
Cadishead South RegenerationStrategy

Report of Consultation

1.
Introduction

1.1
The Council has adopted and is currently implementing the Liverpool Road Corridor Strategy, a ten year plan which identifies how the council and its partners will make the area a more vibrant and well connected place to live and work.

1.2
The Cadishead Way employment area within the Cadishead South area significantly impacts on Liverpool Road in terms of appearance and because the majority of sites are accessed from Liverpool Road rather than Cadishead Way. As a result, officers identified the   need to understand its potential for contributing to the Council’s regeneration objectives in Cadishead.

1.3
As a result, the council commissioned a number of studies to explore potential uses of the area and constraints on redevelopment. Officers in Physical Regeneration, working with colleagues in Development Management and Planning Strategy, have subsequently produced a draft regeneration strategy for Cadishead South. 

1.4
The draft strategy sets the vision that, “the regeneration area within Cadishead South will become a high quality residential area. It will contribute to the regeneration of the Liverpool Road corridor and be well integrated with the existing community”. It identifies a number of site-specific design principles informed by a previous public consultation.
1.5
This report describes the previous studies and the public consultation that was undertaken to inform them. It then details the final round of public consultation on the draft Cadishead South Regeneration Strategy including who was consulted, how the consultation was undertaken, what responses were received and changes that have been made to the strategy as a result.
2.
Previous studies and public consultation 

2.1
Work began on the Cadishead South Regeneration Strategy in July 2010 when the council appointed 
a team of consultants led by Broadway Malyan. The initial study covered a slightly larger area of land than is covered by the final Regeneration Strategy as the boundary was refined over the course of the study as a result of speaking to landowners about their aspirations. The consultants identified a ‘core’ area within Cadishead South with potential for redevelopment. This comprises four employment sites: the former transport and storage site, Arnold Laver, North Bank Demolition and Dawson’s Garage (see Plan A of the Regeneration Strategy). It is this ‘core’ regeneration area which is the subject of the Cadishead South Regeneration Strategy.
2.2
The consultants considered the future of the area and, in particular, whether remaining employment sites should be protected or whether their redevelopment for residential use should be encouraged. This involved a number of stages including talking to landowners, commissioning intrusive site investigations and undertaking viability assessments.
2.3  
In February 2011, the local community were consulted on three options for redevelopment: 
· Scenario 1 – Employment led 

· Scenario 2 – Housing led

· Scenario 3 – Housing and employment.
2.4

Approximately 75 people attended the exhibition events and 45 Feedback Forms were received. The results can be summarised as follows:

· 95% of those people who completed a Feedback Form defined themselves as a local resident and 83% stated that they live within or immediately adjacent to the Cadishead South Area.
· 74% of the respondents stated ‘yes’ they do have some concern over the area’s environment or use.  
· 83% of respondents stated that they think some form of redevelopment is needed to in the core area of Cadishead South.
· There was no strong or clear consensus of which Scenarios should be considered further.  However more people (47%) considered Scenario 2 (Housing) to be an option worth considering further than others.  
2.5

In summary, public consultation generated a useful debate on the future of the Cadishead South area.  There was clear support for promoting the redevelopment of vacant and underused sites.  However there was not a consensus on which scenario would be most appropriate, albeit a housing led approach was marginally favoured.  Any development would raise concerns of traffic movement, residential amenity and pressure on local services.

2.6
In the light of the results of public consultation and the financial and policy appraisal, Broadway Malyan recommended housing led redevelopment as the preferred strategy for the regeneration of the area. They reviewed local infrastructure including schools, doctors, dentists, electricity, gas and sewerage and identified limited capacity in primary schools as the only issue. They did, however, identify the need for additional technical surveys to ensure redevelopment for residential use would not compromise the operating conditions of any remaining employment uses in the area, particularly Lanstar.   

2.7
Broadway Malyan’s key findings and recommendations were:

· Public consultation on three options (employment led, housing led and a mix of housing and employment) showed there was clear support for promoting the redevelopment of vacant and underused sites.  However there was not a consensus on which scenario would be most appropriate, albeit a housing led approach was marginally favoured.  Any development would raise concerns of traffic movement, residential amenity and pressure on local services.
· The regeneration area is in fragmented ownership but the majority of landowners are contemplating redevelopment, to greater or lesser extent. 
· All four sites within the regeneration area are contaminated as a result of existing or former industrial uses. The cost of remediation means redevelopment for employment uses is unviable. The higher values associated with housing mean that, with suitable mitigation measures in place, residential development is viable. 
· The residential market for developable land remains reasonably robust, with evident interest in the potential of the regeneration area.
· A market appraisal for continued employment use of the area shows that although the area has traditionally been a location for industry, there is a large supply of accommodation nearby in Salford and Warrington in good locations, including Fairhills Industrial Estate and the key location of Northbank Industrial Estate less than 1 km from this area.  Broadway Malyan concluded that there is virtually no scope for employment development for the foreseeable future and that retaining the regeneration area for employment use would result in the sites remaining undeveloped or retained for their present uses. Therefore, the opportunities for regeneration and remediation of contamination provided by change of use to residential means it is appropriate to allow the loss of employment land in this location.
2.8
In June 2011 the council commissioned consultants Miller Goodall Ltd to undertake noise, dust and odour assessments with regards to the potential impact of redeveloping the regeneration area for residential use. They concluded that residential is an appropriate use of the site, subject to noise mitigation measures and a 50 metre wide stand-off to mitigate issues of odour between residential properties and Lanstar. These issues would need to be taken into account in any proposals that come forward and would be considered as part of the Development Management process.

2.9
Copies of the reports presented by both consultants and the report outlining the outcome of the public consultation on options can be downloaded from the council’s website: www.salford.gov.uk/cadisheadareastrategy. 

3.
Draft Cadishead South Regeneration Strategy
3.1
In the light of the views expressed in the public consultation exercise on options and the consultants’ recommendations, the city council considered it appropriate to allow for the loss of employment land in the defined regeneration area. Officers in Physical Regeneration, working with colleagues in Development Management and Planning Strategy, have subsequently produced a draft regeneration strategy for Cadishead South. 

3.2
Regeneration proposals for Cadishead South are being promoted as non-statutory Planning Guidance in order to assist in the design of suitable proposals that will address the issues outlined and achieve the regeneration aims. The vision and design principles and recommendations on stand-off distances flow directly from the previous studies.

3.3
The draft strategy sets the vision that, “the regeneration area within Cadishead South will become a high quality residential area. It will contribute to the regeneration of the Liverpool Road corridor and be well integrated with the existing community”. It identifies a number of site-specific design principles informed by the previous public consultation on options.
4.
Consultation methods

4.1
Public consultation was carried out over 8 weeks between 3 December 2012 and 25 January 2013. Planning documents are normally subject to a six-week consultation period.  In this case, a longer period was allowed to take account of the Christmas vacation. 
4.2
An exhibition of the draft strategy was on display at Cadishead Library from Monday 3 December 2012 until Monday 7 January 2013 and at Hamilton Davies House, 117c Liverpool Road, Cadishead from Tuesday 8 January 2013 until Friday 25 January 2013. Reference copies of the draft strategy and background documents were also put on display at both Irlam and Cadishead Libraries. 
4.3
Staffed sessions were held at 6-8pm, Tuesday 11 December 2012 at Hamilton Davies House and 10am-12pm, Wednesday 12 December 2012 at Cadishead Library. 
4.4
The draft strategy was available for download from the Council’s website from 3 December 2012.  

4.5
A questionnaire regarding the draft strategy was available at Irlam and Cadishead Libraries. An on-line version could be completed at the Council’s website.

5.
Consultation publicity
5.1
An A4 leaflet containing summary details of the draft strategy and consultation arrangements was prepared (see Annex D).  
5.2
Leaflets were distributed, by hand, during the week commencing 3 December to homes and businesses in the vicinity of the regeneration strategy area (see Annex E). 
5.3
Letters and emails were sent to the key landowners within the regeneration strategy boundary, relevant statutory consultees, people who have asked to be kept informed of new planning guidance produced by Salford City Council, local community groups and those who had taken part in the previous options consultation (see Annex F). 

5.4
A press release detailing the public consultation was sent to the local media resulting in the Salford Advertiser, Salford Online and Mancunian Matters running articles. M44 magazine which is delivered to all households and businesses in Irlam and Cadishead also ran an article in its regeneration section.
5.5
The consultation was listed on the schedule of current consultations on the Council’s website and advertised through the Council’s Facebook and Twitter accounts.

6.
Consultation responses
Community feedback

6.1
Approximately 50 people attended the two staffed sessions. Most of those who attended the staffed sessions lived in the immediate vicinity of the draft strategy such as the new Hayes Green development, Lytherton Avenue and Liverpool Road and had specific questions about how any development would affect them personally. Generally, those who attended agreed that the sites are in need of redevelopment and the feedback was very positive. People who attended the sessions were encouraged to complete a comment form in order to ensure that all the issues raised during these discussions were properly recorded and taken on board as part of the consultation process. 

6.2
18 questionnaires were returned. Seven responses were submitted online and 11 paper forms were completed.  
6.3
Eight of the respondents indicated that they supported the strategy, eight indicated that they did not support the strategy, one did not say whether or not they supported the strategy and one indicated that they “did not know”. The majority of comments from people who indicated they did not support the strategy raised detail design and health and safety issues relating to the redevelopment of employment sites close to their houses or questioned the capacity of local infrastructure to cope with additional housing.

6.3
The key issues raised were:

· The need for additional infrastructure including schools;
· Detailed design issues around Lytherton Avenue;

· Access to new development, particular from Lytherton Avenue and Cadishead Way; and

· The need for strict health and safety procedures when demolishing industrial units that may contain asbestos.
6.4
In the main, comments either raised issues that had already been considered in the previous studies or were outside the scope of the strategy. For example, detailed design and health and safety issues will be considered through the Development Management and/ or Building Control process once proposals are submitted.
6.5
An analysis of the issues raised is attached as Annex A.

Landowner feedback

6.6
Responses were received from HOW Planning on behalf of three of the four landowners within the Regeneration Strategy area; Arnold Laver, Allied Trailers and Dawson’s Garage. Lanstar, the key landowner adjacent to the Regeneration Strategy area also submitted comments.

6.7
HOW Planning responded on behalf of the Dawson brothers who own the Dawson’s Garage site. They strongly support the vision and the majority of the design principles but object to the size of the buffers between new residential development and Cadishead Way and Lanstar. They also questioned the amount of housing that could be accommodated within the area and requested more certainty about other uses such as retail that would be appropriate on their site. The full response is attached as Annex K.
6.8
HOW Planning also responded on behalf of Arnold Laver and Allied Trailers. Their comments were similar to those submitted on behalf of the Dawson brothers. The full response is attached as Annex L.


6.9
Lanstar has advised it is supportive of the strategy and welcomes the inclusion of a 50 metre buffer between Lanstar and any new homes. 
6.10
An anaylsis of the issues raised is attached as Annex B.

Feedback from other consultees

6.11
Ten written responses were received from consultees on the council’s planning consultation database: The Wildlife Trust for Lancashire, Manchester & North Merseyside, English Heritage, The Coal Authority, United Utilities, Transport for Greater Manchester, Peel Holdings (Land and Property) Limited, Natural England, The Environment Agency, Manchester, Bolton and Bury Canal Society and Network Rail. Peel Holdings’ full response is attached as Annex M. United Utilities’ full response is attached as Annex N.
6.12

An analysis of the issues raised is attached as Annex C. 
7.
Changes to the strategy
7.1
As a result of the consultation, a number of changes have been made to Section 4 – Vision and Design Principles: 

· An additional design principle has been included to address the concerns of residents of Lytherton Avenue who are concerned about new development being accessed via their street. Plan C which illustrates how the area could be laid out in accordance with the design principles has also been updated to clarify that Lytheron Avenue and Green Lane are only considered to be secondary access points with the majority of access being taken directly from Liverpool Road and Hayes Road.


· In response to a number of comments regarding the need to consider biodiversity and green infrastructure, the second design principle has been expanded to include a required to consider improving biodiversity and green infrastructure.

· A range of views were expressed during the consultation about the size of the buffers required between new development and Cadishead Way and Lanstar. While the recommendations made in the Miller Goodall study are still considered sound and are retained,  the design principle has been expanded to clarify that this is a recommendation and the precise size and nature of mitigation measures will be determined through the Development Management process.
· The reference in Section 3 to the number of houses Broadway Malyan advised could be accommodated within the Regeneration Strategy area caused some confusion with landowners. Therefore this has been deleted and replaced with a paragraph in Section 4 which clarifies that the Regeneration Strategy does not set out requirements for the type of tenure of housing and that existing policies will be applied.
· One of the landowners also sought greater certainty on the scale of retail development that would be acceptable in the Regeneration Strategy area. A paragraph has been added to clarify that it is anticipated retail opportunities will be limited to small local-needs provision.
7.2
A small number of other minor amendments, for example to correct spelling mistakes, have also been made.
7.3
Details of changes made to the strategy following consultation are attached as Annex D.

7.4
The revised Cadishead South Regeneration Strategy was adopted by the Council on 25 March 2013 and can be downloaded from the Council’s website (www.salford.gov.uk/cadisheadareastrategy). 
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Annex A – Analysis of completed questionnaires
Number of questionnaires returned: 
1. Do you support the vision and design principles set out in the Draft Cadishead South Regeneration Strategy? 

	Yes
	8

	No
	8

	Don’t know
	1

	Doesn’t say
	1


If you answered yes to the previous question, please tell us why. 
If you answered no, please tell us which parts of the Draft Cadishead South Regeneration Strategy you do not support and why, explaining what changes you would like to see made and how you think the Draft Regeneration Strategy can be improved.
	No. 
	Questionnaire responses/ themes
	No. Responses
	Officer’s comments and proposed changes

	1
	Consideration should be given to infrastructure to support the new housing, e.g. doctors, dentists, leisure centres, libraries, public toilets, services such as gas, electricity, water and sewerage. 
	6
	The consultants who produced the initial strategy for Cadishead South, upon which this draft Regeneration Strategy is based, explored potential constraints on development including lack of infrastructure. This included a review of primary and secondary school places, GPs and dentists, and statutory infrastructure such as gas, electricity, water and sewerage. Apart from an acknowledged capacity issues in primary schools (see below), they found no infrastructure issues in the local area. 
Any need for new or improved facilities that is generated by development within the Regeneration Strategy area will be managed through the Development Management process.

No change proposed.

	2
	Local schools are already overcrowded. Building more houses will make the situation worse. 
	4
	Salford’s population has grown significantly in recent years placing pressure on primary school places.  Children’s Services’ analysis of this trend suggests that Salford’s population will continue to grow generating demand for additional primary school across the city into the future; the city currently has the second highest growth rate in Greater Manchester.  In order to ensure sufficient primary school places are made available, the council is working with schools to develop a Primary School Provision Programme (PSPP) that will set out how and where additional school places will be provided in the short, medium and long term.  The PSPP is due for completion later this year. 

Whilst existing local primary schools are being adapted to meet increased demand, it is anticipated that additional primary pupil places will be required in Irlam and Cadishead in the medium to long term.  Given the proposed regeneration of Cadishead South will place additional demands on primary school places, officers in Children’s Services will continue to work closely with colleagues in Physical Regeneration, Planning Strategy and Development Management to ensure the further development and delivery of the Cadishead South Regeneration Strategy and PSPP are fully aligned.
In addition, the city council intends to prepare an Education Contributions Supplementary Planning Document, which will set out detailed guidance on the circumstances where financial contributions will be sought from new housing development associated with the additional requirement for pupil places that will be generated. 
No change proposed.

	3
	Lytherton Avenue is a narrow street with parking on both sides. Therefore it would not be appropriate to use Lytherton Avenue for vehicular access to the new development.
	4
	Any significant increase in vehicular traffic volumes on Lytherton Avenue would detract from the amenity of existing residents.  Therefore it is anticipated that only a very small amount of development, if any, will take access from Lytherton Avenue. However, it will be an important route for pedestrian and cycle access to and from new development.

In terms of vehicular access to the rest of the regeneration strategy area, it will be important to balance the need to encourage direct access to local shops and facilities with the constraints imposed by the relatively narrow network of existing streets, particularly Lytherton Avenue and the western section of Hayes Road and Green Lane.  

It is anticipated the majority of vehicular traffic to new development will enter the site directly from Liverpool Road, in the vicinity of the existing access to Arnold Laver Timberworld, and from the by-pass, via the eastern section of Hayes Road. 

