PLANNING (DEVELOPMENT CONTROL) COMMITTEE - 8th April 2010
ADDENDUM TO THE AGENDA:

ADDITIONAL INFORMATION REPORT (INCLUDING SPEAKERS)

1.0
INTRODUCTION

1.1 This report summarises information received since the Agenda was compiled including, as appropriate, suggested amendments to recommendations in the light of that information. It also lists those people wishing to address the Committee.

1.2
Where the Council has received a request to address the Committee, the applications concerned will be considered first in the order indicated in the table below. The remaining applications will then be considered in the order shown on the original agenda unless indicated by the Chairman.
2.0
ITEM 4 – APPLICATIONS FOR PERMISSION TO DEVELOP, ETC.

REVISED ORDER OF AGENDA (SPEAKERS)

	Part 1 Applications for Planning Permission 



	Application
	Site Address/Location of Development
	Ward
	Page
	Speakers

	
	
	
	
	Against 
	For

	70223
	41 Manchester Road Altrincham WA14 4RQ 
	Altrincham
	1
	
	

	74555
	41 Manchester Road Altrincham WA14 4RQ
	Altrincham
	11
	
	

	71016
	Land adjacent 15 Urban Road Altrincham WA15 8HT
	Altrincham
	25
	
	

	74409
	7 Acacia Drive Hale WA15 8QZ
	Hale Central
	35
	(
	

	74438
	85 Broad Road Sale M33 2EU
	Priory
	41
	
	(

	74357
	300-302 Stretford Road Urmston M41 9WJ
	Urmston
	56
	
	

	74477
	251 Seymour Grove Old Trafford M16 0DS
	Clifford
	67
	
	

	74517
	Windswood 4 Park Road Bowdon WA14 3JF
	Bowdon
	72
	(
	

	74561
	Land between 3 and 7 Millway Hale Barns WA15 0AE
	Hale Barns
	86
	
	

	74581
	Former RAF Club Oakfield Sale M33 6NB
	Ashton – on – Mersey
	95
	
	

	74624
	Flixton House Flixton Road Flixton M41 5GL 
	Flixton
	108
	
	

	74670
	16 Graysands Road Hale WA15 8SB 
	Hale Central
	114
	
	(

	74680
	76 Audley Avenue Stretford M32 9TG 
	Gorse Hill
	119
	
	

	74449
	3-9 Moss Lane West Old Trafford M15 5PQ
	Clifford
	125
	(
	

	
	
	
	
	
	

	Agenda Items
	
	
	
	
	

	Item 5 
	
	
	
	
	

	74549
	Altrincham College of Arts Green Lane

Timperley
	Hale Barns
	n/a
	(
	(

	Item 6
	
	
	
	
	

	74270
	Broadoak Comprehensive School Warburton Lane Partington
	Bucklow St Martins
	n/a
	(
	


PART 1

Page 1 H/70233 41 Manchester Road Altrincham
PROPOSAL

The concern regarding the dormer windows referred to in paragraph 16 of the report has been addressed with the submission of amended plans which reduce the width of the dormers.
APPLICANT’S SUBMISSION 

Since the report was prepared the developer has supplied a more detailed explanation as to why he is unable to enter into the Section 106 Agreement as originally approved.   The position has been summarised as follows:-

1. We put the Local Authority’s draft Section 106 Agreement to the Bank, and the Bank refused to agree to the same.  In particular to the extent that the Section 106 involved obligations such as the payment of money, and to carry out certain functions, the Bank would not agree to be bound by such matters.  (The Bank wanted Mr Holt (the applicant) to commit to have the land the subject of the Section 106 Agreement released from their legal charge before the project would proceed, and Mr Holt could not (understandably in the present funding climate) commit to that.)
2. We put proposed amendments to the Local Authority to cater for the Bank’s concerns, but the Local Authority would not agree to them. 
3. We therefore went back to the Bank who indicated that they would be prepared to release part of the site from their security, which would enable the matter to proceed where the site was split and the Section 106 Agreement could be entered into in relation to part of the site, and the remaining site would be excluded from the Section 106 Agreement and remain subject to the legal charge in favour of the Bank. 

