PLANNING (DEVELOPMENT CONTROL) COMMITTEE - 9th September 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

	74649
	9a Denesway Sale M33 4PZ
	St Mary’s
	1
	(
	

	74571
	Wellington School Wellington Road Timperley WA15 7RH 
	Timperley
	7
	(
	(

	74681
	Land adjacent to the M60 High Level Bridge and Davyhulme Waste Water Treatment Works and to the South of Trafford Soccer Dome. M17 8DD
	Davyhulme East and West
	20 
	
	(

	75201
	Land adjacent 9 Teesdale Avenue Davyhulme M41 8BY 
	Davyhulme West
	34
	(
	

	75363
	185-187 Hale Road Hale WA15 8DG
	Hale Central
	42
	
	(

	75369
	1 Sandown Gardens Flixton M41 5EZ
	Flixton
	51
	
	

	75462
	Former Adult Training Centre Site, Albert Place, Altrincham WA14 4NS 
	Altrincham
	58
	(
	(

	75601
	Former Bowfell Road Depot and land behind No. 1 Jackson Court Flixton M41 5SG
	Flixton
	73
	
	

	75667
	26 Thorold Grove Sale M33 2FN
	Sale Moor
	82
	
	

	75271
	Sunnydale Bowdon Road Altrincham WA14 2AJ
	Bowdon
	85
	(
	(

	74777
	Sunnydale Bowdon Road Altrincham WA14 2AJ
	Bowdon
	92
	(
	(

	75254
	Land off Laurel Walk, Partington  M31 4NQ
	Bucklow St Martins
	97
	
	

	75276
	Land adjacent to 181 Park Road Timperley

WA15 6QZ
	Village
	108
	
	

	75405
	Loreto Grammar School, Gorsey Lane/Booth Road, Altrincham WA14 4AX
	Altrincham
	116
	
	(

	
	
	
	
	
	

	Agenda item 5
	
	
	
	
	

	75607
	231 Ashley Road Hale
	Hale Central
	n/a
	(
	(

	Agenda item 6
	
	
	
	
	

	74747
	St Ambrose College Wicker Lane Hale Barns
	Hale Barns
	n/a
	(
	(

	
	
	
	
	
	


Page 1 - 74649/HHA/2010 9a Denesway Sale



SPEAKER(S)
AGAINST:  Mr G Pearson






   (on behalf of neighbours)





FOR:

REPRESENTATIONS

Two more letters of objections have been received from neighbouring residents who have previously objected to the application.  The concerns raised are the same as those detailed in the Committee Report.  One of the residents also highlighted inaccuracies within the submitted plans, which the applicant has now rectified.

Page 7 - 74571/FULL/2010    Wellington School Wellington Road Timperley
SPEAKER(S)
AGAINST: Mr Stasyszyn


                                    (neighbour)


FOR:   Mr J Watson



 


           (Headteacher)
REPRESENTATIONS

52 letters of objection have been received following re-notification of neighbouring properties regarding amended plans received by the Council.

These letters and emails re-iterate the main thrust of opposition to the proposed scheme regarding matters such as:

· Suggestion of retractable lighting columns for when not in use as a condition if planning permission is granted to reduce visual impact of proposed pitch.
· The pitch still is too close to residential properties (9m in places)

· Even though the pitch has been reduced in size, it is still 9m closer than the minimum distance recommended by Sport England.
· Although the fence has been lowered by 1m to 3m, this will still result in loss of visual amenity.
· The proposed conditions relate ONLY to the use of lights and NOT to the use of the pitch. This would mean that the pitch could be used at any time so long as the lighting is not being used which would be detrimental to neighbouring properties.
· The views of the consultant reporting on noise nuisance are clearly based on the assumption that the usage of the pitch is confined between 8:30am and 6:30pm Monday through Friday and in term time only. The report states that noise will increase but this would be masked somewhat by commuter traffic up to 6:30pm. Clearly this consultant is either misinformed or has been misled. Whatever the background to this situation the recommendation and conditions are in direct contradiction to the consultant’s thinking. For this reason along the report should be withdrawn from the agenda so as to allow the consultant’s views to be clarified and possibly reassessed.