Hayes Road is currently closed to through vehicular traffic, to prevent ‘rat-running’ between Liverpool Road and Cadishead Way detracting from the amenity of existing residents.  No alteration to this measure is proposed.

Proposed change: Additional design principle to read:

Layout and access should be designed so there is no significant increase in vehicular traffic on Lytherton Avenue or the western section of Hayes Road, Green Lane. 

	4
	Buildings on the Dawson’s Garage site contain Asbestos and should be demolished in accordance with health and safety procedures.
	4
	Asbestos is a Building Control issue and should only be removed by a competent contractor licensed by the Health and Safety Executive.  
No change proposed.

	5
	The junction of Hayes Road and Cadishead Way should be improved or the speed limit of Cadishead Way reduced to make it safer for cars pulling out of Hayes Road.
	3
	This is outside the scope of the regeneration strategy.

The council’s traffic management section have advised that the junction of Hayes Road and Cadishead Way is designed to the correct standard. A transport assessment was submitted in support of the planning application for the Hayes Green development and this found that no further improvements were required.

Any planning applications for new housing that result from the adoption of the Cadishead South Regeneration Strategy will need to be accompanied by a transport assessment. Based on this, further improvements to the junction may be required.

No change proposed.

	6
	The alley and gardens behind houses on Lytherton Avenue (odd numbers) needs to be secured if any development it to take place on the Dawson’s Garage or Northbank Demolition sites. To ensure it does not become a cut-through for pedestrians.
	3
	The purpose of the Cadishead South Regeneration Strategy is to set out key design principles. While the treatment of the alley to the rear of homes on Lytherton Avenue (and the treatment of other boundaries) will be an important design consideration for developers, including this level of detail in the strategy would lead to an overly prescriptive document and reduce the flexibility that will be required to bring the sites forward for redevelopment. Therefore it is proposed detailed design issues such as boundary treatments are dealt with through the development management process. 

No change proposed.

	7
	Hayes Road should be opened up to vehicular traffic so that Liverpool Road can be accessed from Hayes Green and any new development in the Regeneration Strategy area. 
	2
	Hayes Road is closed to through vehicular traffic, to prevent ‘rat-running’ between Liverpool Road and Cadishead Way detracting from the amenity of existing residents.  
No change proposed

	8
	Are there any plans to re-locate Lanstar? Will the 50 metre buffer be enough to protect residents?
	2
	The Regeneration Strategy has been informed by a study undertaken by a team of consultants led by Broadway Malyan. During the study, the consultants met with all the key landowners within the original study area, including Lanstar to understand their aspirations for the future. Lanstar indicated they they wish to remain on their current site and continue to grow their business. As a result, Lanstar is excluded from the Regeneration Strategy boundary.

In recommending the area be redeveloped for residential use, Broadway Malyan recommended the need for additional technical surveys to ensure this would not compromise the operating conditions of any remaining uses, particularly Lanstar. This recommended a 50 metre wide stand-off to mitigate issues of odour between residential properties and Lanstar. The original study undertaken by Broadway Malyan and the subsequent technical surveys undertaken by Miller Goodall Ltd are available on the council’s website:

http://www.salford.gov.uk/cadisheadareastrategy.htm

Lanstar are actively engaged with the council’s regeneration team on proposals to improve the stretch of Liverpool Road where Lanstar is located. Further details of these proposals can be found on the council’s website: http://www.salford.gov.uk/liverpoolroadstreetscene.htm
No change proposed

	9
	Would like to see Liverpool Road between Moss Lane and roundabout at end of bypass improved, i.e. derelict houses and properties such as old petrol station and public toilets. 
	1
	Proposals to improve the stretch of Liverpool Road between Graham Crescent and Woodbine Avenue have already been consulted on and will be implemented this year. More information is available on the council’s website:

http://www.salford.gov.uk/liverpoolroadstreetscene.htm
The derelict house, former petrol station and former public toilet are not in the council’s ownership so there is no scope to deal with these issues directly. However, officers are actively engaging with landowners on Liverpool Road to improve the appearance of sites.
No change proposed

	10
	I am concerned at the increase of traffic that will be created when we are already gridlocked at both ends (Warburton Bridge and Salford Stadium) on a daily basis.
	1
	Noted. 
No change proposed

	11
	I do not wish to have any supermarket chain located at the corner of Dudley Road and will oppose any request put forward.
	1
	Dudley Road is outside of the Regeneration Strategy boundary and the council is unaware of any proposals for a supermarket in that location.

No change proposed

	12
	All commercial vehicles should be restricted from using Liverpool Road.
	1
	This issue is outside the scope of the regeneration strategy although three of the four sites within the strategy are accessed via Liverpool Road. Therefore, the redevelopment of the area for residential use will reduce the number of heavy goods vehicles (HGVs) using Liverpool Road

The council recently set up a focus group to explore traffic management issues on Liverpool Road and to establish a vision for its future. The group recognised that some employment sites and farms on the moss can only be accessed via Liverpool Road so it will be impossible to remove HGVs completely but that they should be encouraged to join Cadishead Way as soon as possible. The report of the focus group is available on the council’s website: 
http://www.salford.gov.uk/liverpoolroadstreetscene.htm
No change proposed

	13
	Access to any new housing should be from A57 only.
	1
	A key design principle for the redevelopment of this area is that it should link with the wider community, complement the council’s proposals to improve the Liverpool Road corridor, and support the sustainability of existing shops and services on Liverpool Road. 

It is anticipated vehicular traffic to new development will enter the site directly from Liverpool Road, in the vicinity of the existing access to Arnold Laver Timberworld, as well as from Cadishead Way, via the eastern section of Hayes Road. 

No change proposed

	14
	A Metrolink into Cadishead would be great as a lot of the residents in Hayes Green work at Media City and Manchester
	1
	Noted.
No change proposed 

	15
	On a personal level we don’t wish to see anything behind us and are sick and tired of the intensive building going on in our area over the last few years.

On a realistic level I suppose we must have it and so decent quality housing is preferred to industry.
	1
	The vision set out in the regeneration strategy is for Cadishead South to become a high quality residential area.
No change proposed

	16
	In my opinion the consultancy report shows an astonishing lack of imagination in reporting on this topographically interesting location in the midst of a friendly community with a proud history. The consultants seem to have applied a formulaic approach that they probably adopt for all similar clients jobs.

I believe the report is not credible.  There is inadequate consideration of the impact of traffic access to/from the proposed residential areas if entirely populated by domestic properties.

I believe the report should have considered a mixed economy promoting opportunities for residents to live, work and play in their community.  Whilst this is not possible for everyone there is much more scope than the report implies.  I’d like to see an evaluation of the opportunities for (for example):

* care facilities for vulnerable/elderly residents

* incubator/small unit business premises for new and growing independent businesses

* creative industry/media businesses - especially with the proximity of the area to Media City.

The report in its present form is not worthy of the responsibility Salford City Council has delegated to this consultancy firm.
	1
	The reports produced by consultants were in line with the briefs and were guided by landowners’ aspirations, market appraisals and public consultation on options which marginally favoured residential use of the area. The council considers the Broadway Malyan report puts forward a realistic way forward for the redevelopment of the area and has therefore translated the findings of the previous studies into a Regeneration Strategy.

The study undertaken by Broadway Malyan did consider the traffic impact of redeveloping the area for residential rather than employment use. It concluded that more car traffic could result from the development but other scenarios would also create traffic. In addition, redevelopment for more intensive employment use would create more HGV traffic.

Once adopted, the Cadishead South Regeneration Strategy will be a material consideration in the determination of planning applications within the area and will give developers greater certainty about the kind of development that will be acceptable. However, this doesn’t necessarily rule out other types of development. It is important to note that the area is in a number of different ownerships and no land is owned by the council. 
No change proposed

	17
	A supermarket would be preferable to more houses
	1
	The Cadishead South Regeneration Strategy area is not located within a town centre. It would therefore be contrary to existing policy to allocate this area for a supermarket. 
However, Plan C – Illustrative layout identifies the potential for a convenience store or other use on part of the Dawson’s Garage site fronting Liverpool Road. This is in recognition of the increasing amount of housing in the vicinity and the lack of larger shop units in the area meaning convenience shopping is limited and there could be scope within the redevelopment of the area to include a small shop.

Proposed change: 

Additional paragraph to read:

Proposals for retail development will be permitted where they are consistent with UDP policies and where they can demonstrate that the proposed use and its location contributes towards delivering the Liverpool Road Corridor Strategy; it is anticipated that opportunities for new retail development will be limited to small local-needs provision.


	18
	What will the buffer between Lanstar and new housing be used as? It should not be used as a play area
	1
	The strategy does not set out what the buffers should be used as. Any development proposed within the buffer areas would be subject to planning permission.

	19
	Part of the Arnold Laver site may be consecrated ground (no graves).
	1
	It is likely the ground was deconsecrated when the church was demolished. In any case, as long as there are no graves, the fact that the ground is (or was once) consecrated would not be a barrier to the redevelopment of the area.


Annex B – Landowner responses

	Organisation
	Support the strategy?
	Comments
	Officer’s comments and proposed changes 

	CSG Lanstar
	Yes


	CSG very much support the principal of regeneration of the Cadishead South Area and are pleased that the draft strategy recognises the role CSG Lanstar has as a continued business and employer in the area. We feel the 50 metre proposed buffer will enable our operation to continue to operate and continue to grow whilst ensuring that our impact on residential properties is kept to a minimum.
	Support noted.

Once the Cadishead South Regeneration Strategy is adopted, planning applications that comply with the strategy will meet the second test of UDP policy E5. However, they would still need to demonstrate compliance with the first test of the policy that “development would not compromise the operating conditions of other remaining employment uses”. 

In order to ensure that the strategy area could be redevelopment for residential use and comply with this test, the council commissioned a comprehensive study of noise, odour, dust and other relevant issues. The study recommended, as a minimum, a 25 metre buffer between Cadishead Way and new development due to noise. In light of complaints historically and currently being received regarding odour, they recommend that a stand-off distance of at least 50 metres from the site boundary is maintained.  This stand-off distance also provides a buffer to hazardous waste storage at the CSG Lanstar site.  
The recommendation regarding the buffer to Lanstar has been reviewed by the council’s Environmental Protection team who advise the recommendation is in line with current guidance.

However, it is important to note that the study undertaken by Miller Goodall was for the council’s purposes to inform the Cadishead South Regeneration Strategy only. Any planning applications for the redevelopment of sites within the Cadishead South area will need to be accompanied by relevant assessments to show compliance with test 1 of Policy E5. 

Given this, it is proposed the design principle is amended to make it clear that the buffer sizes are a recommendation but the precise size and nature of the mitigation measures will be assessed in detail through the planning process.

Proposed change: Design principle revised to read:
Proposals should consider the relationship of neighbouring uses to mitigate against negative impact on residential amenity and should not compromise the operating conditions of other remaining employment uses. Based on the technical study, buffers of 50 and 25 metres, together with other mitigation measures, are recommended between new development and Lanstar and Cadishead Way respectively. The precise size and nature of mitigation measures will be determined through the development management process.

	HOW Planning on behalf of Dawson’s Garage
	Strongly support the vision.

Object to design principle 7.
	The Council issued the Draft Regeneration Strategy for South Cadishead for consultation in December 2012. In light of the views expressed in the public consultation exercise and Broadway Maylan’s recommendations, SCC considers it appropriate to allow for the loss of employment land in the defined regeneration area in order to create a high quality residential area. The principal reasons for this include:

· Public Consultation showed there was clear support for promoting the redevelopment of vacant and underused sites;

· Without redevelopment, issues such as contamination and the vacant sites will not be addressed;

· Redevelopment for employment use is likely to be unviable; and
· Redevelopment for residential use is likely to be the only viable use, and matches the majority of landowner’s aspirations. 

Vision and Design Principles

The Council have translated this into a vision and 7 key design principles in order to achieve its regeneration aims in the area:

“The regeneration area within Cadishead South will become a high quality 
residential area. It will contribute to the regeneration of the Liverpool Road 
corridor and be well integrated with the existing community.”

This representation prepared on behalf of the Dawsons, strongly supports the vision for the site and SCC’s approach to redeveloping the area for residential uses which accords with paragraph 22 of the NPPF which states:

“Planning policies should avoid the long term protection of sites allocated for 
employment use where there is no reasonable prospect of a site being used for that purpose. Land allocations should be regularly reviewed. Where there is no reasonable prospect of a site being used for the allocated employment use, applications for alternative uses of land or buildings should be treated on their merits having regard to market signals and the relative need for different land uses to support sustainable local communities.”

This representation acknowledges that in order to deliver a sustainable residential development in the area that proposed developments need to accord with design principles set out in planning policy. Additionally key site-specific issues have been identified in the consultation document which should be addressed in any future planning application. The Dawsons broadly support the following design principles: 

1. New development should complement the Council’s proposals to improve the Liverpool Road corridor and continue to creating better links between residential areas on either side of the road through traffic calming, environmental and public realm improvements and additional pedestrian crossings.

2. Development should contribute to the creation of an attractive setting for Cadishead Way.

3. New residential development should connect with and support the sustainability of existing shops and services on Liverpool Road by creating good linkages and encouraging pedestrian footfall.

4. Access to and from sites should be based on a permeable hierarchy of streets, spaces and routes for pedestrians, cyclists and vehicles that link with the wider community, including Liverpool Road, Cadishead Park, Cadishead Way and Manchester Ship Canal.

5. Layout and access arrangements should be designed to complement and support adjacent sites to create an attractive and high quality environment, and therefore, should not constrain the principles of a comprehensive design and development strategy. 

6. Layout and access arrangements should not create opportunities for ‘rat-running’ between Liverpool Road and the A57 but should create a legible hierarchy of routes.

8.
Bob’s Lane should be re-aligned to create a more attractive, safe and pleasant 
pedestrian and cycle route.

9. 
A new amenity open space should be provided with the southern part of the core 
area, to serve residents who are not in walking distance of Cadishead Park.

Of concern, however, is principle 7 which states:

“Proposals should consider the relationship of neighbouring uses to mitigate against negative impact on residential amenity and should not compromise the operating conditions of other remaining employment uses. Based on the technical study, the buffer between the CSG Lanstar premises and any residential development should be 50 metres wide and the buffer between Cadishead Way and residential development should be 25 metres wide.”

The principle of mitigating negative impacts on residential amenity in accordance with planning policy requirements is broadly supported. However the Dawsons object to the proposed 50m buffer between the site and CSG Lanstar and the proposed buffer of 25m between the site and Cadishead Way.

To inform this principle the Council commissioned consultants Miller Goodall Ltd to undertake noise, dust and odour studies to assess the potential impacts the adjacent employment uses will have on the planning residential development within the regeneration area. The report concluded:

“…residential is an appropriate use of the site, subject to noise mitigation 
measures and a 50 metre wide stand-off to mitigate issues of odour between residential properties and Lanstar. These issues would need to be taken into account in any proposals that come forward and would be considered as part of the Development Management process.”

If adhered to within the regeneration area, these stand-off distances would result in a large proportion of the Arnold Laver site becoming undevelopable which will impact upon the viability of any future residential scheme. 

However, it is acknowledged that residential development would still need to be subject to the requirements set out in section 9 ‘Minimising the Impacts of Ambient Air and Noise Pollution’ of Salford City Council’s ‘Sustainable Design and Construction’ SPD adopted March 2008. As such it remains possible to install an acoustic fence along the western and southern boundaries to provide additional protection to noise for industrial and traffic sources if required, without the need for a setback distance/ buffer. 

Illustrative Layout and Masterplan 
Notwithstanding the above this representation broadly supports the illustrative Masterplan prepared by SCC. However, a key concern which is raised related to the quantum of development on the site. Currently the buffer areas take up a significant amount of land within the site which limits the level of housing which can be provided. The proposed density of 210 dwellings would not represent the most efficient use of land in accordance with the presumption in favour of sustainable development. It is therefore proposed that a higher quantum of development is investigated.  

The Dawsons welcome the inclusion of a potential new local convenience store/other uses on their site. Given the prominent location of the site and its relationship to other uses, it would be helpful if the “other uses” could be more clearly defined. Whilst the draft strategy provides flexibility as currently drafted, it may be more sensible to either define the site as a local centre or state that main town centre uses would be acceptable in the location as many of these uses would create new investment opportunities which in turn would serve the needs of the new residential population and add vitality and viability to a prominent site. 
Summary 

In summary, the Dawsons strongly support the proposed redevelopment of the Regeneration area for residential development.  The site is adjacent to residential development both existing and planned.  In terms of sustainability, the site is brownfield land that is within easy walking and cycling distance to a range of local services and facilities.  There is capacity in local schools and at dentists and doctors to accommodate additional residents in the area.  The site is also accessible by public transport, with bus stops on Liverpool Road offering journeys to Manchester City Centre, Irlam, Peel Green, Patricroft, Eccles and Pendleton.      