In summary, the Bank was not prepared to agree to or entertain a position whereby they could be obligated in any way to make any payments or undertake any obligations in relation to the proposed development. 
Page 11 74555/FULL/2010 41 Manchester Road Altrincham
APPLICANT’S SUBMISSION 

The applicant has confirmed that the development would have a brick finish (as opposed to render as originally intended) and that the windows would be set in approximately 100mm into the reveal.

These amendments have been made at the request of officers and are considered to result in a more appropriate form of development.

REPRESENTATIONS

Two further letters received in response to the amended plans, both stating that the only issue is that there should be no exit/entrance on the Fire Station road as this would not be in the public interest.
OBSERVATIONS

No further information has been received from the applicant in response to the concerns raised by the Greater Manchester Ecology Unit advising that further bat surveys should be undertaken and considered by the Council before the application is determined (see paragraph 33 of the report). 

It is considered that a condition could be attached to any planning permission requiring further bat surveys to be carried out during the summer period and prior to the demolition of the building. This would enable the potential presence of bats to be assessed at the appropriate time of year and, in the event that any evidence is found, an appropriate method statement for the protection of the bat species can be put in place. If bats are found on site, a licence would also be required from Natural England.

RECOMMENDATION

Add the following condition:

No development shall take place, including any demolition works, until additional bat surveys have been carried out during the summer period (June to August) when bats are known to be active. The surveys shall be in the form of two dusk/dawn surveys and shall be carried out by suitably qualified persons. The results of the surveys shall be submitted to and approved in writing by the Local Planning Authority, and the development carried out in accordance with any recommendations made in the surveys.

Reason. In order to ensure the development does not adversely affect bats that might be using the building; bats being a protected species and having regard to Proposal ENV12 of the Revised Trafford Unitary Development Plan.

Page 35 74409/HHA/2009 7 Acacia Drive Hale

SPEAKER(S)
AGAINST: Mr Atkins



(on behalf of neighbours)




FOR:

REPRESENTATIONS
Following consultation with neighbours regarding the submission of amended plans, four letters of objections have been received from neighbours who have already raised objections to the initial plans submitted and these concerns are listed on the main report to committee, additional points raised include:-

· Concern regarding the additional increase to kitchen area.  This will dominate rear patio to 8 Acacia Drive resulting in loss of light and will make rear garden area colder and less usable.  This is considered to be a step backwards given that Trafford Planning originally advised the applicant to reduce the scale of the proposed extension.

· Request that the application be deferred so that applicant can make sufficient enquiries and provide suitable evidence regarding the extent to which No.8 will loose sunlight and daylight.  It is requested that the applicant provide a comprehensive report on the impact of their proposal on neighbours using an appropriate software programme to model sun paths and daylight on the use of the patio and adjacent living rooms.

· Windows are of different style, configuration and proportion and do not relate to arrangement of windows on the original house.  No refinement in brickwork or detailed consideration of the eaves and gable junctions.

· Would prefer to see a definite break between house and extension rather than bonding brickwork

· Extension does not show impact of lead flashings which could result in profile of windows having to change.

· Plans do not include details of boundary treatment

· Reduction in hardstanding area to basement does not improve overall design.

· Plans have arrived when a number of residents are on holiday and cannot respond in time for committee. 

· Obscured glazing to side window will not provide full privacy

· Extension bigger on the east side and their will still be significant blockage of light to the east side, window on east elevation made bigger.

· Submission of altered plans are merely an attempt to wear down neighbours on their objections.

OBSERVATIONS
Additional information has recently been received by the Planning department from the Councils Ratings Service which would suggest that part of the premises are used to run MCI tours Ltd including two administrative assistants operating from the premises to deal with the paperwork.  The owner has advised the ratings officer that he has not decided to use the proposed basement area of the extension as an office or a granny flat for his mother who is currently in a home.  He has been advised by the ratings officer to contact the valuation office to seek advice regarding the valuation matter in relation to the extension for both business use and Council tax banding for domestic use.  A report will now be submitted to the valuation office for them to consider whether the use of the dining room as an office is classed as commercial use for business rate purposes.

