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Makerfield Against Development




Questions regarding compliance with the UDP of the expansion of the South Lancs Industrial Estate and the proposed road exiting at a roundabout on the A49 Wigan Rd .

UDP extracts in blue.

M.A.D. comments in red.

1. Can the development be built on agricultural land ?

UDP GB3 ( page 33) states :

	“GB3 Agricultural Land Protection

	The council will protect agricultural land from irreversible development by applying the following sequential test:-

	(1)
	Development will not be permitted on the best and most versatile agricultural land unless opportunities have been assessed for accommodating development on previously developed sites and on land within the urban area.

	(2)
	Where development on agricultural land is unavoidable, the use of poorer quality land is preferable to that of higher quality (known as the best and most versatile agricultural land and defined as land in grades 1, 2 and 3a of the agricultural land classification) except where this would be inconsistent with other sustainability considerations.

	The council will also seek to minimise the adverse effects of development on farming by avoiding the severance or fragmentation of viable areas of uninterrupted farmland.”


 According to DEFRA (Department for Environment Food and Rural Affairs) the grading of agricultural land is done as follows :
Grade 1 – Excellent Quality Agricultural Land

Land with no or very minor limitations to agricultural use. A very wide range of agricultural
 and horticultural crops can be grown and commonly includes top fruit, salad crops, and winter 

harvested vegetables. Yields are high and less variable than on land of lower quality

Grade 2 – Very Good Agricultural Land
Land with minor limitations which affect crop yield, cultivations or harvesting. A wide range of 

agricultural and horticultural crops can usually be grown but on some land in the grade there may 
be reduced flexibility due to difficulties with the production of the more demanding crops such as 

winter harvested vegetables and arable root crops. The level of yield is generally high but may be 

more variable than on Grade 1 Land
Grade 3 – Good to Moderate Quality Agricultural Land
Land with moderate limitations which affect the choice of crops, timing and type of cultivation, 

harvesting or the level of yield. Where the more demanding crops are grown yields are generally 

lower or more variable than on land in Grades 1 and 2.

Subgrade 3a – Good Quality Agricultural Land
Land capable of consistently producing moderate to high yields of a narrow range of arable crops, 

especially cereals, or moderate yields of a wide range of crops including cereals, grass, oilseed rape, 

potatoes, sugar beet, and the less demanding horticultural crops.

Subgrade 3b – Moderate Quality Agricultural Land
Land capable of producing moderate yields of a narrow range of crops, principally cereals and 

grass with lower yields of a wide range of crops or high yields of grass which can be grazed or 

harvested over most of the year.

Grade 4 – Poor Quality Agricultural Land
Land with severe limitations which significantly restrict the range of crops and/or level of yields. It 

is mainly suited to grass with occasional arable crops (eg cereals and forage crops) the yields of 

which are variable. In moist climates, yields of grass may be moderate to high but there may be 

difficulties in utilisation. The grade also includes very droughty arable land.

Answer: None . Grade of land needed in writing.
2. Does the development comply with EM1A Primary Employment Areas?


i.  EM1A (page 37) states:

“Within the Primary Employment Areas, development for, or changes of use to, uses within Classes B1, B2 and B8 or other employment uses will be permitted provided that there will be no unacceptable environmental, amenity, highway, road safety or other adverse impact.”
ii.  EM1A ( page 38) states:
“The Primary Employment Areas include modern business parks, older industrial estates and other industrial and employment areas.  They do not all share the same attributes and characteristics but they do have particular advantages for continuing employment use, including:-
	(b)
	an emphasis on reuse and redevelopment of brownfield land and sites, and consequent reduced need to release greenfield sites;

	(c)
	a balanced geographical spread throughout the Borough;

	(d)
	good accessibility for workers and potential workers (including in the most disadvantaged areas), by a choice of mode of transport including on foot and, wherever possible, by public transport;

	(e)
	good accessibility for goods either to and from local markets and suppliers and/or to and from the national road network, including a number of locations with potential for rail connection.”


iii.  UDP ( page 40) states :

	“#
	Development of the available land at the South Lancashire Industrial Estate must be limited to schemes which, due to their inherent nature or their integration with achievable off-site works, will not significantly increase the traffic flows through Ashton-in-Makerfield town centre.”