However, there is concern in relation to the propose layout, principally the extent of the stand-offs sought to mitigate any potential impacts on residential amenity and also the quantum of development proposed. 

It would be appreciated if the above comments are taken into consideration during the preparation of the Cadishead South Area Strategy.  

The full response is available as Annex K
	Strong support for the vision noted.

Buffers

Once the Cadishead South Regeneration Strategy is adopted, planning applications that comply with the strategy will meet the second test of UDP policy E5. However, they would still need to demonstrate compliance with the first test of the policy that “development would not compromise the operating conditions of other remaining employment uses”. 

In order to ensure that the strategy area could be redevelopment for residential use and comply with this test, the council commissioned a comprehensive study of noise, odour, dust and other relevant issues. The study recommended, as a minimum, a 25 metre buffer between Cadishead Way and new development due to noise. In light of complaints historically and currently being received regarding odour, they recommend that a stand-off distance of at least 50 metres from the site boundary is maintained.  This stand-off distance also provides a buffer to hazardous waste storage at the CSG Lanstar site.  
The recommendation regarding the buffer to Lanstar has been reviewed by the council’s Environmental Protection team who advise the recommendation is in line with current guidance.

However, it is important to note that the study undertaken by Miller Goodall was for the council’s purposes to inform the Cadishead South Regeneration Strategy only. Any planning applications for the redevelopment of sites within the Cadishead South area will need to be accompanied by relevant assessments to show compliance with test 1 of Policy E5. 

Given this, it is proposed the design principle is amended to make it clear that the buffer sizes are a recommendation but the precise size and nature of the mitigation measures will be assessed in detail through the planning process.

Proposed change: Design principle revised to read:
Proposals should consider the relationship of neighbouring uses to mitigate against negative impact on residential amenity and should not compromise the operating conditions of other remaining employment uses. Based on the technical study, buffers of 50 and 25 metres, together with other mitigation measures, are recommended between new development and Lanstar and Cadishead Way respectively. The precise size and nature of mitigation measures will be determined through the development management process.
Quantum of development

The reference to the number of houses that could be accommodated within the regeneration strategy is within section 3 which details the main findings from the previous studies undertaken by consultants. This figure assumed a comprehensive scheme involving all four sites within the strategy area and a range of family houses with a mix of type and tenure. This figure does not take account of the buffers subsequently recommended by Miller Goodall’s technical study. 

The Cadishead South Regeneration Strategy itself provides no specific guidance on the type, tenure or number of housing that would be permitted in Cadishead 

South.  Existing policies, as set out in the UDP and Housing Planning Guidance will be applied. 

Proposed change:
In order to avoid confusion, the reference to the number of houses the site could accommodate has been deleted and a new paragraph has been inserting in section 4 that reads:

This document provides no specific guidance on the type or tenure of housing that would be permitted in Cadishead South.  Existing policies, as set out in the UDP  and Housing Planning Guidance  will be applied.  
Retail development

Plan C – Illustrative layout identifies the potential for a convenience store or other use on part of the Dawson’s Garage site fronting Liverpool Road. This is in recognition of the increasing amount of housing in the vicinity and the lack of larger shop units in the area meaning convenience shopping is limited and there could be scope within the redevelopment of the area to include a small shop.
Proposed change: 

Additional paragraph to read:

Proposals for retail development will be permitted where they are consistent with UDP policies and where they can demonstrate that the proposed use and its location contributes towards delivering the Liverpool Road Corridor Strategy; it is anticipated that opportunities for new retail development will be limited to small local-needs provision.


	HOW Planning on behalf of Arnold Laver and Allied Trailers
	Strongly support the vision.

Object to design principle 7.
	The Draft Regeneration Strategy for South Cadishead

The Council published the Draft Regeneration Strategy for South Cadishead for consultation in December 2012. In light of the views expressed in the public consultation exercise and Broadway Maylan’s recommendations, the Council proposes the loss of employment land within the defined regeneration area and the creation of a high quality residential area which Arnold Laver and Allied Trailers strongly support. The principal reasons set out in the Draft Regeneration Strategy for the housing allocation include:

· “Public Consultation showed there was clear support for promoting the redevelopment of vacant and underused sites;

· Without redevelopment, issues such as contamination and the vacant sites will not be addressed;

· Redevelopment for employment use is likely to be unviable; and

· Redevelopment for residential use is likely to be the only viable use, and matches the majority of landowner’s aspirations”.

Vision and Design Principles

The Council’s proposals for the area are based on a vision and 9 key design principles in order to achieve its regeneration aims. The vision states:

“The regeneration area within Cadishead South will become a high quality residential area. It will contribute to the regeneration of the Liverpool Road corridor and be well integrated with the existing community.”

Arnold Laver and Allied Trailers, strongly supports the vision for the two sites and SCC’s allocation of the Regeneration Area for residential development. The Regeneration Strategy fully accords with paragraph 22 of the NPPF which states:

“Planning policies should avoid the long term protection of sites allocated for employment use where there is no reasonable prospect of a site being used for that purpose. Land allocations should be regularly reviewed. Where there is no reasonable prospect of a site being used for the allocated employment use, applications for alternative uses of land or buildings should be treated on their merits having regard to market signals and the relative need for different land uses to support sustainable local communities.”

As highlighted above, the Regeneration Strategy sets out 9 draft development principles. Arnold Laver and Allied Trailers supports the following design principles:

1. New development should complement the Council’s proposals to improve the Liverpool Road corridor and continue to create better links between residential areas on either side of the road through traffic calming, environmental and public realm improvements and additional pedestrian crossings.

2. 
Development should contribute to the creation of an attractive setting for Cadishead Way.

3. 
New residential development should connect with and support the sustainability of existing shops and services on Liverpool Road by creating good linkages and encouraging pedestrian footfall.

4. 
Access to and from sites should be based on a permeable hierarchy of streets, spaces and routes for pedestrians, cyclists and vehicles that link with the wider community, including Liverpool Road, Cadishead Park, Cadishead Way and Manchester Ship Canal.

5.
 Layout and access arrangements should be designed to complement and support adjacent sites to create an attractive and high quality environment, and therefore, should not constrain the principles of a comprehensive design and development strategy.

6. 
Layout and access arrangements should not create opportunities for ‘rat-running’ between Liverpool Road and the A57 but should create a legible hierarchy of routes.

8. 
Bob’s Lane should be re-aligned to create a more attractive, safe and pleasant pedestrian and cycle route.

9. 
A new amenity open space should be provided with the southern part of the core area, to serve residents who are not in walking distance of Cadishead Park.

Our clients however are concerned over the onerous nature of principle 7 as currently drafted which states:

“Proposals should consider the relationship of neighbouring uses to mitigate against negative impact on residential amenity and should not compromise the operating conditions of other remaining employment uses. Based on the technical study, the buffer between the CSG Lanstar premises and any residential development should be 50 metres wide and the buffer between Cadishead Way and residential development should be 25 metres wide.”

The principle of mitigating negative impacts on residential amenity in accordance with planning policy requirements is broadly supported. However Arnold Laver and Allied Trailers object to the proposed 50m buffer between the site and CSG Lanstar and the proposed buffer of 25m between the site and Cadishead Way.

To inform this principle the Council commissioned consultants Miller Goodall Ltd to undertake noise, dust and odour studies to assess the potential impacts the adjacent employment uses will have on the planned residential development within the regeneration area. The report concluded:

“…residential is an appropriate use of the site, subject to noise mitigation measures and a 50 metre wide stand-off to mitigate issues of odour between residential properties and Lanstar. These issues would need to be taken into account in any proposals that come forward and would be considered as part of the Development Management process.”

If adhered to within the regeneration area, these stand-off distances would result in a large proportion of the Arnold Laver site becoming undevelopable which will detrimentally impact upon the value of the land and the funds available to assist Arnold Laver with their relocation to a more appropriate site within the Borough. 

Following a detailed review of the Miller Goodall Ltd report, our clients commissioned technical consultants specialising in acoustics, air quality and odour to investigate the need for a 50m and 25m buffer respectively at the site in order to protect the amenity of residential development. Consequently, it has become apparent that the requirements for buffering proposed are overly cautious and very onerous. 

A Noise Assessment was undertaken by WSP in January 2011 at the site to establish the daytime and night-time noise environment across the site. A copy of the Noise Assessment Summary is enclosed. The assessment established that road traffic noise is dominant across the site, not noise generated from Lanstar. Therefore, in terms of noise, no requirement for a distance buffer, bund or acoustic treatment along the site boundary adjacent to Lanstar was identified as being necessary. However, it would be possible to install an acoustic fence along this boundary to provide additional protection to noise from this source if required, without the need for a setback distance/buffer.

The WSP report was supplemented by a separate Noise Assessment undertaken by Hepworth Acoustics Ltd in January 2012 (also enclosed). This assessment questions the methodology used in the Miller Goodall Ltd report in terms of BS4142 guidance which Hepworth Acoustics have concluded is applicable in this instance. 

Hepworth Acoustics Ltd report states:

“…the Miller Goodall report does not definitively quantify the potential night-time noise levels from CSG Lanstar, merely using source noise measurements and anecdotal evidence from CSG Lanstar themselves to estimate noise levels.

Without actual noise measurements of CSG Lanstar night-time working it is difficult to determine what noise impact there is associated with night-time operations at the CSG Lanstar site. For this reason, it would be beneficial to carry out a night-time noise survey to obtain an independent set of noise data.”

Taking the above into account it is evident that the Miller Goodall Ltd report does not accurately reflect the current conditions at the site and therefore its assertion that a stand-off should be provided is questioned. 

Arnold Laver and Allied Trailers do not consider it necessary to implement the proposed buffers as the extent proposed by the Draft Regeneration Strategy as it has been demonstrated that that there will be no negative impacts in terms of noise associated with residential development adjoining the CSG Lanstar site and the Cadishead Way. 

As part of any future planning application for residential development at the site, detailed Noise Assessments, Odour Assessments and Air Quality Assessments will be submitted which will comprehensively assess the impact and where necessary propose appropriate mitigation. As a result, we propose that design principle 7 is revised as shown in red below:

7. Proposals should consider the relationship of neighbouring uses to mitigate against negative impact on residential amenity and should not compromise the operating conditions of other remaining employment sites. Mitigation to ensure safeguards between residential development and the CSG Lanstar premises and the Cadishead Way respectively are to be implemented. The scale, form and

design of the mitigation is to be agreed with the Council through pre-application discussions. Based on the technical study, the buffer between the CSG Lanstar premises and any residential development should be 50 metres wide and the buffer between Cadishead Way and residential development should be 25 metres wide.

Arnold Laver and Allied Trailers would welcome the opportunity to discuss the proposed changes to design principle 7 in greater detail ahead of the preparation of the next version of the Regeneration Strategy.

Illustrative Layout and Masterplan

Taking into consideration the representations set out above, we request that Plan B – Design Principles and Plan C – Illustrative Layout are revised to reflect the comments made in relation to the proposed buffers to the east and south of the Regeneration Area. The buffers should be removed and referenced as mitigation to be agreed between the developers and the Council through the planning application process. As drafted the buffer areas take up a significant amount of land within the site which reduces the level of housing which could be provided subject to the conclusions and recommendations of comprehensive technical assessments. The proposed density of 210 dwellings would not represent the most efficient use of land. It is therefore proposed that development yield is not set out in the regeneration strategy.

Summary

In summary, Arnold Laver and Allied Trailers strongly support the proposed redevelopment of the Regeneration area for residential development. The site is adjacent to residential development to the west and in close proximity to other residential schemes to the north. In terms of sustainability, the site is brownfield land that is within easy walking and cycling distance to a range of local services and facilities. There is capacity in local schools and at dentists and doctors to accommodate additional

residents in the area. The site is also accessible by public transport, with bus stops on Liverpool Road offering journeys to Manchester City Centre, Irlam, Peel Green, Patricroft, Eccles and Pendleton.

However, Arnold Laver and Allied Trailers object to the extent of the proposed buffers as described in the Draft Regeneration Strategy as it has been demonstrated that that there will be no negative impacts in terms of noise associated with residential development adjoining the CSG Lanstar site and Cadishead Way. Accordingly, changes to the wording of design principle 7 are sought.

Furthermore whilst the illustrative layout and masterplan are broadly supported by Arnold Laver and Allied Trailers the proposed density of 210 dwellings would not represent the most efficient use of land.

The full response is available as Annex L
	Strong support for the vision noted.

Buffers

Once the Cadishead South Regeneration Strategy is adopted, planning applications that comply with the strategy will meet the second test of UDP policy E5. However, they would still need to demonstrate compliance with the first test of the policy that “development would not compromise the operating conditions of other remaining employment uses”. 

In order to ensure that the strategy area could be redevelopment for residential use and comply with this test, the council commissioned a comprehensive study of noise, odour, dust and other relevant issues. The study recommended, as a minimum, a 25 metre buffer between Cadishead Way and new development due to noise. In light of complaints historically and currently being received regarding odour, they recommend that a stand-off distance of at least 50 metres from the site boundary is maintained.  This stand-off distance also provides a buffer to hazardous waste storage at the CSG Lanstar site.  
The recommendation regarding the buffer to Lanstar has been reviewed by the council’s Environmental Protection team who advise the recommendation is in line with current guidance.

However, it is important to note that the study undertaken by Miller Goodall was for the council’s purposes to inform the Cadishead South Regeneration Strategy only. Any planning applications for the redevelopment of sites within the Cadishead South area will need to be accompanied by relevant assessments to show compliance with test 1 of Policy E5. 

Given this, it is proposed the design principle is amended to make it clear that the buffer sizes are a recommendation but the precise size and nature of the mitigation measures will be assessed in detail through the planning process.

Proposed change: Design principle revised to read:
Proposals should consider the relationship of neighbouring uses to mitigate against negative impact on residential amenity and should not compromise the operating conditions of other remaining employment uses. Based on the technical study, buffers of 50 and 25 metres, together with other mitigation measures, are recommended between new development and Lanstar and Cadishead Way respectively. The precise size and nature of mitigation measures will be determined through the development management process.
Quantum of development

The reference to the number of houses that could be accommodated within the regeneration strategy is within section 3 which details the main findings from the previous studies undertaken by consultants. This figure assumed a comprehensive scheme involving all four sites within the strategy area and a range of family houses with a mix of type and tenure. This figure does not take account of the buffers subsequently recommended by Miller Goodall’s technical study. 

The Cadishead South Regeneration Strategy itself provides no specific guidance on the type, tenure or number of housing that would be permitted in Cadishead 

South.  Existing policies, as set out in the UDP and Housing Planning Guidance will be applied. 

Proposed change:
In order to avoid confusion, the reference to the number of houses the site could accommodate has been deleted and a new paragraph has been inserting in section 4 that reads:

This document provides no specific guidance on the type or tenure of housing that would be permitted in Cadishead South.  Existing policies, as set out in the UDP  and Housing Planning Guidance  will be applied.  



Annex C – Schedule of written responses
	Respondent
	Consultation Response
	Officer’s comments and proposed changes

	The Wildlife Trust for Lancashire, Manchester & North Merseyside
	The Great Manchester Wetlands Partnership is a group of Local Authorities (including Salford CC) and NGOs whose primary interest is to promote nature improvement in line with the Government's concept of Nature Improvement Areas (NIAs) - as introduced in the Natural Environment White Paper and carried through into the National Planning Policy Framework.  

The Great Manchester Wetlands Partnership was shortlisted into the top 20 NIA funding competition entries across the country but did not make it into the final eight.  However, the Partnership is continuing with its co-ordinated programme of improvements and is in the process of seeking the area's adoption as a Local NIA by the Greater Manchester and Cheshire Local Nature Partnerships.

The Cadishead South Regeneration Strategy falls within the area of interest of the Great Manchester Wetlands Partnership. Whilst we welcome the vision and design principles set out in the strategy as far as these go, as the Lead Member of the Partnership we request that due regard should be given to the objectives of the Partnership and, in particular, that the detailed design of developments in the Strategy area abutting the Ship Canal should reflect the importance of the Ship Canal and its surrounds as part of the ecological network of Greater Manchester and Cheshire, in line with relevant paragraphs of the National Planning Policy Framework. These are outlined below:

'The planning system should contribute to and enhance the natural and local environment by: protecting and enhancing valued landscapes.. recognising the wider benefits of ecosystem services minimising impacts on biodiversity and providing net gains in biodiversity where possible... including by establishing coherent ecological networks that are more resilient to current and future pressures' (paragraph 109).