· Proposed finishing time of 7pm to be considered?

· Suggested that planners visit Timperley Cricket Club at night to see their floodlights on to see for themselves the scale of light pollution.

· Site overdevelopment.
· Loss of visual amenity.
· Overall size and lighting overspill of lighting columns.
· Noise.
· Potential hours of use after lighting columns are switched off at 18:30 until after 10pm in the summer months.
· Potential for other parties to use sporting facilities in future.
· Possible alternatives to be utilised such as Timperley Sports Club which the school uses currently in perpetuity.
· Reduction in size of general playground area.
· Increase in traffic and parking issues from visiting schools and parents.
· All habitable room windows of some apartments of Wellington House face directly onto the proposed pitch and serious concerns are raised regarding detrimental harm to the occupiers.
· Proposed fencing will be an eye sore.
·  Combination of the lighting columns and noise generated by the synthetic pitch at Timperley Cricket Club and the proposed pitch at Wellington Road School would cause major disturbance.
· Neighbour states that he already has run off water from the netball pitches in his garden and is concerned that the natural soak-away drainage will be covered by a synthetic pitch with no indication of drainage mentioned within the submitted details.
· The application referred to the “exclusive use by schools” – should this not be limited to “school” otherwise the proposed would not be an amenity but a business venture?

· Views of neighbouring properties regarding quiet leisure time after 6:30pm has not even been considered.
· The areas around Moss Lane and Wellington Road will be changed from quiet and residential in the evenings, to a noisy, busy, light intrusive car park and therefore we urge you to reject this planning application.

· Currently, there is noise from the sports field and nursery located on Stockport Road during the day and the evenings, with associated flood lights. If Wellington Road were to be granted permission, the noise and light disturbance would surround certain properties along Moss Lane and Stockport Road.

· Occupier of 67 Wellington Road states that the proposed pitch would be 11m from his rear boundary instead of 9m and therefore of no material benefit to him. Even Sports England recommends that a minimum distance to neighbouring properties should be 20m. The development would take up just about all the grass space left in the school grounds and clearly been shoe-horned onto the current field. Those who do not want to go into the fenced pitch would congregate in the small spaces left between it and neighbouring properties further increasing disturbance to local residents. The sky glow has not been assessed and the estimated light spillage has only been assessed at ground level. The assessment does not consider the light received to either first floor windows or the reflections from the school building windows which surround the pitch on two sides. The lighting columns would dominate the view from rear windows and also be seen to tower over his property from the front garden. 

· The 2001 proposed pitch was approved by a narrow margin and therefore the current application should be refused.
OBSERVATIONS

Two questions were asked by the Council in response to concerns raised by neighbouring residents. These were:

1) Would the school be willing to a condition which does restrict evening use on ten occasions only throughout the year including summer months?

2) Would the school be willing to a condition restricting use during the summer months of lighter evenings by prohibiting use on Saturday evenings and possibly afternoons, and all day on Sundays?

In response, The Consultant Headteacher of Wellington School has stated:

1) Wellington Road would not give up its right to use its grounds for school functions, sporting or otherwise, when floodlighting is not required. However, I would wish it known that any such functions are few and there are no plans to change the school’s pattern. The ten occasions in a year when the School could use the lighting facility would serve to give options of dates to organise a special event. At this time there are no plans to use all available evenings. 

2) It would be worth re-iterating that the proposed facility will only be used in a supervised situation with staff willing and available. I cannot recall any occasion when the current facilities have been used on a Saturday evening or Sunday. Wellington Road has a culture of work/life balance for its staff and consequently would not organise an event which impinged on family time.
Page 20 – 74681/FULL/2010   Land adjacent to the M60 High Level Bridge and Davyhulme Waste Water Treatment Works and to the South of Trafford Soccer Dome. 

