PLANNING (DEVELOPMENT CONTROL) COMMITTEE – 9th June 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.

REVISED ORDER OF AGENDA (SPEAKERS)

	Part 1 Applications for Planning Permission 



	Application
	Site Address/Location of Development
	Ward
	Page
	Speakers

	
	
	
	
	Against 
	For

	76076
	Land Bounded by Northumberland Road,East Union Street & Blackley Street Old Trafford. M16 9EA
	Clifford
	1
	
	

	76093
	Former Post Office, Manchester Road, Carrington. M31 4BL
	Bucklow St. Martin’s
	11
	
	

	76468
	Former Adult Training Centre, Albert Place, Altrincham. WA14 4NT
	Altrincham 
	20
	
	

	76514
	Warburton Nurseries, Dunham Road, Warburton. WA13 9UX
	Bowdon 
	27
	
	

	76532
	Land off Mercury Way, Trafford Park. M41 7BZ
	Davyhulme East 
	36
	
	(


	76581
	Former St Anne’s Hospital, Higher Downs/Woodville Road, Bowdon. WA14 2AQ
	Bowdon
	50
	
	(


	76580
	Former St Anne’s Hospital, Higher Downs/Woodville Road, Bowdon. WA14 2AQ
	Bowdon
	65
	
	(


	76617
	Tamworth Estate, Chorlton Road, Old Trafford. M15 4BA
	Clifford
	70
	
	

	76749
	The Workshop, 1A Peel Avenue, Hale. WA14 2UG
	Hale Central 
	81
	
	

	76713
	The Workshop, 1A Peel Avenue, Hale. WA14 2UG
	Hale Central 
	91
	
	

	76812
	21 Humphrey Crescent, Urmston. M41 9PU
	Urmston 
	96
	
	

	Agenda Item no 10
	
	
	
	
	

	75656
	Globe House, Chorlton Road, Old Trafford
	Clifford
	
	
	


Page 1    76076/FULL/2010:
 Land bounded by Northumberland Road, East Union 
 Street and Blackley Street

Report to be amended to read as follows;

HIGHWAYS AND CAR PARKING

16. 
To meet the Council’s parking standards the provision of 2 car parking spaces should be provided for each of the dwellinghouses and a minimum of 1 car parking space per flat. Therefore the provision of a total of 58 parking spaces is required. The application proposes 58 parking spaces and to this extent therefore complies with the standard, however a large number of the properties propose driveway and integral garages with a total depth of 10m, therefore roller shutter doors rather than up and over doors would need to be installed. This should be ensured through a planning condition. The parking layout for units 21 to 27 adjacent to Blackley Street comprises a courtyard arrangement that is not a standard layout for such developments, requiring an extended dropped kerb to be installed on the pavement of Blackley Street. However, the level of usage experienced by Blackley Street is low, being a dead end with no properties on there at present there is the provision of pedestrian access gates into the rear of the properties direct from the driveways and as such, there are no objections to the layout of this element of the proposal.

DEVELOPER CONTRIBUTIONS

17. Financial contributions are required for the scheme for affordable housing, highway infrastructure provision, public transport, children’s playspace, outdoor sports facilities and Red Rose Forest. The applicant has submitted an Affordable Housing Viability Report as part of the application to demonstrate that the development would be unable to support the payment of contributions to affordable housing, although it does not deal with matters in respect of the other financial contributions. Whilst the Viability Report is considered to robustly demonstrate that it would not be viable to make a financial contribution, the applicant has agreed to pay contributions totaling £129,739.69 in respect of Red Rose Forest, open space, outdoor sports provision, highway network provision and public transport in line with the requirements of the Council’s SPG Guidance. However, it is not considered appropriate that no contribution be made to affordable housing whilst all other contributions are made in full. In light of this, it is recommended the total contribution proposed be split between Red Rose Forest, open space, outdoor sports facilities, highway network provision, public transport and affordable housing. The sum should be split proportionately between each relative to the percentage each would form of the total contribution were it to be paid. 

18. The total payable contribution would be £1,123,539.69, although given the impact this would have on the viability of the scheme, a contribution of £129,739.69 is recommended, broken down as follows;

Red Rose Forest
2.2% = £2854.30

Open Space

6.1% = £7914.10

Outdoor Sports
1.9% = £2465

Highway Network
0.5% = £648.70

Public Transport
0.8% = £1038

Affordable Housing
88.5% = £114,819.60

Total


100% = £129,739.69

19. However, should the applicant’s current assumptions about the viability of the scheme prove to be incorrect in due course and the developer realizes a profit on the development in excess of that forecast, then further contributions should be sought. It is therefore recommended that an overage clause be included as part of any Section 106 agreement to ensure the appropriate commuted sum is secured under these circumstances.

