’ highlights that the Planning, Building Control and other regulatory regimes should compliment, rather than duplicate each other.

 In this vain, RSS Policy EM18 ‘Decentralised Energy Supply’ states that new nonresidential development above a threshold of 1,000 sq m and all residential development comprising 10 or more units should secure at least 10% of their predicted energy requirements from decentralised and renewable or low-carbon sources, unless it can be demonstrated, having regard to the type of development involved and its design, that this is not feasible or viable. This is not referred to within Policy K, and should therefore be amended. 
	It is not considered appropriate to require a minimum proportion of the energy needs of a development to be met through decentralised and renewable or low carbon sources as it may be more cost effective to reduce carbon emissions through increased investment in minimising energy demand and increasing energy efficiency.

	240
	The Conservative Group
	13
	Proposal K: Sustainable Energy Use

 The Conservative Group are broadly supportive of this policy.
	Noted.


CHAPTER 14 – SUSTAINABLE ENERGY OPPORTUNITIES
	SUSTAINABLE ENERGY OPPORTUNITIES

	Ref
	From
	Chapter/policy
	Comment
	City council response

	84
	The Environment Agency EA
	14
	We would encourage reference to the use of Ground Source Heat systems within this section. 

There had been a significant uptake of such schemes within the England and Wales prior to the downturn in the economy and we would expect there to be a similar increase when the economy recovers. Each proposal will be subject to a site investigation to evaluate the viability of such schemes.

 Ground Source Heating and cooling systems use energy stored in the ground to heat and cool buildings. They can also provide hot water, electricity, and sometimes other sources such as gas, is used to power the heat pumps and they can typically provide three to four times the amount of energy used to drive the system, depending on their design. 

The Environment Agency has produced a position statement and guidance on the use of such systems, which is available on the link below: http://www.environmentagency.gov.uk/static/documents/Ground_source_heating_and_cooling_position_statement.pdf 
	Policy EG2 of the Publication Core Strategy identifies the whole of the city as potentially being suitable for heat pumps.

	241
	The Conservative Group
	14
	Proposal L: Sustainable Energy 

The Conservative Group believes it is important to stress that Proposal L is not definitive. Although we support the principles of sustainable energy we are concerned that an over-flexible approach may give rise to unacceptable development. 
	Policy EG2 of the Publication Core Strategy is clear that the sustainable energy opportunities map identifies potential, and that further investigation will be required to determine the appropriateness of individual proposals. The policies of the plan should ensure that there is no unacceptable development.

	289
	Bridgewater Residents Association
	14
	We would welcome opportunities to maximise the use of our natural, sustainable resources for local, renewable energy production and support proposals for the development of hydropower along the River Irwell.  It is important that all communities play their part in tackling climate change by reducing emissions and locally based facilities will enable residents to become engaged, better understand and benefit from the shift to a low carbon economy.

We are though disappointed that Proposal L (Sustainable Energy Opportunities) fails to encapsulate any areas in Greengate North within the proposed district heating network ( figure 14.1).  The current proposals run right up to the boundary of the area.  Given that there are some major development and regeneration opportunities within this area, it would be a wasted opportunity not to include them within the district heating boundary, such as the land bordered by Springfield Lane and Trinity Way (the Urban Splash site).  The district heating network boundary should, therefore, be reviewed to take account of development opportunities adjacent to the proposed area of inclusion to ensure that developers give these sites proper regard.


	The energy opportunities map identifies the main opportunities for renewable and low carbon energy. This would not preclude proposals from coming forward within other areas. However, at present, it is not considered that there is sufficient evidence to suggest that the scale of development and mix of uses would support a commercial district heating network in Greengate and Trinity and would therefore justify its inclusion on the map in the Core Strategy.

	257
	Boothstown Residents Association
	14
	Renewable Energy - Wind Turbines. It is noted that there are areas of land within the Worsley & Boothstown boundaries which have been identified as possible locations on which to site Wind Turbines. The supporters of this technology have been guilty of making exaggerated claims for both the contribution to the U.K. electrical needs and the reduction of C02 emissions. I would suggest that the authors of this report Google 'Wind Turbine Facts' to view a balanced discussion on the pro's and con's of Wind Turbine electrical generation. I quote one paragraph ''The amount of C02 emissions a Wind Turbine can save is a matter of conjecture since there are no mechanisms in place to take accurate measurements. However Denmark, the country with the most wind generated electricity per capita, has shown no reductions in its overall C02 emissions, in fact Denmark's emissions are rising".

 Since commencing this response I have now read another report (copy attached - (see text in italics below)) which appeared in the Daily Telegraph w/e 13/14 August in which a claim is made that Wind Turbines will need to be switched off periodically to avoid overloading the National Grid. This is due to the erratic unpredictable electrical energy output from the Turbines. It is not possible to fully control the main base load generating capacity to accept the fluctuating uncontrolled additional input of electrical energy generated by the Turbines. It should be noted that if the Wind Turbines are switched off, the Wind Farm Operator has to be paid a financial compensation - thus the tax payer pays for electricity not received. 

Wind Turbines and wild life. As Wind Turbines have now been in use for some time experience has shown that one of the negative unforeseen results is that bats are very susceptible to being struck by the rotating blades because their sonic radar becomes confused by the moving blades. Similarly birds also are at risk·- it should be remembered that in this area we have a large colony of herons which are slow flying birds and therefore may well be very susceptible to being struck by the moving blades. 

The report also contains referrals to reports detailing the impact on residents due to noise nuisance generated by these devices in addition to the negative efTect on the landscape outlook.

 I also note that in the Core Strategy report, reference is made to electrical energy output, a statement for example 500K W. From an engineering perspective this is meaningless figure. I assume what is intended is 500 KW/h - without the time period stated over which the energy is supplied the number is meaningless. 

Finally all the reports which I have had a sight of, indicate that the electricity generated from Wind Turbines has to be heavily subsidised before sale to the UK consumer, thus the true cost of each unit of electricity is being concealed from the consumer - this subsidy has to be recovered from each UK tax payer. It would appear that apart from the manufacturers and developers, the main financial benefactors from Wind Turbines are the land owners. 

Daily Telegraph w/e 13/14 August "PLANS to get more than a third of Britain's energy from wind are unfeasible, as the national grid would not be able to cope, say researchers. 

