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AGENDA PAPERS FOR
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 8th April 2010  
Time:  6.30 p.m. 

Place:  Committee Suite, Trafford Town Hall

	
	A G E N D A                      PART I
	Enclosure
No.
	Proper Officer

under L.G.A., 1972, S.100D (background papers):



	1.
	ATTENDANCES
To note attendances, including Officers, and any apologies for absence.


	
	

	2. 
	MINUTES
To receive and, if so determined, to approve as a correct record the Minutes of the meeting held on 11th March, 2010. 

	To follow 

	

	3. 
	ADDITIONAL INFORMATION REPORT
To consider a report of the Chief Planning Officer. 

	To be

Tabled 
	

	4.
	APPLICATIONS FOR PERMISSION TO DEVELOP ETC.
To consider the attached reports of the Chief Planning Officer. 
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	5. 
	APPLICATION FOR PLANNING PERMISSION 74549/FULL/2010 – THE GOVERNORS OF ALTRINCHAM COLLEGE OF ARTS – ALTRINCHAM COLLEGE OF ARTS, GREEN LANE, TIMPERLEY WA15 8QW
To consider a report of the Chief Planning Officer. 

	To follow 
	

	6.
	URGENT BUSINESS (IF ANY)

Any other item or items (not likely to disclose "exempt information") which by reason of special circumstances (to be specified) the Chairman of the meeting is of the opinion should be considered at this meeting as a matter of urgency.


	
	

	
	JANET CALLENDER 
Chief Executive 


	
	

	
	Contact Officer:  Miss Michelle Cody 

Extn.:   2775
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PLANNING DEVELOPMENT CONTROL COMMITTEE – 8th APRIL 2010 

REPORT OF THE CHIEF PLANNING OFFICER 


APPLICATIONS FOR PERMISSION TO DEVELOP, ETC. 


PURPOSE


To consider applications for planning permission and related matters to be determined by the Committee. 


RECOMMENDATIONS


As set out in the individual reports attached. 


FINANCIAL IMPLICATIONS


None unless specified in an individual report. 


STAFFING IMPLICATIONS


None unless specified in an individual report. 


PROPERTY IMPLICATIONS


None unless specified in an individual report. 


Dr. Gary Pickering


Further information from: Simon Castle


Deputy Chief Executive


Chief Planning Officer


Proper Officer for the purposes of the L.G.A. 1972, s.100D (Background papers): Chief Planning Officer 


Background Papers: 


In preparing the reports on this agenda the following documents have been used: 


1.
The Revised Trafford Unitary Development Plan (2006). 


2.
Supplementary Planning Guidance documents specifically referred to in the reports. 


3.
Government advice (Planning Policy Guidance Notes, Circulars, Regional Planning Guidance, etc.). 


4.
The application file (as per the number at the head of each report). 


5.
The forms, plans, committee reports and decisions as appropriate for the historic applications specifically referred to in the reports. 


6.
Any additional information specifically referred to in each report. 


These Background Documents are available for inspection at Planning and Building Control, Waterside House, Sale Waterside, Sale, M33 7ZF 


TRAFFORD METROPOLITAN BOROUGH COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE - 8th April 2010 


Report of the Chief Planning Officer


INDEX OF APPLICATIONS FOR PERMISSION TO DEVELOPMENT etc. PLACED ON THE AGENDA FOR DECISION BY THE COMMITTEE


		Applications for Planning Permission 



		Application

		Site Address/Location of Development

		Ward

		Page

		Recommendation



		70223

		41 Manchester Road Altrincham WA14 4RQ 

		Altrincham

		1

		Minded to Grant



		74555

		41 Manchester Road Altrincham WA14 4RQ

		Altrincham

		11

		Minded to Grant



		71016

		Land adjacent 15 Urban Road Altrincham WA15 8HT

		Altrincham

		25

		Minded to Grant



		74409

		7 Acacia Drive Hale WA15 8QZ

		Hale Central

		35

		Grant



		74438

		85 Broad Road Sale M33 2EU

		Priory

		41

		Minded to Grant



		74357

		300-302 Stretford Road Urmston M41 9WJ

		Urmston

		56

		Minded to Grant



		74477

		251 Seymour Grove Old Trafford M16 0DS

		Clifford

		67

		Grant



		74517

		Windswood 4 Park Road Bowdon WA14 3JF

		Bowdon

		72

		Refuse



		74561

		Land between 3 and 7 Millway Hale Barns WA15 0AE

		Hale Barns

		86

		Minded to Grant



		74581

		Former RAF Club Oakfield Sale M33 6NB

		Ashton – on – Mersey

		95

		Minded to Grant



		74624

		Flixton House Flixton Road Flixton M41 5GL 

		Flixton

		108

		Minded to Grant



		74670

		16 Graysands Road Hale WA15 8SB 

		Hale Central

		114

		Refuse



		74680

		76 Audley Avenue Stretford M32 9TG 

		Gorse Hill

		119

		Grant



		74449

		3-9 Moss Lane West Old Trafford M15 5PQ

		Clifford

		125

		Grant



		

		

		

		

		



		

		

		

		

		





Note: This index is correct at the time of printing, but additional applications may be placed before the Committee for decision.



_1331031819.doc
		WARD: Altrincham

		H/70223




		DEPARTURE: No





		ERECTION OF TWO SEMI-DETACHED DWELLINGS WITH CAR PORT TO REAR, DETACHED DOUBLE GARAGE TO REAR OF NO.41 AND ALTERATIONS TO EXISTING VEHICULAR ACCESS.





