         PLANNING (DEVELOPMENT CONTROL) COMMITTEE - 10th FEBRUARY 2011
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.

	Part 1 Applications for Planning Permission 



	Application
	Site Address/Location of Development
	Ward
	Page
	Speakers

	
	
	
	
	Against 
	For

	67033
	Land off Broadway, Davyhulme. M41 7WP
	Davyhulme West 
	1
	
	

	71053
	Land off Neary Way, Trafford Retail Park, Urmston. M41 7WA
	Davyhulme West
	12
	(

	

	75725
	Former QS Fashions Site, 5a Broad Road, Sale. M33 2AF
	Priory
	42
	
	(


	76013
	Site of Former Pictor School, 30-32 Harboro Road, Sale. M33 5AH
	Ashton on Mersey 
	51
	(

	(


	76026
	Site of Former The Piper Public House, 313 Norris Road, Sale. M33 2UN
	Sale Moor
	69
	
	

	76048
	2a Radnor Street, Stretford. M32 8LN
	Longford
	79
	
	

	76105
	10 Park Road, Timperley. WA14 5AU
	Broadheath
	88
	
	

	76204
	Land Situated Between The Dry Docks, Imperial War Museum North, Manchester Ship Canal and Trafford Wharf Road, Trafford Park. M17 1AY
	Gorse Hill 
	95
	
	(


	
	
	
	
	
	

	
	
	
	
	
	


Page 1, H/ARM/67033, Land off Broadway, Davyhulme

CONSULTATIONS

Environment Agency (EA): The EA has submitted a second consultation response commenting on the proposals following reconsultation on the amended plans.  This letter states that the EA has recently undertaken a hydraulic and hydrological study to determine flood risk associated with the Manchester Ship Canal.  This study also forms part of the Council’s Level 2 Strategic Flood Risk Assessment (SFRA).  The flood risk from the Manchester Ship Canal was un-quantified when the previous outline application (H/LPA/OUT/62194) was approved.  The results of the study now illustrate that the application site falls within Flood Zones 2 and 3 defined by PPS25 as having a medium/high probability of flooding.  The EA state that information provided by the applicant which recommends a minimum floor level for the development of 19.16m is a best estimate and flood depths may be more or less during a 1 in 1000 year event.  They recommend that should the Council be minded to grant consent, conditions requiring the submission of existing and proposed internal floor levels, surface water run off regulation and flood resilience measures be attached
ASSESSMENT

CAR PARKING AND ACCESS ARRANGEMENTS

The applicant has submitted an amended plan which shows an alternative layout for plots 50 to 54 within the site.  This seeks to address concerns outlined within the report regarding the length of the dropped kerbs and car parking layout.  This amendment would result in the loss of two car parking spaces in total, meaning that four of these three bedroom properties within the development would have only 1 car parking space each (1 car parking space less than is required by the Council’s standards).  However, it has been agreed that this would provide a better layout to the development, allowing more room of landscaping and address concerns about the length of the dropped kerbs.  It would also enable occupants of the development to park on street in front of the properties without blocking the driveway of a neighbouring property.   The proposal is considered to be acceptable in this respect. 
FLOOD RISK

The applicant has appointed a consultant to review flood risk to the development.  They have reviewed the site levels and confirmed that flood risk can be addressed by constraining finished floor levels within the buildings, particularly to those properties fronting Broadway.  The EA has reviewed this information and confirmed that should the Council grant reserved matter consent, conditions should be attached which require the submission of additional information which includes the agreement of appropriate finished floor levels across the site.  

FINANCIAL CONTRIBUTIONS
The committee report refers to a requirement for a contribution towards play space and outdoor sports facilities.  The site falls within an area of sufficient in terms of play facilities and therefore a contribution will only be sought in respect outdoor sports facilities.  The required contribution based on the number and size of units proposed would be £60,055.07 in this respect in accordance with PG28.  This financial contribution will be covered in a Section 106 legal agreement.

