HAVANT  BOROUGH  COUNCIL

Town & Country Planning Act 1990

Consultation on Planning Application

MEMORANDUM

	From:
Environmental Health 
	To:                  Development Control

	
	

	Our Ref:              DCS/EH/JPD/130718001
	Your Ref:
[As Application Ref:]

	
	

	Ext. No:
      6677
	Date:                18/07/2013

	
	

	DC Case Officer:                 Daphney Haywood

	Application Number:          APP/13/00639

	Site Address:                      Land North of Station Road/East of Furniss Way, West Town, Hayling Island

	Proposed Development:   Outline planning permission for mixed-use development comprising up to 60 dwellings and 1,250sqm of light-industrial accommodation (Use Class B1).



Observations / Comments:

   I have briefly looked over the application documents, which are notably concise.   For clarity, it is understood that my colleague Mr. Laurent Lemagnen has been allocated this application to make comments from Environmental Health with respect to noise issues, housing standards, hours of operation, and light pollution (etc).

   The comments made here relate to Air Quality & Ground Contamination only, and should be read without prejudice to comments made / to be made under separate cover from Environmental Health. 

Ground Contamination 

   I looked at this application at the pre-application enquiry stage, under reference GEN/12/1080; at which time there was uncertainty with respect to the red-line application area likely to be put forward as part of a formal application.  
   Below is a summary of my assessment under the GEN/12/1080 application, with specific reference to the red-line application boundary to which this outline application relates: 

· The residential portion of the site has been marked as Greenfield on mapping since 1867, until present

· Land to the South of the residential portion of the site was previously in use as a gas works between 1898 & 1932, later incorporating some land adjacent to the Southern boundary of the site.
· The Main portion of the regeneration area was used as a Coal Yard following decommissioning of the gas works site from sometime between 1938 & 1962, until approximately 1971.  This portion of land is adjacent to the southern boundary of the development site.
· A builders yard & garage services (service & repair) has been operational at the southern boundary of the development site from at least 1991, but possibly as early as 1972.  This constitutes the current landuse at the southern boundary of the site.

· The Commercial portion of the site borders (but does not overlie) former railway sidings / goods sheds (former transportation & warehousing uses) at it’s western boundary, however, some migration from this potential source is possible.

· It is considered reasonable to conclude that the main residential portion of the site is likely to have been impacted to some degree by the presence of the adjacent Coal Yard and / or Gas Works, and that elevated PAH’s, metals, and other fuel/oil derived hydrocarbons are not unlikely at the site.  

· Local groundwater environment is not considered to be particularly sensitive, but that the opinion of the Environment Agency should be sought in this regard, particularly in the context of the proposed SUD Scheme

   It should be noted that none of the identified sources of potential contamination are located within the red-line boundary of the current application, but that the applicant still has an obligation to ensure that the development is safe and suitable for use; and does not pose a risk to future site occupants, controlled waters or the wider environment.  

    It is therefore considered that some form of investigation to quantify the degree of risk is required, alongside a requirement to remediate any local sources identified within the development site & mitigate any risks identified as ‘significant’ or ‘unacceptable’ (whether from outside or within the development area).   The investigation should cover both the less-sensitive (commercial) area of the site as well as the sensitive (residential) area, with a resolution appropriate to both the risks and identified potential sources.
    If development control are minded to grant consent for this scheme, I would request that the following condition be placed upon any consent granted: 
Condition 1

Prior to the commencement of development approved by this planning permission, or at any other stage otherwise agreed in writing by the Local Planning Authority; a scheme to deal with the risks associated with potential ground contamination at the site shall be submitted to and approved in writing by the Local Planning Authority.  That scheme shall include all of the following elements unless specifically excluded.

1) A desk study identifying:

· All previous uses

· potential contaminants associated with those uses.

· a conceptual model of the site indicating sources, pathways and receptors

· potentially unacceptable risks arising from contamination at the site.

2) A site investigation scheme based upon 1), appropriate to the scale of the site and the risks identified, to provide sufficient information for an suitable assessment of the risks to all receptors that may be affected, including those off site.

3) The results of the site investigation and risk assessment (2) and if appropriate, a remediation or risk mitigation strategy based on these results giving full details of the measures required and how they are to be undertaken.

4) A verification report shall be prepared on completion of the remediation or risk mitigation measures set out in (3) (if any) confirming that measures have been undertaken in accordance with the method statement and setting out measures for maintenance, further monitoring and reporting

All elements shall be adhered to unless agreed in writing by the Local Planning Authority.

Reason: To ensure that no contamination sources exist or remain on the application site that may pose an unacceptable risk to future site users, offsite residential land uses, buildings & services, or controlled waters,  and having due regard to policies and proposals E1 of the Hampshire County Structure plan 1996-2011 (Review), and DM10 of the Havant Borough Adopted Core Strategy (2011), and DM17 of the Draft local Plan (Allocations) 2012
Condition 2
“If, during development, contamination not previously identified on site is found to be present (for example solvent odour, stained or discoloured soils or sub-soils), no further development shall be undertaken until a report has been submitted to and approved by the Local Planning Authority detailing how that contamination is to be dealt with.  Unless otherwise agreed in writing with the Local Planning Authority, all works outlined in the submitted report shall be adhered to.”

Reason:  To ensure that no contamination sources exist or remain on the application site that may pose an unacceptable risk to future site users, offsite residential land uses, buildings & services, or controlled waters,  and having due regard to policies and proposals E1 of the Hampshire County Structure plan 1996-2011 (Review), and DM10 of the Havant Borough Adopted Core Strategy (2011), and DM17 of the Draft local Plan (Allocations) 2012
Air Quality

   I have reviewed the transportation statement, proposed travel plans, and ATC data, and traffic generation rates presented in support of this application.  I can confirm that the estimates are considered reasonable, and that I am in agreement that the local road transport infrastructure can adequately accommodate the estimated additional traffic without risk of creating local congestion issues.  
   Under EPUK Air Quality guidance, there should be no air quality assessment required where road traffic is not increased by >10% on any one road link where existing flows are at least 5,000 vehicles per day.  The transportation statement estimates a total increase of approximately 16% on Station Road (as new trips, all vehicle types)  as a result of the proposed development, however the measured flows of approximately ~3,800 vpd would indicate that this level of increase is unlikely to result in any significant air quality impact given the low level of existing road traffic emissions.

   Whilst there are further criteria relating to the proportion of increased HGV trips, it is noted that the proposed industrial units are small in scale.  It is therefore considered likely that a large proportion of the estimate for trips generated by ~1250m2 light industrial floorspace would be made up of predominantly passenger car and LDV movements, as opposed to HGV / Articulated HGV’s.  Again, given the relatively low traffic flows on station road, it is unlikely that any significantly adverse air quality impact would be identified following a formal assessment.  

   I therefore offer no adverse comment on air quality grounds.

Best Regards, [image: image1.jpg]



Jonathan Driver

Environmental Control Officer