		41 Manchester Road, Altrincham






		APPLICANT:  Mr C. Holt






		AGENT: Emery Planning Partnership






		RECOMMENDATION: MINDED TO GRANT
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The application has been referred to the Committee as it seeks to vary the terms of a Section 106 Agreement previously approved by the Committee. Otherwise the application is the same as previously considered by Committee which Members were minded to grant, subject to conditions and a Section 106 Agreement.


SITE


The application site is located on the west side of Manchester Road to the north of Altrincham town centre. It comprises a large, 3-storey Victorian detached dwelling and its curtilage which includes a detached garage and a substantial garden to the side and rear. There is an existing vehicular access onto Manchester Road in the south east corner of the site. 

To the west of the site is the Altrincham Fire and Ambulance Station and to the north is a private access road to the Fire and Ambulance Station. Beyond this access road is a relatively modern residential development (Newby Drive). To the south and west are residential properties of varying size and age. The area is predominantly residential in character although there are a number of non-residential uses nearby, including the Fire and Ambulance Station to the rear and various commercial uses on the opposite side of Manchester Road.


The site is well screened by mature trees and vegetation along Manchester Road and along its boundary with the access road to the Fire and Ambulance Station. Some of these trees are protected by a Tree Preservation Order.

PROPOSAL


Permission is sought for the erection of two semi-detached dwellings, a six-bay car port, a detached double garage and alterations to the existing vehicular access. The two new dwellings would be erected on the southern side of the existing dwelling on land which currently forms its side garden. The dwellings would be three storey, although the top floor would largely be contained within the roofspace. The existing access from Manchester Road is proposed to be widened and the driveway extended toward the rear of the site where the car port and garage are proposed. The car port would provide three spaces each for the two new dwellings whilst the garage would provide two spaces for no.41. No.41 would also have two uncovered spaces adjacent to the garage.


This application was considered previously at the 13 November 2008 meeting of the Planning Development Control Committee and Members resolved to grant permission, subject to the completion of an appropriate legal agreement and that such legal agreement be entered into to secure:


(i) A contribution to play space or sports facilities of £5,730.37, of which £3,885.63 would be toward open space provision and £1,844.74 toward outdoor sports facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’

(ii) A contribution to tree planting of a maximum of £1,410 in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’.


The applicant has since advised that they are unable to enter into the approved Section 106 Agreement, as the existing dwelling is included within the application site and the mortgagees of the property have refused to enter into the agreement in its drafted form. In order to overcome the problem the applicant has requested that the Red Rose Forest requirement is met entirely on site with the planting of six trees as opposed to there being a financial contribution toward off site planting. A tree plan has been provided showing the provision of six trees on site. 


With regards to the play space/sports facilities requirement the applicant has requested that the legal agreement requires the contribution to be paid in advance of the commencement of development rather than on commencement of development as would normally be the case. This has been discussed with Legal Services and it is proposed that the contribution is paid on the date of the Agreement.


REVISED TRAFFORD UDP


The Adopted Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West, now forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands


ENV14 – Tree and Hedgerow Protection


H1 – Land Release for Development


H4 – Housing Development


D1 – All New Development  


D2 – Vehicle Parking


D3 – Residential Development


RELEVANT PLANNING HISTORY


H/2700 - Erection of a three storey block of 26 aged persons flats. Refused 11/03/76


H/38203 - Change of use from dwellinghouse to guest house (11 guest bedrooms). Alteration of existing vehicular access to Manchester Road and provision of car park for 11 vehicles.  Refused 16/02/94


H/54115 - Erection of 21 apartments in a building with four levels, with 28 car parking spaces and associated landscaping works, following demolition of existing building. 


Refused 02/01/03 and Appeal Dismissed 08/10/03.


H/60703 - Change of use of building from residential (Class C3) to business (Class B1) including creation of car parking area for 16 spaces. Withdrawn 26/11/04


H/OUT/63020 - Outline application for the erection of two detached dwellinghouses on land adjacent to No 41 Manchester Road utilising existing vehicular access from Manchester Road. Refused 27/10/05 and Appeal Dismissed 08/02/06


H/70201 - Erection of single storey side and rear extension.  Demolition of existing single storey side extension and conservatory. Approved 21/10/08


CONSULTATIONS


LHA – No objections

Built Environment (Highways) – No objection. Comment that the widened vehicle crossing will need to be agreed with the LHA.


Built Environment (Drainage) – Informatives to be attached to any permission.


Built Environment (Street Lighting) – No comment


Renewal and Environmental Protection – Comment that the application site is situated on brownfield land and recommend that a condition requiring a contaminated land Phase 1 report (and subsequent investigations, risk assessment and remediation as necessary). 


 

REPRESENTATIONS


Neighbours – One letter received which questions whether it is against the public interest to have access of vehicles onto the fire station road. 

An e-mail from the Station Commander at Altrincham Fire Station stated that the Fire Authority intends to lodge an objection regarding right of access over Fire Authority land, although discussion with the applicant was ongoing at that time. The applicant’s agent and Station Commander have since confirmed that an agreement has been reached whereby there would be no right of access along the private road leading to the fire station.  


