PLANNING (DEVELOPMENT CONTROL) COMMITTEE – 12th July 2012
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

	78056
	Manor Farm, Ridgeway Road, Timperley WA15 7HE
	Hale Barns
	1
	
	

	78057
	Manor Farm, Ridgeway Road, Timperley WA15 7HE
	Hale Barns
	27
	
	

	48581
	Land off Isherwood Road, Carrington M31 4AJ
	Bucklow St Martin’s
	41
	
	

	77842
	7/8 Goose Green, Altrincham WA14 1DW
	Altrincham
	47
	
	

	77914
	Former Greyhound Public House, Manchester Road, Partington M31 4FB
	Bucklow St. Martin’s
	55
	
	

	78208
	56 Lorraine Road, Timperley WA15 7NB
	Village
	89
	
	

	78365
	Arctic House, Atlantic Street, Broadheath WA14 5BN
	Bowdon
	96
	
	

	78432
	86 Westmorland Road, Urmston M41 9HN
	Urmston
	103
	
	

	78435
	Atkinson Court, Atkinson Road, Sale M33 6FY
	Ashton on Mersey
	109
	
	

	78436
	Atkinson Court, Atkinson Road, Sale M33 6FY
	Ashton on Mersey
	118
	
	

	78469
	Victoria Park Infant School, Henshaw Street, Stretford M32 8BU
	Stretford
	131
	
	

	78472
	72 Barrington Road, Altrincham WA14 1JB
	Altrincham
	137
	
	

	78502
	Worthington Primary School, Worthington Road, Sale Moor M33 2JJ
	Sale Moor
	147
	
	

	78535
	4/6 South Downs Road, Hale WA14 3HU
	Hale Central
	161
	
	

	78567
	Shaw Hall Community Centre, Church Road, Flixton M41 6HJ
	Flixton
	  165
	
	

	78589
	Rylands Hall, Edge Lane, Stretford M32 8NP
	Longford
	170
	
	

	78614
	Rylands Hall, Edge Lane, Stretford M32 8NP
	Longford
	178
	
	

	78597
	38 Glastonbury Avenue, Hale WA15 8QB
	Hale Barns
	187
	
	

	78621
	Land adjacent to 29 Deansgate Lane, Timperley WA15 6SQ
	Broadheath
	194
	
	

	78649
	20 The Downs, Altrincham WA14 2PU
	Altrincham
	203
	
	

	
	
	
	
	
	

	Agenda Item No. 5
	
	
	
	
	

	78756
	Trafford Town Hall, Talbot Road, Stretford M32 0TH
	Gorse Hill
	
	
	

	Agenda Item No. 6
	
	
	
	
	

	78757
	Trafford Town Hall, Talbot Road, Stretford M32 0TH
	Gorse Hill
	
	
	

	Agenda Item No. 7
	
	
	
	
	

	78680 & 78681
	Land off Hall Lane, Partington
	Bucklow St Martins
	
	
	

	Agenda Item No. 8
	
	
	
	
	

	ENF 1352
	Davenport Green Hall, Shay Lane, Hale Barns 
	Hale Barns
	
	
	

	Agenda Item No. 9
	
	
	
	
	

	78261
	382 Flixton Road, Flixton, 
	Flixton
	
	
	
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78056/FULL/2012:
Manor Farm, Ridgeway Road, Timperley.

SPEAKER(S)
AGAINST:
Maurice Rushby



         (on behalf of neighbours)



FOR:

APPLICANT’S SUBMISSION

This application has been withdrawn by the applicant.

The agent has advised they intend to submit a revised application in the future.

Page 27
78057/FULL/2012:
 Manor Farm, Ridgeway Road, Timperley.

SPEAKER(S)
AGAINST:
Maurice Rushby



         (on behalf of neighbours)





FOR:
APPLICANT’S SUBMISSION

This application has been withdrawn by the applicant.
Page 47 77842/COU/2011:
7-8 Goose Green, Altrincham. 

This application has been withdrawn by the applicant. A new application covering the site was submitted on 12/7/12.
Page 55
77914/FULL/2011:
Former Greyhound Public House, Manchester Road, Partington.  

SPEAKER(S)
AGAINST:
Donna Barber



            (Turley Associates)





FOR:

Mary Davey






 (Applicant)

APPLICANT’S SUBMISSION

The applicant has submitted copies of the following documents: -

· A petition of 1057 signatures from Partington residents collected by the applicant at the time of the pre-application consultation; The petition states that “We the undersigned local residents are n favour of developing the former Public House site, Manchester Road, Partington into a convenience store and fully support the proposals of Mary Davey.”

· 190 feedback forms indicating support for the proposals, received from Partington residents at the time of the pre-application consultation;

· 122 names, addresses and postcodes of letters of support already submitted to the Council;

· 52 letters of support from residents of Partington (38 of these are in the form of the same standard letter that has been submitted previously) stating that the store will provide increased competition and choice and will create jobs;

· 53 “your opinion counts” forms, the majority of which are in support of the proposals

The applicant has also requested that the Additional Information Report should confirm that, in addition to the documents listed in the main Committee report, the application submission included a Statement of Consultation.  