SPEAKER(S)
AGAINST:





FOR:  Mr Hopkins (King Sturge)



           (applicant’s agent)
CONSULTATIONS

City Airport – No objections, subject to conditions.

City Airport (formerly Barton Aerodrome) has reviewed the planning application as part of the Aerodrome’s official safeguarding procedures. The site does fall underneath the safeguarded airspace, which protects the safe flight of aircraft using the airport. 

The following conditions have already been communicated to the developer: -

1. That the maximum height AOD does not exceed 60m, assuming a notified ground height of 22.5AOD.

2. That the drilling rig is fitted with Red Obstacle Lighting 

3. That during construction, the erection of any temporary cranes that exceed 20m in height above ground level should be notified in advance (at least 1 month) to the Airport in writing.  

Salford City Council – No objections

APPLICANT’S SUBMISSION

The applicant is required to obtain Consent to Operate at the site from the Health and Safety Executive (HSE) prior to the commencement of any work apart from site construction. Full details of the well programme must be submitted no less than 21 days prior to the commencement of these operations and HSE consent must be obtained. The proposals are reviewed by the HSE land operations team who also look after offshore sites and are very familiar with well operations.

In addition, statutory legislation (The Boreholes Sites and Operations Regulations 1995) requires the preparation of a Site Safety Plan, which includes, but is not limited to, a description of the operation, roles and responsibilities, risk assessment and the control / mitigation of the same and emergency response arrangements. This document must be maintained at each site and its contents communicated to personnel working at the site. HSE inspectors are at liberty to inspect the site at any time to ensure compliance with all appropriate Health and Safety requirements including the content of the above documentation.

The HSE therefore plays a very active role in the drilling of wells and any subsequent testing and production operations.

OBSERVATIONS

With regards to the comments of City Airport, it is recommended that additional conditions should be attached requiring the fitting of Red Obstacle Lighting and requiring notification to be given to the Planning Authority and City Airport of the erection of any temporary cranes. It is considered that it would not be necessary to add a further condition relating to the height of the drilling rig as there is already a recommended condition that the application be implemented in accordance with the approved plans, which show the height as 34m. 

Recommendation

That two further conditions are attached as follows: -

22. Prior to the erection of the drilling rig hereby permitted, the rig shall be fitted with Red Obstacle Lighting, in accordance with details that shall previously have been submitted to and approved in writing by the Local Planning Authority. The approved lighting shall be retained for the duration that the rig is in situ, unless agreed otherwise in writing by the Local Planning Authority.

23. Prior to the erection on the application site of any temporary cranes that exceed 20m in height above ground level, at least one month’s written notification shall be given to the Local Planning Authority and City Airport.

Page 34 - 75201/FULL/2010 – Land adjacent 9 Teesdale Avenue Davyhulme
SPEAKER(S)
AGAINST:  Mrs Phillips





  (neighbour)



FOR :

REPRESENTATIONS

Two letters of objection have been received from neighbouring residents of Teesdale Avenue and Fairburn Close in regards to the submitted amended plans.  The following concerns that are raised, additional to those stated in the Committee Report are: - 

· The proposed property does not blend in aesthetically to the original properties on Teesdale Avenue.  This property type is more suited on a larger development of similar properties.

· The applicant states that the land has not been maintained and thus would benefit from the proposal.  This is untrue and originally benefited from a beautiful natural looking garden, which was completely demolished by the existing owners in 2008.

Page 42 – 75363/FULL/2010 185-187 Hale Road Hale

SPEAKER(S)
AGAINST:




FOR: Mr J Lingard (Linberg Design Associates)



         (applicant’s agent)

CONSULTATIONS 

LHA – In response to the amended plans the LHA raise no objection and comment as follows:

The proposals are for a 70 children nursery, to meet the Councils car parking standards for the use the provision of 13 car parking spaces should be provided overall, 7 for staff and 6 for parents.   The application states there is the provision of 13 car parking spaces within the site. 7 spaces at the front accessed off Hale Road and 6 at the rear accessed off Westminster Road.