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT – RSS SPATIAL/HOUSING POLICY

1. The application proposes the development of two new dwellings and as such would have previously fallen to be considered against the provisions of the Adopted SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’. However, the Proposed Changes to the Regional Spatial Strategy published by the Secretary of State in March 2008 must now carry significant weight in the determination of planning applications, to the extent that they must take precedence both over the policies of the Adopted Regional Spatial Strategy (RPG13 - March 2003) and the interpretation and weight that can be given to the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the Adopted SPG (September 2004). The reasons for this changed position are twofold.

2. Firstly, with regard to new housing provision, the Proposed Changes to the RSS Policy L4 significantly raise the annual average requirement figure for the Borough from a net (excluding clearance replacement) figure of 270 dwellings a year to a figure of 578 dwellings per year – with the requirement now being expressly described as a minimum figure to be achieved rather than a maximum as previously described in the 2003 published RSS.

3. Secondly, the new target requirement set out in the Proposed RSS means that the Council can no longer demonstrate that it has a ten year supply of land committed for new housing development across the Borough and therefore cannot apply the provisions of the SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’, given that it explicitly states in Paragraph 4.1 that the implementation trigger for the SPG is, ‘when the number of new houses granted planning permission for development exceeds ten times the combined demographic need and clearance replacement requirements of RPG13’.

4. Arising from the above, therefore, the principal relevant RSS policies that must now be applied to this application are the Proposed Policies RDF1, MCR1, MCR3 and L4.

5. Proposed Policy RDF1 identifies 3 broad priorities for growth across the region – the first being the Regional Centres of Manchester and Liverpool, the second being the inner areas surrounding these centres, with emphasis placed on areas in need of regeneration and the third being the centres and inner areas of a number of important towns and cities (including Altrincham). In relation to the third priority areas for growth, the Policy states that: -

“As far as possible growth should be focused in their centres and inner areas but development elsewhere may be acceptable if it satisfies other policies, notably DP1 to 9. Emphasis should be placed on areas in need of regeneration (particularly the Housing Market Renewal areas).”


6.
Proposed Policies L4, MCR1 and MCR3 identify the detailed priorities for growth in the Regional Centre and Inner Areas of the southern part of the Manchester City Region.


Proposed Policies MCR1 and MCR3 refer to the Plans and Strategies to be applied respectively across the Manchester City Region and the southern part of the City Region.


7.
Proposed Policy MCR1 indicates that as a priority plans and strategies should support interventions to achieve a significant improvement in the economic performance of the whole city region. Specifically in relation to housing it proposes that high quality development in public transport accessible locations with strong economic prospects should be encouraged to meet the needs of existing residents and attract and retain new population so that a significant increase in the resident population can be secured.


8.
Proposed Policy MCR3 refers to the Plans and Strategies to be applied across the southern part of the Manchester city region – the area the application site clearly lies within. Within this area the spatial development priorities expressly spelled out in the policy in relation to new residential development are: -


“To support local regeneration strategies and meet identified local needs (particularly for affordable housing), in sustainable locations which are well served by public transport.”


9.
Proposed Policy L4 seeks to monitor and manage the availability of housing land identified in Plans and Strategies and through development control decisions on proposals and schemes. The accompanying text amplifies this position by stating the following: -


“Except in that part of Trafford lying within or adjacent to the Regional Centre, continued careful monitoring and management of housing provision will be necessary to ensure that new housing development does not result in an adverse cumulative impact on local and neighbouring housing markets. Provision should focus on meeting local and affordable housing needs, and any general market housing (in sustainable locations which are well served by public transport) should support agreed local regeneration strategies.”


10.
The application proposal as described by the applicant is a wholly general market housing development proposal. As a wholly general market housing proposal it falls to be considered against the Proposed Policy L4 criteria: -


(a) Whether or not the proposal supports a local regeneration strategy;


(b) Whether or not the proposal is located in a sustainable location, and,


(c) Whether or not the proposal is in a location that is well served by public transport.


In terms of criteria (b) and (c) the proposal can be agreed to be acceptable as it proposes the reuse of previously developed brown-field land and the site is in a location that is well served by public transport.


In terms of criteria (a), however, the merits of the proposal are very much less than clear given its relatively distant location (some 700 meters) from the edge of the Altrincham Town Centre Priority Regeneration Area.


Conclusion


11.
The strategic spatial planning imperative set out within the Proposed Changes to RSS instructs the Council to manage development within Trafford to support growth firstly within the Regional Centre, secondly in the inner areas surrounding the Regional Centre and thirdly elsewhere in the Borough to support growth in the centre and inner areas of Altrincham and other areas in need of regeneration and to meet affordable housing needs.


Whilst the proposal is not strictly in accordance with the development focus set in Proposed RSS Policy L4, the development is small in scale and proposes the development of new family housing accommodation. At this point in time (effectively at the commencement of a new planning policy regime) it is not considered that it would be possible to demonstrate from the available land supply and housing market monitoring information that the proposal would have an adverse impact on local and neighbouring housing markets and in consequence that harm to the RSS strategy would arise from this development. This position of course will need to be kept under review and the effects of further development proposals assessed to determine their impact upon the land supply and housing market position to meet the development monitoring and management requirements of RSS Policy L4.


PRINCIPLE OF DEVELOPMENT – PPS3


12.
One of the key objectives set out in PPS3 is the priority on re-using previously developed land within urban areas in preference to the development of greenfield sites. Previously developed land is defined in PPS3 and includes land forming the curtilage of existing development (therefore gardens to existing residential properties constitute previously developed land). The redevelopment of a site within the urban area for housing is therefore acceptable in principle and in accordance with PPS3 and the principles of sustainable development, subject to compliance with the Council’s policies relating to the impact of the development on the character of the area, neighbouring properties and highway safety.  