The applicant has submitted three plans which they state “illustrate the significant support shown by Partington residents” in respect of the application proposals. The plans show the location of the home addresses of the relevant residents and relate to the following: -

Map 1: All representations submitted in support by Partington residents;
Map 2: Petition in support signed by Partington residents;

Map 3: Individual letters of support submitted to Trafford Council by Partington residents.  

The applicant has also submitted a letter, which makes the following comments: -

· The applicant notes the content of the Committee report in relation to the planning applications involving land off Hall Lane and land adjacent to the Manchester Ship Canal (78680/FULL/2012 and 78681/ARM/2012. Paragraph 48 states that the overall scheme for Partington has become undeliverable in current market conditions. Paragraph 49 states that, even with the support of loan funding, the applicant (Peel) has argued that the housing scheme is marginal. Paragraph 50 states that the non-delivery of the housing development would have significant adverse implications for the delivery of the new shopping centre.

· The applicant states that the above statements confirm that the absence of delivery of Partington Shopping Centre is due to other matters such as viability, need for grant funding and the linkage with the approved residential development at Canalside – in other words it has nothing to do with the proposals on the site of the former Greyhound. The applicant states that objecting to the Greyhound development is nothing other than a smokescreen for non-delivery.

OBSERVATIONS

Further to the comment in paragraph 17 of the Committee report, Growing Places Funding has now been approved in principle by the Homes and Communities Agency (HCA) subject to due diligence. 

Page 89
78208/HHA/2012:
56 Lorraine Road, Timperley.

SPEAKER(S)
AGAINST:





FOR:

Kevin Sullivan






   (Applicant)

For clarification purposes, Cllr Bowker has called this application in to Committee because he does not agree with the recommendation that the extension will result in harm to the spaciousness and character of the street scene.
Page 109 78435/O/2012:
Atkinson Court, Atkinson Road, Sale.
RECOMMENDATION

In accordance with paragraph 13, the following condition is recommended within Section B:

9. Tree Protection Scheme

Page 118    78436/FULL/2012:
    Atkinson Court, Atkinson Road, Sale
REPRESENTATIONS

A neighbouring resident on Park Road, whose concerns have been outlined in the Planning Committee report, has provided comments in relation to the committee report and the impact of the proposal on his flat.  The comments made are: - 

· The proposal would replace a two storey building with a three storey building.

· You can see the application site from his living room window, to retain privacy the development would need to hide out of the line of privacy.  Visibility does not occur in straight lines.

· In relation to paragraph 13 of the committee report, it is not true that there are no habitable room windows within the flats that would face onto the proposed development; the development can be clearly seen from the living room and kitchen.  The whole garden will also be overlooked.

· In relation to paragraph 13 of the committee report, obscure glazed windows will not remove the perception of being overlooked, nor the fact that this is a three storey building in very close proximity.

· A 2m wall does not screen a three storey building less than 15m away.

· In relation to paragraph 15, regarding the separation distance between habitable room windows within the site, it clearly states that it does not meet planning guidance.

· Paragraph 17 is incorrect; it does not drop down to two stories in height closest to residential properties on Park Road, Palace Road and York Road.
RESIDENTIAL AMENITY

Further to concerns outlined above by a neighbouring resident on Park Road, it is not considered that the reference in the report in paragraph 13  regarding the residential flats 5 and 6 at 16 Park Road 'not having windows that would face on to the development' to be inaccurate. The windows in the flats face towards the rear gardens of the other properties on Park Road. It is accepted however that the proposed building will be visible from these windows, albeit at an acute angle.  The use of obscure glazing to the secondary living room windows in the elevation of the development that faces the corner of these residential flats on Park Road will prevent any overlooking of the property. It will also remove the possibility of any interlooking between these flats and the proposed development.  It is acknowledged that the reference to obscure glazing “removing the perception of being overlooked...” is confusing. Paragraph 13 should therefore be amended to say “Windows are proposed to the western side elevation of the building, however the windows on this elevation closest to these flats at first and second floor levels are proposed to be obscured to remove the opportunity for overlooking”.
The applicants have also confirmed that the obscure glazed secondary living room windows are proposed to be fixed shut.  It is therefore recommended that condition 18 is amended to include ‘fixed shut’ to ensure that opening windows are not inserted in the future.
Concerns raised in regards to the proposed building having an overbearing impact on this neighbouring resident are noted, however it is considered that this will not be the case given the distance between the residential flats and the proposed building, particularly as the building would be sited an at oblique angle to the flats and given the introduction of planting, including new tree planting along the common boundary.  The relationship of the proposed building to flats 5 and 6 at 16 Park Road is therefore considered to be acceptable.  Both existing and new planting will help to soften the outline of the part of the building that will be visible from these flats.

