MINUTES OF THE PLANNING & ENVIRONMENT COMMITTEE MEETING
HELD AT 7.30PM ON MONDAY 11TH SEPTEMBER 2017 AT THE CIVIC
HALL, POYNTON.

PRESENT
Chairman: Cllr L A Clarke
Cllrs: C Gorst, Mrs S Horsman, Mrs J Saunders
SO 56 Cllr Murray

103. Recording of meeting
The Deputy Clerk confirmed that the meeting is recorded for the purposes of
minute taking.
There were no other declarations of a recording of the meeting.

104. Questions from members of the public
Questions from members of the public were invited.
It was proposed that the order of the agenda is amended to take the following
items of business first: 17/4256M and item 8.
RESOLVED: That the order of the agenda is amended as stated (NC)

105. Application No: 17/4256M Location: Land at Dickens Lane, Sprink Farm,
Dickens Lane, Poynton SK12 1NU Applicant’s name: Hourigan Connolly, 7
Swan Square, Swan Street, Manchester M4 5JJ Proposal: Outline planning
application for the demolition of all buildings and structures and the erection of
up to 150 dwellings with 30% affordable homes, public open space,
landscaping and sustainable drainage system (SuDS) and vehicular access
point from Dickens Lane. All matters reserved except for means of access.
At the last meeting, the Committee resolved to recommend rejection of this
application. Mr John Knight, Planning Consultant was asked to provide
suitable wording for the refusal based on the objections raised at the last
meeting.
The Town Council comments on this application are made in two parts: Part 1
sets out the reasons why the Council recommends refusal of this planning
application while Part 2 sets out a series of planning considerations which we
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would request are taken into account in considering this and any future
applications for this site.
Part 1 Reasons for the refusal of outline planning permission
1 The proposal is contrary to policy LPS 49 of the Cheshire East Local Plan
adopted as the strategic part of the Development Plan in July 2017. This
policy applies wholly to this site. The application fails to respond to the site
principles of development set out in LPS 49 In particular, the application fails
to address key matters of infrastructure, impact on local and site amenities
and flood risk and mitigation.
2 The proposed development would lead to an unacceptable increase in
traffic at three junctions: the junction of the access road into the proposed new
estate and Dickens Lane, the junction of Dickens Lane with A523 London
Road South and the junction at Waterloo Road/Dickens Lane. The use of
Dickens Lane is already at unacceptable levels in terms of highway and
pedestrian and other users’ safety. The development would increase traffic on
other neighbouring roads in the vicinity including Waterloo Road and Moggie
Lane in Adlington which both lack adequate and complete footways adjacent
to these roads.
3 In view of the impact of the A6 Manchester Airport Relief Road (MARR) and
forthcoming Poynton Relief Road on the local highway network, this site
should not be considered for development until both roads are completed,
open to traffic and future traffic patterns in the local area have been
established.
4 The proposed development is contrary to sustainable development policies
SD1 and SD2 of the Cheshire East Local Plan adopted as the strategic part of
the Development Plan in July 2017. It is an unsustainable form of
development lacking adequate public transport. Cheshire East Council are
proposing to withdraw the only bus service in the local area and it is at least a
30 minute walk to Poynton train station. The majority of travel would be by
private car and the site is a significant distance from the nearest shops in
Poynton centre for access on foot or other means.
5 The transport material supporting the application (including the transport
plan and assessment) is seriously defective. Such material considerably
understates levels of car ownership and usage which is common on estates
such as this on the edge of Poynton. Figures taken from more urban and
higher density areas elsewhere are not comparable to Poynton due to the
higher levels of public transport available in those communities.
6 The proposed development is contrary to sustainable environment policy
SE1 Design of the adopted Cheshire East Local Plan adopted as the strategic
