HAVANT  BOROUGH  COUNCIL

Town & Country Planning Act 1990

Consultation on Planning Application

MEMORANDUM

	From:
Environmental Health 
	To:                  Development Control

	
	

	Our Ref:              DCS/EH/JPD/120823002
	Your Ref:
APP/12/00772

	
	

	Ext. No:
      6677
	Date:                 19/09/2012

	
	

	DC Case Officer:                  Mr. David Eaves

	Application Number:           APP/12/00772

	Site Address:                       Land South of Ranelagh Road, Havant

	Proposed Development:    Erection of 81 dwellings consisting of 10No. 1 bed flats, 12No. 2 bed flats, 6No. 2 bed houses and 53No. 3 bed houses,  construction of access from Ranelagh Road, provision of landscaping, open space and associated works.
 


Observations / Comments:

   I have reviewed the application documents, and would like to provide comment with respect to both Ground Contamination & Air Quality.   I understand that my colleague, Mark Moss will provide comments from under separate cover with respect to noise / light pollution issues (etc.).

Ground Contamination

   The response to s14 of the application form [Existing Use] states that previous uses of the application site are not  expected to give rise to ground contamination issues.  The applicant also states that the proposed development is not considered to be susceptible to contamination.

   I disagree on both points, for the reasons given below:

· The Western portion of the development site is marked as a ‘brick field’ between 1898 & 1909.  1898 is the earliest available mapping for this location, and it is possible that the brick field was in operation for longer than the above date range would suggest.  (Brick field likely involves combustion processes, with various fuel materials possible – there is potential for persistent residues to remain on site)

· Land immediately south & east of the existing allotment gardens is marked as extensive ‘glasshouses’ (Brockhampton Nurseries), covering approx. 2000sq.m between 1898 & 1909, but possibly in use until as late as 1931.  Commercial growing within glasshouses on this scale are commonly associated with boiler-houses, and either hydrocarbon fuel use, solid fuels, or local production of town-gas from coal.
· Land to the north of the site has been in use as Allotment Gardens since at least 1954.  Whilst contamination is not generally associated with allotment use, there is potential for asbestos materials to be present, from shelters & storage sheds erected &/or demolished on the site over the years.

· Part of the site lies within a radon protection area

· Residential landuse is considered to be sensitive to residual contamination arising from previous uses described above, as well as the ongoing risk of radon ingress into properties, affecting the internal air quality within 3-5% of properties.

· The majority of the site lies within a Source Protection Zone 1, which is considered highly sensitive to contaminants capable of leaching from soils.  The site is classified as having a high permeability with a high leaching potential, overlying a secondary aquifer.
  Whilst these issues do not provide a barrier to the progression of the site, it is appropriate to address the risks as part of the development control process.  If you are minded to grant consent for these proposals, and notwithstanding comments below relating to the assessment of air quality, I would request that the following conditions be applied:
Condition 1
Prior to the commencement of the development approved by this Planning Permission (or such other date or stage in development as may be agreed in writing with the Local Planning Authority), a scheme to deal with the risks associated with contamination of 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, in writing by the Local Planning Authority.

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 on previous investigation reports, for the purpose of provide informing an appropriate 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 method statement based on these results giving full details of the remediation measures required and how they are to be undertaken.

4. A verification report shall be prepared on completion of the works set out in (3) confirming the remediation measures that 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 prevent future occupiers of residential units on the site from being exposed to unacceptable risks arising from previous land uses undertaken at the development site; to protect controlled waters (source protection zone (SPZ1)), 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)
Condition 2
“If, during development, contamination not previously identified on site is found to be present, 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 prevent future occupiers of residential units on the site from being exposed to unacceptable risks arising from previous land uses undertaken at the development site; to protect controlled waters (source protection zone (SPZ1)), 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)
Air Quality 

   The submitted traffic & transportation assessment has been reviewed in detail.  It is noted that the submitted data include a further potential housing development of approximately 40 units to the South West of the proposals under this application.

   The average daily flow figures (AADT) indicated by the PB Associates report ref: 025/0025/TA/3 indicate an increase of approximately 205% existing levels utilising the Ranelagh Road (excl. road traffic associated with the additional development phase to the Southwest).  
   NSCA guidance recommends an air quality assessment be undertaken where local road traffic flows are to be increased by 10% or greater, on any junction arm.

   Whilst base flows & local background are fairly low within this area, this does not mean that the development is unlikely to have a significant (adverse) impact (it is not necessary for an area to be at risk of breaching an air quality objective for a development to be deemed to have a significant impact on local air quality).

   I would expect such an assessment to consider the impact upon selected receptors, inclusive of residential property close to the Brockhampton Lane / Ranelagh Road junction, both on Brockhampton Lane, and on Ranelagh Road, as well as an indicative receptor close to the proposed site access.  The assessment should be in a recognised format – either DMRB (in line with LAQM reporting practice), or other industry standard method (i.e. ADMS roads).  There is no need for the assessment to have a wider scope than the Ranelagh Road (RR) / Brockhampton Lane (BL) road junction and constituent roads within the immediate vicinity (I.e. BL / RR / Proposed Site Access).
   Any mitigation that may be required will either include design parameters, or potentially enhanced contributions / commitments as part of a s106 agreement, and as such it is not appropriate to address air quality concerns by means of a planning condition.

   I would therefore object to the granting of this application on the basis of the lack of supporting information to allow an appropriate & robust assessment of the likely air quality impacts of road traffic associated with it’s operational phase.
Best Regards, 
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Jonathan Driver

Environmental Control Officer