Howard Rogers, senior research fellow at the Oxford Institute for Energy Studies, said in a study that Britain's power network is not built for wind power accounting for more than a third of capacity on the system. 

He said that any more than 28 gigawatts of wind would mean it is likely that turbine owners would regularly have to be paid to keep capacity off the system. Earlier this year, six wind farms were paid £900,000 to stop generating for one night, because the system became overloaded.

 The study challenges the ambitious estimates in a study commissioned by the Government which estimates that 58 gigawatts of wind is likely to be built in 'a "medium activity" scenario by 2030, out of a total system of 80 gigawatts of capacity. 

Forecasts from the Crown  Estate, the Government body that licenses wind farms, and Renewable UK, the trade body, give even higher estimates for the amount of wind power on the UK system. 

However, Mr Rogers said this does not fully consider the ability of the grid to cope with the intermittency of wind, which often does not blow at all or can be too strong, causing overload.

 "It would appear that the more ambitious targets for wind generation in the UK have been formulated without a full appreciation of the costs and complexities caused by the intermittency of very substantial levels of wind generation," the report says. "The analysis concludes that the maximum feasible level of wind generating capacity is 28 gigawatts. At higher levels than this, the country faces the prospect of short notice intervention to reduce turbine output with the added complication that forecasts of wind speed beyond six hours into the future are inherently uncertain.

" The Oxford Institute for Energy Studies is allied to three Oxford University colleges but also receives funding from "members" -and sponsors, such as gas producers BP and BG Group and companies with huge investments in wind power, including Centrica and Dong Energy. Its gas research is also sponsored by National Grid. Professor Jonathan Stern writes in the preface to the study: "It is no part of the remit of the Oxford Institute for Energy Studies gas research programme to promote natural gas, either in the UK or more generally. We are gas researchers not advocates or lobbyists. However, our research increasingly suggests that the likely future role of gas in energy balances has and continues to be underestimated. " 
	The Government is clear that wind energy is considered to be an important component in increasing the country’s energy security and reducing carbon emsissions. It is therefore appropriate for Salford’s Core Strategy to identify those areas of the city where there may be opportunities for commercial wind energy provision.

	206
	Peel Group
	14
	Proposal L: sustainable energy opportunities

 Introduction 

Peel Energy is at the forefront of delivering low carbon energy for the UK and believes that a mix of low-carbon technologies is the only way to meet the UK’s growing energy needs. We have a balanced portfolio of more than 3GW in generation or development including wind, tidal power, biomass and multi-fuel power plants with carbon capture and storage. That's enough to power the average electricity needs of the 3 million homes in North West England. Or put another way, that's enough for every home in the city regions of Glasgow, Liverpool and Manchester combined. 

With a heritage of supporting low carbon energy projects over the last 20 years, Peel Energy has the determination and expertise to develop, build and operate low carbon projects across the country. Peel Energy is part of the Peel Group, a leading real estate, transport and infrastructure investment company with assets under management approaching £6bn, employing some 5,000 people. Peel Energy is a member of Renewable UK, Renewable Energy Association, North West Tidal Energy Group and PRASEG. 

Objection
 Peel Energy objects to this draft policy on sustainable energy opportunities as it does not reflect existing national and Government policy.

 The Government has recently published an Overarching National Policy Statement on Energy (NPS EN-1). While one of the purposes of the Statement is to provide the primary planning framework of policy to consider energy projects being determined under the Infrastructure Planning Commission (IPC) (or the Major Infrastructure Planning Unit – MIPU), it nevertheless sets out the Government’s policy for delivery of major energy infrastructure and paragraph 1.2.1 of the Statement confirms that in England and Wales, the NPS is likely to be a material consideration in decision making on applications that fall outside the IPC framework. It follows therefore, that the Statement (and its associated sister documents) should be a material consideration in plan making. 

The NPS reaffirms the urgent need to diversity and decarbonise energy generation and the Government’s commitment to increase dramatically (and bring forward as soon as possible) the amount of renewable generation capacity the UK. Its sister document on renewable energy technologies (EN-3) confirms that the Government expects that all renewable energy (including biomass) is likely to play an increasingly important role in meeting this commitment.

 The NPS is clear that given the urgent need to diversify and decarbonise energy generation, the Infrastructure Planning Commission should start with a presumption in favour of granting consent to applications for Nationally Significant Infrastructure Projects unless it would result in adverse impacts which would

outweigh the overall benefits.

 A presumption in favour of sustainable development, placed centrally as a golden thread running through a positive planning system, as set out in the Draft National Planning Policy Framework also clearly points toward a positive presumption in favour of renewable energy proposals and aligns with the National Policy Statement on Energy.

The draft National Planning Policy Framework also confirms that planning authorities should:

·  have a positive strategy to promote energy from renewable and lowcarbon sources, including deep geothermal energy

·  design their policies to maximise renewable and low-carbon energy development while ensuring that adverse impacts are addressed satisfactorily

·  consider identifying suitable areas for renewable and low-carbon energy sources, and supporting infrastructure, where this would help secure the development of such sources

·  support community-led initiatives for renewable and low carbon energy, including developments outside such areas being taken forward through neighbourhood planning; and

·  identify opportunities where development can draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and suppliers.

 It is this context that the draft policy needs to be framed. It is therefore recommended that the policy be re written and be positively framed reaffirming the presumption in favour of energy infrastructure as set out in the National Policy Statement on Energy and that proposals should only be resisted only if they would result in adverse impacts which would significantly outweigh the overall benefits.

Peel Energy is supportive of the suggestion that the policy identifies opportunities for renewable and low carbon energy in Salford as long as the policy is redrafted to reflect the NPS as explained above and subject to insertion of the following sentence within paragraph 14.1:

 ‘Proposals outside the opportunity areas identified are in no way precluded.’

This sentence ensures compliance with Planning Policy Statement 22: Renewable Energy that states local authorities should not make assumptions about the technical and commercial feasibility of renewable energy projects. 