Answer: NO.
i.  There will be an “unacceptable environmental, amenity, highway, road safety or other adverse impact.”
ii. The site of the South Lancs  Industrial  Estate expansion EM1A 36 does not have the advantages (c), (d) or (e). Point (b) emphasises the “reduced need to release greenfield sites”.

iii. None . Traffic assessment pending.
3. Does the development comply with EV2C ( page 69-70) ?
i. EV2 NATURE CONSERVATION states:
“EV2 NATURE CONSERVATION
THE COUNCIL WILL PROTECT AND ENHANCE THE NATURAL ENVIRONMENT AND BIODIVERSITY BY:-

	(3)
	PROTECTING IDENTIFIED WILDLIFE CORRIDORS FROM ADVERSE DEVELOPMENT;”


ii. UDP EV2C states :
	“EV2C Features of Major Importance for Nature Conservation and Wildlife Corridors

	Development which would adversely affect, directly or indirectly, the landscape features listed below… will not be permitted…


Hedgerows
Linear tree belts/shelter belts
Plantations and small woodlands
Semi natural or ancient woodlands
Semi natural grasslands

Ditches and banks
Heathlands
Mosslands
Watercourse corridors
Canals
Lakes
Reservoirs
Ponds and lodges 
Reedbeds
Green Lanes”
Below are features existing on EM1A 36 selected from list above.
Hedgerows
Linear tree belts/shelter belts
Plantations and small woodlands 
Ditches and banks
Ponds and lodges
Answer :  No. Development touches wildlife corridor and contains 5 of the features listed in EV2C. (see Appendix 2, map2)
4. Does the development comply with EV2E ( page 71) ?

EV2E ( page 71) states: 
	“EV2E Trees, Woodlands and Hedgerows

	The Council will protect and enhance trees, woodlands and hedgerows by:-

	(a)
	The use of Tree Preservation Orders, Hedgerow Retention Notices and Planning Conditions and Obligations where appropriate;”


Answer : No . The area EM1A 36 contains over 4 acres of trees.
5. Are there any issues affecting the Primary Employment Area EM1A 36?

UDP Appendix 3 , page 147 states:

	“EM1A 36
	South Lancashire Industrial Estate, Ashton

	There are a number of ponds within the undeveloped part of the allocation which will need to be surveyed for great crested newts at an appropriate time of year, prior to any planning application being submitted.  New development on the part of the site where surface water discharges ultimately into Millingford Brook will be required to provide surface water attenuation to minimise the potential risk of flooding downstream.”


Answer : Yes ( see above).
If there are protected species in the area then EV2D applies.
	“EV2D Species Protection

	The Council will not permit development which would have an adverse impact on a legally protected species unless the reasons for the development clearly outweigh the protection of the species concerned.”


6. Does the proposed road comply with the UDP regarding Green Belt land?
UDP page 26 states :

	“GB1 Green Belt 

	Within the green belt, defined on the proposals map, approval will not be given, except in very special circumstances, for the construction of new buildings for purposes other than agriculture and forestry, essential facilities for outdoor sport and outdoor recreation, cemeteries and for other uses of land which preserve the openness of the green belt and which do not conflict with the purposes of including land in it.

	Other forms of development including changes in the use of land will not be approved unless they maintain openness and do not conflict with the purposes of including land in the green belt.

	Proposals will not be allowed within or conspicuous from the green belt where they would injure the visual amenities of the green belt which, although they would not prejudice its main purpose, might be visually detrimental by reason of their siting, materials or design.”


The land to be used for the proposed road is shown on the UDP map as Safeguarded Land (GB2 page 32).

UDP page 32 states :
	“GB2 Safeguarded land

	The safeguarded land, defined on the proposals map, may be required to serve development needs in the longer term, well beyond the plan period.  It is identified for this purpose in order that the boundaries of the adopted green belt will not need to be altered at the end of the plan period in 2016.  This land is not allocated for development at present.  It will be kept free of permanent development so that it may fulfil its purpose of meeting possible longer term development needs.  Although temporary development may be permitted if this would assist in ensuring that the land is properly looked after, no development which would prejudice later comprehensive development will be permitted.  Planning permission for the permanent development of safeguarded land will be granted only following a review of the development plan which proposes this.”


UDP page 27 states :

“It should be noted that policies GB1A, GB1B and GB1C which follow apply to both Green Belt and Safeguarded Land designated under Policy GB2.”

Policies GB1A, GB1B and GB1C are can be found in appendix 1 attatched to this report.
Answer: No. The land is Safeguarded Land and to be “kept free of permanent development so that it may fulfil its purpose of meeting possible longer term development needs.”
Also “Proposals will not be allowed within or conspicuous from the green belt where they would injure the visual amenities of the green belt which, although they would not prejudice its main purpose, might be visually detrimental by reason of their siting, materials or design.”