RECOMMENDATION

Update Recommendation section as follows:

(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement seeking a financial contribution and the provision of 20% affordable housing on site.  The legal agreement be entered into to secure the following:

· A contribution of £60,055.07 towards outdoor sports facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’; and
· 20% affordable housing with 4 units sold at a reduced market value (70% of market value to a maximum of £90,000) and 12 units transferred to a Registered Social Landlord.
(B) Add the following conditions:

11. Submission and agreement prior to the commencement of the development of additional flood level information and details of all finished floor, road, footway and land levels within the site.  Implementation of agreed scheme. 

12.  Submission and agreement of surface water run off regulation and implementation of agreed scheme.

13.  Submission and agreement of flood resilience measures and implementation of agreed measures. 

Page   12
  H/71053
    Land of Neary Way, Trafford Retail Park, Urmston




SPEAKER(S)
AGAINST:    Linda Fenney




     (on behalf of Urmston Partnership) 





FOR:

REPRESENTATIONS

Cllr Acton has submitted an email of objection which raises the following concerns:

· There is no justification for a supermarket sited so close to Urmston Town Centre.  The proposed store would have a serious adverse impact on Urmston Town Centre and would damage the regeneration of the town centre; 

· The proposed store would be close to residential properties and would cause noise and disturbance to these residents;

· The store would create more traffic congestion and pollution to an area which already has significant pollution and traffic congestion. 
3 additional letters of objection have been received from local residents.  The following additional comments have been raised:

· The proposal would take people away from Urmston, causing small businesses in the centre to close;

· Additional traffic attracted to the development could lead to snarl ups on the motorway, which could be very dangerous.

Page   42   75725/FULL/2010   Former QS Fashions Site, 5a Broad Road, Sale       
SPEAKER(S)
AGAINST:   



FOR:
     Rev. A. Britton




                                                                       (Applicant)
CONSULTATIONS

GMP Design for Security – Recommend security to car park and type of fencing to increase security on the site.  Lighting should be provided within the site, particularly to all parking areas.  It is preferable to have cycle lockers for patron/staff use; if not there should be ‘Sheffield’ style racks in a highly visible location.  Recommendations have also been given relating to internal layouts and thickness of window panes.  Comments have been passed on to the applicant.

REPRESENTATIONS
A letter of objection has been received from the owners of an adjacent site, which states the following: - 

- The proposal could threaten the long term vitality and viability of the town centre.  Whilst the retail unit is currently vacant and the proposal would bring the building back into use, the site represents an excellent retail development opportunity, located within Sale Town Centre, close to the Metrolink and bus stops.  The application seeks to remove the retail use from the unit and promotes a non-shopping use in a core part of the town centre.  With the right operator, the site could anchor this end of Sale Town Centre.

OBSERVATIONS

The comments and recommendations raised by Greater Manchester Police Design for Security are covered by the recommended conditions set out in the main report.  The applicant is required to submit full details, including type and colour of fencing and railings around the site, full details of cycle storage and details of landscaping.  The recommendations given by the Police will be taken into consideration prior to the discharge of these conditions, should planning permission be granted.

RECOMMENDATION

Further to the comments received from Greater Manchester Police, a further condition is recommended:

14. Details of external lighting to be submitted and approved in writing.

Page   51   76013/FULL/2010
  Site of Former Pictor School, 30-32 Harboro Road, Sale     

SPEAKER(S)
AGAINST:     Mr. J. Knott






      (Neighbour)





FOR:              Ian Randles
                                                                        (Applicant)
CONSULTATIONS
Environmental Protection - No objections subject to contaminated land condition
REPRESENTATIONS
Fifteen further letters of objection received in relation to the revised plans, making the following additional comments: -

· The design, scale and massing of the building and the proximity to the boundaries of the plot would not be in keeping with the character of the area. The introduction of a pitched roof has increased the height of the building, which will be even more intrusive, resulting in light obstruction and an overbearing impact. The adjustment of the height in the revised plans is insufficient to significantly change the overall massing. 

· The previous application was refused on the grounds of size, scale, massing and design. However, the overall overbearing impact of the revised proposal is equally as bad. 