Peel Energy also supports the reference in the draft policy of the recognition of the potential contribution that hydropower can make to the City’s energy needs. Peel Energy is investigating the feasibility of hydropower at several sites in northwest England, including on the Manchester Ship Canal. 
	Policy EG2 of the Publication Core Strategy explains that there may also be renewable and low carbon energy opportunities outside the areas identified on the map.

	85
	The Environment Agency EA
	14.2
	Paragraph 14.2 – Hydropower

 Whilst the information on hydropower, as detailed in section 14.2, is taken from the Agency's report 'Opportunity and Environmental Sensitivity Mapping for Hydropower in England and Wales' (February 2010) there is already an existing hydropower turbine located at Barton Locks on the Manchester Ship Canal. Therefore it is unlikely that there will be an opportunity for a second scheme at this location.

 In reference to potential hydropower schemes along the River Irwell and Manchester Ship Canal, we would welcome opportunities to include environmental enhancements, in particular fish passes, to further improve the ecological potential of these recovering waterbodies. 
	The Barton Locks facility is not currently operating, and so it is appropriate to identify this location as an opportunity for hydropower.

	115
	The Coal Authority 
	14.7
	Mine Water Heat Extraction 

The Coal Authority would be supportive of schemes to utilise the large thermal energy resource held in the flooded mine workings in Salford. However it would be necessary for The Coal Authority to be involved in reviewing any proposed mine water pumping arrangements, this would become even more important if reinjection of water into the mine workings was proposed. 

The Coal Authority holds information on mine water levels which could be provided on request to assist in developing this scheme further. You should note that it would be necessary for any party looking to take a scheme of this nature forward, to obtain an access agreement from The Coal Authority licensing service prior to being able to utilise this thermal resource. 
	Noted. It is not considered appropriate to include detailed requirements such as this within the Core Strategy itself.

	86
	The Environment Agency EA
	14.11
	Paragraph 14.11 – Energy Crops

 We support the protection of the Biodiversity Heartland and Sites of Biological Importance from energy crop production. 
	Noted.

	161
	Boothstown Residents Association
	Figure 14.1
	The Committee of Boothstown Residents Association note with much concern that the above consultation document contains a reference to a portion of land being designated as suitable for the location of Wind Turbines. The land in question appears to stretch from the alignment of the Bridgewater Canal north to the A580 East Lancs Road and lying between Boothstown and Worsley. We understand that this land enjoys Green Belt status and to the north there is the golf course operated by the Worsley Marriott Hotel, and to the south there is extant planning permission for another golf course. 

The arguments in support of wind turbines do seem to any clear thinking person to be confused. 

It is agreed that the power source is free and renewable.

 It is claimed that wind turbines are commercially viable. This is nonsense. Every Kilowatt of energy sold into the National Grid has to be heavily subsidised by the tax payer. It would appear that the land owner is the main financial beneficiary. 

The wind is a variable factor therefore wind turbines are an unreliable source of electrical energy. There is now more evidence that wind turbines are harmful to wild life. Bats sonic guidance is disabled resulting in them flying into the rotating blades; some birds also suffer the same fate. Finally there is the issue of noise. It is now well documented that wind turbines do generate noise at a frequency level which the human receptor finds very unpleasant. Indeed there is documented evidence of people unable having to find alternative night time accommodation in order to be able to sleep. A worrying aspect is that the Consultant Acoustic engineers massage the noise readings by quoting the mean average, ignoring the peak frequencies which are the ones which the human receptor finds intolerable. We would ask that the above concerns be logged as our initial response pending the opportunity to more fully consider the issues involved. (See also comments to reference 257). 
	Policy EG2 of the Publication Core Strategy is clear that the sustainable energy opportunities map identifies potential, and that further investigation will be required to determine the appropriateness of individual proposals. The policies of the plan should ensure that there is no unacceptable development.


CHAPTER 15 – BIOMASS FACILITIES
	BIOMASS FACILITIES

	Ref
	From
	Chapter/policy
	Comment
	City council response

	242
	The Conservative Group
	15
	Proposal M: Biomass Facilities

 The Conservative Group welcome the more specific details on regulation for smaller biomass sites, but would welcome further specifics to deal with proposals for any larger biomass plant applications. 
	The specific emission standards for biomass facilities have not been included within the Publication Core Strategy. However, Policy EG2 does identify that biomass proposals must not have an unacceptable impact on air quality and should be designed and located to provide sufficient space for the delivery and storage of the materials to be combusted.

	208
	Peel Group
	15
	Proposal M: Biomass facilities 

Objection

 Proposal M seek to control the provision of biomass–fired energy facilities predominately through the need for any biomass proposal to be within the draft policy’s stated maximum emission standards in terms of nitrogen oxides (NOx) and particulates (PM2.5 and PM10). The draft policy does allow some ‘lee-way’ in terms of nitrogen oxide if it can be demonstrated that a lower maximum level is not practicable due to scheme-specific constraints. 

Peel Energy objects to the draft policy as it considers it unsound as: 

·  it is not consistent with national policy as set out in the NPS (or other environmental legislation); and 

·  as drafted, it would result in an unworkable and inflexible policy which is technically flawed. 

Consistency with National Policy 

As explained above, the Government has published its National Policy Statement on Energy which sets out its position on energy infrastructure. The NPS reaffirms the urgent need to diversity and decarbonise energy generation and the Government’s commitment to increase dramatically (and bring forward as soon as possible) the amount of renewable generation capacity the UK. Its sister document on renewable energy technologies (EN-3) confirms that the Government expects that all types of renewable energy (including biomass) is likely to play an increasingly important role in meeting this commitment. 

The NPS is clear that given the urgent need to diversify and decarbonise energy generation, it introduces a presumption in favour of granting consent to applications for Nationally Significant Infrastructure Projects unless it would result in adverse impacts which would outweigh the overall benefits.

 The current policy as drafted is negatively framed and does not reflect the NPS. As recommended for Policy Proposal L, this draft policy also needs to be re-written and be positively framed reaffirming the presumption in favour of energy infrastructure as set out in the National Policy Statement on Energy and that proposals will only be resisted only if they would result in adverse impacts which would significantly outweigh the overall benefits. 

As explained below, it is also recommended that any reference to the achievement of emission standards be removed from any amended policy. 

