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AMENDMENT REPORT
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PLANNING APPLICATIONS AND RELATED DEVELOPMENT CONTROL MATTERS

PART I (AMENDMENTS)

SECTION 1 : APPLICATIONS FOR PLANNING PERMISSION
17th April 2008

APPLICATION No:
07/55400/FUL

APPLICANT:
Lanes For Drains Limited

LOCATION:
Lanes For Drains Limited Lansdowne Road Eccles M30 9PJ   

PROPOSAL:
Erection of a three storey office block

WARD:
Eccles

OBSERVATIONS:

ADDITONAL COMMENTS

It is noted that genuine concerns have been expressed by residents with respect to the volume of traffic movements on Lansdowne Road in association with Lanes for Drains operation and an existing Waste Transfer Station. Having regard to the above situation a number of discussions have taken place with the applicant with a view to achieving some planning gain from the proposed development. A number of possible alternatives are set out below, as are the applicant’s responses and recommended outcome.

Before commenting on each possible alternative it is important to appreciate the context of the Lanes for Drains operation.  Lanes for Drains comprises two distinct parcels of land on either side of Lansdowne Road. The site to the north comprises the main office and is the historical base for operations. To the south is the site which is formed by the re-line operation, which was granted permission in 2007 (07/48569/FUL) and the site which is the subject of this application. It is noted that there is no physical separation between the re-line operation and the application site. 

1 – The application is approved subject to the applicant entering into a Section 106 Agreement not to use Lansdowne Road as an access for any Lanes for Drains operations (which would include the historical Lanes for Drains site to the north of Lansdowne Road and the new re-line building, approved by planning permission 07/48569/FUL

(Members are advised that if this option were pursued, it would not control vehicles not associated with Lanes for Drains, such as those that serve the Waste Transfer Station).

The applicant has stated that in the case of the historical Lanes for Drains site, the link through Naysmith Business park could not be used as the right of access only relates to the site of the proposed office building and re-line operation. The right of access which exists through this park serves only the proposed application site and the site of the re-line unit approved in 2007. 

It is accepted that access to the historical Lanes for Drains site cannot be restricted through planning control, given the rights of access referred to above. It is therefore recommended that this option can not be pursued.

2 – The application is approved subject to the applicant entering into a Section 106 Agreement not to use Lansdowne Road as an access to the re-line building (and the proposed office development), through the construction of a physical barrier between the site, and Lansdowne Road.

The applicant is unwilling to commit to not using the Lansdowne Road access in association with the re-line building. The applicant has stated that providing an access through the site of the office building now proposed, and ultimately through the Naysmith Business Park is sufficient and will lead to some vehicles using this alternative access given its convenience. However, given that the re-line building was approved in 2007 with access via Lansdowne Road the applicant considers that any restriction on this access now would be unreasonable.

In terms of the re-line building and its associated operations it is considered that Members are not in a position to insist that the applicant enters into a Section 106 agreement to restrict access from Lansdowne Road, particularly given the planning approval in 2007. In any event, such an agreement would be extremely difficult to enforce, particularly as vehicles associated with the historical site could continue to use this access legitimately. It is recommended that this is not pursued.

3 – The application is approved subject to a condition which would require a physical barrier between the proposed office building (and its associated car park) and the re-line building and its existing operations

This alternative would make it physically impossible for vehicles associated with the proposed office development to access the site via Lansdowne Road, thus ensuring that the existing impact is not greater than the current situation in terms of vehicle movements. However, such an approach would also make it impossible for vehicles associated with the existing re-line building to use the link access through Naysmith Business Park, which would remove the opportunity to reduce traffic on Lansdowne Road by reason of providing a more convenient route.

Whilst the above would ensure that Members are minded to approve the application, the existing traffic situation on Lansdowne Road can be made no worse, it would not allow existing traffic using Lansdowne Road the opportunity to enter/exit the site through Naysmith Business Park and thus can not alleviate any existing traffic movements. It is therefore recommended, on balance, that a fourth alternative is appropriate

4 -  The application is approved subject to a condition to ensure that the link access through to Naysmith Business Park is provided. 

Members will note that the original report recommends approval of the office development on this basis, with recommended condition 8 ensuring that works on the construction of the car park and office building for which permission is sought would not commence until the new proposed link connecting the site with Green Lane, through Naysmith Business Park, has been constructed and made available for use. 

This condition would simply allow for access to/from the office development via Naysmith Business Park but as recommended would also allow for vehicles associated with the re-line building to use this access. As proposed, this does not preclude in any way the continued use of Lansdowne Road as an access for either the existing re-line building or the new office building (given that there is no physical barrier between these two sites and no condition is recommended to this effect) but would, it is considered provide a more convenient alternative route which could reduce traffic on Landsdowne Road, albeit there can be no guarantee to this effect.