Further to the concerns outlined by the neighbouring resident, paragraph 17 is amended to:  
The proposed building would comprise of a central spinal section that would be three stories in height.  Parts of the building close to neighbouring residential properties on Park Road, Palace Road and York Road would drop down to two stories in height to reduce the massing of the building in order to protect residential amenity.  However, there would be a three storey element sited 13.8m from the common boundary with the flats on Park Road, this distance would increase to 15m between a corner point of the proposed three storey building and the south-eastern corner of the flats. Through the use of different roof heights, the roofline and thus massing of the building is broken up, adding to the character of the building.

 

Paragraph 15 refers to relationships between proposed properties within the site. It is acknowledged that the separation distances do not meet the guideline of 21 metres, though it is considered that this relationship is acceptable in the context of this scheme. 

RECOMMENDATION

It is recommended that Condition 18 is amended to:

18. Obscure Glazing and Fixed Shut – First and second floor windows to the north-west corner elevation.

Page 137
 78472/FULL/2012:
72 Barrington Road, Altrincham.

CONSULTATIONS

LHA – No objections

OBSERVATIONS

The amended plan referred to in the report shows an amended parking and turning area to address the concerns originally raised by the LHA set out in the report. The parking and turning area has been increased in size and the layout amended, with the parking spaces set away from the side boundary and a third parking space originally proposed alongside the site access omitted. The provision of two car parking spaces rather than three still complies with the Council’s car parking standards. The LHA has advised the amended layout is acceptable, subject to the provision of permeable surfacing and it is recommended a condition to this effect is added to those set out in the report.

RECOMMENDATION

Add the following condition: -

Notwithstanding the plans hereby approved, the hard standing (for the driveway, car parking area and turning area) shall be constructed of a porous material, or, shall be constructed in such a manner that any surface water run-off shall be directed from that hard standing to a permeable or porous area or surface within the curtilage of the building.  No surface water run-off from those areas of hardstanding should enter the external public drainage system. 

Page 147
 78502/FULL/2012:
Worthington Primary School, Worthington Road, Sale. 
SPEAKER(S)
AGAINST:





FOR:

Clive Searle 





                (Headmaster)

CONSULTATIONS

Pollution & Licensing

The applicant has submitted a phase 1 contamination report which has been reviewed and Pollution & Licensing are satisfied with the findings of the consultant, therefore no further conditions are recommended relating to contaminated land.

RECOMMENDATION: GRANT 

Page 165
 78567/FULL/2012:
 Shaw Hall Community Centre, Church Road, Flixton.


SPEAKER(S)
AGAINST:
Mr Flitcroft




     (on behalf of neighbours)





FOR: 

Keith Staniforth





             (on behalf of Centre)

APPLICANT’S SUBMISSION

A further letter has been submitted from Shawe Hall and District Community Association which has 24 signatures.  The letter states that they are a voluntary organisation and registered charity whom have leased the community centre since 1962 and this August celebrate their 50th anniversary.  

At the beginning of 2012, major building work took place within the building allowing disabled access to all areas, which is fantastic but unfortunately took away much needed storage space.  The Executive Committee agreed that an outbuilding would solve the problem and hence the application for planning permission to erect the garage on the site where two garages had been previously and the concrete bases were still there, which would help with cost.  We checked the lease maps and it was agreed that there would be no change at all to right of access for No’s 8 and 10 Leyburn Avenue.  

Over 600 people attend the centre each week and peace and harmony is a priority and we do all we can.  We have registered with the Council on several occasions our concerns regarding a neighbour parking 2 large tractors on the concrete bases and therefore abusing his right of access.  The noise and vibration from these tractors often frightens the children in the Playgroup, Childminders and Dancing School.  

We are hoping we will be given permission to erect the garage and solve our problem.  

Page 178, 78614/FULL/2012:   Rylands Hall, Edge Lane, Stretford.

OBSERVATIONS:

The hours of use sought by the applicant are considered to be reasonable, although it is recommended that they fixed by condition to allow neighbouring residents respite from any potential disturbances during the evening at weekends and Bank Holidays. 

RECOMMENDATION: MINDED TO GRANT 
 (I) Amend the following condition:

7. Use of the premises limited to 09:00 - 21:30 on Monday to Friday and 09:00 – 17:00 on Saturdays, Sundays and Bank Holidays. 

Page 187
 78597/HHA/2012:
38 Glastonbury Avenue, Hale.


SPEAKER(S)
AGAINST:





FOR:

Talib Hussain






   (Applicant)

REPRESENTATIONS
Following the receipt of amended plans, neighbours were reconsulted and an additional four letters of objection have been received, points raised as follows:-

· Side bedroom window facing 57 Woburn Drive is shown on floor plan but not on elevation, this is misleading and should be non opening.

· It is requested that a planning condition be attached to ensure root structure of tree within 57 Woburn Drives rear garden is not damaged from works to the extension.