RECOMMENDATION
In light of this information, it is requested that the application before committee be deferred until the Council has all the information to assess the application.
Page 41 74438/FULL/2009 85 Broad Road, Sale,
SPEAKER(S)
AGAINST:


FOR: Mr A Titterton (AEW Architects)



(on behalf of applicant)

CONSULTATIONS

GMEU: The Bat Survey submitted recommends additional survey work as a precaution to ensure that no bats are present at the time of demolition.  It would be appropriate to require this work through a condition.  Conditions requiring replacement of habitat and a method statement for the demolition works are also required, e.g. the tiles, soffit boards etc to be removed by hand under the supervision of a bat consultant.
REPRESENTATIONS
2 additional letters/emails of objection have been received from local residents.  The additional comments received have been summarised below:

· The amended plans submitted do not address original concerns.  The development still represents overdevelopment of this small site at a very busy junction and close to the entrance to a junior school;

· The Executive Committee’s proposals to open a new 'Super School' on the Moorlands site by 2013 raises more concerns about traffic and parking during the school drop off period.  This will increase the pupil numbers from approx 180 to over 650. The plans for the school site also include the introduction of an all weather flood lit pitch meaning that the problems will be extended beyond the current school pick up and drop off times and become even more part of the daily and evening street activity.
· The balcony on the North face of the property whilst reduced in size is still a balcony that will open out and directly overlook our property.
· The relocated refuse and recycling centre placed nearer to our property will cause a smell and noise disturbance and if the lorry is coming on site to reverse up the drive this poses a significant noise disturbance along the whole length of our property at an unsociable time of day (6am);

· The report to the planning committee recommends that the gates should be 'slam to lock' and entry should be by 'video phone'.  As the main entrance is next to our property this will obviously also cause us more noise disturbance.
· Light pollution from the 'lit car park' directly adjacent to and along the length of our property will cause a disturbance.
· Applicant’s sun path images are unsubstantiated.  The report to committee lacks objectivity and is biased towards the applicant as it negates the significance of the loss of light for what amounts to 1/4 of the year.  A more accurate or objective statement would be that the impact for the remaining 9 months is as yet unclear.

A petition signed by 458 local residents has been submitted opposing the proposed development.  The petition states that:

· The destruction of an aesthetically pleasing house will not enhance the area;

· The site is not large enough to accommodate sufficient parking for 13 apartments and their visitors;

· This development would cause more congestion to an area already problematic in rush hour times;

· The site is in a peaceful area with family houses nearby, an apartment block would not suit the profile of the area.  Family accommodation is needed in Sale, not yet more flats;

· Wish to preserve buildings, particularly those over 100 years old.

OBSERVATIONS
 

BAT SURVEY

1. Members may be aware of a decision last year in R (on the application of Simon Woolley) v Cheshire East Borough Council – which clarified the legal duty of an LPA when determining a planning application for a development which may impact on European Protected Species (EPS), such as bats. The essence of this judgment is that pursuant to the Conservation (Natural Habitats etc.) Regulations 1994, a person carrying out an activity which would harm an EPS must apply for a license from Natural England.  However, an LPA must also address the same three ‘derogation tests’ when determining a planning application which may similarly impact on an EPS.  These three tests are:  

• that the activity to be licensed must be for imperative reasons of overriding public interest of for public health and safety;
• there must be no satisfactory alternative; and 

• favourable conservation status of the species must be maintained.
2. The applicant has submitted a Preliminary Bat Survey which confirms that whilst there is no evidence of bats within the building, it is considered to offer ‘moderate’ bat roosting suitability with potential roosting locations identified externally around loose tiles and holes in the roof.  However, the survey was carried out in March - outside the maternity season and optimal survey period.  As such it recommends further bat surveys to be carried out between late May and early September.  If bats are encountered during these further surveys, works to demolish the house will need to be undertaken under an EPS license as outlined above.  GMEU have assessed this survey and state that there is no objection to the application on this basis, subject to conditions requiring further survey work, the provision of replacement bat habitat and a detailed demolition method statement.  