Emission Standards 

The draft policy and the assessment against specific standards, as currently drafted, would presumably apply to all potential biomass facilities regardless of scale, size, location or nature. Peel Energy objects to the application of stated emission standards as they are not appropriate or applicable to all biomass proposals. The introduction of standards in any final policy would therefore result in an unworkable and inflexible policy. Peel Energy recommends that reference to any emission standards should be removed and the policy re-worded and positively framed reaffirming the presumption in favour of energy infrastructure as set out in the National Policy Statement on Energy and that proposals will only be resisted only if they would result in adverse impacts which would significantly outweigh the overall benefits. 

The draft policy states that the basis for the maximum emissions standards comes from the Government consultation on the Renewable Heat Incentive (RHI) in March 2011, which were 150 g/GJ for NOx and 30 g/GJ for particulates. The emissions standards Salford suggested in the draft policy are clearly stricter by a factor of 3. 

Peel Energy have specific technical concerns with this approach as it considers that the stated standards cannot be applied universally to all biomass proposals as explained below. Peel Energy notes that the RHI consultation was specifically aimed at small scale biomass plants <20MWth that are therefore not already regulated by Environmental Permits. On the assumption that the draft policy applies to all biomass proposals (which are not to be determined via the IPC), the City Council is therefore proposing to implement these emissions standards across all developments without regard for existing regulation measures.

 Peel Energy considers that the Environment Agency is perfectly capable of assessing and regulating the impacts from Environmental Permit (EP) regulated biomass facilities and ensuring that they do not present an impact on human health, especially in urban areas where there are known pollution issues and declared Air Quality Management Areas (AQMAs). It is therefore considered that these emission limits are not appropriate to be applied across all biomass facilities. 

Peel Energy considers that there are additional factors that affect ground level pollution such as stack height and weather conditions, and applying an unsubstantiated screening based on mass emission rates to all biomass facilities is inappropriate. We suggest it is entirely possible for a small low NOx gas boiler to have a greater ground level impact than a large biomass facility because the biomass facility is likely to have a much taller stack and the impacts would have been scrutinised by the Environment Agency during the planning and permit application process.

 The emission limits in the RHI consultation were aimed at the type approval certification of small boilers (<20MWth), which would not be regulated by an Environmental Permit. These types of boiler may have much less regulatory scrutiny during development and operation and would often have a much shorter stack than larger developments and therefore some control by a type approval certification standard is appropriate. However, it should not be applied across all developments that may achieve much lower ground level impacts due to a much taller stack, having demonstrated this by a full air dispersion model contained within an environmental impact assessment. 

The emissions standards in the RHI were quoted at reference conditions of 273 K, 101.3 kPA and 10% oxygen. The Council does not state any reference conditions so the true value of the emissions standards is unclear. 

Proposal M does not adequately justify the reduction of the emission limits to a third of the values from national Government values in the RHI consultation. The City Council state their reasoning (paragraph 15.6) for imposing stricter limits as:

 “This reflects the fact that the Government consultation assumed the “uptake of biomass under the RHI to be low in the first year of the scheme, and primarily outside urban areas, so the air quality impact of not introducing emission limits in 2011 will be low” 

The justification for Proposal L suggests that since Salford is primarily urban, the limits should be reduced. However, this misinterprets the government statement above which actually uses the fact that the uptake would be low and primarily outside urban areas to justify delaying the introduction of emission limits in the first year. It then proposes introducing limits of 150 g/GJ NOx in the following year, with the clear meaning of the RHI text being that these limits are considered appropriate after uptake in urban areas increases and no further reduction of emission limits for urban areas is proposed at all. Proposal M therefore does not align with national government consultation advice.

 It is noted that the emission standard for NOx is justified on the basis that it should be stricter for biomass plants than the 70 g/GJ typical emission from the small gas fired boiler that it would replace. There is no justification as to why biomass boilers should be expected to perform better than a gas boiler given the other significant climate change benefits brought by replacing a gas fired boiler with biomass. 

This also highlights the lack of consideration for the emission standard that the technology is likely to be able to achieve. Gas fired boilers are easy to operate and can be operated at very close to ideal combustion conditions and will always achieve some of the lowest emissions of all combustion technologies. That is not a reason to abandon diversification of energy production into other technologies especially if the facility is appropriately designed with a stack that reduces impacts at ground level to acceptable levels and it brings other benefits such as climate change mitigation impacts and a reduced reliance on fossil fuels such as imported gas. 

Peel Energy is currently involved in developing several biomass power and heat projects that before commissioning, they will be permitted by the Environment Agency under the strict emission limits of the Waste Incineration Directive. Based on the emissions reference conditions in the RHI consultation (273 K, 101.3 kPA, 10% O2) we do not believe that the reduced NOx emissions standard proposed in the draft policy can be met by most biomass combustion technology and certainly no commercial plants operating in the UK would meet this standard. The particulate limit could be met, but it goes far beyond the requirements of the Waste Incineration Directive, which is currently the strictest legislative control for particulate emissions from combustion activities. Peel Energy does not understand why the Council considers that the strictest national legislation is not appropriate for regulation of biomass facilities in its area. 

The City Council is therefore proposing to introduce a Core Strategy policy that it is considered will prevent all biomass combustion development in the area based on a justification that misinterprets government guidance and chooses an arbitrary emission standard that does not consider the true impact at ground level after stack height considerations have been taken into account.

 The consultation document acknowledges the need for a balance between protecting air quality and the technical challenge of meeting the emission limits. While this may be the case for particulates, the Council have clearly not considered this balance for the NOx emissions standard. 

The US Environmental Protection Agency publishes typical emission factors for various activities and the NOx emission factor for wet wood and bark is 0.22 lb/MMbtu and 0.49 lb/MMbtu for dry waste wood which is 95 g/GJ and 211 g/GJ respectively
. These values are in broad agreement with the RHI consultation value of 150 g/GJ and again demonstrate that an emission standard of 50 g/GJ is unrealistic.

 The Council seeks to justify the introduction of emissions standards because there are a number of AQMAs in the area for NO2 and particulates. It should be noted that these AQMAs are directly linked to road traffic pollution not the overdevelopment of biomass facilities. While we agree the development of biomass facilities should not be to the detriment of human health and impact assessments should be carried out to demonstrate this for new developments, a blanket imposition of emissions standards on biomass facilities just because traffic pollution is high is unlikely to help with the root cause. 