· The revised plans are bland, boring and boxy. The corner of Harboro Road and Delaunays Road is particularly box-like and is in no way a pleasing focal point for the area. The building is domineering but offers no attractive features. 

· The amended plans have removed the apexes that featured on the main sides of the building on Delaunays Road and Harboro Road, in effect removing any concession to the other buildings in the area.

· The proposals make a mockery of Proposal D1 of the Trafford Unitary Development Plan. The UDP states that development has to be in keeping with the existing neighbourhood but the proposed development will cause a huge increase in the building density and population of the area.

· The development would be contrary to Policy A3 of the UDP. (Policy A3 – Areas for Protection - covers the majority of the Borough (excluding those areas designated as Priority Regeneration Areas and Areas for Improvement) and states that, within the Areas for Protection, the Council will normally only “permit development that is compatible with and reinforces their present character, appearance and function.” 

· The development would be contrary to national government advice in Planning Policy Statement 1, which states that “good design should contribute positively to making places better for people. Design which is inappropriate in its context or which fails to take the opportunities available for improving the character and quality of an area and the way it functions should not be accepted.”

· The development is based purely on the applicant’s business case and has nothing to do with what is right for this piece of land.

· The distance between principal windows in the proposed development and those in the houses opposite would appear to be inadequate and the residents would lose privacy.

· The developer has little regard for the community’s concerns about traffic congestion, as evidenced by the decrease in parking spaces.

· There are three sets of gates on the Harboro Road frontage, two of which provide suitably sized access to the site. There were lowered kerbs to two of the accesses. For many years Harboro Road was the access point and it is only more recently that Delaunays Road was used. It is hard to understand how the LHA can accept the Delaunays Road access when objectors have alerted them to previous traffic accidents. Whilst residents have been told that the access cannot be taken from Harboro Road due to a local bye-law, they have not seen any evidence to support this.

· No reference has been made to the blind bend on Delunays Road close to the Barkers Lane junction, which is now exacerbated by on-street parking associated with Sale Point.

· Photographs have been submitted showing existing on-street parking on Kings Road, Delaunays Road, Barkers Lane and Harboro Road. The yellow lines on Delaunays Road only shift on-street parking onto Kings Road.

· Has the Council considered allocating some of the site for car parking for the adjacent care home?

· The applicant suggests that only a 5.6m box van will be used to service the site. Are residents to believe that they will only use suppliers with a certain van size rather than this being determined by price?

· The time given to respond to the amended plans was too short and it must be assumed that there is pressure to get the application through with as little objection as possible.

OBSERVATIONS

An objection has been received on the grounds that the proposed development would be contrary to Policy A3 – Areas for Protection - of the Revised Trafford UDP and national design guidance in Planning Policy Statement 1. The written justification to Policy A3 states that “the Area Based Policies…are intended to provide a broad geographic expression of the overall economic and community regeneration aspirations and priorities of the Council over the next ten years. They provide the broad context within which the detailed Policies and Proposals set out in the succeeding topic by topic Chapters of this Plan have been set”. The application proposals have been assessed against the criteria in the more detailed UDP Proposal D1 and it has been concluded in the main report that the development would be compatible with the character of the area and appropriate within the context of this large site that has historically been in institutional use. In addition, the development would secure the redevelopment of a prominent vacant site and would provide a facility that would be of benefit to the local community and meet a specialist housing need. It is therefore considered that the proposals would be in accordance with the broader brush Policy A3 of the Revised UDP and the guidance in Planning Policy Statement 1.

Page 69 76026/FULL/2010  Site of former The Piper Public House, 313 Norris Road, Sale

DEVELOPER CONTRIBUTIONS

An error has occurred within the report in regards to the relevant contributions in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’.  The correct commuted sum is £21,099.31 split between a contribution of £13,114.01 for open space and £7,985.30 for outdoor sports.

RECOMMENDATION

Section A (i) of the recommendation is therefore amended to:

(i) a contribution to children’s play space and outdoor sports provision of £21,099.31 split between a contribution of £13,114.01 for open space and £7,985.30 for outdoor sports in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’.