3. The existing building is in a dilapidated condition and the applicant has submitted a structural survey which demonstrates that it would not be cost effect to retain and refurbish it. It is considered therefore that the interests of public safety outweigh any possible harm to bats and that there are no satisfactory alternatives. The Bat Survey submitted also refers to enhancement bat roosts to be incorporated into the site. Therefore, it is considered that the demolition of these buildings is acceptable.  The applicant has been advised in writing of his responsibilities under Schedule 5 of the Wildlife and Countryside Act 1981(Amended) and the Conservation Regulations 1994, Regulation 39 should bats be discovered at any point before or during demolition.  Conditions are also recommended which requires the submission of further survey work; a method statement for demolition; and the provision of replacement bat habitats if planning permission is granted.
RECOMMENDATION
 
Add the following conditions:

 
15. Bat Survey – additional survey work;

16. Submission and agreement of method statement for demolition;

17. Submission and agreement of bat replacement habitat within the site;
Page 56 74357/FULL/2009 The Barkway Residential Home, 300-302 Stretford Road, Urmston.
OBSERVATIONS

Further to advice received from the Greater Manchester Police Design for Security Officer, the proposed 1.8m high gates across the vehicular access to the site will be recessed into the site beyond the main entrance to the building.  This will reduce the number of people who will need to be let through the gates and thus secure the site further.  As the gates would be situated approximately 48.8m back from the footway of Stretford Road, it is considered that they would not impact on pedestrian or vehicular safety or free-flow on Stretford Road and would not unduly impact on the existing street scene of Stretford Road.  

The applicant has agreed to this revised siting of the proposed gates and the erection of 1.8m high railings along the western, southern and part of the eastern boundary of the site and 1.4m high railings along the northern boundary of the site to ensure that the site is adequately secured.  Amended plans have been submitted detailing this revised location of the proposed railings and gates in line with the Police’s comments.

Page 72 74517/FULL/2009 Windswood 4 Park Road Bowdon

SPEAKER(S)
AGAINST: Mr G Wilkins





(neighbour)






FOR:
OBSERVATIONS
Amended plans have been submitted which incorporate 1.7m screening for most of the second floor balcony to try to overcome the second reason for refusal. However, it is considered that there would still be actual and perceived overlooking from the terrace. It is recommended that reason no. 2 of the recommendation be amended.

RECOMMENDATION

Amend reason 2  to refer to ‘actual and perceived overlooking’ rather than ‘overlooking’. 
Page 95, 74581/FULL/2010, Former RAF Club, Oakfield, Sale

OBSERVATIONS
 

DESIGN AND APPEARANCE

As outlined within the main report, amended plans had been requested from the applicant which show the five dormer windows on the south elevation of Block 2 reduced in size, returning them to the dimensions approved under the earlier planning application (ref. H/69568).  The applicant has submitted amended plans which show the five dormers reduced slightly in size, however the dormer windows are still larger than those shown on the approved drawings and officers remain concerned that these would unduly dominate the roof of this part of the building.  The Council has been unable to contact the applicant since receiving these amended drawings and a condition is therefore recommended which requires the submission and agreement of a scheme for the design of these dormer windows.

RECOMMENDATION
 
Add the following condition:

 
18. Notwithstanding the submitted revised drawings, the submission and agreement of a revised scheme for the five dormer windows on the south elevation of Block 2.  
Page108 74624/LB/2010 Flixton House and outbuilding adjoining immediately north of Flixton House, Flixton Road, Flixton.
CONSULTATIONS
English Heritage: No objections
Page 114 74670/HHA/2010 16 Graysands Road Hale

SPEAKER(S)
AGAINST:





FOR: Mr P Lillie (Insight Ltd)
 


(applicants agent) 
Page 119, 74680/HHA/2010, 76 Audley Avenue, Stretford, M32 9TG
REPRESENTATIONS

Following the receipt of amended plans which lowered the height of the decking an additional 300mm at the ‘upper level’ and 100mm at the lower level, the neighbour at 74 Audley Avenue has submitted an additional written representation to the Council withdrawing their original objection. The occupant of No.74 has stated that there are no objections to the revised scheme subject to it being built in accordance with the plans, which would result in the height of the common boundary fence exceeding the floor of the decking by a minimum of 1.7m, thus giving them privacy when using their living room. 