· Request that the double storey extension is reduced to 3m

· Revised plans more in keeping with the size of the plot, still concerns over the front extension then there will be less parking to the front

· If approved this plot cannot take any more development

· Development still takes up large proportion of the plot

· This property has regular visitors, whose cars make access to neighbouring sites difficult (construction traffic will also make this more difficult)

· The extension will reduce light to kitchen window and patio area (at 36 Glastonbury Avenue)

· Two storey extension will block view ( as viewed from 36 Glastonbury Avenue)

OBSERVATIONS
Residential Amenity

The applicant has submitted amended plans omitting the secondary bedroom window which faces towards 57 Woburn Drive.

Car-Parking
In response to the neighbours concerns regarding loss of parking to the front of the site.  The site can accommodate three cars to the front of the site and one within the garage, four in total.  The front extension is not projecting out any further than the existing garage projects out, with a distance of 6m approximately retained from the front of the extension to the back of the pavement.

RECOMMENDATION
The following condition to be attached regarding submission of an arboricultural method statement indicating how excavation works will be undertaken to prevent damage to neighbouring Sycamore Tree at 57 Woburn Drive.

Condition 5:-

Notwithstanding the submitted details, no development to commence until an arboricultural method statement has been submitted to and agreed in writing by the Local Planning Authority.  The statement will include measures to be adopted during excavation works to protect the root system of the adjacent tree within the cartilage of 57 Woburn Drive.  Development to be carried out in accordance with the approved details.

Page 194
78621/FULL/2012:
Land adjacent to 29 Deansgate Lane, Timperley
CONSULTATIONS

LHA – No objections – Parking and garage spaces to be retained by appropriate condition; permeable surfacing to be used on areas of hardstanding appropriate condition to achieve this to be attached to any grant of planning permission.

Page 203  78649/FULL/2012:  First and Second Floor, 20 The Downs, Altrincham
CONSULTATIONS

Design for Security (GMP) – No objection.  Recommend a condition covering security measures to secure safe access to the flats for the future occupiers of the proposed residential unit and additional security measures.

RECOMMENDATION

Condition 4 should read:

4. Scheme identifying secure access to flats and additional security measures, in accordance with the recommendations of GMP Design for Security.

Agenda Item No. 5
78756/LB/2012:
Trafford Town Hall, Talbot Road, Stretford.

 

SPEAKER(S)
AGAINST: 







FOR:

Paul Norbury






     (Agent)

Agenda Item No. 6
78757/FULL/2012:
Trafford Town Hall, Talbot Road, Stretford.
        



SPEAKER(S)
AGAINST:






FOR:

Paul Norbury






     (Agent)

CONSULTATIONS

GM Police Design for Security: No objections, subject to the inclusion of security rated fire doors and laminate glazing in the refurbished windows on the ground floor. 

OBSERVATIONS

With regards to the comments of GM Police Design for Security, it is considered that it would not be appropriate to use laminate glazing in the refurbished windows given that this would have an additional impact on the character and appearance of the listed building and given that, in any case, there would be single glazed ground floor windows on the same elevations, which would not have laminate glazing. 

Agenda Item 7
78680/FULL/2012 & 78681/RM/2012 – Residential Development and approval of reserved matters for Land off Hall Lane and Land adjoining Manchester Ship Canal, Partington

PROPOSAL

The applicant has amended the proposed layout in accordance with ongoing negotiations set out in the report relating to highway considerations as well as garden provision for the new dwellings and relationship to adjoining residential properties. 

The development now provides a total of 195 dwellings across the two sites with 122 dwellings on the full application site and 73 dwellings within the reserved matters site. Across the two sites the following mix of properties are now proposed; 

23 x two bed properties

139 x three bed properties

33 x four bed properties

CONSULTATIONS

Environment Agency 

The EA have confirmed that in relation to the reserved matters application no further conditions are required to those attached to the outline consent. 

In relation to the full application, the EA initially objected to the application on the basis of an unsatisfactory FRA. The applicant has now provided further information concerning flood water levels and climate change, flood mitigation, emergency planning and flood evacuation and the future drainage strategy including attenuation of surface water drainage and connection to the public surface water drain as well as foul water drainage proposals to be drained to a pumping station within the site connecting to the existing adoptable foul sewers in Hall Lane. 

The Environment Agency have confirmed that they can remove their objection subject to the following condition; 

The development permitted by this planning permission shall only be carried out in accordance with the approved Flood Risk Assessment (FRA) from Capita Symonds (SS018549 Issue 2 dated 29 May 2012 and the Canalside, Partington Engineering Response Issue 2 received on 11 July 2012 by email) and the following mitigation measures:
 

1. The dwellings Finished Floor Levels are set at least at 13.8 mAOD.
2. Flood-proofing and/or flood resilient measures are included in the design and construction of the proposed dwellings. 
3. The preparation of an emergency evacuation plan, including the registration with Floodline to receive a Flood Warning. 
4. Identification and provision of safe routes into and out of the site to an appropriate safe haven.
5. Limiting the surface water run-off rate to 2 l/s/ha ensuring that properties would not be affected by pluvial flooding from a 100 year rainfall event with climate change allowance.
LHA

Following the submission of a revised layout which addresses the detailed comments of the highway officer there are no objections to the revised layout. The LHA are satisfied that the proposed layout provides satisfactory parking provision for the individual properties as well as appropriate opportunities for on street parking and turning and visibility. 