part of the Development Plan in July 2017. The application is unneighbourly in
that the site access road will have a serious detrimental impact on adjacent
residential properties.
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7 The proposed development is contrary to sustainable environment policies
SE3, SE4 and SE5 concerning matters of biodiversity and geodiversity,
landscape and trees, hedgerows and woodland. of the Cheshire East Local
Plan adopted as the strategic part of the Development Plan in July 2017.
There would be an unacceptable loss of trees, hedgerows and woodland
which contribute to residential amenities and make a positive contribution to
the character of the local area. The site and local area is of substantial nature
conservation value which both residents and visitors value for its existing
biodiversity. The site is a home for endangered species including bats and
newts as observed by local residents. There is also local concern that not all
the ponds on the site and nearby sites have been surveyed as part of this
planning submission.
8 The proposed development is contrary to infrastructure and developer
contributions policies IN1 and IN2 of the Cheshire East Local Plan adopted as
the strategic part of the Development Plan in July 2017. The application
submission makes no attempt to assess the physical, green and social and
community infrastructure needs to be generated from this development.
9 The proposed development is contrary to Policy SE 12 concerning pollution,
land contamination and land instability of the adopted Cheshire East Local
Plan adopted as the strategic part of the Development Plan in July 2017.
There is some risk about run-off of surface water from the site which would
drain towards Poynton Brook which has suffered serious flooding in recent
years. The indicative plan also appears to intrude into the prescribed flood risk
zone along Poynton Brook.
10 The application fails to adequately the issue of flooding of this site. The site
is bordered along its complete southern and eastern side by the Poynton
Brook which flooded seriously in June 2016. A significant part of the site is
within the indicative flood risk area indicated by the Environment Agency. The
proposed layout from the development would intrude into the flood risk area.
The run off from the site into Poynton Brook will increase the risk of flooding
downstream.
11 Local residents have reported that the local drainage system in this area is
wholly unable to cope with additional run off or sewage from this site. There
are already existing sewage problems on Dickens Lane which have yet to be
resolved.
12 The application fails to comply with the Borough Council’s Statement of
Community Involvement. No efforts or actions have been taken to respond to
the strong objections of the local community to a major housing development
on this site which relates to both the strategic release of this site and the more
detailed site planning now being proposed.
13 The development would have an adverse impact on the Poynton Brook
wildlife corridor as identified by the Cheshire Wildlife Trust in the draft Poynton
Neighbourhood Plan (Key Map 4 and emerging Neighbourhood Plan policy
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EGB18). The corridor has been mapped in accordance with paragraph 117 of
the NPPF.
14 The planning application provides both insufficient and contradictory
information to allow a full and informed assessment of the development now
being proposed.
In particular, there is a lack of clarification on how transport and connectivity
issues will be taken into account and sustainability issues dealt with. The
application demonstrates a lack of knowledge and understanding of the
nature of the site. For example, the standard of the applicant’s documents on
flooding must be questioned as they indicate the stream is shown as flowing
in the wrong direction. This suggests that no confidence can be placed to this
document whatsoever. Planning applications for the development of Local
Plan Strategic sites should comply fully with the Local Plan guidelines which
have been through full consultation and examination over recent years. The
criteria set out for the development of each site in the Local Plan should be
adhered to by both the developers and the Borough Council.