RECOMMENDATION: 

MINDED TO GRANT subject to the legal agreement and conditions set out below;

A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and as such a legal agreement be entered into to secure a financial contribution of £129,739.69 to be split as follows;

(i) a contribution to children’s play space and outdoor sports provision of £10,379.10 split between a contribution of £7914.10 for open space and £2465 for outdoor sports in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’.

(ii) a contribution to the Red Rose Forest of £2854.30 towards tree planting should the scheme not be built out as affordable housing in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’, less £310 for each tree planted on the site as part of an approved landscaping scheme. If the application site is developed as all affordable housing by an RSL in accordance with the planning permission there will be no requirement for the RSL to pay the Red Rose Forest Contribution
(iii) a contribution to highway network and public transport provision of £1686.70 split between a contribution of £648.70 for the highway network and £1038 for public transport provision in accordance with the Council’s Supplementary Planning Document ‘Developer Contributions to Highway and Public Transport Schemes’

(iv) a contribution to affordable housing of £114,819.60 in accordance with the Council’s Supplementary Planning Document ‘Provision for New Affordable Housing Development’

The legal agreement shall 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 and the developer realizes a profit on the development in excess of a sum to be agreed by the Council.

Page 11   76093/O/2010:  Former Post Office, Manchester Road, Carrington

Report to be amended to read as follows;
CONSULTATIONS

Greater Manchester Ecology Unit:  No objection subject to the imposition of conditions requiring the recommendations of the bat report be undertaken.

Page 27
76514/FULL/2011: Warburton Nurseries, Dunham Road, Warburton
CONSULTATIONS

Comments received from LHA which confirms that the revised car parking layout (with the aisle width increased to 6m) is acceptable and there are no objections to the proposals on highways grounds.

Page 36
75632/FULL/2011:
Land off Mercury Way, Trafford Park



SPEAKER(S)
AGAINST:





FOR:
Ben Pycroft




(on behalf of applicant)
Page 50
76581/FULL/2011:
Former St Anne’s Hospital, Higher Downs/Woodville 
                                                  Road, Bowdon

SPEAKER(S)
AGAINST:


FOR:
Bill Bayliss








(P J Livesey Ltd - agent)
REPRESENTATIONS

1 letter received from local resident reiterating need for condition to restrict hours of construction.
OBSERVATIONS

It is considered that the application of such a condition would go beyond normal planning controls and as such it would not be appropriate to apply such a condition.

RECOMMENDATION

Amended condition 
 

13 - Notwithstanding the submitted plans, no gates, gateposts or boundary walls shall be erected other than in accordance with details that have been submitted to and approved in writing by the Local Planning Authority
 

Additional conditions
 

17. Withdrawal of rights to alter or extend
 

18. Extent of demolition of existing buildings to be in accordance with the approved plans unless otherwise agreed in writing by the Local Planning Authority with methodology for demolition (including details of support of retained walls and roofs) to be submitted to and approved in writing by the Local Planning Authority.
 

19. Notwithstanding the submitted plans details of the external balconies to the Crossley Ward building shall be in accordance with details that have been submitted to and approved in writing by the Local Planning Authority
 

20. No external extractor vents, flues, meter boxes, soil and vent pipes or similar shall be added to the buildings other than in accordance with details that have been submitted to and approved in writing by the Local Planning Authority.
 

21.  Details of pointing and re-pointing to be submitted and approved in writing by the Local Planning Authority.
 

22. No cleaning of external elevations of existing building other than in accordance with details that have been submitted to and approved in writing by the Local Planning Authority.
Page 65
76580/CAC/2011:
 Former St Anne’s Hospital, Higher Downs/Woodville 
                                                   Road, Bowdon


SPEAKER(S)
AGAINST:



FOR:
Bill Bayliss







(P J Livesey Ltd - agent)

Page 70 76617/FULL/2011: Tamworth Estate, Chorlton Road, Old Trafford.

OBSERVATIONS:

The applicant has submitted a plan and information which states that should the application be approved they intend to carry out the proposed works in three broad phases of development. The first phase relates to the external refurbishments to the tower blocks, which includes the overcladding of the buildings, replacement of windows, addition of roof plant and erection of new entrance extensions. The second phase relates to the decent homes improvement works to the interior of the buildings, whilst the final stage is to make improvements to the car parking, soft and hard landscaping, and boundary treatments within the Estate. This information has been submitted to the Council as part of a request for a phased approach to be adopted to discharging the conditions which relate to phase three development rather than requiring all conditions to be discharged prior to the commencement of any work on site. Specifically, it has been requested that conditions 4-8 inclusive, and 10 and 11 be worded in such a way that enables the applicant to start work on the refurbishment of the exterior of the buildings (phase one) before these conditions have been fully discharged. The applicant hopes that this will allow the initial stage of work to begin and for grant money towards the proposals to be secured. There are no objections from the LPA to the phasing of these conditions providing that each condition is discharged prior to work commencing on that particular element of the scheme.  