GM Ecology Unit – Advise that it is not considered that the proposed development will have a significant impact on the special interest of the Wetland at Partington Site of Biological Importance. 

Following receipt of supplementary protected species survey reports, GME are satisfied that the site does not support reptiles or great crested newts and is unlikely to support significant bat roosts. However the site does provide habitat used by water voles, a protected species under the Wildlife and Countryside Act 1981. 

GMEU would like to see a condition that;

Prior to commencement of development a scheme to mitigate the effects of the development on water voles shall be submitted to and approved in writing by the LPA. The scheme shall include the retention and proposed extension of the ditch along the north eastern boundary of the site as shown on the approved layout and details of improvement and future management of the ditch / watercourse including proposed Sustainable Urban Drainage Scheme to maintain water levels and water quality in the ditch. The approved measures shall be implemented in accordance with the approved details, unless otherwise agreed in writing.  
GMEU advise that the site also supports more common amphibians. The site supports a fair bird community, including priority species for conservation. Locally important habitats including broadleaved woodland (a priority habitat for conservation), an open watercourse and ditches, mature broadleaved trees and hedgerows are present on the site. From dwg. No 428_P_PL01 it appears that at least some of these habitats will be lost to the development, although this is not entirely clear. GMEU raised concerns to the loss of the watercourse and the broadleaved woodland with no mitigation proffered for these losses, since these are locally important wildlife features, the woodland is a priority habitat for conservation and will support priority bird species and the habitats contribute to a wildlife corridor along the Ship Canal.

However GMEU recognise that proposed new tree planting around the ‘Partington Green Loop’ is  secured and will be implemented as part of the outline proposals and are satisfied with the proposed retention and protection of as many mature broadleaved trees on the application  site as possible 

In terms of conditions/ guidance during construction GMEU advise that no site clearance works should take place within the optimum period for bird nesting (March to July inclusive). Measures should be implemented to control the invasive species Himalayan balsam and ground elder, both of which have been found on the site. Spreading these plants is an offence under the terms of the Wildlife and Countryside Act 1981 (as amended). The mitigation scheme for water voles described in a report submitted for the discharge of conditions 16 and 17 of App. H/OUT/68617 should be implemented in full. There is evidence of foxes on the site and the site has high potential to support fox earths. Although foxes are not a protected species in the interests of animal welfare it is recommended that prior to any site clearance works commencing a search of the site be made for fox earths. If any are found they should not be collapsed during the period when foxes are likely to have dependent young underground (March to June inclusive).

Transport for Greater Manchester

The public transport proposals set out in the applicant’s Transport Assessment are noted (new bus routes and connections, additional services, provision of bus stops, travel plan and travel information packs, bus link through the site) and further discussions between the applicant, Trafford MBC and TforGM would be welcomed to help determine which of these proposals could be developed further. 

It would be prudent to ensure that the road network is adequately designed to allow for bus services routing directly through the site. It is encouraging to note that the applications are accompanied by a travel plan, however there seems to be a lack of any hard travel plan measures and the measures proposed are fairly generic with little emphasis placed on measures to encourage an increase in the number of local trips undertaken on foot or bike. No proposals to improve existing walking and cycling routes or to provide covered, secure, cycle parking in the village centre, at local shops or near community facilities or schools. Robust arrangements for the implementation and running of the Travel Plan need to be included in the plan itself including resources for its implementation and management/ management structures/ timeframes for delivery/ targets and monitoring. 

Should the Council be minded to approve the applications it is recommended that further development of the travel plan be attached as a condition of any planning consents. 

Pollution and Licensing

Air Quality - An air quality assessment was provided within the Environmental Impact Assessment as part of the outline application which was considered to adequately identify the air quality impacts on the occupants of the outline development and associated with the construction and operation of the outline development. 

The site is not within an Air Quality Management Area (AQMA) however the full application proposals include significant new parking associated with the housing development of more than 100 spaces. In view of the previous air quality assessment and the fact that there is an increase in car parking spaces above 100, it is recommended that the following condition is attached to the planning permission to provide an air quality assessment to address any mitigation measures relevant to the development. 

Based on the fact that there were no significant air quality concerns for 550 dwellings and that the site is not within an AQMA, it is unlikely that air quality will be a significant issue and it is also more than likely that no other air quality concerns will be raised other than construction impacts as with the adjacent development.  Should mitigation measures be identified in the assessment then they are more than likely to be related to ventilation or transport related measures e.g. travel plans.  