Part 2 Planning considerations for current and future planning
applications for Dickens Lane site
1 Appropriate land uses.
A residential development of up to around 150 dwellings (Use Class C3) is
considered appropriate on the site. A housing scheme should comprise a
mixture of dwelling types and sizes to facilitate the creation of a balanced and
mixed community. The potential for elderly person accommodation and
retirement homes (within Use Classes C2 or C3) should be considered. Due
to the scale of the proposed development in the Local Plan, a variety of
ancillary uses may be acceptable and necessary in land use planning terms to
create a sustainable mixed-use community. Any planning application should
clearly set out the nature and location of such uses. Such land uses and
community facilities as respect the character and location of the site and meet
the needs of the future and existing local residents will be considered on their
merits, having regard to relevant development plan policies.
2 Amenity and children’s play space
Open space areas will be required to be identified and protected which are
intended for active and passive recreation. These may include structures
associated with such uses, such as children’s play equipment or benches.
Any equipped children’s play areas should be well related to the residential
properties which they serve and be integrated into the proposed housing area.
3 Housing mix
The development should create a balanced community with a mix of property
types and tenures distributed across the site. The aim is to provide for both
general market housing needs and meet the affordable housing needs of the
Poynton area. The range of housing on the site should respond to the
Poynton context in terms of character, layout and design. It is anticipated that
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given the size and location of the site, a mixture of 2, 3, 4 and 5+ bedroom
properties should be achievable
4 Affordable Housing
The exact format and type of affordable units to be provided within the
development will meet the 30% affordable requirement set out in the Cheshire
East Local Plan and should amount to around 45 units in total. A variety of
affordable tenures is encouraged (social rented, shared ownership, rent to
buy and intermediate rent and specialist accommodation). The full number of
affordable units shall be provided on site. The location of affordable housing
should be integrated with open-market homes to create a mixed and inclusive
community. The external appearance of the dwellings should be compatible
with the open market homes on the development. In this way, visual and
social integration may be achieved.
5 Housing density
Density should reflect the mixed character of existing Poynton area. It should
also contribute towards ensuring the development along the site periphery to
the east and south minimises the impact on the openness of the Green Belt at
this point as well as the purposes of including land within it. The density,
height and massing should vary to help establish different character areas of
the development. Lower densities will be particularly suitable on the
countryside fringe of the site. This would create a softer edge to the open
countryside and minimise the impact of the development on the adjacent
North Cheshire Green Belt. The overall density of the housing development
should not exceed around 30 dwellings per hectare to achieve an appropriate
form of development reflecting local character.
6 Vehicular access
The site may be accessed directly from Dickens Lane which may require
changes to be made to planned highway configurations. Improvements will be
required to the road and new junction arrangements at Dickens Lane and
London Road South as well as the proposed means of access to A6 MARR
and the Poynton Relief Road. The adjacent road junction at Waterloo Road /
Dickens Lane and the right angle as Dickens Lane turns into Moggie Lane is a
danger spot for pedestrians due to inadequate footpaths. It should also be
noted that traffic uses the Moggie Lane/Waterloo Rd route as a convenient
bypass/cut through to and from areas to the east of the application site.
Improvements are required in the interests of safety if the site is to be
developed for 150 homes.
7 Amenities of local residents
The amenities of the existing properties on adjoining roads should be given
particular attention in planning the development. It should not adversely affect
the privacy or general amenity of existing adjoining occupiers. When
consulted about the potential development of this site in the Neighbourhood
Plan process, local residents were largely concerned about the loss of open
space and open views to the south and east across farmland.
8 Access for local services
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The new development will lie at the south eastern edge of the town and
therefore some distance from local services apart from local schools. Any
arrangements for health and other community and social services need to be
addressed at the outline planning application stage.
9 Footpaths/cycle ways
Improvements are needed to facilitate non-car borne movement within the
town for a variety of purposes. Opportunities to make improvements in the
immediate vicinity of the site and the area around should be investigated as
part of any planning application. There are a number of pubic footpaths near
and within the site (Adlington FP16, FP52 and FP14 and Poynton FP77)
which may have potential to improve non-car borne travel to and from the site.
A comprehensive scheme to connect this development with the town centre is
required.
10 Public transport
If a bus service is being provided, a bus pull-in/turn around facility may be
needed. An increase (not a decrease or removal of service) in service
frequency of P1 to/from the centre in order to minimise car journeys especially
at peak school times into central Poynton. Of the three strategic housing sites
proposed in Poynton this is the most distant from the railway station
Developers will be expected to address the provision of public transport
services to and from the site and the railway station as part of any planning
application.
11 Woodland, trees and hedgerows
The proposed entrance to the site would require removal of substantial areas
of existing trees and hedgerow. Careful consideration to site layout will be
required to minimise losses. A new planting scheme along the revised green
belt boundary is required. It is suggested adding a wide green boundary along
this route so as to preserve its rural character and avoid the footpath being
directly against garden boundaries. No TPOs are currently designated on this
site. The Borough Council’s Forestry Officer should make an assessment as
to which trees would merit protection.
12 Infrastructure including access to health, education and other services
Any planning application should explain how infrastructure to serve the
physical, green, social and community services are to be provided for future
residents and their homes and open areas. When consulted about the
potential development of this site though the Neighbourhood Plan process,
residents raised issues for them about the state of sewers/drains, flood risk of
Poynton Brook, and the potential congestion arising from additional car
journeys.
The local CCG needs to take a view on where residents will be directed for
health needs such as to Poynton or Bramhall. Infrastructure planning should
be aligned with housing delivery throughout the course of development.
Another example is infants and / junior school capacity. The nearest
infants/junior school to the site is Worth school which is accessible by
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footpath. It is a small school which may not have capacity for additional
children and the Borough Council ought to review this.
Resolved: That the response to the application 17/4256M, Land at
Dickens Lane Poynton, be submitted to Cheshire East as the opinion of
Poynton Town Council (NC)
A resident commented that there is currently flooding on Dickens Lane
following the heavy rain over the weekend which he had reported to the
Cheshire East Highways Team.
The Deputy Clerk was asked to raise with the Public Rights of Way Team at
Cheshire East the state of the footpath between Dickens Lane and Birch
Road (FP30) as the flooding is an obstruction to a public right of way.
The Clerk was asked to publish the response to both the Dickens Lane and
Chester Road development in a special PUN. The Clerk should also contact
The Poynton Post to see whether they would be interested in publishing the
responses.
A resident stated that he had heard that a challenge was being launched
against the Cheshire East Local Plan. The Chair confirmed that a developer,
Muller Homes, had launched a judicial review application.
A resident asked whether the Dickens Lane development will definitely
proceed. The Chair explained that the land had been taken out of the Green
Belt and has been designated as housing land. Inevitably, housing of some
form will be built on the land. The Town Council is still hoping to limit the
damage as far as possible.