Local authorities should 'set out a strategic approach in their Local Plans, planning positively for the creation, protection, enhancement and management of networks of biodiversity and green infrastructure..' (Paragraph 114). 

Planning policies should 'plan for biodiversity at a landscape-scale across local authority boundaries', 'identify and map components of the local ecological network (including locally designated sites and therefore Local Wildlife Sites), wildlife corridors and stepping stones that connect them and areas identified by local partnerships for habitat restoration or creation' 

(paragraph 117). 

'Where Nature Improvement Areas are identified in Local Plans, consider specifying the types of development that may be appropriate in these Areas.' 

(Paragraph 117). 

Local plans should 'contain a clear strategy for enhancing the natural, built and historic environment and supporting Nature Improvement Areas where they have been identified.' (Paragraph 157). 

Local planning authorities are guided to work 'collaboratively on strategic planning priorities in consultation with Local Enterprise Partnerships and Local Nature Partnerships' (Paragraph 180).
	The noise levels from the A57 mean that a minimum stand-off of 25 metres and an acoustic fence of at least 2.5 metres is required between the A57 and new dwellings. This will inevitably limit the permeability of the site to wildlife. However, the stand-off between Cadishead Way and new development along with other open spaces and landscaping potentially present a good opportunity for wildlife. UDP Policy 9 already sets out the council’s position on the need for landscaping required as part of a development to wherever possible make provision for the creation of new wildlife habitats. However, it is acknowledged this could be strengthened for the Cadishead South area given its proximity to a wildlife corridor.

Proposed change: Design principle 2 revised to read: 
Development should contribute to the creation of an attractive setting for Cadishead Way which is designated as a wildlife corridor. Consideration should be given to the integration of green infrastructure throughout the site, with a particular opportunity being the buffer to Cadishead Way.



	The Coal Authority
	As the site is not located on the defined coalfield, I can confirm that The Coal Authority has no comments to make in response to the consultation.
	Noted

	Manchester Bolton & Bury Canal Society
	I can confirm that matters in Cadishead are outwith the corporate interests 

of the Society.
	Noted

	English Heritage
	The regeneration area includes the grade II listed building 155A Liverpool Road, a late C17 or early C18 house of rendered brick with thatched roof. We support the guiding vision for the area of becoming a high quality residential area however the location of the listed building is not noted in the strategy or on the plans. I suggest that opportunities should be taken through this strategy to enhance the setting of this heritage asset and that this should be included in the strategy.

It is important to note that the definition of sustainable development included in the Nation Planning Policy Framework includes seeking positive improvements in the quality of the historic environment.
	155A Liverpool Road lies approximately 125 metres outside of the Cadishead South Regeneration Strategy boundary. Therefore the strategy is not considered to be within the setting of the listed building.

No change proposed


	United Utilities
	United Utilities has no objections to Salford City Council’s Cadishead South Regeneration Strategy: Consultation Draft [December 2012] proposals subject to:

1. Surface water management

2. Water efficiency in house

1. Surface Water Management

1.1 Surface water

Site drainage should be a major consideration for LPA and developers when selecting possible development sites; when taking into account ground conditions; local flooding issues; development layout; design and planning policy.
The treatment and processing of surface water [storm water; rainwater] is a not a sustainable solution; the sites’ current natural discharge solution should be continued and/or mimicked; if the existing surface water does not have an existing natural solution, United Utilities questions the development of a flooded site. 
Surface water should be managed at source and not transferred; if not this will only transfer the issue to another location; generally to a single pinch point, generating further problems in that location.
Developments must drain on a separate sewerage system, with only foul drainage connected into the foul sewerage network. 

Every option should be investigated before discharging surface water into a public sewerage network. 

Connecting surface water to the public sewerage network is not a sustainable solution and LPA should discourage this practice. 

The priority options for the management of surface water discharges are: 
· Continue and/or mimic the site’s current natural discharge process

· Store for later use 

· Discharge into infiltration systems located in porous sub soils 

· Attenuate flows into green engineering solutions such as ponds; swales or other open water features for gradual release to a watercourse and/or porous sub soils
· Attenuate by storing in tanks or sealed systems for gradual release to a watercourse 

· Direct discharge to a watercourse 

· Direct discharge to a surface water sewer 

· Controlled discharge into the combined sewerage network ~ this option is a last resort when all other options have been discounted. 

Development on Greenfield sites shall not discharge surface water into the public combined sewerage network and shall not increase the rate of run-off into the public surface water network ~ this statement does not replace the priority options for surface water management above. 

On previously developed land, a reduction of at least 30% will be sought, rising to a minimum of 50% in critical drainage areas ~ this statement does not replace the priority options for surface water management above
Any discharge to the public sewerage system must be via approved SuDS and will require an approved discharge rate. 

Consideration should be given for green infrastructure, low carbon, soft engineering SuDS solutions, such as ponds; swales; wet land areas and detention basins etc. 

The following link shows examples of SuDS solutions; case studies; presentations. 

http://www.susdrain.org/
The case studies section highlights numerous examples of how problematic ground conditions; topography issues etc. can be overcome [ie Olympic Park, East London].
A discharge to groundwater or watercourse may require the consent of the Environment Agency. 

[Reason: To ensure that the surface water is properly discharged to prevent flooding or the overloading of the public sewerage network] 

1.2 Green Infrastructure

The Council should seek opportunities to use developer financial and/or resources contributions to meet common objectives, such as using green and open spaces, sports and recreation facilities to address surface water and climate change issues. 

Building green infrastructure assets such as ponds, swales and wetlands will not only meet the Council’s Green Space needs but also address their local existing and/or future surface water/ climate change issues.

Artificial pitches; cycle paths; play areas mutli-use games areas and skate parks can be used to local underground civil engineering SuDS solutions.
SuDS solutions that incorporate irrigation systems will help support and maintain the Council’s allotments, parks and garden areas.

The Council’s should identify opportunities to install retrofit SuDS.

[Reason: To ensure that the development is sustainable, properly drained; prevents flooding and environmental damage] 

2. Water efficiency in house
2.1 Water Resources Planning 

On 12 March 2012, seven water companies [Anglian Water, South East Water, Southern Water, Sutton and East Surrey Water, Thames Water, Veolia Water Southeast and Veolia Water Central] announced they are consulting on temporary restrictions to be in place by 5 April 2012.

The number of drought measures highlights the need to manage water resources effectively, given increasing pressure on water supply because of population increase, changing household usage patterns and by climate change. 
All this despite the UK having a reputation as being a rainy country, we may face a future with less rainfall and less certainty about when that rain will fall.
United Utilities’ Water Resources Management Plan published in 2009, sets out our strategy for water resources management for the next twenty-five years and highlights areas where there is likely to be a supply deficit and what activities will be put in place to mitigate any shortfall in supply. 

The plan can be accessed here: 

http://www.unitedutilities.com/WaterResourcesPlan.aspx
United Utilities would encourage all developers and planners to contact United Utilities at the earliest opportunity to enable identification of points of connection with least cost to the developer. 

[Reason: To maintain the public water supply and to provide satisfactory/sustainable development] 

2.2 Increased Water Capacity 

The developer is required to pay for their increased capacity (up to the point of a treatment works) and they are only allowed to connect at specific points identified by United Utilities and following approval to connect. 

Planners and Developer should obtain local capacity information from the United Utilities Area Teams\Connections who would be able to identify areas where there is current capacity for development; this would be on a case by case basis and developers are required to pay a fee for this service (a pre development enquiry). 

[Reason: To maintain the public water supply and to provide satisfactory/sustainable development] 

2.3 General Water Efficiency Guidance 

United Utilities encourages the use of water efficient designs and development wherever this is possible. There are a number of actions developers can undertake to ensure that their developments are water efficient. The most up to date advice for water efficiency and water efficiency products can be found at Waterwise who have recently published a best practise guide on water efficiency for new developments. United Utilities would encourage utilisation of the following water efficiency activities: 

· Installing of the latest water efficient products, such as a 4.5l flush toilet instead of the 6l type. 

· Minimise run lengths of hot and cold water pipes from storage to tap/shower areas. This minimises the amount of waste during the time the water goes from cold to hot. 

· Utilising drought resistant varieties of trees, plants and grasses when landscaping. 

· Install water efficient appliances such as dishwashers, washing machines. 

[Reason: To maintain the public water supply and to provide satisfactory/sustainable development]  
The full response is available as Annex M
	The majority of these considerations are covered by existing adopted city-wide planning policies such as the Unitary Development Plan and Flood Risk and Development Planning Guidance. As part of the Broadway Malyan study, flood risk in this location has been reviewed and it is considered there are no particular circumstances that would require or justify a special approach.  
However, with the withdrawal of the Core Strategy, there is no existing city-wide policy that explicitly references green infrastructure at present and it is considered that including an explicit reference within the Cadishead South Regeneration Strategy would address United Utilities comments and improve the strategy.

Other issues raised in United Utilities full response (see Annex N) such as the need to agree a drainage strategy with United Utilities and the need to take account of services such as the Mersey Valley Sludge Pipeline in the detailed design of any proposals are considered to be issues that will be addressed through the Development Management process rather than in the Regeneration Strategy. 

Proposed change: Design principle 2 revised to read: 
Development should contribute to the creation of an attractive setting for Cadishead Way which is designated as a wildlife corridor. Consideration should be given to the integration of green infrastructure throughout the site, with a particular opportunity being the buffer to Cadishead Way.



	Natural England
	Natural England is a non-departmental public body. Our statutory purpose is to ensure that the natural environment is conserved, enhanced, and managed for the benefit of present and future generations, thereby contributing to sustainable development. 

We welcome this opportunity to comment. We have set out some specific comments below. 

NPPF 

The accompanying reports prepared by Broadway Malyan dated April and September 2011 predate the changes to the planning system and do not refer to the National Planning Policy Framework (NPPF). The main consultation report although prepared more recently does not refer to NPPF either. 

Green Infrastructure 

The strategy should provide a clear focus in relation to Green Infrastructure (GI) provision and where possible such provision should be incorporated into new development with assistance from developer contributions. As there are requirements for both physical and social infrastructure in the area, the Council should seek to address this issue in the plan. 

The NPPF defines green infrastructure (GI) as “a network of multi-functional green space, urban and rural, which is capable of delivering a wide range of environmental and quality of life benefits for local communities” and requires LPA to set out a strategic approach in their Local Plans, “planning positively for the creation, protection, enhancement and management of networks of biodiversity and green infrastructure” (paragraph 114). 

As well as amenity and recreational benefits, the Natural Environment White Paper highlights the natural environment importance of GI in planning; „We need urban green infrastructure to complete the links in our national ecological network. Urban green space allows species to move around within, and between, towns and the countryside. Even small patches of habitat can benefit movement. Urban green infrastructure is also recognised as one of the most effective tools available to us in managing environmental risks such as flooding and heat waves. It is part of the answer to the challenges posed by a changing climate.. (para 2.78, White Paper), We want urban green spaces to be recognised as an essential asset and factored into the development of all our communities. They will be managed to provide diverse functions for the benefit of people and wildlife. 

They will cool urban areas and reduce flood risk, helping communities to adapt to a changing climate. They will continue to play a key role in regeneration projects throughout England, supporting local economic growth. Greener neighbourhoods and improved access to nature will improve public health and quality of life and reduce environmental inequalities. 

Urban green spaces will provide varied ecosystem services and will contribute to coherent and resilient ecological networks. (Para 2.80, White Paper) 

Natural England has developed a GI signposting document, which may be of assistance, it includes detail in relation to GI provision and provides some best practice example of LDF policies relating to GI. 

http://www.naturalengland.org.uk/Images/GI-signposting_tcm6-11961.pdf 

There may be significant opportunities to retrofit green infrastructure in urban environments. These can be realised through: 
. green roof systems and roof gardens; 
. green walls to provide insulation or shading and cooling; 
. new tree planting or altering the management of land associated with 
transport corridors (e.g. management of verges to enhance biodiversity). 
. The protection of natural resources, including air quality, ground and surface water and soils needs to be considered in all urban design plans. 

Natural England’s Accessible Natural Greenspace standards (ANGSt) 

ANGSt aims to address the spatial distribution of natural greenspace, its accessibility at different size limits and the hectarage of Local Nature Reserve per head of population with the aim of securing access to natural greenspace close to where people live. These standards recommend that people living in towns and cities should have an accessible natural greenspace: (ANGST) 
. Of at least 2 hectares in size, no more than 300 metres (5 minutes walk) from home; 
. At least one accessible 20 hectare site within two kilometres of home; 
. One accessible 100 hectare site within five kilometres of home; 
. One accessible 500 hectare site within ten kilometres of home; 
. Statutory Local Nature Reserves at a minimum level of one hectare per thousand population 

For Salford, the local GI strategy context will be the GI policy content of the Publication Core Strategy – link below. The part that covers GI requirements for development will be particularly relevant. 

http://salfordconsult.limehouse.co.uk/portal/pp/publication_core_strategy/publication_core_strategy?pointId=d142095e15372 

This also references the AGMA GI Framework. 

It is important to ensure any new development dovetails with public transport accessibility or conversely the provision of new public transport infrastructure within development. It is important to promote sustainable forms of transportation to improve the environment, health and accessibility. 

It is important that the plan seeks to conserve and enhance landscape (and townscape) character, quality and local distinctiveness, including of course the historic landscape. 

Sustainability Appraisal and SEA 

There is no mention in the Regeneration Strategy of the need for a Sustainability Appraisal incorporating Strategic Environmental Assessment. We would expect the strategy to be subject to SA/SEA at this stage. 

Habitat Regulations Assessment 

The plan must be screened in relation to the Habitats Regulations. It will be necessary to undertake a screening to determine whether an Appropriate Assessment is required and, if necessary, carry out an Appropriate Assessment. We do advise that work begins on the HRA at an early stage so that the evidence base is prepared and any possible adverse effects are identified early and avoided. 

This screening needs to consider European designated sites and whether there are likely to be any significant effects on them, whether the sites are within or outside the plan area. 

The HRA of plans is a legal requirement under Regulation 61 of The Conservation of Habitats and Species Regulations 2010 (the “Habitats Regulations”). 

The Habitat Regulations require Authorities to undertake an AA where a project or plan is likely to have a significant effect on a European Site in Great Britain (either alone or in combination with other plans and projects) and is not directly connected with or necessary to the management of the site. We would therefore expect the Framework to be subject to HRA screening at this stage. 

Biodiversity Duty 

Biodiversity is of course a core component of sustainable development, underpinning economic development and prosperity, and has an important role to play in developing locally distinctive and sustainable communities. All local authorities and other public authorities in England and Wales have a Duty to have regard to the conservation of biodiversity in exercising their functions. The Duty aims to raise the profile and visibility of biodiversity, to clarify existing commitments with regard to biodiversity and to make it a natural and integral part of policy and decision making. 

The Duty is set out in Section 40 of the Natural Environment and Communities Act (NERC) 2006 and states that: 

“Every public authority must, in exercising its functions, have regard, so far as is consistent with the proper exercise of those functions, to the purpose of conserving biodiversity”. 

Guidance is available in the Defra publication, Guidance for Local Authorities in Implementing the Biodiversity Duty, http://www.defra.gov.uk/environment/biodiversity/documents/la-guid-english.pdf
Further response received 25 February 2013:

Thank you for your email. 

The GI and biodiversity changes you outline in your email are welcomed.

I can confirm that Salford have identified the correct parts of the Directive in determining if an SEA is required for a plan or programme.  Case law has provided a fairly wide interpretation of what “legislative, regulatory or administrative provisions” are and can include plans prepared by a public body that are required to meet an earlier commitment that the authority has made. DCLG guidance to LPA’s is that Supplementary planning documents will not normally require SA/SEA as the effects will have been covered through the core strategy SEA. 

I would like to take this opportunity to remind you that the SEA Directive requires the production of an SEA, if an Appropriate Assessment of impacts on a Natura 2000 site is required http://ec.europa.eu/environment/eia/sea-legalcontext.htm

The correct Habitats Regulation for assessing land use plans is Reg 102 (not 61), I apologise for referring to the wrong Regulation in my earlier response.  A HRA (as referred to in my letter) means an assessment under Regulation 102; it does not mean an ‘appropriate assessment’ and there seems to be some confusion around this possibly from some previous DCLG guidance.  As you will note from my response, I did not advise that an Appropriate Assessment needed to be undertaken, but that an HRA should be completed.  