‘Prior to commencement of development, an air quality assessment for the development shall be submitted to the LPA and approved in writing to assess the existing and future air quality with and without the development for nitrogen dioxide and particles less than 10 microns The assessment should identify the worst case exposure, changes in pollution concentration to residents of the proposed development e.g. building façade, and identify any changes in pollution levels where the public exposure occurs as a result of the development. The predicted levels should be compared with the relevant Air Quality Objectives set in the Air Quality Regulations 2000 and amendments thereof. Subject to the recommendations of the Air Quality assessment any mitigating measures relevant to the application shall be submitted to the LPA and approved in writing and the development shall be carried out in accordance with the recommendations. ‘
Noise – A Noise Assessment was provided with the outline application as part of the Environmental Impact Assessment. The Phase 1 reserved matters site was found to be within Noise Exposure Category A under previous guidance within PPG24 where noise was not considered to be a determining factor. No further comments are made in respect of the full application site (former caravan site) which sits behind the Phase 1 site reserved matters site in respect of its location from potential noise sources. 

Contamination – Phase 1 has been submitted for both sites and the report is satisfactory and the recommendations are agreed with. Conditions are already attached to the outline consent for Phase 2 investigation and should be attached to the reserved matters application. 

REPRESENTATIONS

Dunham Massey Parish Council have considered the two applications and are concerned that the traffic generated will impact on Dunham as the only through road to Altrincham is through Dunham. 

Partington parish Council have considered the applications and advise that objections have been received as a group of local residents have reservations about the impact on the local wildlife. 

2 further letters of objection have been received on grounds of; 

- Size of the development is disproportionate and too big for the community

- Unnecessary destruction of wildlife habitat, strategies should be considered for nature conservation and biodiversity

- Residents access to high quality open space is important and should be protected

- The land should be protected and managed as a wildlife sanctuary

- Pollution and disruption from the build 

- Traffic congestion, existing tail backs on local roads

- Removal of trees to rear of Derwent Close will lead to increased noise and light pollution already experienced from paper mill. 

- Local services inadequate to deal with the population increase

- Housing cannot be built until shopping centre is built

- A proportion of housing must be 2 bed and should be low rent given existing long waiting lists for such properties. 

- The land was canal over spill land and Partingtons defence against flooding and cannot be built on. 

- The MSCC/ Partington Coaling Basin sign from the Port Gate area removed by Peel should be put back or a new sign put up as it is an historic area. 

OBSERVATIONS

RESIDENTIAL AMENITY

The proposed layout has been revised from that originally submitted with the applications and the number of dwellings across the two sites has been reduced from 220 to 195. This has allowed for increases in garden provision and greater separation between dwellings within the site and adjacent to adjoining residential properties on Inglewood Close. Garden lengths in plots 173 to 192 are now between 12m to 15m and this is a significant improvement. Tree planting is also proposed within these gardens as well as retention of existing trees/ shrubs within plots 191 and 192. It is considered that these revisions provide an acceptable relationship between the new properties and the existing properties on Inglewood Close and the new dwellings will not result in any significant overlooking or loss of privacy between the existing and new dwellings.    

Garden provision across the site as a whole has also been improved through the reduction in the number of properties and therefore the new dwellings are now provided with improved garden sizes where some were previously considered tight. 

ECOLOGY/ LANDSCAPE

GMEU are now satisfied with proposals subject to a condition to provide a scheme to mitigate the effects of the development on water voles including the retention and proposed extension of the ditch along the north eastern boundary of the site. 
The revised layout now proposes removing T43 (horse chestnut) close to the access point off Hall Lane and G32 (oak) along the canalside but retains T459 (birch) and G123 (birch and holly) to the rear of properties 2 – 10 Inglewood Close. It is considered that the proposed tree retention for the site is acceptable incorporating these changes. 

FLOOD RISK

The Environment Agency have removed their objection and it is considered that subject to the condition recommended and submission of satisfactory drainage proposals the application will not give rise to increased risk of flooding. 

The application would no longer need to be referred to the Secretary of State since the Environment Agency as statutory consultee have now removed their objection. 

PUBLIC RIGHTS OF WAY

In relation to the comments of how the development affects public rights of way across the site, 

in terms of Partington 4, the applicant has commented that 'whilst the DEFRA guidance is noted, in respect of potential revisions to existing rights of way, the guidance sets out any alternative alignment should avoid the use of estate roads ‘...wherever possible...’ and that ‘...preference...’ is for the use of made up estate paths through landscaped or open areas. These are therefore aspirations only and the guidance clearly allows for deviation from these principles in certain circumstances and at the discretion of the LPA. '
 

The applicant has also commented that for the large part, Partington 4 will be incorporated into a green landscaped area provided through the site to accommodate the PROW, as is DEFRA’s preferred approach. Whilst a limited length of this footpath will use the footpath adjacent to the carriageway, this is necessary in order to create a workable development site. Furthermore, the applicant highlights that this limited reliance on the carriageway footpath must be considered in the context of this development facilitating the delivery of several kilometres of high quality recreational footpaths running through and around the village. The applicant considers that the overall quantitative and qualitative benefit to the public footpath network across the village substantially outweighs any minor qualitative impact on the existing PROW network within the site and considers that this limited impact and very minor conflict with best practice guidance is wholly acceptable when viewed in this context.’ The applicant therefore does not propose any changes in respect of this matter.
On balance it is considered that the applicant has revised the scheme to address issues raised where possible and whilst the diversion of some of the public right of way onto footpath/ carriageway is not ideal, the right of way is still maintained through the site. The PROW section have raised concerns regarding this diversion which is not in accordance with best practice however this should be considered in light of the considerable benefits to the PROW network around the site which will offset any loss of amenity through this limited diversion onto footpath and carriageway. This issue is not considered to significant to render the proposed layout unacceptable and the route of the PROW through the site is still maintained.  Ultimately the applicant will still need to apply formally for the diversion of a section of PROW 4 through the diversion order process. 
 