13.
In the 2006 appeal which considered an outline application for two dwellings on the site the Inspector commented that ‘I am satisfied that in principle the site is suitable and appropriately located for hosing development and that it accords with the relevant policies of the UDP’. He also concluded that ‘it may be possible to fit two dwellings on the site’


14.
Guidance contained in PPS3 encourages development at 30 to 50 dwellings per hectare to make the best use of previously developed land. The density of the proposed development equates to approximately 14.3 dwellings per hectare. Although this is less than that encouraged in PPS3 it is considered that a greater number of dwellings would be difficult to achieve without causing detriment to either the character of the area, the amenities enjoyed by existing dwellings or highway safety.


SITING, DESIGN AND APPEARANCE


15.
The proposed dwellings would be 13.5m wide in total, leaving gaps of 5.5m to the boundary with no.39 and 2.1m to the new boundary with no.41. The distances between the adjacent buildings would be approximately 10.5m to no.39 and 4.2m to no.41. These distances would be comparable to others in the immediate vicinity and typical of this part of Manchester Road. The proposed dwellings would be positioned on a similar alignment relative to Manchester Road as no.41, which is slightly forward of no.39 and the other buildings to the south. It is considered this siting and space retained around the development would be compatible with the surrounding area. 

16.
In terms of design the proposed dwellings incorporate two storey bays to the front with gabled roofs over, timber windows with cills, string course between ground and first floor and arched heads to the doors.  This detailing is typical of other dwellings in the vicinity, particularly nos. 39 and 41. There is concern that the rear dormer windows are too wide relative to the windows below and the agent has been requested to submit amended plans before the meeting. The height of the new dwellings would be comparable to other buildings in the vicinity and in fact would have lower eaves and ridge heights than the dwellings on either side at no.41 and 39. The dwellings would be constructed in red brick and the roof would have a grey natural slate covering. In terms of their size, design and materials of construction it is considered that the proposed dwellings would have acceptable impact within the streetscene.


17.
The proposed car port, garage and parking/turning areas to the rear of the site would result in a large amount of building and hard area coverage which would significantly alter its present appearance of an open grassed lawn. It is not considered however that this would be unduly detrimental to the character of the area. The rear part of the site would not be prominent from Manchester Road and overall the site would still retain a reasonable amount of greenspace in the form of gardens to the front and rear and trees and shrubs surrounding the site. It is also anticipated that amended plans will be submitted which utilise different materials (ideally permeable) for the parking and turning areas to avoid what would otherwise be a relatively large expanse of tarmac. A further consideration is that the previous application for apartments included a substantial new building and a car park which would have covered a significant proportion of the site area, leaving only a limited area of garden around the building. Although the appeal was dismissed this was solely on the grounds of access, with the Inspector concluding that the development was otherwise acceptable.

IMPACT ON RESIDENTIAL AMENITY


18.
No.39 Manchester Road has a blank elevation facing the application site and therefore the proposed dwellings themselves would not impact on light or outlook from any windows in that dwelling. The proposed driveway would extend alongside the boundary with no.39 for almost the full length of that boundary and therefore the comings and goings of vehicles to and from could lead to disturbance to the occupiers of no.39. However, as no.39 does not have any windows in the side elevation and there is a gap of 5.2m between that dwelling and the boundary, it is not considered the traffic noise associated with three private dwellings would significantly affect living conditions at no.39.


19.
The proposed car parking at the rear of the site may also impact on the dwelling to the rear whose garden backs onto the site. There is however, an effective screen provided by existing trees and shrubs along the rear boundary which is to be retained.  The provision of car ports (instead of uncovered spaces) would also help minimise noise disturbance. The proposed dwellings themselves would retain a distance of between 27.2m and 28.2m to the rear boundary which complies with the Council’s guideline of a minimum 10.5m to be retained between windows to habitable rooms and the site boundary.  This would ensure the view from the upper floor windows in the rear elevation would not be result in loss of privacy to the adjoining rear garden.


20.
The proposed dwellings would also be prominent from no.41 which has a number of side windows at ground floor, first floor and second floor which would be 4.2m from the side gable of the nearest dwelling. These include a ground floor window to a study but as this is a second window to this room it is not considered the loss of light or impact on outlook would be unacceptable to amenity. There are also two second floor windows which serve bedrooms that would be affected in terms of loss of daylight and outlook. However, these windows would be higher than the eaves of the proposed new build and would face the side gable which narrows toward the ridge rather than facing a full width side wall.  This would ensure the impact on daylight and outlook would not be so significant as to be unacceptable. There are no windows proposed in the side gable of the development which would face toward no.41. 


TREES


21.
There are a number of mature trees along the front and northern side boundaries of the site, most of which are protected by a Tree Preservation Order.  The position of the proposed dwellings and the layout of the site are such that these trees would not need to be removed, cut back or otherwise compromised as a result of the development.


VEHICLE ACCESS


22.
The existing access onto Manchester Road is to be widened and altered to provide access for all three dwellings. The use of this access, as amended, by two additional dwellings is considered acceptable in principle by the LHA.


CAR PARKING


23.
The LHA originally advised that 4 spaces per dwelling would be required, having regard to guidance in PPG13 but also having regard to the more recent RSS Partial Review Consultation on Parking Standards carried out in June 2008. This refers to Area Accessibility Categories with different standards for different area types. Taking also into account the need to minimise the extent of hard coverage within the site it has been agreed that 3 spaces each for the two new dwellings and 4 for the existing dwelling would be an acceptable level of provision.