Under the legislation, the competent authority must have an audit trail of its decisions and therefore need to produce a written statement of the assessment you have undertaken; the length and complexity of this should be appropriate to the proposal being assessed. In your email you state that the plan is not likely to have a significant effect on any European sites; obviously in your written audit trail under the Habitats Regulations, you will need to explain how you have come to this conclusion.
	Green Infrastructure 

The Publication Core Strategy included policies that set out green infrastructure requirements for development. With the withdrawal of the Core Strategy, Salford City Council has no city-wide policies that explicitly reference green infrastructure at present. Therefore it is considered that including an explicit reference to green infrastructure within the Cadishead South Regeneration Strategy would address Natural England’s comments and improve the strategy.

Biodiversity

In terms of biodiversity, UDP Policy DES 9 already sets out the council’s position on the need for landscaping required as part of a development to wherever possible make provision for the creation of new wildlife habitats. However, it is acknowledged this could be strengthened further for the Cadishead South area given its proximity to a wildlife corridor.

Sustainability Appraisal and SEA

In terms of the SEA, the European Directive (http://eur-lex.europa.eu/LexUriServ/LexUriServ.do?uri=OJ:L:2001:197:0030:0037:EN:PDF) and regulations that transpose it into UK law (http://www.legislation.gov.uk/uksi/2004/1633/regulation/2/made) describe that the requirements apply to plans which:

(a) are subject to preparation or adoption by an authority at national, regional or local level; or 

(b) are prepared by an authority for adoption, through a legislative procedure by Parliament or Government; and, in either case, 

(c) are required by legislative, regulatory or administrative provisions.

The European guidance to accompany the Directive describes that:

"Another important qualification for a plan or programme to be subject to the Directive is that it must be required by legislative, regulatory or administrative provisions. If these conditions are not met, the Directive does not apply. Such voluntary plans and programmes usually arise because legislation is expressed in permissive terms, or because an authority decides to prepare a plan on an activity which is unregulated." (paragraph 3.15 http://ec.europa.eu/environment/eia/pdf/030923_sea_guidance.pdf)

The Cadishead South Regeneration Strategy will be adopted as informal planning guidance and therefore does not fit with point 'c' above. Therefore the requirements do not apply.

Habitat Regulations Assessment

A Habitat Regulations Assessment has been undertaken and will be published on the Council’s website at http://www.salford.gov.uk/cadisheadareastrategy.htm
Natural England has confirmed that they agree with the conclusions reached in the HRA.

Proposed change: Design principle 2 revised to read: 
Development should contribute to the creation of an attractive setting for Cadishead Way which is designated as a wildlife corridor. Consideration should be given to the integration of green infrastructure throughout the site, with a particular opportunity being the buffer to Cadishead Way.

	Transport for Greater Manchester
	Thank you for giving Transport for Greater Manchester (TfGM) the opportunity to comment on the above document.  We are broadly in support of the Vision and of the Design Principles set out in section 4.3, in particular that “Access to and from sites should be based on a permeable hierarchy of streets, spaces and routes for pedestrian, cyclists and vehicles that link with the wider community, including Liverpool Road, Cadishead Park, Cadishead Way and Manchester Ship Canal.”  

TfGM would recommend that a further design principle should be that development proposals are designed in a way that encourages sustainable travel choices.  This should include pedestrian and cyclist priority over the car, the establishment of a network of safe, pedestrian and cycle routes that will improve the connectivity with surrounding areas and improve permeability within the area itself and the improvement of access to public transport services.  Access for cyclists from the sites to the segregated, traffic free cycle route along Cadishead Way should be an important feature of any detailed design.  Furthermore Residential Travel Planning will be fundamental in achieving mode shift to more sustainable travel, in order to reduce the number of car journeys generated by the development proposals.   

Design Principle 1 refers to traffic calming on the Liverpool Road corridor and Plan B - Design Principles, depicts an area of public realm enhancement and traffic calming along Liverpool Road, although the measures to be introduced are not clear.  Liverpool Road  is a bus route which includes the frequent 67 and 100 services, plus a number of school services.  Given the number of bus services operating along the corridor it is essential that any traffic calming measures are ‘bus friendly’ traffic calming measures, in accordance with the Greater Manchester Association of District Engineers (GMADE) endorsed best practice guidelines for traffic calming on bus routes which are available at: http://www.tfgm.com/upload/library/Traffic_calming_for_bus_routes_guidance.pdf
The public realm enhancements along Liverpool Road also need to consider bus stop location and design.  Plan B also appears to show a number of trees planted along Liverpool Road, these must be of a variety that will not grow to overhang the carriageway to avoid the issue of buses hitting overhanging vegetation.


	TfGM’s support is noted.

It is considered that the proximity of the regeneration strategy area to shops, schools and frequent bus services, existing UDP policies such as DES2 and A2 and   design principles within the strategy relating to layout, access and links to the wider community are sufficient to promote pedestrian and cyclist priority and encourage sustainable travel choices without the need to include an additional design principle specifically related to sustainable travel. 

Improvements to Liverpool Road, including traffic calming, will be guided by the findings of a focus group of local residents, stakeholders and businesses. The recommendations are in line with TfGM’s advice, e.g. pedestrians and cyclists should have priority over cars, trees are desirable but must be the right tree in the right place, and that buses, HGVs need to be accommodated. The report is available on the council’s website at: http://www.salford.gov.uk/liverpoolroadstreetscene.htm

	Peel Holdings
	I write on behalf of Peel Holdings (Land and Property) Limited (herein ‘Peel’) in relation to the Cadishead South Regeneration Strategy Consultation draft (December 2012). 

The Peel Group has considerable land interests in the North West and has a diverse network of businesses including commercial development, land, ports, airports, leisure and hotels and energy facilities. Peel has major property interests in Salford and, through its subsidiary companies, is owner and operator of the Manchester Ship Canal and Bridgewater Canal.  Peel has provided representations throughout the Local Development Framework process and has been involved extensively within the Core Strategy examination process. 

We support the proposed housing led redevelopment of Cadishead South and agree that housing is appropriate in this location and would be the preferred end use.  

Peel has land interests on the opposite side of the Manchester Ship Canal to the proposed regeneration area located within Trafford Borough.  At Canalside in Partington (see attached layout plan) outline consent (2010) has been granted for up to 550 residential dwellings and a further full consent for 195 dwellings was granted in 2012.  It is envisaged that development will commence on site later this year, providing an attractive and vibrant vista along this length of the Manchester Ship Canal. 

Peel welcome the vision and design principles for the proposed regeneration area as set out in this Strategy and consider it important that the development takes into consideration its relationship with and its proximity to the Manchester Ship Canal.  The strategy should ensure the regeneration of Cadishead South utilises high quality family housing and the design, such as that at Heyes Road, is complementary to the surrounding areas and considers the forthcoming residential development across the canal in Partington.

Whilst we welcome the proposed regeneration of Cadishead South, it should be noted that this site is included within the Council’s current five year housing land supply.  There is an identified chronic housing shortage in Salford to which the proposed number of houses will provide only a small contribution.  A considerable amount of additional housing land throughout the City still needs to be identified in order to meet this shortfall. 

Peel would welcome the opportunity for further discussions with the Council and input into the evolving Strategy for Cadishead South. 

The full response is available as Annex M.
	The city council 2011-2028 Strategic Housing Land Availability Assessment, identifies two potential housing sites that fall within the Cadishead South study area. The SHLAA estimates that these two sites have the potential to deliver 407 dwellings from 2011 onwards, with 272 of these dwellings being in the five year supply over the period 2011-16. As such not all of the potential housing in the Cadishead South study area forms part of the current five year supply, as published in the SHLAA. 

An updated SHLAA will be published within the next 6 months to cover the period from 2013. As part of this the assumptions in relation to the delivery of dwellings in the Cadishead South study area will be revisited.

The need to provide additional land in the city for housing is fully recognised, and work is progressing on a Local Plan to identify the appropriate scale and distribution of new housing required.

	Environment Agency
	Thank you for referring the above consultation to the Environment Agency. We would like to make the following comments. 
The Options Study report includes consideration of flood risks associated with the regeneration area. It has identified that much of the site is within flood zone 1 (low risk) however a part of the site adjoining the Manchester Ship Canal is shown within flood zone 2 (medium risk). 
Although only a part of the area is shown to be at risk of flooding, there does not seem to be any mention of the sequential test as advised by the National Planning Policy Framework (NPPF). 
The NPPF (para 100/101) is clear that new development should be steered to areas of lowest flooding. Therefore the strategy should seek to locate more vulnerable uses outside of flood zone 2 and consider the use of ‘Green infrastructure’ in these areas. 
Assuming the site within FZ2 is considered to be sequentially acceptable, flood risk should be able to be mitigated with appropriate design measures. This may require some elevation of floor levels to meet the Council’s Development & Flood Risk Planning Guidance Policies. The Council will be aware of this issue from the adjoining Clariant Works flood risk assessment although this site was at a lower level (higher flood risk) than the Cadishead South Regeneration area appears to be. 
We note that the site ref. numbers in Fig 7, Fig 8 and Appendix B do not seem to match which raises some confusion with the text of 3.38 onwards. 
We are pleased that consideration has been given to UPD Policy E5 - Criterion 1: Established Employment Areas SPD Policy EMP2 (demonstrating that a development would not compromise the operating conditions of other remaining employment uses). 
The accompanying Miller Goodhall Noise, Odour and Dust report (9th December 2011, Ref 100477) states that “The CSG Lanstar site is currently the only industrial source which has the potential to produce odours sufficient to lead to complaints. In light of complaints historically and currently being received a stand-off distance of at least 50 m from the site boundary would be recommended.” 
Whilst most complaints received by the Environment Agency regarding odour over the last two years have been from within 50m of the site’s boundary, the predominant wind direction of the area is South West (directly over the regeneration area). Therefore 50metres may be a conservative distance and it is possible that complaints would be received from houses that were built more than 50m away within the regeneration area. As such this may affect the operating conditions of CSG Lanstar due to an increase in complaints. 
We support the strategy in identifying the need to provide a buffer between the CSG Lanstar site and any future development. However the buffer design will need be further informed by additional noise and air quality assessments to ensure that any new development would not compromise CSG Lanstar operating conditions.


	Flood Risk 

Sequential Testing has been undertaken across Salford as part of the Strategic Housing Land Availability Assessment and housing on this site is considered to pass the Sequential Test.

Any detailed design requirements relating to flood risk will be assessed as part of development management processes, and are not considered to represent a significant constraint to development on this site.

Buffers

Once the Cadishead South Regeneration Strategy is adopted, planning applications that comply with the strategy will meet the second test of UDP policy E5. However, they would still need to demonstrate compliance with the first test of the policy that “development would not compromise the operating conditions of other remaining employment uses”. 

In order to ensure that the strategy area could be redevelopment for residential use and comply with this test, the council commissioned a comprehensive study of noise, odour, dust and other relevant issues. The study recommended, as a minimum, a 25 metre buffer between Cadishead Way and new development due to noise. In light of complaints historically and currently being received regarding odour, they recommend that a stand-off distance of at least 50 metres from the site boundary is maintained.  This stand-off distance also provides a buffer to hazardous waste storage at the CSG Lanstar site.  

The recommendation regarding the buffer to Lanstar has been reviewed by the council’s Environmental Protection team who advise the recommendation is in line with current guidance.

Lanstar’s Pollution Prevention and Control permit should control the emission of odour beyond the process boundary and the Environment Agency should ensure that Lanstar use Best Available Technique to control their emissions. Lanstar has confirmed the 50 metre buffer is acceptable to them  which indicates they are happy that they will be able to control their emissions so that nuisance is not caused. Therefore it is not considered that the Regeneration Strategy should include a recommendation for a larger buffer to Lanstar.

However, it is important to note that the study undertaken by Miller Goodall was for the council’s purposes to inform the Cadishead South Regeneration Strategy only. Any planning applications for the redevelopment of sites within the Cadishead South area will need to be accompanied by relevant assessments to show compliance with test 1 of Policy E5. 

Given this, it is proposed the design principle is amended to make it clear that the buffer sizes are a recommendation but the precise size and nature of the mitigation measures will be assessed in detail through the planning process.

Proposed change: Design principle revised to read:
Proposals should consider the relationship of neighbouring uses to mitigate against negative impact on residential amenity and should not compromise the operating conditions of other remaining employment uses. Based on the technical study, buffers of 50 and 25 metres, together with other mitigation measures, are recommended between new development and Lanstar and Cadishead Way respectively. The precise size and nature of mitigation measures will be determined through the development management process.

	Network Rail
	Thank you for the opportunity to provide feedback to the proposed policy.  

Network Rail is the “not for dividend” owner and operator of Britain’s railway infrastructure, which includes the tracks, signals, tunnels, bridges, viaducts, level crossings and stations – the largest of which we also manage.  All profits made by the company, including from commercial development, are reinvested directly back into the network.

Network Rail has no comments to make.
	Noted


Annex D – Proposed changes
	Ref.
	Section
	Original 
	Proposed

	1
	3. Findings of studies
	Approximately 210 family houses could be accommodated.
	Text deleted and replaced with new text in Section 4. (see reference 5)

	2
	4. Vision and design principles
	N/A
	Additional design principle:

Layout and access should be designed so there is no significant increase in vehicular traffic on Lytherton Avenue or the western section of Hayes Road, Green Lane.

	3
	4. Vision and design principles
	Development should contribute to the creation of an attractive setting for Cadishead Way.
	Development should contribute to the creation of an attractive setting for Cadishead Way which is designated as a wildlife corridor. Consideration should be given to the integration of green infrastructure throughout the site, with a particular opportunity being the buffer to Cadishead Way.

	4
	4. Vision and design principles
	Proposals should consider the relationship of neighbouring uses to mitigate against negative impact on residential amenity and should not compromise the operating conditions of other remaining employment uses. Based on the technical study, the buffer between the CSG Lanstar premises and any residential development should be 50 metres wide and the buffer between Cadishead Way and residential development should be 25 metres wide.
	Proposals should consider the relationship of neighbouring uses to mitigate against negative impact on residential amenity and should not compromise the operating conditions of other remaining employment uses. Based on the technical study, buffers of 50 and 25 metres, together with other mitigation measures, are recommended between new development and Lanstar and Cadishead Way respectively. The precise size and nature of mitigation measures will be determined through the development management process.

	5
	4. Vision and design principles
	N/A. Replaces text in Section 3 (see reference 1)
	This document provides no specific guidance on the type or tenure of housing that would be permitted in Cadishead South.  Existing policies, as set out in the UDP  and Housing Planning Guidance  will be applied.

	6
	4. Vision and design principles
	N/A.
	Proposals for retail development will be permitted where they are consistent with UDP policies and where they can demonstrate that the proposed use and its location contributes towards delivering the Liverpool Road Corridor Strategy; it is anticipated that opportunities for new retail development will be limited to small local-needs provision.



	7
	Plan B – Design Principles and Plan C – Illustrative layout
	Plan shows the size of the buffers to Lanstar and Cadishead Way
	Amend key to show the size of the buffers is indicative. 

	8
	Plan C – Illustrative layout
	Plan shows vehicular access via Hayes Road, Green Lane, Liverpool Road and Lytherton Avenue
	Amend key to show larger blue arrows to be the main vehicular access and the smaller blue arrows to be secondary vehicular access.

	9
	Plan C – Illustrative layout
	Potential new local convenience store/ other use
	Potential new local convenience store


Annex E – Consultation leaflet
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Annex F – Leaflet distribution area
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Annex G - Copy of exhibition boards 
[image: image4.emf] 
[image: image5.emf]
[image: image6.emf]
Annex H – Letter to statutory and general consultees
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30 November 2012

Dear Sir/Madam

CADISHEAD SOUTH REGENERATION STRATEGY: CONSULTATION DRAFT

I am writing to inform you that Salford City Council has produced a draft Regeneration Strategy for the Cadishead South area.  The draft Regeneration Strategy will be the subject of public consultation between 3 December 2012 and 25 January 2013. You have received this letter as you have asked to be kept informed of new planning guidance produced by Salford City Council, represent a community group in Irlam and Cadishead, or have taken part in a previous consultation on Cadishead South.
The strategy has been developed in response to a number of issues and opportunities identified in the area which were explored further in two studies and public consultation on options for the future of the area. Through this work, a vision for the area has been developed that:

“The regeneration area within Cadishead South will become a high quality residential area. It will contribute to the regeneration of the Liverpool Road corridor and be well integrated with the existing community”.