The draft policy proposes that the impacts on local air quality will be monitored throughout the operational period of the facility. Peel Energy is unsure exactly how the City Council would monitor impacts on local air quality throughout operation. The process contribution at ground level from larger biomass plants that fall under the environmental permitting regime are often required by the Environment Agency to be so small that the local air quality impacts are unlikely to be picked up by ambient air monitoring against a background that is dominated by traffic pollution which will naturally fluctuate from year to year. There is therefore a risk that any increase or fluctuations due to traffic changes are larger than the process contribution and are wrongly attributed to any biomass plant in operation. 

Proposal M states that any scheme which are likely to have an adverse impact on air quality (individual or cumulatively) will not be permitted even where the standards are achieved. Peel Energy objects to this approach as it would clearly stifle development proposals which are individually acceptable. This approach would also be contrary to PPS23 which states that not all developments adjacent to Air Quality Management Areas (AQMA’s) should be refused even if they result in a deterioration of air quality as this would sterilise development. 
	The specific emission standards for biomass facilities have not been included within the Publication Core Strategy. However, Policy EG2 does identify that biomass proposals must not have an unacceptable impact on air quality and should be designed and located to provide sufficient space for the delivery and storage of the materials to be combusted.

	18
	The Lancashire Wildlife Trust
	15.2
	The Trust would be concerned if the facility was to be placed near to the mossland areas of Chat Moss. Chat moss is an important biodiversity heartland within Salford’s Core Strategy and policy is to protect and enhance the mossland habitats within the Chat Moss area. The Astley and Bedford Moss SSSI can be found just over into the Wigan Boundary and the remainder of the moss and peatland habitats are UK Priority BAP Habitats as well as being listed as Annex One habitats within the European Habitats Directive. The oxides of nitrogen released as part of the energy production has the potential to adversely affect the delicate mossland habitat. The bog vegetation within the habitats is extremely vulnerable to pollution and they require low nutrient content within the eco-system in order to survive. The increased nitrogen emissions could potentially seriously reduce the chances of mossland restoration works in the area and be contrary to Salford’s own Core Startegy policies. The siting of the biomass facility is therefore of great importance and the Trust urges that this be undertaken so as to protect the important delicate mossland habitats within Chat Moss. 
	The specific emission standards for biomass facilities have not been included within the Publication Core Strategy. However, Policy EG2 does identify that biomass proposals must not have an unacceptable impact on air quality and should be designed and located to provide sufficient space for the delivery and storage of the materials to be combusted.

Policy BG2 takes a strong approach to protecting the nature conservation value of the Biodiversity Heartland.


CHAPTER 16 – ELECTRIC CAR CHARGING POINTS
	ELECTRIC CAR CHARGING POINTS

	Ref
	From
	Chapter/policy
	Comment
	City council response

	66
	Arnold Laver
	16
	We appreciate the Government’s aim of supporting the increased use of low carbon vehicles in the bid to tackle climate change, however are concerned that increasing developer requirements such as is suggested by Proposal N of every new residential garage and marked-out residential car parking space to include electric car charging points could cumulatively impact upon the viability of the development. We would therefore recommend that each site and proposed scheme is assessed on its individual merits taking into account specific site circumstances and constraints and that any future policies are flexible enabling such an assessment to be undertaken before any mandatory requirements for electric car charging points is enforced. 
	A more flexible approach is taken to electric vehicle charging points in Policy A13 of the Publication Core Strategy. This focuses on developments that require a Transport Assessment demonstrating that they are making appropriate provision for electric vehicle charging infrastructure in line with likely demand, rather than setting specific standards.

	46
	English Cities Fund
	16
	Batley's Ltd objects to the imposition of a requirement for all new residential garages and marked-out parking spaces to include electrical sockets suitable for charging electric vehicles. There is at present no industry standard to work to for the provision of infrastructure and sockets, and there is no evidence presented for demand for 100% of parking spaces to be fitted with charging sockets. In imposing a 100% provision there is no consideration that the infrastructure costs could lead to an unviable development, counter to the Government’s expressed support for sustainable development as set out in the Draft National Planning Policy Framework (released 25 July 2011). In particular, paragraph 14 summarise the role of the planning system and plan-making to; “prepare Local Plans on the basis that objectively assessed development needs should be met, and with sufficient flexibility to respond to rapid shifts in demand or other economic changes”. No supporting evidence for Proposal N is provided. The Infrastructure Delivery Plan has not yet produced key documentation on transport including Car parking, and park and ride (SCC website: 28 July 2011 confirms: not yet available). In order to introduce a policy for electric car charging infrastructure there needs to have been a study to look at the most appropriate locations for car charging points to operate on a network perspective rather than incrementally, development by development. The proposed requirement for car charging points in all residential parking spaces and garages goes against other sustainable transport objectives to reduce reliance on and travel by private car. An alternative approach is the promotion of car charging hubs via centrally located charging points. These can be developed in line with demand, will provide a network coverage not reliant on incremental development and will potentially be more effective at creating demand for electric cars (i.e. providing a network of charging points) alongside reducing reliance on car travel as it would not be directly promoting private car ownership and use. However, no study has been provided to show whether options have been considered. The Sustainability Appraisal for the Pre-Publication Core Strategy Changes (June 2011) suggests that Proposal N will assist in three objectives to improve air quality (Objective 8), minimise contributions to climate change (Objective 9) and improve access to facilities and opportunities (Objective 18). However, the Appraisal makes no reference to an evidence base to support the three assessments of the beneficial contribution Proposal N could make. For reasons already set out, Proposal N might lead to an increase car ownership and use, increasing congestion which might counteract the three objectives in forming greater levels of stationary or slow moving traffic raising harmful emissions from non-electric vehicles and reducing air quality for relevant targets, and reducing accessibility from non-car modes of transport. A study should be undertaken by the Council, potentially built into a wider framework for Greater Manchester, to develop and refine Proposal N to ensure the benefits claimed can be achieved and are measurable. The study should demonstrate support for a strategy approach that promotes car charging infrastructure in a structured, network perspective rather than a piecemeal approach beholden to individual developments coming forward which may exclude many established residential and commercial areas of the city. It is understood Salford City Council benefits from receiving a proportion of Government funding to support charging point infrastructure through Plugged in Places (DfT, June 2011), yet Proposal N makes no reference to the potential funding stream or reference that the proposal is in line with DfT strategy to support charging point infrastructure. This is an omission in the evidence base and should be addressed. As drafted Proposal N has: 
• no flexibility to allow developers to provide infrastructure that flexibly responds to demand, i.e. to make it possible to retro-fit charging points as and when consumer demand increases; 
• no flexibility to respond to shifts in wider market demand, i.e. technology could advance in a manner that reduces demand or need for home car charging points; 
• no flexibility to consider the impact providing infrastructure for car charging sockets when consumer demand is low on the viability of bringing forward development counter to the Government’s clear direction to plan for prosperity as part of sustainable development and growth objectives (para.10, Draft NPPF)
 • no clear strategy to produce a network of charging points and infrastructure that would support electric car use and is overly dependent on individual development in a piecemeal fashion; 
• no clear link to latest DfT Plugged in Places strategy and funding mechanism; and 
• no clear strategy or evidence base to demonstrate that the proposal will achieve the sustainable development objectives claimed, and is therefore unsound as drafted In light of the present deficiencies in the evidence base, consideration of alternative strategy and demonstration that the proposed strategy will be effective in delivering claimed sustainable development objectives, Proposal N is considered unsound and should be withdrawn and/or represented in revised form supported by a sound evidence base. 
	A more flexible approach is taken to electric vehicle charging points in Policy A13 of the Publication Core Strategy. This focuses on developments that require a Transport Assessment demonstrating that they are making appropriate provision for electric vehicle charging infrastructure in line with likely demand, rather than setting specific standards.