The staff parking will be accessed directly off Hale Road and although the spaces do not work independently it is considered that as  these are acceptable in principle as staff spaces as staff will only be arriving and leaving once a day.  The dimensions of the car parking spaces have been increased to 5m length in order to allow someone to walk between the cars, therefore a length of 10m for tandem parking spaces has been provided with a 6m aisle width provided.

Whilst it is considered that the space located down the side of the building is very tight for the provision of a parking space, it does meet the Councils dimension standards and it is considered that the staff member with the smallest vehicle will park there.

In terms of the parking at the rear of the site, the exit from car parking space 5 is slightly restricted by the proposed glazed entrance, however, it is considered that there is adequate space for a vehicle to maneuver into in order to exit the site in forward gear.

If the total floorspace for the use is over 1000 sq m the provision of a travel plan should be conditioned as part of any approval.

REPRESENTATIONS

Councillor Mrs Young has advised that she has heard from the Fire Authority and that they seem happy with this application. Therefore she wishes to withdraw her previous objections regarding the fire risk aspect of this application.
Page 51    75369/O/2010– 1 Sandown Gardens, Flixton

OBSERVATIONS

RESIDENTIAL AMENITY

In relation to the previous application reference H/OUT/62522, the Inspector noted that although the proposed new dwelling would contribute to the over-supply of housing land at that time, the site was considered to be suitable for a dwelling in residential amenity terms.  The principle of the development, in terms of its impact on the amenity of the occupants of No.1 Sandown Gardens is therefore considered to be acceptable.  No.1 Sandown Gardens has windows to the side elevation which would face the new dwelling; hence the location and position of proposed windows to the side elevation facing No.1 Sandown Gardens would be afforded consideration at reserved matters stage and should be sited so as to minimise the impact on this property.  

RECOMMENDATION

It is recommended that planning permission is granted for the reasons set out in the report.  
Page 58 – 75462/FULL/2010 Former Adult Training Centre Site, Albert Place, Altrincham   


SPEAKER(S)
AGAINST: Mr G Turner





  (neighbour)




FOR: Mr D Hough



         (on behalf of applicant)
REPRESENTATIONS

One further letter of objection received in response to the amended plans, citing the same issues as summarised in the Representations section of the report and also stating that the amended plans do not address concerns relating to the inaccessibility of this site and the potential for increased traffic.

Comments received from Peter Noble (Altrincham Town Centre Partnership Regeneration Spokesman) and from Altrincham and Bowdon Civic Society as follows:

1. None of the local organisations were contacted in the Arley consultation.

2. We are unhappy at the low cost visual nature of the development. (The one at Chequers looks poor).

3. We think the density and height could be reduced further.

4. We support neighbour views on safety and visual amenity.

5. An opportunity by the developer to renew the bowling green would have helped local views.

We would ask the committee to consider rejection of the application and ask the developer to conduct the consultation in a proper manner.

 

A response has also been received raising concern that further amendments have been made to the application but neighbours have not been advised of these. It is requested that the meeting should be postponed to allow neighbours to consider the amendments.

OBSERVATIONS

In respect of the latter point, neighbours have not been re-notified on the second set of amended plans (received on 1st September) as these amendments seek to address some of the previously raised concerns by reducing the height of a number of the dwellings and raise no new issues.
RECOMMENDATION

 

Additional condition required as follows:

 

Prior to the commencement of development, details of a traffic management plan for construction vehicles servicing the site during the construction phase (between the commencement of development and the first occupation of any of the dwellings) shall be submitted to and approved in writing by the Local Planning Authority. The details shall include such details as delivery times and the location, size and availability of areas within the site for the parking, unloading and turning of vehicles and for the storage of materials and equipment.  Development shall be carried out in accordance with the approved details.