Page  95     76204/FULL/2010     Land situated between The Dry Docks, Imperial War Museum North, Manchester Ship Canal and Trafford Wharf Road, Trafford Park     


SPEAKER(S)
AGAINST:




FOR:
      Richard Woodford (HOW Planning)
                                                                        (Applicant’s Agent)
CONSULTATIONS

GMEU: No objection, but comment as follows:

GMEU is satisfied with the level of survey and the identification of the impacts associated with the proposal.  These include the loss of a tree line to the southern boundary, potential for ground nesting birds and loss of a brownfield site suitable for feeding Black Redstarts.

The following mitigation measures are proposed and it is recommended that these be covered by condition:

· Tree planting and landscaping to the boundaries of the site and public realm area (including boundary with Manchester Ship Canal).  Trees should be native species appropriate to the built environment;

· Implementation of a bird deterrent strategy prior and during construction phase;

· Recommend provision of brown roofs within the development as suggested.  Brown roofs comprise different surface materials laid out on the roof of a building (e.g. gravel in one area, topsoil in another area, crushed concrete in another area) which provide an important feeding environment for a number of protected birds.  In this area it is hoped that this will provide an important feeding ground for Black Redstarts.

These matters will be covered by condition 8 recommended in the committee report. 

REPRESENTATION

The committee report outlines an objection received on behalf of Rank Hovis, an adjoining business.  These concerns have been considered and subject to conditions in the committee report and the additional wheel wash condition recommended below, their planning consultant CBRE has confirmed verbally that they are satisfied that the concerns outlined have been satisfactorily addressed.  

ASSESSMENT

CAR PARKING AND ACCESS ARRANGEMENTS

The applicant has reviewed the LHA’s concerns and outlined their intention to amend the site layout accordingly. Unfortunately, this could not be submitted prior to the committee meeting, however the LHA has confirmed that it is acceptable for these matters to be covered by a condition. 

FINANCIAL CONTRIBUTIONS
The committee report refers to a requirement for a financial contribution towards the Red Rose Forest, highway network and public transport facilities.  The required financial contributions have been calculated and agreed with the applicant and are outlined below.

In accordance with the Council’s Supplementary Planning Guidance, ‘Development Contributions towards the Red Rose Forest’, the size of the development would create a requirement for 270 trees.  There is room to accommodate most of these trees on site within the ITV development or on the adjoining pubic realm area.  However, a Section 106 agreement will be worded to enable a financial contribution of £310 per tree for any which can not be accommodated on site (maximum to be sought - £83,700).

In accordance with the Council’s Supplementary Planning Document ‘Developer Contributions to Highway and Public Transport Schemes’ the ITV development falls within a ‘Most Accessible’ area.  Based on the level of floorspace proposed a financial contribution of £65,205.00 is required.  This will be split between a highway network contribution of £21,708.00 and public transport improvements of £43,497.00.  However, given that the application includes a large area of public realm which will provide an important pedestrian link between Trafford Wharf Road, the promenade and Mediacity footbridge, it is envisaged that the contribution for highway network improvements could be directed to the development and delivery of this area.  

RECOMMENDATION

Amend Recommendation as follows:

A) That the Council is MINDED TO GRANT planning permission as the application propose a satisfactory development for the site upon completion of an appropriate legal agreement to secure a total financial contribution of £148,905.00 towards the Red Rose Forest and highway network and public transport improvements as follows: 
· A maximum contribution of £83,700 towards the Red Rose Forest, reduced by £310 for every tree provided within the application site;
· A maximum contribution of 65,205.00 (split between a highway network contribution of £21,708.00 and public transport improvements of £43,497.00) with the highway network contribution reduced if the required sum is directed towards the development and delivery of the public realm within the application site.   
B)                Amend following condition:

Condition 3 to require submission of amended site plan and access arrangements

Add the following conditions:

12. Provision of Cycle/motorcyle parking condition;

13. Wheel wash condition;

14. Implementation of approved Travel Plan.
MR. NICK GERRARD 

CORPORATE DIRECTOR 

ECONOMIC GROWTH & PROSPERITY

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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