	47
	Batley’s Ltd
	16
	Batley's Ltd objects to the imposition of a requirement for all new residential garages and marked-out parking spaces to include electrical sockets suitable for charging electric vehicles. There is at present no industry standard to work to for the provision of infrastructure and sockets, and there is no evidence presented for demand for 100% of parking spaces to be fitted with charging sockets. In imposing a 100% provision there is no consideration that the infrastructure costs could lead to an unviable development, counter to the Government’s expressed support for sustainable development as set out in the Draft National Planning Policy Framework (released 25 July 2011). In particular, paragraph 14 summarise the role of the planning system and plan-making to; “prepare Local Plans on the basis that objectively assessed development needs should be met, and with sufficient flexibility to respond to rapid shifts in demand or other economic changes”. No supporting evidence for Proposal N is provided. The Infrastructure Delivery Plan has not yet produced key documentation on transport including Car parking, and park and ride (SCC website: 28 July 2011 confirms: not yet available). In order to introduce a policy for electric car charging infrastructure there needs to have been a study to look at the most appropriate locations for car charging points to operate on a network perspective rather than incrementally, development by development. The proposed requirement for car charging points in all residential parking spaces and garages goes against other sustainable transport objectives to reduce reliance on and travel by private car. An alternative approach is the promotion of car charging hubs via centrally located charging points. These can be developed in line with demand, will provide a network coverage not reliant on incremental development and will potentially be more effective at creating demand for electric cars (i.e. providing a network of charging points) alongside reducing reliance on car travel as it would not be directly promoting private car ownership and use. However, no study has been provided to show whether options have been considered. The Sustainability Appraisal for the Pre-Publication Core Strategy Changes (June 2011) suggests that Proposal N will assist in three objectives to improve air quality (Objective 8), minimise contributions to climate change (Objective 9) and improve access to facilities and opportunities (Objective 18). However, the Appraisal makes no reference to an evidence base to support the three assessments of the beneficial contribution Proposal N could make. For reasons already set out, Proposal N might lead to an increase car ownership and use, increasing congestion which might counteract the three objectives in forming greater levels of stationary or slow moving traffic raising harmful emissions from non-electric vehicles and reducing air quality for relevant targets, and reducing accessibility from non-car modes of transport. A study should be undertaken by the Council, potentially built into a wider framework for Greater Manchester, to develop and refine Proposal N to ensure the benefits claimed can be achieved and are measurable. The study should demonstrate support for a strategy approach that promotes car charging infrastructure in a structured, network perspective rather than a piecemeal approach beholden to individual developments coming forward which may exclude many established residential and commercial areas of the city. It is understood Salford City Council benefits from receiving a proportion of Government funding to support charging point infrastructure through Plugged in Places (DfT, June 2011), yet Proposal N makes no reference to the potential funding stream or reference that the proposal is in line with DfT strategy to support charging point infrastructure. This is an omission in the evidence base and should be addressed. As drafted Proposal N has: 
• no flexibility to allow developers to provide infrastructure that flexibly responds to demand, i.e. to make it possible to retro-fit charging points as and when consumer demand increases; 
• no flexibility to respond to shifts in wider market demand, i.e. technology could advance in a manner that reduces demand or need for home car charging points; 
• no flexibility to consider the impact providing infrastructure for car charging sockets when consumer demand is low on the viability of bringing forward development counter to the Government’s clear direction to plan for prosperity as part of sustainable development and growth objectives (para.10, Draft NPPF)
 • no clear strategy to produce a network of charging points and infrastructure that would support electric car use and is overly dependent on individual development in a piecemeal fashion; 
• no clear link to latest DfT Plugged in Places strategy and funding mechanism; and 
• no clear strategy or evidence base to demonstrate that the proposal will achieve the sustainable development objectives claimed, and is therefore unsound as drafted In light of the present deficiencies in the evidence base, consideration of alternative strategy and demonstration that the proposed strategy will be effective in delivering claimed sustainable development objectives, Proposal N is considered unsound and should be withdrawn and/or represented in revised form supported by a sound evidence base. 
	A more flexible approach is taken to electric vehicle charging points in Policy A13 of the Publication Core Strategy. This focuses on developments that require a Transport Assessment demonstrating that they are making appropriate provision for electric vehicle charging infrastructure in line with likely demand, rather than setting specific standards.