In respect of Partington 5, the applicant advises that this footpath is located outside of the site boundary, running parallel to its north eastern boundary and considers that it will therefore be unaffected by the development and the proposal to create an enhanced ecological area within the site boundary in this location. The applicant advises that the ditch is within the development site but that PROW5 is outside of the development site.

 
The applicant suggests a condition relating to the works to create the ecological buffer and submission of a method statement before the works are implemented to ensure that these do not impact upon the PROW. An additional condition is therefore recommended. 

REPRESENTATIONS

Dunham Massey Parish Council have raised concerns regarding the traffic impact from the residential development on Dunham as the only through road to Altrincham is through Dunham. It is not considered that the traffic generation from the additional 122 dwellings proposed at the Hall Lane site will generate sufficient traffic to cause congestion affecting Dunham. The applicant’s transport assessment has assessed the likely trip generation from the development and the LHA have not raised any objections.  

In terms of additional matters raised in the 2 further letters of objection which have been received, it is considered that access to open space will be improved as a result of these residential developments which are integral to the Partington Green Loop proposals, which will also have ecological benefits to the area. 

In terms of removal of trees and increased noise and light pollution referred to as already experienced from the paper mill, the existing trees at the site are not protected and therefore could be removed from the site at any time. The scheme proposes residential development adjacent to existing residential development and it is not considered that the proposals will lead to increases in noise and pollution to existing properties. 

In terms of local services, the outline application includes a public transport contribution requirement and both applications will deliver contributions towards public realm enhancements as well as delivery of the Green Loop. The schemes also support the provision of the new shopping centre in Partington and will therefore improve existing services for the local population.  

DEVELOPER CONTRIBTIONS

It should be noted that there is an error at para 46 of the committee report in terms of the Public Transport Improvement Contribution secured through the outline permission which is £321,722.50  rather than 3321,722.50 set out at para 46. 

The number of dwellings proposed has been reduced across the site and in respect of the full application site the number of dwellings proposed has been reduced from 129 to 122. As such, the developer contribution requirements have been adjusted. 

The effect of the development on education provision has also now been assessed based on 1m radius of development and estimate of pupils generated.  There is currently sufficient capacity in the nursery, secondary and post 16 provision to meet the demand created by this development and therefore no contribution will be needed in these phases.  In the primary phase, advice is that there will be a shortage of 20 places, which equates to a contribution of £245,140.

The adjusted Trafford Developer Contributions (TDC) normally required by SPD1 Planning Obligations are set out in the table below:

	TDC category. 
	Gross TDC required for proposed development.
	Contribution to be offset for authorised use as caravan site (where relevant).
	Net TDC required for proposed development.

	Affordable Housing


	6
	n/a
	6

	Highways and Active Travel infrastructure (including highway, pedestrian and cycle schemes)
	18, 910
	1, 431.00
	17, 479

	Public transport schemes (including bus, tram and rail, schemes)
	56, 242
	6, 534
	49, 708

	Specific Green Infrastructure (including tree planting)
	113, 460
	8, 370
	105, 090

	Spatial Green Infrastructure, Sports and Recreation (including local open space, equipped play areas; indoor and outdoor sports facilities).
	309, 735.24
	44, 075.93
	265, 659.31

	Education facilities.
	245, 140
	N/A (incorporated into previous figure)
	245, 140

	Total contribution required.
	£743, 487.24
	£60, 410.93
	£683, 076.31


The initial calculation set out in the report includes a requirement of £1,111, 283.89 for the proposed 129 dwellings. Due to the reduction in the number of proposed dwellings as well as the significant reduction in the education facilities contribution requirement which is for primary phase only, there is a significant reduction in the Trafford Developer Contribution requirement for the full application site which is reduced to £683, 076.31 as set out in the table above.  

The applicant has submitted a detailed viability statement in support of the case for accepting a substantially lower s.106 contribution in respect of this site.  It should also be noted that the applicant has been seeking external financial support to unlock the scheme and together with the Council has sought investment from the Homes and Communities Agency in the form of loan facilities under the Get Britain Building and Growing Places funds (for the housing development and shopping centre respectively) to try to get the overall scheme started.  This loan funding application has been approved in principle. Even with this support, the applicant has argued that delivery of this housing scheme is marginal and would be rendered undeliverable should anything approaching the total SPD1 contribution be sought by the Council.  

 

As set out at paragraph 26 of the report, the applicant requests that the contributions should be limited to a bespoke package which would provide only for a contribution to the Public Realm Regeneration Fund at the rate of £1,000 per dwelling, which would total £122,000 (based on the reduction in proposed dwellings to 122 units).  