106. Air Quality Monitoring
The Deputy Clerk reported that no response had been received from Cheshire
East to the emails sent by the Clerk and Deputy Clerk.
RESOLVED: That this item is included on the next agenda and the Clerk
and Deputy Clerk are asked to continue pursuing the matter with
Cheshire East (NC)

107. Apologies for absence
Cllrs M Beanland, T Holbrook, I Hollinworth, L Podmore and M Sewart.

108. Declarations of disclosable pecuniary or other interests
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Cllr L A Clarke declared a non-pecuniary interest in planning application
17/4359M as a relative lives near the property concerned, and left the meeting
for this item.
109. Approve Minutes of Meeting held on 4th September 2017
RESOLVED: That the minutes of the Planning and Environment
committee meeting held on 4th September 2017 are approved (3 for, 1
abstention)

110. Planning applications received to date:
a.

Application No: 17/3956M
Location: 9 Elm Beds Road, Poynton, SK12 1TG
Applicant’s name: Mr W Timothy
Proposal: Proposed rear extension at first floor level
Recommendation: Rejection as the development exceeds the 30%
limit for extensions in the Green Belt and the property is also in
the Macclesfield Conservation Area (NC)

b.

Application No: 17/4051M
Location: 233 Coppice Road, Poynton, SK12 1SW
Applicant’s name: Mrs J Neale
Proposal: Proposed single storey and rear extension
Recommendation: No objection (NC)

c.

Application No: 17/4217M
Location: Outlook, The Coppice, Poynton, SK12 1SR
Applicant’s name: Mr Paul Chapman
Proposal: Replacement three storey three-bedroom residential dwelling
Recommendation: Rejection on the basis that the development
exceeds the 30% limit for extensions in the Green Belt and is out
of character with properties in the vicinity of the site, in particular
with regard to the proposed development being three storey (NC)

d.

Application No: 17/4359M
Location: 22, Oak Grove, Poynton, SK12 1AE
Applicant’s name: Mr Paul Chapman
Proposal: Single storey rear extension and internal alterations
Recommendation: No objection (NC)

f.

Application No: 17/0967M
Location: Outlook, 1 Windsor Close, Poynton, SK12 1JL
Applicant’s name: Mr Jonathan Barrott
Proposal: Replacing 4ft 2in gate at the rear of the property with a new
gate which is 6ft high (midpoint of arch 6ft 6in)
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It was noted that the original application has been recommended for
approval by the Town Council but rejected by Cheshire East. This
decision is now subject to an appeal.
Recommendation: That no action to be taken in relation to the
appeal (NC)
g.

Application No: 17/4485
Location: 3 Redacre, Poynton, SK12 1DB
Applicant’s name: Mr P Bailey
Proposal: First floor extension
Recommendation: No objection (NC)

h.

Application No: 17/4495M
Location: 41 Clumber Road, Poynton SK12 1NS
Applicant’s name: Mr D Maw
Proposal: Two storey rear extension and new velux rooflights to front
elevation
Recommendation: Rejection on the basis of RO7RD that the
development by virtue of its size, design and position relative to
the adjoining property would be unduly dominant causing an
unacceptable loss of light to the detriment of the residential
amenities of neighbouring properties and RO2RD loss of privacy.

111. Tree Preservation Orders
The Deputy Clerk reported that she had received a telephone call from
Cheshire East officer confirming that they were aware of the planning
applications on Chester Road and Dickens Lane and the trees on this site
were now at the top of the list for assessment.
RESOLVED: That the verbal report from the Deputy Clerk and the emails
from Cheshire East are received. That the item is added to the next
agenda and that the Deputy Clerk seeks a further update for the next
meeting (NC)

112. Manchester Airport Relief Road Bunds
An email had been received from the SEMMMS team confirming that no
planning applications had been submitted for any additional bunds in the
Poynton Area.
RESOLVED: That the correspondence from the SEMMMS team
regarding the bunds is received (NC)

113. Consultation in relation to the disposal of the public open space at
Middlewood Way
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The Deputy Clerk confirmed that no response had been received from
Cheshire East in relation to the Poynton Town Council response to the
consultation. Cllr Mrs Saunders and Cllr Murray will attend a meeting on 12th
September to discuss the issue.
RESOLVED: That the item is deferred to the next meeting (NC)

114. Planning Decision List
RESOLVED: That the planning decision list is received (NC)

115. Communication Messages
RESOLVED: That the recommendations of the Planning and
Environment committee in relation to the Chester Road and Dickens
Lane developments are publicised on the PUN and on the website (NC)

Meeting End Time: 8.05pm
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