DEVELOPER CONTRIBUTIONS


24.
The SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ applies to all new residential developments resulting in an overall increase in the number of residential units on any site. No play space or sports facilities are to be provided within the proposed development, therefore a contribution to off-site provision will be required to comply with the SPG. Based on the rates set out in the SPG a contribution of £5,730.37 would be required, with £3,885.63 toward open space provision and £1,844.74 toward outdoor sports facilities.


25.
In accordance with the provisions of the SPG ‘Developer Contributions Towards Red Rose Forest’ a development of two additional dwellings would be expected to provide six trees on site. The applicant has confirmed this can be provided and a site plan has been provided showing six trees to be planted within the site. These comprise four trees within the rear gardens of the proposed dwellings (2 x Midland Hawthorn and 2 x Fastigiate Rowan) and two trees adjacent to the rear boundary (Double White Flowering Cherry). All six trees would be heavy standard of 12-14 girth. A condition can be attached requiring this tree planting to be carried out in accordance with the drawing and this would negate the need for a financial contribution toward off site planting as was previously the case.     


RECOMMENDATION

MINDED TO GRANT, subject to:


A. The completion of an appropriate legal agreement and that such legal agreement be entered into to secure:


(i) A contribution to play space or sports facilities of £5,730.37, of which £3,885.63 would be toward open space provision and £1,844.74 toward outdoor sports facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’

B. The following conditions:


1. Standard 3 year time limit


2. Development in accordance with amended plans


3. Samples of materials to be submitted and agreed


4. Landscape scheme, including details of boundary treatment 


5. Minimum 6 no. trees to be planted on site in accordance with drawing no. 05/051/10 in order to meet Red Rose Forest requirement

6. Contamination land Phase 1 report; subsequent investigation, risk assessment and remediation as necessary. 

7. Removal of permitted development rights for extensions, outbuildings, hard surfaces, gates, walls and fences


8. Obscure glazing to first floor window in north elevation


9. Removal of permitted development rights for additional windows at first and second floor in north elevation


RG
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SITE


The application site is located on the west side of Manchester Road to the north of Altrincham town centre. It comprises a large, 3-storey Victorian detached dwelling and its curtilage which includes a detached garage and a substantial garden to the side and rear. There is an existing vehicular access onto Manchester Road in the south east corner of the site. 


To the west of the site is the Altrincham Fire and Ambulance Station and to the north is a private access road to the Fire and Ambulance Station. Beyond this access road is a relatively modern residential development (Newby Drive). To the south and west are residential properties of varying size and age. The area is predominantly residential in character although there are a number of non-residential uses nearby, including the Fire and Ambulance Station to the rear and various commercial uses on the opposite side of Manchester Road.


The site is well screened by mature trees and vegetation along Manchester Road and along its boundary with the access road to the Fire and Ambulance Station. Some of these trees are protected by a Tree Preservation Order.


PROPOSAL


Permission is sought for the erection of two semi-detached dwellings and three terraced dwellings, following demolition of the existing dwelling. The two proposed semi-detached dwellings would be erected on the southern side of the existing dwelling on land currently forming its side garden whilst the three terraced dwellings would be erected in the area where the existing dwelling stands. The dwellings would be three storey, although the top floor would largely be contained within the roofspace. The proposals also include 15 car parking spaces to the rear of the site and alterations to the existing vehicular access. The existing access from Manchester Road is proposed to be widened and the driveway extended toward the rear of the site where the car parking is proposed.

Amended plans have been submitted in response to concerns raised over the number of parking spaces, the parking layout and the rear dormer windows to the dwellings. The plans increase the number of parking spaces from 12 to 15, widen the driveway and replace half of the dormer windows with rooflights.


PRINCIPAL RELEVANT REGIONAL SPATIAL STRATEGY POLICIES


DP1 – Spatial Principles


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP5 – Manage Travel Demand: Reduce the Need to Travel and Increase Accessibility


DP7 – Promote Environmental Quality


RDF1 – Spatial Priorities

L4 – Regional Housing Provision


RT2 – Managing Travel Demand

MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


REVISED TRAFFORD UDP


The Adopted Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West, now forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting


H1 – Land Release for Development


H4 – Housing Development

OSR9 – Open Space in New Housing Development

D1 – All New Development  


D2 – Vehicle Parking


D3 – Residential Development


RELEVANT PLANNING HISTORY


H/2700 - Erection of a three storey block of 26 aged persons flats. Refused 11/03/76


H/38203 - Change of use from dwellinghouse to guest house (11 guest bedrooms). Alteration of existing vehicular access to Manchester Road and provision of car park for 11 vehicles.  Refused 16/02/94


H/54115 - Erection of 21 apartments in a building with four levels, with 28 car parking spaces and associated landscaping works, following demolition of existing building. 


Refused 02/01/03 and Appeal Dismissed 08/10/03.


