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(OPEN TO THE PUBLIC)
	ITEM NO.




REPORT OF THE STRATEGIC DIRECTOR OF HOUSING AND PLANNING


TO THE LEAD MEMBER FOR PLANNING

ON MONDAY 25th October 2004


TITLE : Site of Former Greenwood Primary School, Stafford Road, Eccles.


RECOMMENDATIONS : It is recommended that Lead Member approval be given to:-

(i)   the draft development brief, including the proposed amendments arising from consultations with the Ellesmere Park Residents Association, as detailed in the report.


EXECUTIVE SUMMARY :

In November 2003 outline planning permission was granted for the residential development of the former Greenwood Primary School site.  Due to significant local interest in the future redevelopment of the land it was agreed that the marketing and development brief for the site would be produced in consultation with the representatives of the Ellesmere Park Residents Association. 

A development brief has now been produced that reflects the concerns of the EPRA as far as is practically possible. 

Lead member approval is sought to the development brief to enable the disposal of the site to move forward.


BACKGROUND DOCUMENTS :

(Available for public inspection) None - Part II Report


ASSESSMENT OF RISK 
Low

	


THE SOURCE OF FUNDING IS
N/a

	


LEGAL ADVICE OBTAINED 
Not required

	


FINANCIAL ADVICE OBTAINED
Not required

	


CONTACT OFFICER :

A. D. Cartwright   0161-793-3716


WARD(S) TO WHICH REPORT RELATE(S)  Eccles


KEY COUNCIL POLICIES


DETAILS 
1.0 
Background:

1.1
On the 20th November 2003 planning permission was granted for the residential development of Greenwood Primary School, Stafford Road, Ellesmere Park. 

1.2
Due to significant local interest in the future redevelopment of the site it was agreed that the development brief for the site would be produced in consultation with the representatives of the Ellesmere Park Residents Association (EPRA).

1.3
The EPRA had a number of concerns focused on the following matters:-

(i) Type and Density of Development.

(ii) Site access and Traffic Issues

(iii) Orientation of development within the site.


(iv) Building Lines


(v) Environmental Issues (tree retention etc).

1.4 
These issues were discussed in depth during two meetings with the EPRA following which a first draft development brief was produced for final consultation.  

2.0
Details:

2.1
The EPRA has made the following requests in response to the first draft development  brief:-

(i) Section 3.1. 
A reference should be made to the trees to the Cavendish Road boundary in the description of the site.   

This has now been included.

(ii)Section 4.2.
Development to be 21 metres from the Cavendish Road boundary fence.


This request is considered to be unacceptable.  It is beyond existing separation standards, would place an undue restriction on the development of the site and could prove counter productive by concentrating built development into a reduced area.

(iii) Section 4.3
Site access from Rutland Road to be promoted/mentioned.


The envisaged access to the site is via the former School access on Stafford Road.  Access via Rutland Road is not currently possible without extending the boundaries of the development opportunity to include part of the Three Sisters SBI site.  A further planning application would be required and there would be specific environmental issues associated with the development of SBI land.

There are no highway safety benefits in promoting such an access arrangement and it is therefore recommended that this request be declined.

(iv) Section 4.8
An indication was requested as to the level of contribution the developer will have to make towards the integration of the playing field land into the Three Sisters SBI.  

Sections 4.8 and 4.9 have been amended as a definite figure  cannot be determined at this stage.  The level of contribution will be established by way of the adopted formula in the Unitary Development Plan that requires confirmation of the number of bed-spaces. 

(v) Section 4.9
An indication was requested as to the level of open space provision to be provided on-site.

This is not applicable as we have confirmed that a financial contribution (see 4.8) will be made towards off-site provision/improvement of existing facilities at Three Sisters.  The developer will also be responsible for the provision of new facilities at Ellesmere Playing Fields

(vi) Section 4.10
That Allington Drive also be mentioned in relation to the retention where possible of mature trees.





This has been incorporated into the document.

(vii) Section 4.14
It was requested that the playing field land to be incorporated into the Three Sisters SBI site be made available as a site compound.   

It is considered inappropriate, to offer for use as a site compound, land which is to incorporated into a highly sensitive SBI site.  The playing field will act as an important buffer to minimise the impact of development on the main school site. 

3.0
Recommendation
3.1
It is recommended that Lead Member approves :-

(i)  the draft development brief including the appropriate amendments arising from consultations with the Ellesmere Park Residents Association.

Malcolm Sykes

Strategic Director of Housing and Planning
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