	138
	Countryside Properties 
	16
	Proposal N is ill conceived. The technical requirements for future charging points is unknown and it is not possible or practicable to provide charging points at each and every residential parking bay. It is uncertain whether such provision will be necessary or appropriate. This is especially so as it is not technically difficult or inherently expensive to install such points retrospectively. This would be a much more appropriate and proportionate response. To require such provision now is neither proportionate, reasonable or necessary. 
	A more flexible approach is taken to electric vehicle charging points in Policy A13 of the Publication Core Strategy. This focuses on developments that require a Transport Assessment demonstrating that they are making appropriate provision for electric vehicle charging infrastructure in line with likely demand, rather than setting specific standards.

	94
	NHS Salford
	16
	To ensure the Strategy’s implementation is effective these further recommendations are made:

Electric Charging Points 

There needs to be a commitment that the supply will come only from providers generating power from renewable sources. Which areas will benefit? 
	It is not possible for the Core Strategy to make specific requirements regarding the source of electricity supply.

	128
	United Utilities 
	16
	Proposal N states that every new residential garage and marked-out residential car parking space should include an electrical socket suitable for charging electric vehicles. 

As it stands, this proposal does not provide the flexibility required to impose this type of policy. Although it is accepted that the Government is moving towards a low carbon economy, sites should be assessed on a site by site basis to ensure the overall viability of the site is not at risk.

 In addition, the plan period for this Core Strategy is 2010-2030, and new technologies may supersede this Proposal thus providing/encouraging more efficient low carbon techniques. 
	A more flexible approach is taken to electric vehicle charging points in Policy A13 of the Publication Core Strategy. This focuses on developments that require a Transport Assessment demonstrating that they are making appropriate provision for electric vehicle charging infrastructure in line with likely demand, rather than setting specific standards.

	243
	The Conservative Group
	16
	Proposal N: Electric Charging 

The Conservative Group welcomes this proposal.
	A more flexible approach is taken to electric vehicle charging points in Policy A13 of the Publication Core Strategy. This focuses on developments that require a Transport Assessment demonstrating that they are making appropriate provision for electric vehicle charging infrastructure in line with likely demand, rather than setting specific standards.


STRATEGIC HOUSING LAND AVAILABILITY ASSESSMENT ANNEX
	STRATEGIC HOUSING LAND AVAILABILITY ASSESSMENT ANNEX

	Ref
	From
	Chapter/policy
	Comment
	City council response

	255
	Boothstown Residents Association
	
	Potential Locations for New Dwellings.

 I refer now to the section of the report setting out the areas potentially available for new housing development. The number of sites for new dwellings in the Boothstown area is not correct. There are several sites wrongly identified as being in Worsley whereas they are in Boothstown, and some without identification which are also located in Boothstown 
	The annex has been updated and is now within the Implementation Plan. This includes maps so there should be no uncertainty as to the location of individual sites.

	4
	Leslie Turner
	
	I object to the figure of 22.000 new homes that are mentioned in the interim figure housing strategy as being rather excessive. We need to bring over 5,000 empty homes into the Housing supply market. The figure of 22,000 does not have any firm evidence. 
	The housing figure makes an allowance for bringing 2,377 vacant dwellings back into use, in accordance with the city council’s Private Sector Housing Strategy.

	21
	The Lancashire Wildlife Trust
	
	Development along the river should incorporate buffer zones and green infra-structure
	Policy GI2 of the Publication Core Strategy requires all developments to make appropriate provision for green infrastructure.

	22
	The Lancashire Wildlife Trust
	
	Development along the river should incorporate buffer zones and green infra-structure
	Policy GI2 of the Publication Core Strategy requires all developments to make appropriate provision for green infrastructure.

	23
	The Lancashire Wildlife Trust
	
	Development along the river should incorporate buffer zones and green infra-structure
	Policy GI2 of the Publication Core Strategy requires all developments to make appropriate provision for green infrastructure.

	26
	The Lancashire Wildlife Trust
	
	The increased development adjacene to the River Irwell must incorporate adeqaute buffer zones and green infra-structure to increase and enhance the rivers ability to act as a wildlife corridor. 
	Policy GI2 of the Publication Core Strategy requires all developments to make appropriate provision for green infrastructure.

	68
	Arnold Laver
	
	The Potential Housing Sites Annex indicates that the Council’s Strategic Housing Land Availability Assessment (SHLAA) is being up dated and that in some instances further information will be required to justify the release of some existing employment sites (no sites are specifically mentioned) to ensure that only redundant employment sites are being redeveloped. However it is acknowledged that some employment occupiers have indicated an intention to vacate their sites during the Core Strategy period. We do not support the statement that only redundant employment sites should come forward for redevelopment for alternative uses. It has been clearly indicated above that whilst the Arnold Laver site remains in active use there are significant merits and benefits in redeveloping the site, primarily facilitating the relocation of Arnold Lavers operations to a more suitable site within the City enabling them to continue operating effectively retaining a substantial number of local jobs. 

The site is listed as a potential housing site in the Housing Annex and has been given reference S/CAD/051 ‘Site to the south east of Lytherton Avenue and South West of Hayes Road (Cadishead Way 1)’ with an estimate that 166 dwellings will be delivered between the period 2015-2020. Whilst we support the identification of Arnold Laver as a potential site for housing, it is considered that given the suitability of the site for housing and Arnold Lavers need to relocate there is reasonable prospect that the site could come forward earlier. The reasoning behind why the site is suitable for residential development has already been demonstrated above. 

Furthermore, paragraph 54 of PPS3 outlines 3 tests for assessing whether a site can be considered deliverability or developable. These tests are that sites should be: 

· Available - the site is available now

· Suitable - the site offers a suitable location for development now and would contribute to the creation of sustainable mixed communities; and

· Achievable - there is a reasonable prospect that housing will be delivered on the site within 5 years 

Each of these tests is considered in further detail below, demonstrating how the Arnold Laver site is deliverable and developable. 

Availability 

Arnold Laver is seeking to relocate from the site and as identified pre-application discussions are on-going with Officers at the Council. The site is therefore available for housing development. 

Suitability 

The site has good access to local facilities, is previously developed land, is within a residential area with a mix of uses, is a suitable location in principal for housing development and would contribute to the creation of sustainable, mixed communities.

