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Woodford Neighbourhood Forum
c/o Woodford Community Centre, Chester Road, Woodford, Stockport, Cheshire, SK7 1PS
Email: woodfordneighbourhood@gmail.com Web: http://woodfordnf.co.uk

Ms Jane Chase
Planning Officer
Stockport Metropolitan Borough Council
Town Hall, Edward Street
Stockport
SK1 3XE
29 July 2020

Dear Ms Chase

Reference:DC/077092
Proposal: Erection of extensions to existing dwelling
Location: 505 Chester Road, Woodfor8tockport, SK7 1PR

1. General comments and concerns

1 We acknowledge that the existing house is very attractive and the proposal would
produce a very grand residence. Howeveg, are concerned th#ite proposaboes
not comply withnational and local policieand we are keen to ensuteat we are
consistenin the application of policy principles.

1 We note thefollowing reference in thd’lanning Support Statement i é . t he i nf
property at 512 Chester Road, across Chester Road, has been approved so that
dwel Il ing wil!/ fill muTbeplaioning apdlicatiomwri5d2t h o f

Chester Roadvas submitted before WNF became a consultee, but membéngs of
WNF committee consider that this propertymschtoo largeand overbearing ithis
location andso has a detrimental impact dhe character of villagdt provides an
example of the sensitivity of the location to change due to inappropriate development.

1 The siteof the 505 Chester Road propossilin Green Beltand would create a
massive increase in the size of the existing propeitych is incompatible with the
prevailingplanning policies at nationalpbough and local level

1 The proposal woulthave a greater impact ¢ine openness of the Green Bélan the
existingbuildings

1 The proposalvouldresult in loss of opegardenspacewhich will have an impact on
the rural character of the village becaudeis located in gorominent position on
Chester Roadand adjacent to the start of footp&BHGB, which leads into open
fields behind the housing lin8ee Appendix b.

1 It would reduce the gap between this dwelling and the one to the east on Chester
Road, affecting the street sces®e Appendi®.

1 It would potentially affect the amenity of neighbouring properties by filling open
spacs between them with building§ee Appendix -b.

1 It does not fulfil any unmet need in terms of type of houslitgre is no shortage of
large detached houses in Woodford. Planning permission for 920 dwellings +
commercial premises + a care facility on the former aerodrome site includes proposals
for large numbers of additionErgehouses

1 A survey conducted by theorum identified a demand forti#edroomed properties.
Extension of an already large house is not going in the right direction for meeting that
need.


mailto:woodfordneighbourhood@gmail.com
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1 The Planning statemenefers to the NPPF 2019 and the Woodford Neighbourhood
Plan 2019 but makes no refence tp or any assessment afe other relevant
Stockport Council Planning policies forming part of the Development Plan for the
Woodford area.

1 The proposabppears to contravene policies in twodford Neighbourhood Plan
NPPF, SMBC Saved UD&dCore Strategy policies

2. Woodford Neighbourhood Plan

We are pleased toote thatthe Planning Statement submitted with the applicatéfars to
the Woodford Neighbourhood Plai refers to WNP DEV3but WNP DEV4 whichis also
relevantis notmentioned.

We have assessed the proposal against policies in the Woodford Neighbourhood Plan (WNP)

2.1.WNP policy DEV3: Extensions to existing dwellings
fiResidential extensions should be in keeping with the host property and its surroundings.
Development that would reduce an existing gap between properties should not create an
incongruous fAterracingo effect. o

Assessment

The addition of a utility room and a boot room along the Chester Road frontage to the east
will significantly reduce the gapetween the adjacent propery503 Chester Road, and
potentially create a terracing effe@ee Appendix &. This does not comply with WNP
DEV3.

2.2.WNP DEV4: Design of new development

AAl I new development in Woodf orhighstredargdibour ho
design. New residential development proposals should demonstrate how they respect and
respond to the Neighbourhood Areads rur al ch

Where appropriate and viable, the development of sustainaifede systems, the retention
and enhancement of landscape, wildlife and ecological networks and the achievement of high
environmental and energy standards will be s

Assessment

The application makes no reference to DEYMong this section of Céster Road, large
houses are set in largardenswith substantial gaps between buildingse proposal would

have a detrimental impact on the rural character of Woodford as the scheme seeks to
significantly increase the length of the front elevation andd &urther extensions to other
sections of the propertyhus filling much more of the plot with buildingSee Appendix b.
Thisdoes notomply with WNPDEVA4.

3. Flood risk

Woodfordis in an area liable to surface floodifithe fields between thigroperty and the
aerodrome site are frequently walegged. Geen vegetation absorbs water angh$i¢o

reduce surface flooding, whilerther building will reduce permeatiliof the ground and
exacerbatexisting flooding problemsAs the atmosphere ecoming warmer and a warmer
atmosphere holds more water, climate change models predict more frequent bouts of intense
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rainfall in this part of the countryhe proposal is not going in the right direction to mitigate
the potential for surface flooding.