Once adopted, the regeneration strategy will be a material planning consideration in determining applications for planning permission in the area. 

The draft Regeneration Strategy and Comment Form are available as follows:

· Via Salford City Council’s website at: www.salford.gov.uk/cadisheadareastrategy 

· Salford City Council Main Reception: Civic Centre, Chorley Road, Swinton (open from Monday to Friday, 8.30am to 4.30pm).

· At Irlam and Cadishead libraries during their normal opening hours.

An exhibition of the draft strategy will be held at Cadishead Library between 3 December 2012 and 7 January 2013 and at Hamilton Davies House between 8 January 2013 and 25 January 2013.

There will be staffed sessions when officers from the council will be present to discuss any aspects of the draft Regeneration Strategy at the following times:

· 6-8pm, Tuesday 11 December 2012 at Hamilton Davies House (117c Liverpool Road, Cadishead).

· 10am-12pm, Wednesday 12 December 2012 at Cadishead Library. 

Comments on the draft Regeneration Strategy should be made using the comment form which can be completed at the above website. 
Paper copies of the comment form are also available at the council’s main reception at the Civic Centre and at Irlam and Cadishead public libraries. 

The comment form can be submitted:

By email to: plans.consultation@salford.gov.uk

By post to:

Cadishead South Regeneration Strategy 

Physical Regeneration Team

Office of the Chief Executive 

Salford City Council 

Civic Centre 

Chorley Road, 

Swinton 

M27 5FJ
Following public consultation, it is anticipated that a final version of the document will be drafted in the light of all representations received, for adoption by the city council.  This will ensure that the adopted Strategy will be ‘a material consideration’ when determining planning applications.
Please note that any representation received will be a public document, all details of which will be stored on a database, and may be made available for inspection at the council’s offices and on the council’s website. Copies of representations may also be made available on request to third parties.

Yours sincerely
[image: image7.emf]
Catriona Swanson
Planning Officer

Annex I – Letter to landowners

30 November 2012

Dear Sir/Madam,                                    

CADISHEAD SOUTH REGENERATION STRATEGY: CONSULTATION DRAFT

I am writing to inform you that Salford City Council has produced a draft Regeneration Strategy for the Cadishead South area.  The draft Regeneration Strategy will be the subject of public consultation between the 3 December 2012 and 25 January 2013. You have received this letter as your site is located within the strategy area.
The strategy has been developed in response to a number of issues and opportunities identified in the area which were explored further in two studies and public consultation on options for the future of the area. Through this work, a vision for the area has been developed that:

“The regeneration area within Cadishead South will become a high quality residential area. It will contribute to the regeneration of the Liverpool Road corridor and be well integrated with the existing community”.

Once adopted, the regeneration strategy will be a material planning consideration in determining applications for planning permission in the area. 

The draft Regeneration Strategy and Comment Form are available as follows:

· Via Salford City Council’s website at: www.salford.gov.uk/cadisheadareastrategy. 

· Salford City Council Main Reception: Civic Centre, Chorley Road, Swinton (open from Monday to Friday, 8.30am to 4.30pm).

· At Irlam and Cadishead libraries during their normal opening hours.

An exhibition of the draft strategy will be held at Cadishead Library between 3 December 2012 and 7 January 2013 and at Hamilton Davies House between 8 January 2013 and 25 January 2013.

There will be staffed sessions when officers from the council will be present to discuss any aspects of the draft Regeneration Strategy at the following times:

· 6-8pm, Tuesday 11 December 2012 at Hamilton Davies House (117c Liverpool Road, Cadishead).

· 10am-12pm, Wednesday 12 December 2012 at Cadishead Library. 

Comments on the draft Regeneration Strategy should be made using the comment form which can be completed at the above website. 
Paper copies of the comment form are also available at the council’s main reception at the Civic Centre and at Irlam and Cadishead public libraries. 

The comment form can be submitted:

By email to: plans.consultation@salford.gov.uk

By post to:

Cadishead South Regeneration Strategy 

Physical Regeneration Team

Office of the Chief Executive 

Salford City Council 

Civic Centre 

Chorley Road, 

Swinton 

M27 5FJ
Following public consultation, it is anticipated that a final version of the document will be drafted in the light of all representations received, for adoption by the city council.  This will ensure that the adopted Strategy will be ‘a material consideration’ when determining planning applications.
Please note that any representation received will be a public document, all details of which will be stored on a database, and may be made available for inspection at the council’s offices and on the council’s website. Copies of representations may also be made available on request to third parties.

Yours sincerely
[image: image8.emf]
Catriona Swanson
Planning Officer

Annex J – List of all consultees on the council’s planning consultation database informed of the consultation process by letter
	ACADEMY FOR RABBINICAL RESEARCH
	AGE UK
	AINSCOUGH JOHNSTON LTD
	ALDER KING
	ALDERBROOK INVESTMENTS LTD
	AMEC (NATIONAL GRID)

	AMERICHEM
	ANCIENT MONUMENTS SOCIETY
	ARMITAGE RESIDENTS ASSOC.
	ARMSTRONG BURTON PLANNING
	ARQIVA
	ARRIVA NORTH WEST LTD

	BANGLADESH ASSOCIATION
	BARRATT MANCHESTER LTD
	BARTON WILLMORE PARTNERSHIP
	BEECH FARM RESIDENTS ASSOCIATION
	BELLWAY HOMES LTD NORTH WEST
	BLACKLEACH COUNTRY PARK & OPEN SPACE COMMITTEE

	BNP PARIBAS REAL ESTATE
	BOLTON METROPOLITAN BOROUGH COUNCIL
	BREEM CENTRE
	BRITISH TELECOM
	BRITISH WIND ENERGY ASSOCIATION
	BROADWAY MALYAN PLANNING

	BROCK CARMICHAEL ARCHITECTS
	BTCV
	BUCKINGHAM BINGO
	BURY MBC
	BUSINESS CONSULTATIVE FORUM
	CA PLANNING

	CABE
	CABLE AND WIRELESS
	CANAL AND RIVER TRUST
	CARRINGTON PARISH COUNCIL
	CB RICHARD ELLIS LTD
	CBI - NORTH WEST OFFICE

	CENTRAL SALFORD URC
	CENTRE FOR LOCAL ECONOMIC STRATEGIES
	CERDA PLANNING
	CHESHIRE POLICE AUTHORITY
	CHESTER DEVELOPMENTS
	CHRIS THOMAS LTD

	CHURCH OF ENGLAND
	CITY AIRPORT MANCHESTER LTD
	CITY CENTRE CRUISES
	CIVIC TRUST NORTHERN OFFICE
	CIVIL AVIATION AUTHORITY
	CLA NORTH
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Annex J – List of additional consultees identified as being involved in community groups in Irlam and Cadishead, participated in the options consultation or have enquired about the regeneration strategy informed of the consultation process by letter
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	MRS. J. N. ASTBURY
	A WALSH
	T. BOOTH

	MR. P ASTBURY
	T. J MCQUIRK
	MRS ME MCQUICK
	DARRYL MATTHEWS
	MR. V CRADDOCK
	CHRIS ELLISON

	LESLEY THOMAS
	ALEXANDRIA STRINGER
	KEVIN POPSTAYLOR
	MR MCQUEEN
	DAMIAN DALLIMORE
	DAVID FIELDING/ JANE STOWELL

	DAWN WILLIAMS
	DAWN ATKINSON
	FRIENDS OF IRLAM & CADISHEAD PARKS
	GALE BLACKBURN
	GARETH HUGHES
	GRAHAM CHISNALL

	PAT LEVER/ JOAN BLACK
	JEANETTE WILLIAMS
	JEANETTE PLATT (WARDEN) 
	INSP JILL GORSE
	MR JIM LIGHTFOOT
	NANCY HEAP

	SHEILA ILLIDGE
	JULIE KENYON
	ALAN WHITEHEAD
	TOM SNEE
	JACKIE ANDERSON 
	MARIE JOHNSON

	MICHELLE GREARY 
	A. YATES
	NEIL MCARTHUR
	JOSIE BROWNE
	PATRICK ARNOLD
	REITA SHEEHY

	SAM MILLINGTON 
	SUE NESS
	URSULA SOSSALLA-IREDALE
	VINA MISTRY
	MR HINDLEY
	W. M. LAYKLISON 

	SEAN KILCARRIFF
	LISA BEATEY
	MARNO LOWNDES
	MR SAEED ALI
	J. MORGAN
	MARK HANDEL

	MRS. G. MARSHALL
	SYBIL NORCOTT
	TERRY HANDSLEY 
	BILL MCCAUCUCM 
	JOHN COTTAM 
	LORRAINE CAIRNS 

	ROSS SAMUEL
	PETER VERNON
	PAUL HAMES
	
	
	


Annex K – Response from HOW Planning on behalf of Dawson’s Garage
CADISHEAD SOUTH AREA STRATEGY CONSULTATION 
I have been instructed by the Dawsons to submit representations towards the above consultation strategy in relation to their landholding at the junction of Liverpool Road, Green Lane and Lytherton Avenue, Cadishead, Salford.  This is referred to as site 4 Dawsons Garage in the draft Strategy.

In accordance with the Salford Unitary Development Plan (UDP) adopted in June 2006, the site is unallocated; due to their historic operations are employment sites. A Location Plan is enclosed which broadly identifies the boundary of the site in red.

Our representations on the Draft Cadishead South Area Regeneration Strategy are set out below. We respectfully request that these representations are taken into consideration in the preparation of the emerging Regeneration Strategy and other relevant planning policy documents.  A completed Feedback Form is also enclosed.  

Broadway Maylan Masterplanning Work

In July 2010, SCC commissioned Broadway Maylan to prepare a strategy for Cadishead South. They considered the future of the area and, in particular, whether remaining employment sites should be protected or whether their redevelopment for residential use should be encouraged. This involved consulting with key landowners and the community to assess the most viable option. 

Broadway Maylan identified a ‘core’ area within Cadishead South with potential for redevelopment. This comprised four sites:

· The former transport and storage site;

· Arnold Laver Timber Yard;

· North Bank Demotion; and 

· Dawson’s Garage.

In light of the public consultation undertaken the following key findings and recommendations were made:

· Public consultation indicated that there was clear support for promoting the redevelopment of vacant and underused sites with a residential led approach marginally favoured. However concerns were raised in relation to traffic movement, residential amenity and pressure on local services;

· Whilst the regeneration area is in fragmented ownership the majority of landowners where contemplating redevelopment, to a greater or lesser extent;

· All four sites within the regeneration area are contaminated as a result of existing or former industrial uses. The prohibitive cost of remediation would make redevelopment for employment uses unviable. The higher values associated with residential development would enable appropriate mitigation whilst ensuring that the development as a whole remained viable;

· The residential market for developable land remains reasonably robust, with evident interest in the potential of the regeneration area;

· Approximately 210 family houses could be accommodated; and

· A market appraisal for continued employment use of the area shows that although the area has traditionally been a location for industry, there is a large supply of accommodation nearby in Salford and Warrington in good locations, including Fairhills Industrial Estate and the key location of North bank Industrial Estate less than 1km from this area. Broadway Maylan concluded that virtually no scope for future employment development was identified and that retention of the regeneration area for employment use would result in sites remaining undeveloped or retained for their present uses. Therefore, the opportunity for regeneration and remediation of contamination provided by change of use to residential means it is appropriate to allow loss of employment land. 

In light of the results of the public consultation undertaken in 2011, Broadway Maylan recommended housing led redevelopment as the preferred strategy for the regeneration of the area. They identified the need for additional technical surveys to ensure this would not compromise the operating conditions of any remaining employment uses in the area, particularly CSG Lanstar located adjacent to the Arnold Laver site. 

The Draft Regeneration Strategy for South Cadishead

The Council issued the Draft Regeneration Strategy for South Cadishead for consultation in December 2012. In light of the views expressed in the public consultation exercise and Broadway Maylan’s recommendations, SCC considers it appropriate to allow for the loss of employment land in the defined regeneration area in order to create a high quality residential area. The principal reasons for this include:

· Public Consultation showed there was clear support for promoting the redevelopment of vacant and underused sites;

· Without redevelopment, issues such as contamination and the vacant sites will not be addressed;

· Redevelopment for employment use is likely to be unviable; and

· Redevelopment for residential use is likely to be the only viable use, and matches the majority of landowner’s aspirations. 

Vision and Design Principles
The Council have translated this into a vision and 7 key design principles in order to achieve its regeneration aims in the area:


“The regeneration area within Cadishead South will become a high quality 
residential area. It will contribute to the regeneration of the Liverpool Road 
corridor and be well integrated with the existing community.”

This representation prepared on behalf of the Dawsons, strongly supports the vision for the site and SCC’s approach to redeveloping the area for residential uses which accords with paragraph 22 of the NPPF which states:


“Planning policies should avoid the long term protection of sites allocated for 
employment use where there is no reasonable prospect of a site being used for 
that purpose. Land allocations should be regularly reviewed. Where there is no 
reasonable prospect of a site being used for the allocated employment use, 
applications for alternative uses of land or buildings should be treated on their 
merits having regard to market signals and the relative need for different land 
uses to support sustainable local communities.”

This representation acknowledges that in order to deliver a sustainable residential development in the area that proposed developments need to accord with design principles set out in planning policy. Additionally key site-specific issues have been identified in the consultation document which should be addressed in any future planning application. The Dawsons broadly support the following design principles: 

7. New development should complement the Council’s proposals to improve the Liverpool Road corridor and continue to creating better links between residential areas on either side of the road through traffic calming, environmental and public realm improvements and additional pedestrian crossings.

8. Development should contribute to the creation of an attractive setting for Cadishead Way.

9. New residential development should connect with and support the sustainability of existing shops and services on Liverpool Road by creating good linkages and encouraging pedestrian footfall.

10. Access to and from sites should be based on a permeable hierarchy of streets, spaces and routes for pedestrians, cyclists and vehicles that link with the wider community, including Liverpool Road, Cadishead Park, Cadishead Way and Manchester Ship Canal.

11. Layout and access arrangements should be designed to complement and support adjacent sites to create an attractive and high quality environment, and therefore, should not constrain the principles of a comprehensive design and development strategy. 

12. Layout and access arrangements should not create opportunities for ‘rat-running’ between Liverpool Road and the A57 but should create a legible hierarchy of routes.

8.
Bob’s Lane should be re-aligned to create a more attractive, safe and pleasant 
pedestrian and cycle route.

9. 
A new amenity open space should be provided with the southern part of the core 
area, to serve residents who are not in walking distance of Cadishead Park.

Of concern, however, is principle 7 which states:


“Proposals should consider the relationship of neighbouring uses to mitigate 
against negative impact on residential amenity and should not compromise the 
operating conditions of other remaining employment uses. Based on the technical 
study, the buffer between the CSG Lanstar premises and any residential 
development should be 50 metres wide and the buffer between Cadishead Way 
and residential development should be 25 metres wide.”

The principle of mitigating negative impacts on residential amenity in accordance with planning policy requirements is broadly supported. However the Dawsons object to the proposed 50m buffer between the site and CSG Lanstar and the proposed buffer of 25m between the site and Cadishead Way.

To inform this principle the Council commissioned consultants Miller Goodall Ltd to undertake noise, dust and odour studies to assess the potential impacts the adjacent employment uses will have on the planning residential development within the regeneration area. The report concluded:


“…residential is an appropriate use of the site, subject to noise mitigation 
measures and a 50 metre wide stand-off to mitigate issues of odour between 
residential properties and Lanstar. These issues would need to be taken into 
account in any proposals that come forward and would be considered as part of 
the Development Management process.”

If adhered to within the regeneration area, these stand-off distances would result in a large proportion of the Arnold Laver site becoming undevelopable which will impact upon the viability of any future residential scheme. 

However, it is acknowledged that residential development would still need to be subject to the requirements set out in section 9 ‘Minimising the Impacts of Ambient Air and Noise Pollution’ of Salford City Council’s ‘Sustainable Design and Construction’ SPD adopted March 2008. As such it remains possible to install an acoustic fence along the western and southern boundaries to provide additional protection to noise for industrial and traffic sources if required, without the need for a setback distance/ buffer. 