H/60703 - Change of use of building from residential (Class C3) to business (Class B1) including creation of car parking area for 16 spaces. Withdrawn 26/11/04


H/OUT/63020 - Outline application for the erection of two detached dwellinghouses on land adjacent to No 41 Manchester Road utilising existing vehicular access from Manchester Road. Refused 27/10/05 and Appeal Dismissed 08/02/06


H/70201 - Erection of single storey side and rear extension.  Demolition of existing single storey side extension and conservatory. Approved 21/10/08


H/70223 – Erection of two semi-detached dwellings with car port to rear, detached double garage to rear of no.41 and alterations to existing vehicular access - Minded to grant, subject to a legal agreement which has not yet been completed (this application was considered at Planning Committee on 13/11/08). 


CONSULTATIONS


LHA – Originally commented as follows:

· To meet the Councils standards the provision of 3 parking spaces per dwelling is required for the semi-detached properties and 2 car parking spaces per terraced property, although the terraced standards are based on standard 2 up 2 down properties.  It is considered that the provision of 4 car parking spaces per dwelling would be more appropriate for the numbers of bedrooms proposed. The proposals include 12 car parking spaces for the five dwellings, 2 spaces per dwelling and 2 parking spaces for visitors. Whilst there are no objections in principle to the proposals, the proposals in their current form are not acceptable on highways grounds.


· The two parking spaces located at the private road end of the site have no facility to turn within the site.


· The access road is required to be 4.5m to allow simultaneous access and egress the proposed access width is just 2.9m wide.


· request that the applicant’s attention is drawn to the need to gain further approval from Trafford Councils Streetworks Section for the construction, removal or amendment of a pavement crossing under the provision of section 184 of the Highways Act 1980.


· The applicant must also ensure that adequate drainage facilities or permeable surfacing is used on the area of hard standing to ensure that localised flooding does not result from these proposals.


The plans have since been amended and any further comments will be included in the Additional Information Report.


Pollution and Licensing – Comment that the application site is situated on brownfield land and recommend a condition requiring a contaminated land Phase 1 report, and submission and approval of subsequent investigations, risk assessment and remediation as necessary. 

Built Environment (Highways) – No objection. Comment that the widening of the vehicle crossing will need to be agreed with the LHA.

Built Environment (Drainage) – Informatives to be attached to any approval.


Built Environment (Street Lighting) – No comment


Built Environment (Public Rights of Way) – No comment


Greater Manchester Police (Design for Security) – comment as follows:


· The sides (including gables up to the front building line) and rears of the properties should be defined and enclosed as private space by 2100mm high walls/robust timber fencing (1800mm high between gardens).  The rear boundaries of the properties should be partially visually permeable to provide some surveillance over the car park (e.g. a combination of walls/railings, ensuring that railing panels that are fixed flush with the outer skin of the brickwork below, leaving no steps/gaps that would provide a climbing aid).  Any gates to private space should be lockable from both sides. 

· The rear car park should be for the use of residents only and should not include visitor parking bays.  The car park should be secured with automatic vehicular gates to prevent unauthorised access to where the vehicles and dwellings could be attacked unseen.  The gates themselves should be 2100mm high and operated using a key fob/proximity reader system with no automatic egress (i.e. access control both ‘in’ and ‘out’) so that criminals cannot gain access to the area, attack the vehicles and escape.  They should overlap when closed and should not be capable of being forced open.  There should be no centrally located horizontal bars to aid climbing and the gates should be located away from other climbing aids, such as low walls, street lights etc.  The hinges should also not provide footholds and the gap at the bottom of the gates should be small enough to stop anyone crawling through.  Any communal pedestrian gate to this private space should be self-closing and ‘slam to lock’ (i.e. an automatic deadlocking mortice latch, key operated from both sides), which cannot be left unlocked when shut.


· Lighting should be provided to the communal car park to an adequate and uniform level, so as not to allow any areas of pooling/shadowing.  Lighting should also be provided to the front and rear of the properties, operated by photo-electric cell.


· Where possible, the height of the existing dense vegetation at the front of the site should be reduced and kept to a maximum height of 1000mm and any foliage to trees kept at a height exceeding 2000mm, so as not to create potential hiding places for would-be criminals to exploit or impede natural surveillance of and from the proposed dwellings.


· The comments discussed above refer only to planning matters relevant to this application.  In the event this application is approved and the applicant wishes the development to achieve ‘Secured by Design’ (SBD) accreditation (please see www.securedbydesign.com for more information), I would recommend immediate consultation with this unit to determine the other physical security measures required to achieve the award.


Greater Manchester Ecology Unit – Comment as follows:


· The Bat Assessment was conducted in December 2009, which the author acknowledged is outside the time when activity dawn/emergence surveys can be conducted.  An internal and external inspection of the building was conducted.  No bat roosts or signs of bats were found during the inspection.  However the Assessment concluded that the building did support features suitable for roosting bats. 


· The Assessment recommended that additional surveys are undertaken (2 visits) during summer period June – August, when bats are known to be active.  It is recommended that these further surveys are in the form of two dusk/dawn surveys.  All species of British bat are protected under the Habitats Regulations 1994 and therefore, sufficient information needs to be available at the time of determination to assess the status of the species on the site (PPS 9). If a European Protected Species is present the information provided prior to determination should also include consideration of the impact on the species and the appropriateness of mitigation and the maintenance of the favourable conservation status of the species. This information has therefore not been included with this application. The application should therefore not be determined until the surveys have been undertaken and the results submitted to and agreed in writing by the council.  Without these surveys we consider that the application should be refused due to lack of information on a European Protected Species.