Page 81/91 This additional information report relates to applications 76749/FULL/2011 and 76713/CAC/2011 which both relate to ‘The Workshop, 1A, Peel Avenue, Hale

PROPOSAL

The Committee report makes reference to the demolition of the existing ‘lean-to’ structure on the southern side of the main workshop building. For clarification, while this is correct, reference should also have been made to the proposed demolition of the ‘lean-to’ structure at the rear of the main workshop building (eastern side). 
APPLICANT’S SUBMISSION

Since the Committee Report was written the applicant’s agent has submitted a Bat Survey carried out by a Licensed Bat Surveyor. The conclusions of this report were as follows:

Building 1 (The Workshop) was considered to have moderate bat roosting potential and has the potential to be used as a temporary roost by the occasional bat. It is not considered to be a site of a major roost and is of low potential for maternity roosts. 

Building 2 (the outbuilding) is considered to have very low bat roosting potential and can be demolished with minimal risk to bats.

CONSULTATIONS

Greater Manchester Ecology Unit – No comments at the time of writing.
OBSERVATIONS

Demolition

The existing single storey ‘lean-to’ structure at the rear (eastern) side of the main workshop building is a later addition and detracts from the main building in terms of its appearance. Therefore there is no objection to the removal of this structure. 

Ecology

No evidence of bat occupation was found at either of the buildings affected by this application although the main workshop building was found to have moderate bat roosting potential. On this basis it is recommended that an additional condition be attached requiring the development to be carried out in accordance with the recommendations set out in the bat survey which include the roofing tiles, wooden cladding, soffits or any other parts of the building the consultant considers necessary, being removed, carefully, by hand, under the supervision of a suitably qualified bat consultant before any structural demolition; that any tree planting on the site as part of the development should use British native trees; if more than a year elapses before demolition, the survey must be repeated and that if any bats are found during the work, Natural England should be notified and work stopped immediately.

RECOMMENDATION

In view of the above bat survey conclusions it is considered that the following conditions should be added to those already recommended in the Committee report:

‘The development hereby approved shall be carried out in accordance with the recommendations contained within section 5 of the Martin Prescott Environmental Services ‘Bat Survey of Buildings at Peel Avenue, Hale, Cheshire’ dated 7th June 2011 unless otherwise agreed in writing with the Local Planning Authority.

Reason: In order to protect any bats that may be present on the site having regard to Proposal ENV12 of the Revised Trafford Unitary Development Plan.’
AGENDA ITEM 10
75656/O/2010 – P. Fahey & Sons Ltd, Globe House Trading Estate, 88 – 118 

          Chorlton Road, Old Trafford
Report to be amended as follows;
CONSULTATIONS
Environment Agency – Still awaiting final comments.

DEVELOPER CONTRIBUTIONS

36.
The trigger for affordable housing in the Revised UDP is 25 dwellings which this proposal significantly exceeds. In this area of the Borough there is a requirement for 25% of the units to be affordable. This would result in requirement for 27 affordable units. The applicant has indicated that it is their intention to transfer 88 units to a Register Social Landlord as affordable housing. This approach is welcomed as it exceeds significantly the minimum provision normally required however it is not considered appropriate to tie the applicant down to this number given the lack of flexibility this may give for both the developer and the RSL in future. In light of this, it is recommended the applicant be required to provide 27 units in accordance with policy with any additional units being provided at the applicant’s discretion.

RECOMMENDATION:

To be amended as follows;
MINDED TO GRANT subject to the legal agreement and conditions set out below;

(v) 25% affordable housing with 27 units transferred to a Registered Social Landlord.

Additional condition to read;
14. Unless otherwise agreed in writing by the Local Planning Authority, before any part of the development hereby approved is first occupied or first brought into use, a scheme of highway works comprising a roundabout, puffin crossing and lay-bys as identified on drawing no. SCP/10105/004 shall be implemented in accordance with details that have previously been submitted to and approved in writing by the Local Planning Authority. For the avoidance of doubt, such details shall include the precise technical details of the highway works to be carried out. The works shall be carried out in full accordance with the approved scheme and maintained as such thereafter unless otherwise agreed in writing by the Local Planning Authority.
Reason – In the interests of Highway Safety and to ensure a satisfactory development in accordance with Proposals D1 and D2 of the Revised Trafford Unitary Development 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

- 1 -