The detailed financial viability information has now been assessed by relevant officers.  The applicant’s case is based around the Hall Lane housing application being an intrinsic part of the wider proposals in Partington including the Lock Lane/ Canalside Housing proposals, the shopping centre development and the Green Loop Provision, which is in part a substitute for the number of dwellings lost to the Lock Lane outline permission due to the collapse of the apartment market. It is considered that it can be accepted that the Hall Lane housing is intrinsic to the delivery of the wider Partington Regeneration proposals. Peel have worked with the Council to successfully apply for loan facilities under the Get Britain Building and Growing Places funds (for the housing development and shopping centre respectively) because it is clear that the development has faltered due to market conditions and for viability reasons.  It should be noted that the Trafford Developer Contribution requirement set out in SPD1 relates to normal market conditions. It is understood that there is in principle support from the Homes and Communities Agency for the schemes and this is indicative of the fact that both developments are regarded as unviable in current market conditions.  This is reflected in the fact that both applications have had to go through rigorous appraisal mechanisms before the approvals have been issued from both the Growing Places Fund and the Homes and Communities Agency.  

On this basis, it is considered that the figures the applicant has provided support their contention that the scheme cannot support the standard SPD1 developer contribution requirements for the full application and it is therefore recommended that the proposal put forward by the applicant for a contribution towards public realm enhancements of £1,000 per residential unit (as set out in the report recommendation for application 78680/FULL/2012) should be accepted.

However it is considered that there should be a mechanism built into the legal agreement regarding the bespoke contributions for the site which allows the Council to recover an increased level of contribution in the event (however unlikely) that the profit levels achieved for the development exceed current expectations. 

Therefore the acceptance of a reduction to the SPD level of contributions based on current viability assessments, is on the basis that the developer provides details in relation to the future sale of the properties and that in the event that developer profit is shown to be more than 15% of cost once the development is built out, the developer will pay the Council 50% of all profit over that level up to the maximum amount of the level of contributions normally required under SPD1. 

RECOMMENDATION: 

78680/FULL/2012 

MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 

(A). 
 That the application will propose a satisfactory form of development for the site subject to the completion of an appropriate Legal Agreement to secure a financial contribution of £122, 000, comprising contributions of £1,000 per residential unit for public realm enhancements, and subject to an overage clause to ensure that should the applicant’s assumptions regarding the viability of the development prove incorrect and developer profit is shown to be more than 15% of cost once the development is built out, the developer will pay the Council 50% of all profit over that level, up to the maximum contribution of £683,076.31 plus the provision of up to six affordable housing units (or the equivalent cash provision). 

(B) 
That upon satisfactory completion of the above legal agreement, planning permission be GRANTED subject to the conditions set out in the report with the following amendments:-

Delete conditions 5 & 6 regarding dimensions of parking bays to be submitted and details of dropped kerbs, revised plans have been received and the conditions are no longer necessary. 

Delete condition 11, applicant proposes tree planting and hedge is not considered necessary

Conditions 17 & 18 amended to a refer to phase 2 investigation to be carried out and submitted as Phase 1 has now been considered. 

Additional conditions; 

Prior to commencement of development a scheme to mitigate the effects of the development on water voles shall be submitted to and approved in writing by the LPA and shall include the retention and proposed extension of the ditch along the north eastern boundary of the site. 
The development permitted by this planning permission shall only be carried out in accordance with the approved Flood Risk Assessment (FRA) from Capita Symonds (SS018549 Issue 2 dated 29 May 2012 and the Canalside, Partington Engineering Response Issue 2 received on 11 July 2012 by email) and the following mitigation measures:
 

6. The dwellings Finished Floor Levels are set at least at 13.8 mAOD.
7. Flood-proofing and/or flood resilient measures are included in the design and construction of the proposed dwellings. 
8. The preparation of an emergency evacuation plan, including the registration with Floodline to receive a Flood Warning. 
9. Identification and provision of safe routes into and out of the site to an appropriate safe haven.
10. Limiting the surface water run-off rate to 2 l/s/ha ensuring that properties would not be affected by pluvial flooding from a 100 year rainfall event with climate change allowance.
Prior to commencement of development, an air quality assessment for the development shall be submitted to the LPA and approved in writing to assess the existing and future air quality with and without the development for nitrogen dioxide and particles less than 10 microns.  
78681/RM/2012

RECOMMENDATION: GRANT subject to conditions set out in the report and the following condition;
Additional condition. 

Prior to commencement of development a method statement shall be submitted detailing improvement works to the existing ditch the north eastern corner of the site and the proposed buffer including existing and proposed sections through the ecological buffer, the ditch and the PROW to ensure that the PROW is not affected. 

Agenda Item No. 8
ENF 1352:
Davenport Green Hall, Shay Lane, Hale Barns. 
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FOR:
RECOMMENDATION

It is recommended that the matter before the committee as reported within agenda item 8 on the ‘to follow’ section of the Planning Committee agenda, be deferred to a later committee date in line with Counsel advice.
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