Report of Urban Vision Partnership Limited

To the Planning and Transportation Regulatory Panel – 21 April 2005

Report on a permission for a new pitch and clubhouse on land at Granary Lane, Worsley
APPLICATION:
99/39082/FUL

APPLICANT:
MONTON AFC

LOCATION:
LAND OFF GRANARY LANE, WORSLEY

WARD:

WINTON

BACKGROUND

Planning permission was granted in May 2000 for the re-development of the existing ground forming new pitches / new clubhouse, associated car parking and provision of new access from Barton Road.  Planning permission was granted subject to a number of conditions.  The decision notice is attached as appendix 1

The report on the application that was considered by members stated that the application aimed to enable Monton Amateurs Football Club to expand and improve the junior and youth section activities.  The proposal was to provide an additional football pitch on the site.  This would involve moving the existing 100m by 66m pitch slightly to the south and west.  The new pitch would measure 95m by 55m, a more suitable size for junior and youth teams, and would be sited to the east of the existing pitch.  A new clubhouse would also be provided.  New parking spaces would be provided and the boundary of the site would be secured with 2m high paladin style, mesh fencing.  

A previous application that proposed a total of three pitches on the site was withdrawn.

The report stated that a total of 31 trees would be lost, the majority of which are small specimens located within the site and not on the boundaries.  In particular, a large oak tree in the centre of the site would be retained.  One of the conditions requires new planting and the report stated that new planting would adequately compensate for those trees that are to be lost as a result of this proposal.

The purpose of this report is to bring members attention to the fact that the trees that were indicated that would be felled have been felled and the site has been cleared in preparation of works that would constitute a commencement of development.  None of the conditions precedent have been discharged yet and the applicant has been told not to carry out any further work until those conditions have been addressed.

Section 56 of the Town and Country Planning Act states that development shall be taken to be begun on the earliest date on which any material operation comprised in the development begins to be carried out.  In clearing the site of the proposed pitch I am satisfied that such a material operation has taken place.  In this instance the works undertaken have all be in accordance with works clearly proposed in the permitted scheme.  I therefore do not consider that any enforcement action is necessary at this point.

The City Council’s arboricultural officer has visited the site and he is of the opinion that there are 4 trees that are so close to the proposed pitch as to constitute a health and safety issue to players.  This matter is to be further investigated with appropriate officers.

I have set out below the five conditions that required work to be done before development commenced.  These conditions cannot now be discharged and the City Council must ensure that all conditions are complied with.  The applicant has stated that there was a misunderstanding about whether or not the conditions applied to the various stages of the development and has apologised for undertaking the work and has stated that there is no intention whatsoever not to comply with all conditions.

I am satisfied that at this point enforcement action or the requirement for a new application is not necessary 

	No
	Approved Condition
	Action Required

	4
	This development shall not commence until an Arboricultural Method Statement has been submitted to and approved in writing by the Director of Development Services.  Works shall only be carried out in accordance with the approved Method Statement.
	An arboricultural method statement is required before any further works are carried out to the pitch.  This should cover the whole site.

	5
	The site shall be treated in accordance with a landscape scheme which shall be submitted to and approved by the Local Planning Authority before development is started.  Such scheme shall include full details of trees and shrubs to be planted, walls, fences, boundary and surface treatment and shall be carried out within 12 months of the commencement of development and thereafter shall be maintained to the satisfaction of the Local Planning Authority.  Any trees or shrubs dying within five years of planting shall be replaced to the satisfaction of the Local Planning Authority
	The applicant is only intending to construct the pitch at this time and the clubhouse is not intended to be constructed in the short term.  Therefore while a landscape scheme must be submitted for the whole site only that part that relates to the area around the pitch needs to be carried out within 12 months.

	6
	No development shall be started until all the trees within (or overhanging) the site, with the exception of those trees clearly shown to be felled on the submitted plan, have been surrounded by substantial fences which shall extend to the extreme circumference of the spread of the branches of the trees (or such positions as may be agreed in writing by the Director of Development Services).  Such fences shall be erected in accordance with a specification to be submitted to and approved in writing by the Director of Development Services and shall remain until all development is completed and no work, including any form of drainage or storage of materials, earth or topsoil shall take place within the perimeter of such fencing.
	This condition requires the temporary fencing to remain in place until all development is completed.  As the applicant is implementing his permission in stages I consider that it is appropriate to require that a specification for the whole site is submitted at this stage only those trees close to the pitch need to be fenced at this time with other trees near the clubhouse or the new access road being fenced before work commences on those two parts of the scheme.

	7
	No development shall be started until samples of the facing materials to be used for the walls and roof of the development have been submitted to and approved in writing by the Local Planning Authority.
	While the applicant could submit details the clubhouse is not to be constructed in the short term and no thought has been given to the materials to be used.  I consider that it would be preferable for the samples to be submitted once proper consideration has been given to what the best materials should be.

	9
	Prior to the commencement of development hereby approved details of the arrangements for the foul and surface water drainage of the site shall be submitted to and approved in writing by the Director of Development Services.  The development shall be implemented in accordance with the approved particulars.
	These details need to be submitted before further work commences. 