7. Does the proposed road comply with EV1B Pollution?
UDP EV1B ( page 65)  states:

	“EV1B Pollution 

	The Council will reduce pollution and the effects of pollution by:-

	(a)
	Not permitting development which would result in unacceptable levels of air pollution or which would have an unacceptable effect on air quality, particularly in or adjacent to the Air Quality Management Areas declared by the Council under the Environment Act 1995. Sensitive development will not be allowed in areas of unacceptably poor air quality; “


Answer: No. It is not made clear what “unacceptable levels of air pollution” are, however the proposed roundabout lies within an Air Quality Management Area therefore any increase in air pollution should be deemed unacceptable. ( see Appendix 2 , Map1)
 8. Has the council done a Flood Risk Assessment?
UDP page 139 states :
	“G1C Development and Flood Risk

	Development will not be permitted which would:-

	(a)
	Be subject to an unacceptable risk of flooding;

	(b)
	Create an unacceptable increase in the risk of flooding, on-site or elsewhere;

	(c)
	Adversely affect the water environment as a result of an increase in surface water run-off;”


Answer: unknown
9. Has the council done a Transport Assesment ?
UDP A1A and A1B (page 89) states:
	“A1A Transport Assessments

	A Transport Assessment will be required for all proposed developments or changes of use that would, either individually or together with other recently completed developments or outstanding planning permissions in the locality, give rise to a material increase in the volume or other impact of road traffic.  It should establish whether the proposal is acceptable in transport terms and, if not, whether highway works or other measures are required in order to make it acceptable.”


	“A1B Travel Plans 

	A Travel Plan will be required alongside planning applications for new development or change of use that would:-

	(a)
	generate significant volumes of traffic; or

	(b)
	generate traffic that would create or exacerbate an existing local traffic problem; or

	(c)
	generate traffic in an area where there are existing or proposed initiatives to reduce road traffic and/or promote walking, cycling or public transport; or

	(d)
	significantly increase traffic in an Air Quality Management Area (AQMA) or other area of poor air quality such that an AQMA might need to be declared.”


Answer : Unknown
Appendix 1 

	GB1A Re-use of Buildings

	In the Green Belt or in Safeguarded Land the re-use of buildings will be permitted if the fully detailed submissions satisfy the following criteria:-

	(a)
	The building must be structurally sound, capable of re-use without major reconstruction and large enough to be converted without the need for major or prominent additions;

	(b)
	The building must be of permanent and substantial construction and its form, bulk and general design must be in keeping with its surroundings.  The degree to which it makes a positive contribution to the rural scene or involves the improvement of buildings which currently detract from the character of the area will also be a significant consideration;

	(c)
	The proposals must be architecturally consistent with the existing building or group of buildings and consideration will be given to the retention of the existing height, shape, mass, internal spaces, plan form and internal and external functional and architectural details.  Proposals must respect local building styles and materials.  In order to be considered, proposed extensions, additions or buildings in the curtilage of re-used buildings (whether carried out as part of the original conversion, or subsequently) must meet the requirements of this and clause (a) and will be limited to single storey construction up to a maximum of 50 cubic metres volume;

	(d)
	A comprehensive scheme of external works and landscaping must be included and any encroachment onto agricultural land to form a curtilage should be minimised;

	(e)
	In the case of a Listed Building, a building in a Conservation Area or a building of local interest proposed for conversion to residential use, no alternative more sympathetic use is feasible;

	(f)
	On sites within the green belt the scheme must not have a materially greater impact than the present use on the openness of the green belt and the purposes of including land within it.  On sites within safeguarded land the scheme must not prejudice the possibility of achieving later comprehensive development.


	GB1B Extensions to Existing Dwellings in the Green Belt and in Safeguarded Land

	In the Green Belt and in Safeguarded Land extensions to existing dwellings will only be allowed where:-

	(a)
	they do not exceed the cubic content of the original property by more than 75%; and

	(b)
	in any case, are not more than 200 cubic metres and that the sum of additions to the original property does not exceed 200 cubic metres.

	(c)
	On sites within the green belt the scheme must not have a materially greater impact than the present use on the openness of the green belt and the purposes of including land within it.  On sites within safeguarded land the scheme must not prejudice the possibility of achieving later comprehensive development.


	GB1C Replacement Dwellings in the Green Belt and in Safeguarded Land

	In the Green Belt and in Safeguarded Land the replacement of existing dwellings will only be allowed where:-

	(a)
	the existing dwelling can lawfully be used for residential purposes; and

	(b)
	the proposed dwelling is not higher than, does not occupy a larger area of the site than, occupies substantially the same position on the site as and is substantially the same volume as the existing dwelling; and

	(c)
	the proposal does not involve an enlargement of the residential curtilage.

	(d)
	On sites within the green belt the scheme must not have a materially greater impact than the present use on the openness of the green belt and the purposes of including land within it.  On sites within safeguarded land the scheme must not prejudice the possibility of achieving later comprehensive development.


Appendix 2

Map1:  Air Quality Management Areas and proposed road.
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Map2: UDP proposals map showing EM1A 36 , with proposed extension of South Lancs Industrial Estate  and Wildlife Corridors superimposed.
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