Page 125 74449/FULL/2009 3-9 Moss Lane West, Old Trafford

SPEAKER(S)
AGAINST: Ms E McLeod  



(on behalf of petitioners)




FOR:

ECOLOGICAL IMPACT

An initial assessment has been carried out in regards to the potential for bats to roost in the premises.  This assessment has found that the existing building offers no realistic potential for loft dwelling bats and the survey found no evidence to suggest recent or historic use by bats.  The existing buildings are also considered as being of low potential in relation to crevice dwelling bats.  It is therefore considered that in lie with advice sought from the Greater Manchester Ecology Unit, a full bat survey is not required on the existing building. 

RECOMMENDATION

It is recommended that the wording of condition 4 is changed to:

4. For the avoidance of doubt units 3, 5 and 7 shall only be used for those uses falling within Use Class A1 (Shops) and Unit 9 shall be used for uses falling within Use Classes A1 and A5 (Shops and Hot Food Takeaway) of the Town and Country Planning (Use Classes) Order 1987 (as amended).

Agenda Item 5 74549/FULL/2009 Altrincham College of Arts Green Lane

Timperley

SPEAKER(S)
AGAINST: Mr C Andrews





(on behalf of neighbours)




FOR: Mr P Brooks



(Headteacher)
CONSULTATIONS
LHA – (In response to the 4 suggestions raised by the residents Group on the centre of page 13)
1.  The provision of a yellow box marking is not appropriate at this location, they tend to be installed within the controlled area of a signal controlled junction.
 

2.  The provision of 'white lines' or H- bar markings could be funding by the applicant.  However, the markings are only advisory and it is felt by the LHA that the provision of single yellow lines could be more useful.  Any single yellow line markings would be funded by the developer through the Traffic Regulation Order fund already agreed.
 

3.  It is not the LHA's policy to install residents only parking restrictions in response to developments.  Such schemes cost money to administer and therefore result in costs to residents for permits in the long term.  Residents only parking schemes are usually pursued by the LHA at the request of residents experiencing exceptionally extreme parking problems.  The experience of the LHA is that residents do not wish to pay for parking permits.
 

4.  The LHA suggested that further parking spaces could be provided within the site, however, as the applicant meets the parking standards for the proposed building no further demands can be made to the developer to provide further parking.
 

REPRESENTATIONS 

- A letter has been sent to Trafford’s Children and Young People's Service questioning the school’s educational reasoning behind the proposed college. In summary the following points are made:
In summary the three key educational arguments adopted by the School for building a new Sixth Form College within the Green Belt as listed above, do not justify a demand for the facilities because the demographics clearly demonstrate a long term reduction in the Trafford population aged up to 19. This is completely at odds with the key justification used by the School. 

The new Sixth Form College will not be providing specialist facilities that are not providing elsewhere. There are several Schools and Colleges within Trafford to provide facilities for the 57% of the intake of students that attend the School that live within Trafford. The remaining students are well catered for elsewhere both within Trafford, Manchester and the surrounding areas. 

The School has proposed that in future the entire intake shall be from Trafford. This further reinforces the issue of lack of demand with Trafford for this type of facility.

- The response from Children and Young People's Service states:
“In line with DCSF policy, Altrincham College of Arts has been invited by the government to put forward a proposal to establish a 6th Form as a result of being designated as a high performing specialist school.

The strong presumption is that Local Authorities will support these plans “unless there is compelling objective evidence that expansion will have a damaging effect on standards overall in an area, which cannot be avoided by Local Authority action”.
Altrincham College of Arts is committed to developing their 6th Form to complement existing provision in the area and to enhance opportunities for young people to stay in education post 16.