 

Reason: In order to minimise potential inconvenience and danger to pedestrians using the adjacent highway in the interests of highway safety, having regard to to Proposals D1 and D2 of the Revised Trafford Unitary Development Plan.
Page 73 – 75601/FULL/2010   Former Bowfell Road Depot and land behind No. 1 Jackson Court Flixton      

OBSERVATIONS

An amended layout plan has been submitted, which satisfactorily addresses the concerns of the LHA in relation to the layout and dimensions of car parking spaces.

As stated in the main report, the applicant has submitted confidential viability information, which suggests that the level of contributions sought would render the scheme financially unviable. Further discussions have taken place with the applicant and it has been agreed that, as the scheme’s viability would be dependent on market conditions at the time the development is completed, an “overage” clause would be included in the Section 106 Agreement that stipulates that the Council will receive an appropriate level of developer contributions if the economic climate improves and the applicant’s current assumptions about the viability of the project prove to be incorrect.

RECOMMENDATION

That the recommendation be amended as follows: -

(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement seeking a total financial contribution of £32,398.46 comprising of: -

£4,608 towards transport improvements (£1,168 towards highway infrastructure and £3,440 towards public transport)

£27,790.46 towards outdoor sports and play facilities (£16,456.75 towards children’s play space and £9,333.71 towards outdoor sports provision)

unless it is demonstrated that the scheme would not be economically viable with the proposed contributions, in which case they would be reduced to the level necessary to ensure the viability of the scheme. The legal agreement will also include an “overage” clause to ensure that an appropriate commuted sum is secured should the applicant’s current assumptions about the viability of the scheme prove to be incorrect in due course.

(B)
That upon satisfactory completion of the above legal agreement, planning permission be granted subject to the conditions listed in the main report.

Page 85 and 92 – 75271/HHA/2010 and 74777/CAC/FULL   Sunnydale Bowdon Road Altrincham  

SPEAKER(S)
AGAINST: Mr N Ratcliffe



  (neighbour)




FOR: Mr G Tsiantar (Tsiantar Architects)



           (applicant’s agent) 
REPRESENTATIONS

The occupier of the neighbouring property, Beech Bank has submitted an arboricultural report regarding the position of the proposed extension and detached garage and their possible detrimental harm to neighbouring trees. 
The submitted report states that the level of excavations required in order to construct the proposed extension would have a significant impact on adjacent trees. It is noted that on page 8, paragraph 4.3 that a basement is proposed. (Amended plans have been received that have removed this element).

Two trees within the curtilage of Sunnydale (one Birch and one Cypress) would be at risk by the proposed detached garage. It is noted that a ‘raft’ foundation is proposed to the detached garage, however, given the requirement for excavation for the outer load bearing portion of the raft, this is unlikely to reduce the impact upon adjacent trees/vegetation.

The report also states that those trees affected by the development are not protected by a Tree Preservation Order but are afforded an element of statutory protection and are a material consideration within the application process. It is suggested that the Tree of Heaven be protected by a Tree Protection Order given that it is an inherent part of the Conservation Area.

OBSERVATIONS
The Council’s Arboricultural Officer has assessed the submitted report and has made the following comments:

There is no longer any proposals for a basement before the Local Planning Authority and the proposed extension and detached garage are to be constructed upon ‘raft’ foundations, to minimise the impact upon the root systems of retained trees standing both within and adjacent to the development site. A condition requiring Method statements for the construction of raft foundations for both the extension and the garage is recommended to be attached to any planning permission.

The dominant apical (leading) shoot of the Lawson Cypress (T3 according to Mr. McLeod’s survey schedule) is actually touching the lower crown of the Silver Birch (T2), also standing in Sunnydale. Because of the suppression of the cypress by the dominant Silver Birch, the removal of the former to allow the construction of the proposed detached garage is defensible.