· If bats are found on site under the Habitats Directive and the Conservation (Natural Habitats, &c.) Regulations 1994, which enacts the Directive into the UK, a licence is required from the Natural England to derogate the terms of this legislation.  Before a licence can be granted three tests must be satisfied.  These are:

i) That the development is “in the interest of public health and public safety, or for other imperative reasons of overriding public interest, including those of a social or economic nature and beneficial consequence of primary importance for the environment”;

ii) That there is “no satisfactory alternative”;

iii) That the derogation is “not detrimental to the maintenance of the populations of the species concerned at a favourable conservation status in their natural range”.

In considering planning applications that may affect European Protected Species, Local Planning Authorities are bound by Regulation 3(4) of the Conservation (Natural Habitats, &c.) Regulations to have regard to the Habitats Directive when exercising their function.  Defra Circular 2/2002 gives guidance to local authorities on how these issues should be considered.  All three tests must be satisfied before planning permission is granted on a site.

· Should the subsequent surveys find that a bat roost is impacted by development works, the Planning Authority will need to agree and approve a method statement for the protection of the bat species prior to granting planning permission.  If a European Protected Species (EPS) development licence is required prior to any works commencing, a license can only be applied for once planning permission has been granted.

· Notwithstanding the above comments the development has potential to cause disturbance to breeding birds. The recommendations made in the report relating to breeding birds can be required through conditions.  

REPRESENTATIONS


Neighbours – Two letters received summarised as follows:-


· There should not be an exit or entrance via the Fire Station road as this would not be in the public interest. 

· No. 41 (known as ‘The Fleet’) is a lovely old building.


· Nothing has changed at no. 41 over the years – the fire officer warned of the dangers that too much building on this site could cause trouble for the fire station.

· This part of Broadheath needs to keep as much land free from more building. More trees and shrub planting is what is needed for the wildlife.

Altrincham Ambulance Station - No objections, however are concerned regarding the potential volume of construction traffic should the development go ahead. Question whether the construction traffic will cause obstruction of the access/egress to the Fire/Ambulance Stations for the duration of the development? Vehicles from both stations require free access 24 hours a day from this access road and cannot encounter obstruction at any time.

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT – RSS SPATIAL/HOUSING POLICY


1.
The application proposes the development of five new market sector housing and as such would have previously fallen to be considered against the provisions of the Adopted SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’. However, the Regional Spatial Strategy published by the Secretary of State in September 2008 must now take precedence both over the policies of the Adopted Regional Spatial Strategy (RPG13 - March 2003) and the interpretation and weight that can be given to the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the Adopted SPG (September 2004). The reasons for this changed position are twofold. 

2.
Firstly, with regard to new housing provision, RSS Policy L4 significantly raises the annual average requirement figure for the Borough from a net (excluding clearance replacement) figure of 270 dwellings a year to a figure of 578 dwellings per year – with the requirement now being expressly described as a minimum figure to be achieved rather than a maximum as previously described in the 2003 published RPG.


3.
Secondly, the new target requirement set out in the RSS means that the Council can no longer demonstrate that it has a ten year supply of land committed for new housing development across the Borough and therefore cannot apply the provisions of the SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’, given that it explicitly states in Paragraph 4.1 that the implementation trigger for the SPG is, ‘when the number of new houses granted planning permission for development exceeds ten times the combined demographic need and clearance replacement requirements of RPG13’.


4.
Arising from the above, the relevant policies from the Regional Spatial Strategy that can now be applied to this proposal are as follows:

DP4 – Make the Best Use of Existing Resources and Infrastructure


RDF1 – Spatial Priorities


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


5.
Policy DP4 states that priority should be given to developments in locations consistent with the regional and sub-regional spatial frameworks set out in the document and sub-regional policies. This requires development to build upon existing concentrations of activities and infrastructure and not require major new investment in infrastructure. Development should accord with a sequential approach where existing buildings and previously developed land within settlements are used first. Sustainable construction and efficiency in resource use should be promoted.

6.
Policy RDF1 identifies 3 priorities for growth. The first priority for growth should be the Regional Centres of Manchester and Liverpool. The second priority should be the Inner Areas surrounding these centres, with emphasis placed on areas in need of regeneration. The third priority is the centres and inner areas of a number of important towns and cities, which includes Altrincham. In relation to the third priority areas for growth, the Policy states that: - ‘As far as possible growth should be focused in their centres and inner areas but development elsewhere may be acceptable if it satisfies other policies, notably DP1 to 9. Emphasis should be placed on areas in need of regeneration (particularly the Housing Market Renewal areas)’

7.
The application proposal is for general market housing development which falls outside the priority areas described in the paragraph above. As a wholly general market housing proposal in this area it falls to be considered against the RSS criteria (set out in Policy L4 and Policy MCR3): -


(a) Whether or not the proposal supports a local regeneration strategy and/or meets an identified local need;


(b) Whether or not the proposal is located in a sustainable location, and,


(c) Whether or not the proposal is in a location that is well served by public transport.


8.
In terms of criteria (b) the proposal can be agreed to be acceptable as the site is previously developed land and is not greenfield land. It is considered to be within a sustainable location given its proximity to Altrincham Town Centre where comprehensive services and facilities are available. 

9.
In terms of criteria (c) the site is considered to be well served by public transport as there are bus stops on Manchester Road within walking distance of the site with regular services to and from Manchester, Altrincham and various other routes. The nearest Metrolink station is Navigation Road which is some 0.6km to the east of the application site and the Altrincham Transport Interchange is some 0.85km to the south east.  Furthermore, the site it is classified as a ‘most accessible’ area in the Council’s SPD1 ‘Developer Contributions to Highway and Public Transport Schemes’.