My letter of support relates to the development  of 6th Form provision in line with the presumption but I have not been involved in drawing up plans for the building and it is not my role to comment on the virtues or otherwise of the planning application.”
OBSERVATIONS
As condition 5 addresses the level of evening class use and condition 6 is considered to be unreasonable for a school, it is recommended that that condition 6 be deleted.
RECOMMENDATION
Delete condition 6 (restriction of hours of use for the centre). 
Agenda Item 6 74270/FULL/2009 Broadoak Comprehensive School Warburton Lane Partington

SPEAKER(S)
AGAINST: Mr Weir

 


(on behalf of neighbours)



FOR:
CONSULTATIONS

Positive Partington – Have no issues to the plans.  However, the members have come across the problem that there is no enough car parking facilities on the site.  If there is not enough parking on the site for coaches/ car parking, with will mean cars/coaches will start to park on the main road which they envisage causing accidents to other road uses.

REPRESENTATIONS

A further letter of objection has been received from a local resident who has already written to the Local Planning Authority objecting to the proposed development.  This latest letter states that the neighbours of Broadoak School do not want a youth club built.

APPLICANT’S SUBMISSION

The applicants have submitted a further plan detailing the location of lighting and CCTV around the development.   However this plan does not show the luminance or the light spillage of the proposed lighting, nor does it show the angle and coverage of the proposed CCTV.  It is therefore recommended that these details are to be agreed through condition.

HIGHWAY SAFETY AND PARKING PROVISION

To meet the Council’s parking standards for the proposed development, the provision of 55 car parking spaces are required 20 for staff and 35 for students.  The proposals state that 61 car parking spaces are available for the use within daytime hours which exceeds the Councils parking standards.  In addition, it is considered that the presence of the theatre could generate additional parking requirements in addition to the basic requirements within the site and therefore the theatres parking requirements will be considered in addition to the general teaching/learning space.  The proposals include the provision of a 376 seat theatre and to meet the Councils car parking standards the provision of 81 car parking spaces should be made for this use.  The proposals state that this use is more likely to occur out of normal school hours when a greater amount of parking is available within the site at this time.

To meet the Councils parking standards for the existing use the provision of 45 car parking spaces is required, comprising 32 spaces for teachers, 8 spaces for non-teaching staff and 5 parking spaces for visitors.  The existing parking provision within the site is 103 spaces and the proposals look to increase the number of car parking spaces to 107 spaces, therefore it is considered that the existing and proposed uses meet the Councils car parking standards.  Whilst it is considered that this number of car parking spaces can be delivered within the car parking area available, it is recommended that a condition is attached to any approval for a revised site layout plan to ensure all car parking spaces meet the Councils dimension standards.  In addition the access route along the north of the site needs to be widened to 4.5m width to ensure simultaneous access and egress is available.  It is considered that there is space is available within the site to accommodate this.

It is therefore considered that adequate off road car parking provision can be provided for the proposed development and thus would not lead to on-street car parking on neighbouring roads.

To meet the Greater Manchester Cycle Parking standards the provision of 37 cycle parking spaces should be made for the proposed new use, this should be provided as mainly long stay for staff and pupils and some short stay for visitors.  It is recommended that the provision of these cycle spaces is secured through a condition (see condition 7 of the Committee Report).

The Local Highways Authority has also requested that if planning permission is granted that a condition is attached requiring the submission of and updated travel plan.

RECOMMENDATION

It is recommended that the wording of condition 11 is changed to:

11. The facility hereby permitted shall only be open to the public and for the use of the school between the hours of 10:00 hours and 22:00 hours on any day.
The following conditions are also recommended:

16. Details of the position and angle of external CCTV cameras to be submitted and approved.

17. Notwithstanding the submitted details, submission of a revised site layout plan indicating car parking layout and widening of access route within the site.

18. Submission of Travel Plan.

FROM THIS POINT ON REFER TO ORIGINAL AGENDA ORDER UNLESS INDICATED BY THE CHAIRMAN
DR. GARY PICKERING

DEPUTY CHIEF EXECUTIVE

FOR FURTHER INFORMATION PLEASE CONTACT:

Simon Castle, Chief  Planning Officer

Planning Department, P O Box No 96, Waterside House, Sale Waterside, 

Sale, M33 7ZF

Telephone 0161 912 3111
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