All trees standing within the curtilages of Beech Bank and Sunnydale that existed prior to September 1981 are subject to an ‘area’ Tree Preservation Order, namely Trafford Borough Council Tree Preservation Order No. 116 - Woodville Road / Bowdon Road, Altrincham. The Order was confirmed by the Council on the 13th of October 1981. The Local Planning Authority has given due consideration to the future well-being of the Tree of Heaven, notwithstanding the fact that it stands ‘off-site’, in requiring a special foundation design for the proposed development.
Page 116 – 75405/FULL/2010 Loreto Grammar School, Gorsey Lane/Booth Road, Altrincham

SPEAKER(S)
AGAINST:





FOR: Mrs Beever



          (Headteacher)
PROPOSAL

The applicant has confirmed the height of the proposed bollard lighting as 1.3m from finished hardstanding level.

OBSERVATIONS

As referred to in the report, the proposed bollard lighting is located around the perimeter of the drop off/car park area and alongside the existing grass verge across the site. The lighting is intended to light the walkways, steps and car park area in the winter months only and it is considered lighting of this nature and at the height indicated would not adversely affect residential amenity or the visual amenity of the area.

Agenda Item 5 – 75607/VAR/2010 231 Ashley Road Hale
SPEAKER(S)
AGAINST: Mrs D Whitfield 



                  (on behalf of neighbours)




FOR: Mr M Massey (Calder Peel)


 

          
(applicant’s agent)
Agenda Item 6 – 74747/FULL/2010 St Ambrose College Wicker Lane Hale Barns
SPEAKER(S)
AGAINST: Mr Kidd




FOR: Mr R Haig



         (on behalf of the school)
APPLICANT’S SUBMISSION

The Chairman of the Governors of the College has provided a response to the comments made by objectors to the application. His comments are summarized below.

· Concern at the tone being employed by objectors.

· Denies allegations that “previous breaches of planning on the site have been ignored” and that “board of governors do not…consider…the effects of their actions on the community”. Governors are acutely aware of the College’s responsibility towards the local community (the children of the community attend the school) and are in no doubt that the local community will benefit from the new school and its facilities.

· The reference in a letter from Parkinson Wright to alleged “unchristian subjective desire of the school management for self-glorification” is not a quote of any representative of the school. The reasons for the siting of the new building are many and relate to technical and operational considerations. 

· Whatever the purpose of these insults, they are irrelevant to the planning process.
REPRESENTATIONS 

A further representation has been received from Mr. Kidd which sets out the following:- 

I would like to draw your attention to several points of issue relating to the Planning Committee meeting scheduled for 9th September.
 

1. No "Neighbour notification" has been sent advising of the meeting with the normal invitation to comment. The "further letter" promised in your letter of 26th August addressing points raised in the letters from Mr Scott on 11th August and Mr Manley on 11th June has not been forthcoming.
 

2. With regard to the Pro Action letter of 11th June the question of the inadequacies of the noise surveys completed so far has not been fully addressed. The most obvious and potentially disturbing source i.e., the activities of 1,000 pupils during the - day has not been dealt in any material way. Potential car park noises have been assessed but no work has been done on pupil activity.
 

The reference to the lack of complaints from residents on the other side of the playing fields is irrelevant and immaterial without any supporting information on distances, topography or intervening buildings. In any event the school was in existence long before these houses were built.
 

3. The Pre Action letter of 11th June noted that use of domestic property SPG guidelines was making use of an "irrelevant consideration" and that this is "inadequate and/or perverse". The letter claims that the report fails to take into account and acknowledge the size of the building and the nature of the school's relevant facade in relation to the neighbouring properties.
 

In response the report simply repeats the irrelevant argument and refuses to accept criticism. The report contains no material support for the use of domestic standards in an institutional situation.
 

I shall be obliged if this email is copied to the members of the Planning Committee.

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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