In having regard to the above the recommendation remains that planning permission should be granted in accordance with option 4, which would ensure that access is provided via Naysmith Business Park. Members are once again advised that this would not preclude the continued use of Lansdowne Road in association with the re-line building and its operations. Moreover, given that there will be no physical barrier between any new office building and the re-line operation, there is no guarantee that any new traffic generated in association with the building now proposed will not use Lansdowne Road. However, it will provide a genuinely viable and convenient alternative to Lansdowne Road and it is therefore considered that, on balance, it would be beneficial in reducing, to a limited degree, vehicle movements in along Lansdowne Road.

CHANGES TO RECOMMENDATION

None

Amendment to condition 8

Construction of the office building and car park hereby approved shall not commence until the new link road connecting the site, through Nasmyth Business Park to Green Lane has been constructed and made available for use at all times thereafter.


APPLICATION No:
07/55624/FUL

APPLICANT:
LPC Living Ltd

LOCATION:
Site Of Former Ordsall Family Centre 1 Carmel Avenue Salford M5 3LR   

PROPOSAL:
Erection of 19 - two/two and half/three storey town houses and one three storey building comprising three apartments together with associated landscaping, car parking and construction of new vehicular and pedestrian accesses

WARD:
Ordsall

OBSERVATIONS:

ADDITIONAL OBSERVATIONS

Comments have been received from the URC in support of the application.

+++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++

APPLICATION No:
08/55932/FUL

APPLICANT:
Haslem Homes

LOCATION:
Former Builders Yard Brakesmere Grove/Haysbrook Avenue Worsley MANCHESTER M28 6AY  

PROPOSAL:
Erection of 30 dwellings comprising of 14 three storey and 16-two storey units together with associated car parking and construction of new vehicular and pedestrian accesses (Re-submission of planning application 07/54876/FUL)

WARD:
Little Hulton

OBSERVATIONS:

Member’s attention is drawn to an amended layout of the scheme so that the road will be able to be constructed up to an adoptable standard. This has resulted in an increased separation between the gable of plot 16 and the front elevation of plot 18. It has also lead to a larger area for landscaping and a revised drawing has been submitted to show this.

In addition to this the applicant has changed the fenestration of the windows in the front elevation of plot 18 so that the outlook is not directly onto the gable end elevation of plot 16 to allow a greater level of amenity for the future occupiers of this dwelling.

+++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++

APPLICATION No:
08/56107/HH

APPLICANT:
Mr J Copeland

LOCATION:
57 Laburnum Road Worsley M28 7EJ    

PROPOSAL:
Erection of a single storey rear extension

WARD:
Walkden South

OBSERVATIONS:

+++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++

ADDITIONAL OBSERVATIONS

A typographical error was made within the report and within the second reason for refusal with regard to the en-suite bathroom window in the side elevation of the proposal. It states the en-suite window faces the boundary with No.55 Laburnum Road, which is incorrect; the en-suite bathroom window faces the boundary with No.59 Laburnum Road. The reason for refusal has now been changed to reflect this:

The proposed development would have an unacceptable impact on the current and future occupiers of No.59 Laburnum Road in terms of privacy and is contrary to policy DES7 of the adopted Unitary Development Plan and Policy HE2 of the Supplementary Planning Document - House Extensions.

+++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++

APPLICATION No:
08/56192/DEEM3

APPLICANT:
Environment Directorate

LOCATION:
Ryder Playing Field Ellesmere Road Eccles    

PROPOSAL:
Construction of a play area and erection of a 2.4m high perimeter fence

WARD:
Winton

ADDITIONAL OBSERVATIONS

The application has since been amended to increase the height of the proposed perimeter fencing from 1.9 metres to 2.4 metres.

It is considered that the increased height of the perimeter fencing would provide additional security to the play area, and prevent and discourage crime and fear of crime, in accordance with policy DES10 of the Adopted Unitary Development Plan

Since writing the original report the following consultation responses have been received.

Greater Manchester Police Architectural Liaison Officer made the following comments.

· Concerned that the play scheme does not have a lot of surveillance from neighbouring properties.

· Concerned that given the age range of children using the area, it could become an anti-social behaviour problem if there is no surveillance. 

· Welcome that the play area would be locked at night in reducing anti-social behaviour and that the play area would not be lit.

Urban Vision Engineering(Highways)raised no objections.

An additional letter of objection was also received raising the following issues.

· Potential increase in crime, vandalism and anti-social behaviour.

· Perimeter fence maybe visually intrusive if sited on higher ground.

· Lack of parking and increase in traffic would result in parking problems, increased noise and disturbance, pollution.
-
Proposal would detract from the quiet enjoyment of residential properties.

-
The improvements should extend to Quaker Bridge.

-
Concerns raised regarding use of the facilities at night.

-
Increase in litter.

-
Would have an adverse impact on the area.