Illustrative Layout and Masterplan 

Notwithstanding the above this representation broadly supports the illustrative Masterplan prepared by SCC. However, a key concern which is raised related to the quantum of development on the site. Currently the buffer areas take up a significant amount of land within the site which limits the level of housing which can be provided. The proposed density of 210 dwellings would not represent the most efficient use of land in accordance with the presumption in favour of sustainable development. It is therefore proposed that a higher quantum of development is investigated.  

The Dawsons welcome the inclusion of a potential new local convenience store/other uses on their site. Given the prominent location of the site and its relationship to other uses, it would be helpful if the “other uses” could be more clearly defined. Whilst the draft strategy provides flexibility as currently drafted, it may be more sensible to either define the site as a local centre or state that main town centre uses would be acceptable in the location as many of these uses would create new investment opportunities which in turn would serve the needs of the new residential population and add vitality and viability to a prominent site. 
Summary 
In summary, the Dawsons strongly support the proposed redevelopment of the Regeneration area for residential development.  The site is adjacent to residential development both existing and planned.  In terms of sustainability, the site is brownfield land that is within easy walking and cycling distance to a range of local services and facilities.  There is capacity in local schools and at dentists and doctors to accommodate additional residents in the area.  The site is also accessible by public transport, with bus stops on Liverpool Road offering journeys to Manchester City Centre, Irlam, Peel Green, Patricroft, Eccles and Pendleton.      
However, there is concern in relation to the propose layout, principally the extent of the stand-offs sought to mitigate any potential impacts on residential amenity and also the quantum of development proposed. 

It would be appreciated if the above comments are taken into consideration during the preparation of the Cadishead South Area Strategy.  

If you have any queries, or require further information, please do not hesitate to contact me.  

Yours sincerely

RICHARD WOODFORD  

PARTNER
Direct Line: 0161 831 5888
Email: richard.woodford@howplanning.com 
Annex L – Response from HOW Planning on behalf of Arnold Laver and Allied Trailers 
CADISHEAD SOUTH AREA STRATEGY CONSULTATION 
I have been instructed by Arnold Laver and Allied Trailers to submit representations towards the above consultation strategy in relation to the following sites on Liverpool Road in South Cadishead, Salford:

· The Arnold Laver Timber Merchant; and

· Former Allied Trailers Haulage Site.

In accordance with the Salford Unitary Development Plan (UDP) adopted in June 2006, both sites are unallocated; but are established employment sites. 

HOW’s representations on the Draft Cadishead South Area Regeneration Strategy are set out below. We respectfully request that these representations are taken into consideration in the preparation of the emerging Regeneration Strategy and other relevant planning policy documents.  

Background to Arnold Laver

The Arnold Laver Timber Merchant Company was established back in 1920 with the first site located in Heeley, Sheffield.  Arnold Laver has significantly expanded and now over 90 years later Arnold Laver has 800 employees divided across 13 depots throughout the UK.  Arnold Laver Timber World is known and respected nationally as a company representing quality and choice and is a major force in the UK timber industry. As one of the leading independent timber merchants in the UK, the company also enjoys international respect in the Russian, Scandinavian and Canadian timber circles making the Laver family and their company an essential part of the worldwide timber industry.

Arnold Laver wants to remain competitive and retain its position as a market leader.  In order to achieve this, the business has to continue to evolve and improve its processes and operations.  

Unfortunately, due to the sites constraints the efficiency of the Cadishead site has reduced.  In summary these include: 

· Planning conditions have been imposed restricting the hours of operation and HGV movement/access to the site;

· Existing buildings on the site are in a very poor state of repair, with many close to the end of their economic life and some contain asbestos;

· Due to previous uses at the site there is a significant degree of subsoil contamination present; and

· The site is in close proximity to residential properties to the north east and north west and a number of complaints from residents regarding the nature of the operations at the Timber Yard have been received.  

Arnold Laver have considered several development options for securing new modern employment premises. However redeveloping the site to meet Arnold Laver’s future needs is not suitable as it would disrupt the commercial operation and would not be financially viable due to the sites constraints. The only available option is for Arnold Laver to relocate to more modern premises within Salford and in order to relocate, Arnold Laver requires that the site is redeveloped for a high end use such as housing to assist with funding this move.  The sale of the Liverpool Road site in its current form for employment uses would not generate sufficient funds due to the costs associated with remediating the sites significant contamination constraints.  

The Haulage Yard
Allied Trailers acquired the site in the 1990’s, thereafter it was used for Trailer Parking. However, the use was generally considered to be an unsuitable at the site given its proximity to adjoining residential dwellings. 

Pre-Application Discussions with the Council

Since May 2008 pre-application discussions have been held with Kurt Partington (Urban Vision) and statutory consultees about the prospects of redeveloping both sites for residential development.  Significant work has been completed in undertaking technical studies and surveys covering ground contamination, noise and highways.

A planning application was worked up in May 2010 which proposed residential development on Arnold Lavers site.  At this time, the Council advised that a Development Brief was being prepared for the area and the application was not submitted. 

HOW Planning on behalf of Arnold Laver made representations to the Draft Cadishead South Regeneration Options Document, discussed below, on 4th March 2011. The representations strongly supported scenario 2 for the redevelopment of the area for residential purposes. 

Broadway Maylan Masterplanning Work
In July 2010, Salford City Council commissioned Broadway Maylan to prepare a strategy for Cadishead South. They considered the future of the area and, in particular, whether remaining employment sites should be protected or whether their redevelopment for residential use should be encouraged. This involved consulting with key landowners and the community to assess the most viable option. 

Broadway Maylan identified a ‘core’ area within Cadishead South with potential for redevelopment. This comprised four sites:

· The former transport and storage site;

· Arnold Laver Timber Yard;

· North Bank Demolition; and 

· Dawson’s Garage.

In light of the public consultation undertaken the following key findings and recommendations were made:

· Public consultation indicated that there was clear support for promoting the redevelopment of vacant and underused sites with a residential led approach marginally favoured. However concerns were raised in relation to traffic movement, residential amenity and pressure on local services;

· Whilst the regeneration area is in fragmented ownership the majority of landowners were contemplating redevelopment, to a greater or lesser extent;

· All four sites within the regeneration area are contaminated as a result of existing or former industrial uses. The prohibitive cost of remediation would make redevelopment for employment uses unviable. The higher values associated with residential development would enable appropriate mitigation whilst ensuring that the development as a whole remained viable;

· The residential market for developable land remains reasonably robust, with evident interest in the potential of the regeneration area;

· Approximately 210 family houses could be accommodated; and

· A market appraisal for continued employment use of the area shows that although the area has traditionally been a location for industry, there is a large supply of accommodation nearby in Salford and Warrington in good locations, including Fairhills Industrial Estate and the key location of North bank Industrial Estate less than 1km from this area. Broadway Maylan concluded that virtually no scope for future employment development was identified and that retention of the regeneration area for employment use would result in sites remaining undeveloped or retained for their present uses. Therefore, the opportunity for regeneration and remediation of contamination provided by change of use to residential means it is appropriate to allow loss of employment land. 

In light of the results of the public consultation undertaken in 2011, Broadway Maylan recommended housing led redevelopment as the preferred strategy for the regeneration of the area. They identified the need for additional technical surveys to ensure this would not compromise the operating conditions of any remaining employment uses in the area, particularly CSG Lanstar located adjacent to the Arnold Laver site. 

The Draft Regeneration Strategy for South Cadishead
The Council published the Draft Regeneration Strategy for South Cadishead for consultation in December 2012. In light of the views expressed in the public consultation exercise and Broadway Maylan’s recommendations, the Council proposes the loss of employment land within the defined regeneration area and the creation of a high quality residential area which Arnold Laver and Allied Trailers strongly support. The principal reasons set out in the Draft Regeneration Strategy for the housing allocation include:

· “Public Consultation showed there was clear support for promoting the redevelopment of vacant and underused sites;

· Without redevelopment, issues such as contamination and the vacant sites will not be addressed;

· Redevelopment for employment use is likely to be unviable; and

· Redevelopment for residential use is likely to be the only viable use, and matches the majority of landowner’s aspirations”.

Vision and Design Principles
The Council’s proposals for the area are based on a vision and 9 key design principles in order to achieve its regeneration aims. The vision states:


“The regeneration area within Cadishead South will become a high quality 
residential area. It will contribute to the regeneration of the Liverpool Road 
corridor and be well integrated with the existing community.”

Arnold Laver and Allied Trailers, strongly supports the vision for the two sites and SCC’s allocation of the Regeneration Area for residential development. The Regeneration Strategy fully accords with paragraph 22 of the NPPF which states:


“Planning policies should avoid the long term protection of sites allocated for 
employment use where there is no reasonable prospect of a site being used for 
that purpose. Land allocations should be regularly reviewed. Where there is no 
reasonable prospect of a site being used for the allocated employment use, 
applications for alternative uses of land or buildings should be treated on their 
merits having regard to market signals and the relative need for different land 
uses to support sustainable local communities.”

As highlighted above, the Regeneration Strategy sets out 9 draft development principles. Arnold Laver and Allied Trailers supports the following design principles: 

13. New development should complement the Council’s proposals to improve the Liverpool Road corridor and continue to create better links between residential areas on either side of the road through traffic calming, environmental and public realm improvements and additional pedestrian crossings.

14. Development should contribute to the creation of an attractive setting for Cadishead Way.

15. New residential development should connect with and support the sustainability of existing shops and services on Liverpool Road by creating good linkages and encouraging pedestrian footfall.

16. Access to and from sites should be based on a permeable hierarchy of streets, spaces and routes for pedestrians, cyclists and vehicles that link with the wider community, including Liverpool Road, Cadishead Park, Cadishead Way and Manchester Ship Canal.

17. Layout and access arrangements should be designed to complement and support adjacent sites to create an attractive and high quality environment, and therefore, should not constrain the principles of a comprehensive design and development strategy. 

18. Layout and access arrangements should not create opportunities for ‘rat-running’ between Liverpool Road and the A57 but should create a legible hierarchy of routes.

8.
Bob’s Lane should be re-aligned to create a more attractive, safe and pleasant 
pedestrian and cycle route.

9. 
A new amenity open space should be provided with the southern part of the core 
area, to serve residents who are not in walking distance of Cadishead Park.

Our clients however are concerned over the onerous nature of principle 7 as currently drafted which states:


“Proposals should consider the relationship of neighbouring uses to mitigate 
against negative impact on residential amenity and should not compromise the 
operating conditions of other remaining employment uses. Based on the technical 
study, the buffer between the CSG Lanstar premises and any residential 
development should be 50 metres wide and the buffer between Cadishead Way 
and residential development should be 25 metres wide.”

The principle of mitigating negative impacts on residential amenity in accordance with planning policy requirements is broadly supported. However Arnold Laver and Allied Trailers object to the proposed 50m buffer between the site and CSG Lanstar and the proposed buffer of 25m between the site and Cadishead Way.

To inform this principle the Council commissioned consultants Miller Goodall Ltd to undertake noise, dust and odour studies to assess the potential impacts the adjacent employment uses will have on the planned residential development within the regeneration area. The report concluded:


“…residential is an appropriate use of the site, subject to noise mitigation 
measures and a 50 metre wide stand-off to mitigate issues of odour between 
residential properties and Lanstar. These issues would need to be taken into 
account in any proposals that come forward and would be considered as part of 
the Development Management process.”

If adhered to within the regeneration area, these stand-off distances would result in a large proportion of the Arnold Laver site becoming undevelopable which will detrimentally impact upon the value of the land and the funds available to assist Arnold Laver with their relocation to a more appropriate site within the Borough. 

Following a detailed review of the Miller Goodall Ltd report, our clients commissioned technical consultants specialising in acoustics, air quality and odour to investigate the need for a 50m and 25m buffer respectively at the site in order to protect the amenity of residential development. Consequently, it has become apparent that the requirements for buffering proposed are overly cautious and very onerous.   
A Noise Assessment was undertaken by WSP in January 2011 at the site to establish the daytime and night-time noise environment across the site. A copy of the Noise Assessment Summary is enclosed. The assessment established that road traffic noise is dominant across the site, not noise generated from Lanstar.  Therefore, in terms of noise, no requirement for a distance buffer, bund or acoustic treatment along the site boundary adjacent to Lanstar was identified as being necessary.  However, it would be possible to install an acoustic fence along this boundary to provide additional protection to noise from this source if required, without the need for a setback distance/buffer.  
The WSP report was supplemented by a separate Noise Assessment undertaken by Hepworth Acoustics Ltd in January 2012 (also enclosed). This assessment questions the methodology used in the Miller Goodall Ltd report in terms of BS4142 guidance which Hepworth Acoustics have concluded is applicable in this instance. 

Hepworth Acoustics Ltd report states:


“…the Miller Goodall report does not definitively quantify the potential night-time 
noise levels from CSG Lanstar, merely using source noise measurements and 
anecdotal evidence from CSG Lanstar themselves to estimate noise levels. 


Without actual noise measurements of CSG Lanstar night-time working it is 
difficult to determine what noise impact there is associated with night-time 
operations at the CSG Lanstar site. For this reason, it would be beneficial to carry 
out a night-time noise survey to obtain an independent set of noise data.”

Taking the above into account it is evident that the Miller Goodall Ltd report does not accurately reflect the current conditions at the site and therefore its assertion that a stand-off should be provided is questioned. 

Arnold Laver and Allied Trailers do not consider it necessary to implement the proposed buffers as the extent proposed by the Draft Regeneration Strategy as it has been demonstrated that that there will be no negative impacts in terms of noise associated with residential development adjoining the CSG Lanstar site and the Cadishead Way. 

As part of any future planning application for residential development at the site, detailed Noise Assessments, Odour Assessments and Air Quality Assessments will be submitted which will comprehensively assess the impact and where necessary propose appropriate mitigation. As a result, we propose that design principle 7 is revised as shown in red below:

19. Proposals should consider the relationship of neighbouring uses to mitigate against negative impact on residential amenity and should not compromise the operating conditions of other remaining employment sites. Mitigation to ensure safeguards between residential development and the CSG Lanstar premises and the Cadishead Way respectively are to be implemented. The scale, form and design of the mitigation is to be agreed with the Council through pre-application discussions. Based on the technical study, the buffer between the CSG Lanstar premises and any residential development should be 50 metres wide and the buffer between Cadishead Way and residential development should be 25 metres wide.  

Arnold Laver and Allied Trailers would welcome the opportunity to discuss the proposed changes to design principle 7 in greater detail ahead of the preparation of the next version of the Regeneration Strategy.

Illustrative Layout and Masterplan 

Taking into consideration the representations set out above, we request that Plan B – Design Principles and Plan C – Illustrative Layout are revised to reflect the comments made in relation to the proposed buffers to the east and south of the Regeneration Area. The buffers should be removed and referenced as mitigation to be agreed between the developers and the Council through the planning application process. As drafted the buffer areas take up a significant amount of land within the site which reduces the level of housing which could be provided subject to the conclusions and recommendations of comprehensive technical assessments. The proposed density of 210 dwellings would not represent the most efficient use of land. It is therefore proposed that development yield is not set out in the regeneration strategy.
Summary 
In summary, Arnold Laver and Allied Trailers strongly support the proposed redevelopment of the Regeneration area for residential development.  The site is adjacent to residential development to the west and in close proximity to other residential schemes to the north.  In terms of sustainability, the site is brownfield land that is within easy walking and cycling distance to a range of local services and facilities.  There is capacity in local schools and at dentists and doctors to accommodate additional residents in the area.  The site is also accessible by public transport, with bus stops on Liverpool Road offering journeys to Manchester City Centre, Irlam, Peel Green, Patricroft, Eccles and Pendleton.      
However, Arnold Laver and Allied Trailers object to the extent of the proposed buffers as described in the Draft Regeneration Strategy as it has been demonstrated that that there will be no negative impacts in terms of noise associated with residential development adjoining the CSG Lanstar site and Cadishead Way. Accordingly, changes to the wording of design principle 7 are sought. 

Furthermore whilst the illustrative layout and masterplan are broadly supported by Arnold Laver and Allied Trailers the proposed density of 210 dwellings would not represent the most efficient use of land.
We respectfully request that these representations are taken into consideration in the preparation of the emerging Cadishead South Area Strategy and other relevant planning policy documents. 

If you have any queries, or require further information, please do not hesitate to contact me.  

Yours sincerely

[image: image9.emf]
JON SUCKLEY  

ASSOCIATE
Direct Line: 0161 831 5878
Email: jon.suckley@howplanning.com 
Encl. 
 