 Achievable

 There is a reasonable prospect that residential development will be delivered at the site within 5 years. As indicated pre-application discussions are on-going and Arnold Laver are keen to progress with their relocation strategy. This therefore demonstrates that the site is available, suitable and achievable for future residential development. 
	Policy EC4 of the Publication Core Strategy sets out the circumstances in which the redevelopment of existing employment sites will be permitted. This includes where the site/area is specifically identified as being appropriate for other uses in an area-based plan or strategy that has been subject to public consultation, has been formally adopted by the city council, and takes full account of the overall need for employment land within the city and the local area.

	349
	P Cordwell
	
	SHLAA - Potential Housing Supply - Worsley and Boothstown: See comments to ref 37 (paragraph 8.4).
	Noted.

	82
	J D Leaver
	
	SHLAA - Potential Housing Supply - Worsley and Boothstown: See comments to ref 81 (Table 8.2) Distribution of new housing.
	Noted.


� http://www.salford.gov.uk/core-strategy.htm


� Neighbourhoods by definition in its use in the NPPF is consistent with the Salford City Council Core Strategy and other use by Salford City Council ( eg Neighbourhood Management). Neighbourhood Planning within the NPPF is outlined in the introduction.


� http://wwwsalford.gov.uk/core-strategy.htm


� This is a supposition as there is no alternative to explain the inclusion of some geographical data relating to Walkden and Little Hulton being listed under “Worsley”


� And additionally Worsley Civic Trust


� Ibid


� The Delph, Worsley is an  important asset as the birthplace of the modern canal system


� Ibid


� For the avoidance of any future doubt, we would suggest a definition of “Worsley” as is used to define the current political ward, that is the one in current use, as defined by the The City of Salford (Electoral Changes) Order 2003 and used for the Local Elections in 2004. The Core Strategy library may need to be screened to ensure consistent use of this definition or the Spatial Planning Team should provide their own consistent definition


� Bridgewater Canal Corridor Study by TEP for Salford City Council, Bridgewater Canal Trust, WBCC, WCT, WVCA, BRA and other partners 2009-2011


� And additionally Worsley Civic Trust


� The Examination in Public due to take place in 2012 which is already noted in the pre-publication Consultation of the Core Strategy in section 1.14 at Table 1.1


� And additionally Worsley Civic Trust


� And additionally Worsley Civic Trust


� As plain English guide to the Localism Bill DCLG January 2011 ISBN978-1-4098-2778-8


� As of August 2011 the current version of the document is at http://www.communities.gov.uk/documents/planningandbuilding/pdf/1951811.pdf


� And additionally Worsley Civic Trust


� In the National Planning Policy Framework, for instance, the phase “mixed use” only occurs twice and the word “manufacturing” occurs once


� http://neweconomymanchester.com/stories/1119-greater_manchester_forecasting_model


� Office of National Statistics (ONS), Dwelling Stock by Council Band 2009 (updated 2011)


� Oxford Economics, Greater Manchester Forecast Model (GMFM) – Data for 2009 (published 2010)


� Communities and Local Government Housing Research and Stats Live Tables Table 241


� “Ground Control” Anna Minton pub 2009 978-0-141-03391-4


� Holmans A Monk S & Whithead C “Homes for the Future” Cambridge Centre for Housing and Planning Research University of Cambridge, Shelter 2008.


� Ibid


� The often used and broadly misinterpreted phase for “social housing/council housing” rather than the simple definition as a house or home than a buyer might be able to afford on the income and savings he or she might have.


� Greater Manchester Combined Authority which replaced AGMA, the Association of Greater Manchester Authorities in April 2011.


� Communities and Local Government Housing Research and Stats Live Tables Table 241


� “Ground Control” Anna Minton pub 2009 ISBN978-0-141-03391-4


� Holmans A Monk S & Whitehead C “Homes for the Future” Cambridge Centre for Housing and Planning Research University of Cambridge, Shelter 2008


� DCLG housing older people


� Ibid


� This is money http://www.thisismoney.co.uk/money/mortgageshome/article-2017558/Buy-let-booms-time-buyers-struggle-mortgages.html#xzz1TmwsENpc


� Ibid


� Defined on page 6 by WBCC as: Further the bullet point about infrastructure is meaningless unless the words “key” and infrastructure” are defined. WBCC and WCT would suggest that this should mean: “Infrastructural changes, such as utilities, transport links and enhanced public transportation, climate change enhancements and air quality improvements needed to enhance current issues and change needed to support development in the plan period


� That is comparatively speaking thus lower in price than within Manchester City Centre


� � HYPERLINK "http://www.building.co.uk/news/brown-pledges-three-million-new-homes-by-2020/3091180.article" ��http://www.building.co.uk/news/brown-pledges-three-million-new-homes-by-2020/3091180.article� “Gordon Brown has pledged to build an extra 40,000 more new homes a year in England and Wales by 2016. Brown says that the number of new homes built in the uk will rise from 200,000 to 240,000 within nine years. A total of 3,000,000 new homes will be by 2020… He said that the homes would be built mainly on brown land and that the government would “robustly protect greenbelt land”


� Parliamentary Select Committee on Environmental Audit 12th Report


� Housing: the untold story Anna Minton ISBN978-0-141-03391-4


� North West Regional Spatial Strategy http://www.4nw.org.uk/articles/article.php?page_id=457


� Kate Barker “Review of Housing Supply, Interim Report” 10th December 2003


� “How public housing was killed off” Anna Minton ISBN978-0-141-03391-4


� Kate Barker “Review of Housing Supply, Interim Report” 10th December 2003 HM Treasury acrchived


� Greater Manchester Strategic Housing Market Assessment May 2010 Update (AGMA)


� Planning for Growth: Minister for Decentralisation 23 March 2011


� Local Growth: Realising Every Place’s Potential Cm 7961 (2010) Box 3.B


� PPS1-paragraph 3(vii)


� PPS3-paragraph 33 3rd bullet point


� Strategic Housing Market Assessments: Practice Guidance (version 2) DCLG 2007 – pages 36 & 37


� And additionally Worsley Civic Trust


� http://services.salford.gov.uk/saved-udp/section_d228681e116.html


� And additionally Worsley Civic Trust


� Table 1.6-2 of US EPA”AP 42, Fifth edition, Volume 1 Chapter1: External Combustion Sources” section 1.6
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