During the preparation of the Woodford Neighbourhood Plan the Environment Agency
provided the following information:

fiThe Environment Agency notes that the Contamination and Flood Risks should be taken
into account when considering any development.

Contamination Risk
Due to potential former land use(s), soil and /or groundwater contamination may exist at any
site where development is proposed. Associated risks to controlled waters can be addressed

by:

1 Following the risk management framework CLR11 (15)

1 Refering to the Environment Agency guiding principles for land contamination (16)
and the | and contamination sections in th
Protection: Principles and Practice (17)

Further information may be found on the land contaminaticomieal guidance pages on the
direct.gov website (18)

Flood Risk

Developments may require a permit under the Environmental Permitting (England and

Wales) Regulations 2016 from the Environment Agency for any proposed works or
structures, in, under, overeri t hi n ei ght metres of the top o
rivero6. This was formerly called a Flood Def
excluded or exempt. A permit is separate to and in addition to any planning permission

granted. (19)

Further to consultation with the Environment Agency, the Neighbourhood Forum would like
to see new development being designed to maximise the retention of surface water on the
development site and measures to minimise runoff; for surface water drainage to be
considered in liaison with the Local Lead Flood Agency, the public sewerage undertaker and
the Environment Agency; and for surface water to be discharged in the following order of
priority:

An adequate soakaway or some other form of infiltration system.

An attenuated discharge to watercourse or other water body.

An attenuated discharge to public surface water sewer.

An attenuated discharge to public combine
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As requested, we have focussed on assessment against the WNP, but we also noted the
following issues with compliance with local and national policies.

4. Compliance with National Planning Policy Framewok (NPPF 2019) relevant
sections

The site is in Green Belt and therefore subject to Green Belt policies in the WeRfelieve
that the proposaloes not comply with the following paragraphs in the NPPF:

4.1.Paragraph 134 which seeks to assist in prevention of encroachment into the
countryside. The site lies wholly within the Green Belt with the house and
swimming pool currently as two separéaldings at a distance from each other
which allows for some openness within this rural location in Woodford. The
proposal would represent a further encroachment into the countryside by new
substantial additions to the house and link buildings betweertulrent house
and swimming pool.

4.2.Paragraph 143 which seeks to prevent harm to the Green Belt. The site makes
some contribution to the openness of the Green Belt at this point. The proposal
would have a much greater impact on the openness than teatchause and
swimming pool due to the scale of development propdsee Appendix b.

4.3.Paragraph 144 which advises Planning Authorities to give substantial weight to
any harm caused to the Green Belt and notes that special circumstances only exist
wher any harm is outweighed by other circumstances. There are no special
circumstances that would justify the harm caused to the Green Belt by this
proposal. The outline case put forward by the applicant to justify inappropriate
development in the Green Balbes not constitute very special circumstances
sufficient to outweigh the harm by reason of inappropriateness and any other harm
to the Green Belt.

4.4.Paragraph 145 c) which does not exclude the extension or alteration of a building
provided that it does not result in disproportionate additions over and above the
size of the original building. The Planning Support Statement stategiheat
proposal wold result in around 85% increase in volume over the original
dwelling or 72% increase if the poolisincluded. Thi s i s not compl

policy.

5. Stockport Unitary Development Plan (UDP)
We believe that the proposal does not comply with the follovMIBC policies set out in
the Unitary Development Plan as being relevant Saved policies for this type of proposal

5.1.Saved UDP Policy para GBAl..which includes Woodford in the extent of the
Green Belt.

5.1.Saved UDP Policy paras GBAl1.2, GBAL1.5, GBAl.6nd GBA1.7 which list
criteria for the control of development within Green Belt which this application
should meet.



5.2.Saved UDP Policy LCR1.1which does not permit development in the
countryside unless it protects or enhances the quality and characker afral
area. There is no submitted evidence to demonstrate compliance with this policy.

6. Summary

We believe thaplanning permission should be refused bec#usg@roposal des not comply
with WNP DEV3, or WNP DEVA4 It fails tocomply with the NPPparagraphs 134, 14344
and 145 and with paragraphs GBAIGBAL.2, GBA1.5, GBAl1.6 and GBA1l.d@nd policy
LCR1.1 in the Stockport UDP. hErefore it is inappropriatelevelopment in the Green Belt
The proposal is set in abbon of well-spaced housewithin countryside in a prominent
position in Woodford adjacent to the start of a footpatie proposatepresents a massive
increase in volume of development, which would hawgeater impact on the openness of
the Green Belt than existiniguildings and there are no exceptional circumstances which
justify the harm to the Green Belt.would be encroachment into green spadeich would
results in a cramming effect in the housing line hadn therural character othe locality

Yours sincerely,

£ deaRen

Evelyn Frearson On behalf of Woodford Neighbourhood Foriianagement Committee



Appendix

©2020iC556 15}
)

Google Earth




3. Street view of 505 Chester Road and stafbofpath
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4. The street scene at 505 Chester Road