Noise Survey Prepared by WSP (January 2011)



Noise Assessment prepared by Hepworth Acoustics Ltd (January 2012)

Annex M - Full consultation response from Peel Holdings (Land and Property) Limited
Dear Sir/Madam

CADISHEAD SOUTH REGENERATION STRATEGY CONSULTATION DRAFT (DECEMBER 2012)

I write on behalf of Peel Holdings (Land and Property) Limited (herein ‘Peel’) in relation to the Cadishead South Regeneration Strategy Consultation draft (December 2012). 

The Peel Group has considerable land interests in the North West and has a diverse network of businesses including commercial development, land, ports, airports, leisure and hotels and energy facilities. Peel has major property interests in Salford and, through its subsidiary companies, is owner and operator of the Manchester Ship Canal and Bridgewater Canal.  Peel has provided representations throughout the Local Development Framework process and has been involved extensively within the Core Strategy examination process. 

We support the proposed housing led redevelopment of Cadishead South and agree that housing is appropriate in this location and would be the preferred end use.  

Peel has land interests on the opposite side of the Manchester Ship Canal to the proposed regeneration area located within Trafford Borough.  At Canalside in Partington (see attached layout plan) outline consent (2010) has been granted for up to 550 residential dwellings and a further full consent for 195 dwellings was granted in 2012.  It is envisaged that development will commence on site later this year, providing an attractive and vibrant vista along this length of the Manchester Ship Canal. 

Peel welcome the vision and design principles for the proposed regeneration area as set out in this Strategy and consider it important that the development takes into consideration its relationship with and its proximity to the Manchester Ship Canal.  The strategy should ensure the regeneration of Cadishead South utilises high quality family housing and the design, such as that at Heyes Road, is complementary to the surrounding areas and considers the forthcoming residential development across the canal in Partington.

Whilst we welcome the proposed regeneration of Cadishead South, it should be noted that this site is included within the Council’s current five year housing land supply.  There is an identified chronic housing shortage in Salford to which the proposed number of houses will provide only a small contribution.  A considerable amount of additional housing land throughout the City still needs to be identified in order to meet this shortfall. 

Peel would welcome the opportunity for further discussions with the Council and input into the evolving Strategy for Cadishead South. 

We thank you for the opportunity to be included within this consultation and we trust that the above and attached are all that you require in support of our representations, however should you need anything further, please do not hesitate to contact me. 

Yours sincerely

Louise H Morrissey

Director of Land and Planning

Enc. Site Location Plan and Site Layout Plan, Canalside, Partington
[image: image10.emf]

Annex N  – Full consultation response from United Utilities 
	
	 

 

 
	Developer Services & Planning
Thirlmere House

Lingley Mere Business Park

Lingley Green Avenue

Great Sankey

WARRINGTON

WA5 3LP

	
	
	

	
	
	planning.liaison@uuplc.co.uk

	
	
	

	
	Your ref
	 

	
	Our ref
	DC/12/4990

	
	Date
	24 January 2013

	
	
	

	Catriona Swanson

Physical Regeneration

Office of the Chief Executive
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	Dear 
	Catriona


	Proposal:
	Salford City Council

Cadishead South Regeneration Strategy: Consultation Draft


Thank you for your consultation and seeking the views of United Utilities in this process. 

United Utilities supports growth and sustainable development within the North West. 

United Utilities would like to build a strong partnership with Local Planning Authorities [LPA] to aid sustainable development and growth. 

Our aim is to proactively share our information; assist in the development of sound planning strategies, to identify future development needs and to secure the necessary long-term infrastructure investment. 

Water and wastewater services are vital for the future well-being of your community and the protection of the environment. When developing your Local Development Framework [LDF] and future policies LPA should consider the impacts its community and environment and ensure infrastructure capacity is available.

Specific consultation comments
	United Utilities has no objections to Salford City Council’s Cadishead South Regeneration Strategy: Consultation Draft [December 2012] proposals subject to:

3. Surface water management

4. Water efficiency in house

3. Surface Water Management

1.1 Surface water

Site drainage should be a major consideration for LPA and developers when selecting possible development sites; when taking into account ground conditions; local flooding issues; development layout; design and planning policy.
The treatment and processing of surface water [storm water; rainwater] is a not a sustainable solution; the sites’ current natural discharge solution should be continued and/or mimicked; if the existing surface water does not have an existing natural solution, United Utilities questions the development of a flooded site. 
Surface water should be managed at source and not transferred; if not this will only transfer the issue to another location; generally to a single pinch point, generating further problems in that location.
Developments must drain on a separate sewerage system, with only foul drainage connected into the foul sewerage network. 

Every option should be investigated before discharging surface water into a public sewerage network. 

Connecting surface water to the public sewerage network is not a sustainable solution and LPA should discourage this practice. 

The priority options for the management of surface water discharges are: 
· Continue and/or mimic the site’s current natural discharge process

· Store for later use 

· Discharge into infiltration systems located in porous sub soils 

· Attenuate flows into green engineering solutions such as ponds; swales or other open water features for gradual release to a watercourse and/or porous sub soils
· Attenuate by storing in tanks or sealed systems for gradual release to a watercourse 

· Direct discharge to a watercourse 

· Direct discharge to a surface water sewer 

· Controlled discharge into the combined sewerage network ~ this option is a last resort when all other options have been discounted. 

Development on Greenfield sites shall not discharge surface water into the public combined sewerage network and shall not increase the rate of run-off into the public surface water network ~ this statement does not replace the priority options for surface water management above. 

On previously developed land, a reduction of at least 30% will be sought, rising to a minimum of 50% in critical drainage areas ~ this statement does not replace the priority options for surface water management above
Any discharge to the public sewerage system must be via approved SuDS and will require an approved discharge rate. 

Consideration should be given for green infrastructure, low carbon, soft engineering SuDS solutions, such as ponds; swales; wet land areas and detention basins etc. 

The following link shows examples of SuDS solutions; case studies; presentations. 

http://www.susdrain.org/
The case studies section highlights numerous examples of how problematic ground conditions; topography issues etc. can be overcome [ie Olympic Park, East London].
A discharge to groundwater or watercourse may require the consent of the Environment Agency. 

[Reason: To ensure that the surface water is properly discharged to prevent flooding or the overloading of the public sewerage network] 

1.2 Green Infrastructure

The Council should seek opportunities to use developer financial and/or resources contributions to meet common objectives, such as using green and open spaces, sports and recreation facilities to address surface water and climate change issues. 

Building green infrastructure assets such as ponds, swales and wetlands will not only meet the Council’s Green Space needs but also address their local existing and/or future surface water/ climate change issues.

Artificial pitches; cycle paths; play areas mutli-use games areas and skate parks can be used to local underground civil engineering SuDS solutions.
SuDS solutions that incorporate irrigation systems will help support and maintain the Council’s allotments, parks and garden areas.

The Council’s should identify opportunities to install retrofit SuDS.

[Reason: To ensure that the development is sustainable, properly drained; prevents flooding and environmental damage] 

4. Water efficiency in house
2.1 Water Resources Planning 

On 12 March 2012, seven water companies [Anglian Water, South East Water, Southern Water, Sutton and East Surrey Water, Thames Water, Veolia Water Southeast and Veolia Water Central] announced they are consulting on temporary restrictions to be in place by 5 April 2012.

The number of drought measures highlights the need to manage water resources effectively, given increasing pressure on water supply because of population increase, changing household usage patterns and by climate change. 
All this despite the UK having a reputation as being a rainy country, we may face a future with less rainfall and less certainty about when that rain will fall.
United Utilities’ Water Resources Management Plan published in 2009, sets out our strategy for water resources management for the next twenty-five years and highlights areas where there is likely to be a supply deficit and what activities will be put in place to mitigate any shortfall in supply. 

The plan can be accessed here: 

http://www.unitedutilities.com/WaterResourcesPlan.aspx
United Utilities would encourage all developers and planners to contact United Utilities at the earliest opportunity to enable identification of points of connection with least cost to the developer. 

[Reason: To maintain the public water supply and to provide satisfactory/sustainable development] 

2.2 Increased Water Capacity 

The developer is required to pay for their increased capacity (up to the point of a treatment works) and they are only allowed to connect at specific points identified by United Utilities and following approval to connect. 

Planners and Developer should obtain local capacity information from the United Utilities Area Teams\Connections who would be able to identify areas where there is current capacity for development; this would be on a case by case basis and developers are required to pay a fee for this service (a pre development enquiry). 

[Reason: To maintain the public water supply and to provide satisfactory/sustainable development] 

2.3 General Water Efficiency Guidance 

United Utilities encourages the use of water efficient designs and development wherever this is possible. There are a number of actions developers can undertake to ensure that their developments are water efficient. The most up to date advice for water efficiency and water efficiency products can be found at Waterwise who have recently published a best practise guide on water efficiency for new developments. United Utilities would encourage utilisation of the following water efficiency activities: 

· Installing of the latest water efficient products, such as a 4.5l flush toilet instead of the 6l type. 

· Minimise run lengths of hot and cold water pipes from storage to tap/shower areas. This minimises the amount of waste during the time the water goes from cold to hot. 

· Utilising drought resistant varieties of trees, plants and grasses when landscaping. 

· Install water efficient appliances such as dishwashers, washing machines. 

[Reason: To maintain the public water supply and to provide satisfactory/sustainable development]  


Cadishead South Area Strategy – Final Report comments
	In addition to comments on Salford City Council’s Cadishead South Regeneration Strategy: Consultation Draft [December 2012], United Utilities would like to make the following comments on the Cadishead South - Area Strategy – Final Report as prepared by Broadway Malyan [September 2011]: 

3. AREA CONTEXT AND SITE APPRAISAL

Utilities
3.117 United Utilities has provided mapping information on utilities in the area. They confirm that there are a number of relatively large sewers in the area, that surface water from sites could be discharged to a surface water sewer or the canal and that there should not be any significant issue with foul drainage should connections to one of the larger sewers be made as part of a development proposal.

United Utilities’ comments:

Early liaison will be required with United Utilities to agree the drainage strategy for the Salford City Council’s Cadishead South Regeneration Strategy.

The discharge of any surface water into the combine sewer would be deemed an unsustainable option and would therefore be an unacceptable solution.

3.118 Further consultation with statutory consultees will be required as part of a proposed scheme. 

United Utilities’ comments:

Early detailed liaison with United Utilities is essential to identify and to ensure the co-ordinated delivery of any additional water supply and/or sewerage infrastructure required to support the Salford City Council’s Cadishead South Regeneration Strategy.

3.120 This area is a green verge on the edge of the study area and contains services including the Mersey Valley Sludge Pipeline (MVSPL). United Utilities will not permit building over the MVSPL. They also require an access strip width of 6 metres from sewers (8 metres from MVSPL), 3 metres either side of the centre line of the sewer (4 metres for the MVSPL) in accordance with the minimum distances specified in the current issue of “Sewers for Adoption”.

United Utilities’ comments:

Water and sewerage companies have a legal right to the protection and access of their assets [for their operation and/or maintenance] therefore development that restricts access and/or intends to building over and/or near their infrastructure assets will not be permitted.
As highlighted in text above the Mersey Valley Sludge Pipeline is a critical asset and therefore any development/activities that may impact on the asset’s performance; access; egress; its operation and/or its future maintenance will be not permitted.

In addition to the adjacent MVSPL, there are two large diameter sewers crossing the regeneration site; both have formal easements in place.

Early liaison will be required with United Utilities to agree the design, layout and construction techniques to be used in Salford City Council’s Cadishead South Regeneration Strategy with regard to the MVSPL and to determine if it would be acceptable to divert the route of sewers crossing the site and/or agree the layout of the development to accommodate the requirements of the easements.

The Council must ensure United Utilities is kept informed of any waste management related development and/or planning application within 500m of a Large Diameter Trunk Main [LDTM]. Prior consent will be required from United Utilities before granting approval. It is also essential that this information is included in future planning policy

Future development must:

· Protect, and where possible improve to surrounding community amenities;

· Not create an unacceptable levels of noise, vibration, artificial light, odour, fumes of dust pollution during construction and/or over the life of the development;

· Ensure development is located an acceptable distance away from sources of pollutions [including noise, dust, air, odour, light and traffic] and from existing operational businesses; [such as treatment works]; and 

· To ensure there are no adverse impacts on communities amenities now and/or for future generations.

New development of sensitive uses, such as housing, should not be located adjacent to existing treatment works or any utility infrastructure which has the potential to impact on their future amenity. Planning applications for sensitive development proposed near such works should require advance consultation with United Utilities and must be supported by the relevant impact assessments.
United Utilities would seek the support of LPA in the LDF and planning application processes to protect/secure land for infrastructure use. Failure could mean United Utilities cannot provide the additional capacity required to support your growth plans therefore a failed and/or unsound development plan.

[Reason: To protect existing and future infrastructure and maintain service]


The Council needs to read the specific comments in conjunction with the following remarks and not extract/use any comments in isolation.

Infrastructure 

Framework 162 Local Planning Authorities should work with other authorities and providers to:

· assess the quality and capacity of infrastructure for transport, water supply, wastewater and its treatment, energy (including heat), telecommunications, utilities, waste, health, social care, education, flood risk and coastal change management, and its ability to meet forecast demands; and

· take account of the need for strategic infrastructure including nationally significant infrastructure within their areas.

To ensure the Local Plan; key sites and strategic locations are deemed sustainable, plan-led and co-ordinated, strategic solutions should be developed and defined for supporting infrastructure.

 

An example would be the development of a joint working group [lead by the LPA] that identifies a strategic drainage solution/s for each key site and/or strategic location.

 

The joint working group will include the LPA; EA; infrastructure providers; developers; landowners and any other key stakeholders such as Natural England etc.

 

The aim of the joint working group will be to develop a sustainable strategic drainage solution [land; highways; surface water; foul etc.] that:

· protects the existing community; maintains their service and quality of life;
· protects the environment;
· is a robust and deliverable;
· proactively not reactively delivered;
· meets the needs of the not only the Local Plan; key sites/strategic locations but also the neighbouring LPA; and

· is conditional for future developments within the Local Plan; key site and/or strategic location.

Future development must be sustainable; prevent environmental damage and preserves the quality of life for the existing and future generations; therefore, developments should not be permitted until infrastructure capacity is available. 

United Utilities cannot confirm if capacity is available until the connection point/s, flows and completion dates are available.

If additional supporting infrastructure is required then the LPA should work closely with United Utilities [and other utility providers] to ensure a sustainable cross-boundary solution is identified and approved by the appropriate Regulators bodies before granting planning approval; failure may result in the deterioration of the community's quality of life and/or environmental damage. 

The scale and type of development needs to be defined so the appropriate infrastructure is in place to ensure growth is sustainable. 

United Utilities has a number of recent examples where infrastructure has been provided based on identified growth, but not delivered; this has resulted in major operational issues; the treatment process is under loaded; it is failing to operate because it cannot reach its operational capacity. 

Additional temporary engineer solutions are in place; this represents a significant risk to the exiting customers; the environment and United Utilities; not forgetting the additional financial burden on United Utilities’ customers. 

The Council has a number of capacity issues; any additional developments in these and/or adjoining areas without firstly ensuring infrastructure solutions are implemented could result in an increased number and frequency of sewer flooding incidents. 

The Council should also consider the constraints [are not limited to, but include] that are outside the control of United Utilities and may influence the timely delivery of supporting infrastructure:

· Regulatory approval

· Environmental constraints

· Does the receiving watercourse/environment have the capacity to accept additional flows without causing environmental damage?

· Small river : large development

· Environmental permits and abstraction licences

· Timescales in involved in the construction/delivery of new processes to meet new consents and/or permits

· Planning approval

· The LDF process has not highlighted and/or specified land for infrastructure use, therefore future planning applications for future supporting utilities infrastructure may be thwarted or a prolonged process

· Historical local resistance to the expansion of utilities assets

· Planning application approval restrictions/conditions delay implementation of supporting infrastructure assets

· Land acquisition

· Timescales involved in the purchased land needs

· Land may not be available for expansion due to the encroachment of development

· Access into the highway

· Limitations from the highway departments for road works

· Environmental restrictions

· bird breeding and/or nesting seasons; great crested newts; badgers etc

· Implementation and commissioning restrictions

· Planning application approval conditions; working hours etc.

· Environmental permits conditions

· Its psychical delivery

[Reason: Ensure timely delivery of development and infrastructure to protect the environment and good quality of life of the community] 

Yours Sincerely

Dave Sherratt

Local Development Framework Assessor
Developer Services & Planning
United Utilities
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