10.
In relation to criteria (a), however, the merit of the proposal as a development supportive of a local regeneration strategy is less clear given the location is not within the Altrincham Town Centre Priority Regeneration Area.


11.
The strategic spatial planning imperative set out within the new RSS instructs the Council to manage development within Trafford to support growth firstly within the Regional Centre, secondly in the inner areas surrounding the Regional Centre and thirdly elsewhere in the Borough to support growth in the centre and inner areas of Altrincham and other areas in need of regeneration and to meet affordable housing needs.

12.
Whilst the proposal does not strictly align with the development focus set out in RSS Policies L4 and MCR3 it is modest in scale and cannot be said to conflict with the development focus set by these Policies (the application site being located within the southern part of the city region as defined in the LDF Core Strategy Preferred Options consultation document of July 2008).

13.
At this point in time (effectively at the commencement of a new planning policy regime) it is considered that it would not be possible to demonstrate from the available land supply and housing market monitoring information that the proposal would have an adverse impact on local and neighbouring housing markets and in consequence that harm to the RSS strategy would arise from this development. This position of course will need to be kept under review and the effects of further development proposals assessed to determine their impact upon the land supply and housing market position to meet the development monitoring and management requirements of RSS Policy L4.

14.
As such it is considered that in principle the proposed residential development of the site for five dwellings is acceptable. 

PRINCIPLE OF DEVELOPMENT – PPS3


15.
One of the key objectives set out in PPS3 is the priority on re-using previously developed land within urban areas in preference to the development of greenfield sites. Previously developed land is defined in PPS3 and includes land forming the curtilage of existing development (therefore gardens to existing residential properties constitute previously developed land). The redevelopment of a site within the urban area for housing is therefore acceptable in principle and in accordance with PPS3 and the principles of sustainable development, subject to compliance with the Council’s policies relating to the impact of the development on the character of the area, neighbouring properties and highway safety.  


16.
Guidance contained in PPS3 encourages development at 30 to 50 dwellings per hectare to make the best use of previously developed land. The density of the proposed development equates to approximately 24 dwellings per hectare. Although this is less than that encouraged in PPS3 it is considered that a greater number of dwellings would be difficult to achieve without causing detriment to either the character of the area, the amenities enjoyed by existing dwellings or highway safety.


PRINCIPLE OF DEVELOPMENT – DEMOLITION OF EXISTING BUILDING


17.
The existing dwelling is an attractive Victorian dwelling set in large grounds, built sometime between 1875 and 1910. It is of brick construction with gabled slate roofs and distinctive brick chimneys and turret bay to the front corner. It occupies a prominent position at the junction of Manchester Road and Barrington Road and is one of the older properties in this part of Altrincham, contributing positively to the character of the area. It is considered regrettable that the building is proposed for demolition and not retained and included within the redevelopment of the site. However, it is acknowledged that the building is not listed and is not within a Conservation Area and ultimately it is not considered to be of such architectural or historic interest that its demolition could reasonably be resisted.

SITING, DESIGN AND APPEARANCE


18.
The proposal includes a pair of semi-detached dwellings and three terraced dwellings. The dwellings would provide accommodation on three floors, however as the second floor is largely within the roofspace, the elevation to Manchester Road has a two storey appearance. This section of Manchester Road contains a variety of building sizes and styles, including a detached three storey dwelling and two storey semi-detached dwellings to the south of the site and two storey terraced and semi-detached dwellings to the north. On the opposite side of the road there are large semi-detached dwellings. In this context it is considered that semi-detached and terraced housing of the size proposed is acceptable for the site.


19.
The proposed semi-detached dwellings would be positioned on the southern side of the existing dwelling on land currently forming its side garden whilst the terraced dwellings would be erected on land currently occupied by the dwelling. The semi-detached dwellings would retain a gap of 5.5m to the boundary with no. 39 at their front corner and approximately 10m would be retained to the side elevation of no.39. The terraced dwellings would retain 5m to the side boundary with the access road to the Fire and Ambulance Station and there would be a gap of 1.5m between the two buildings. The total amount of space retained around and between the two sets of buildings is considered to be comparable to the space between other semi-detached and terraced properties on this part of Manchester Road.

20.
In relation to Manchester Road the proposed dwellings would be positioned on a similar alignment as the existing dwelling, which is slightly forward of no.39 and other buildings to the south and forward of the terraced dwellings to the north. They would be set back some 10m from the front boundary, with the intervening area retained as grass and the existing mature trees and stone wall to the frontage retained. 

21.
The height of the proposed dwellings would be lower than the existing dwelling and would have lower eaves and ridge heights than the adjacent dwelling at no. 39. It would be taller than the terraced dwellings to the north of the site, however given the intervening access road on this side its height relative to the terraced dwellings would not result in harm to the street scene.  In terms of their height and overall massing, the proposed dwellings are generally reflective of the scale of other buildings in the vicinity.


22.
In terms of design the proposed dwellings incorporate two storey bays to the front with gabled roofs over, chimneys, timber windows with cills, string course between ground and first floor and arched heads to the doors. This detailing is typical of other dwellings in the vicinity, particularly nos. 39 and the existing building. Materials of construction were originally indicated as rendered brickwork and natural slate for the roofs, however it is since been agreed that a brick finish would be proposed, as this is considered more appropriate for the development and this location. In terms of their size, design and materials of construction it is considered that the proposed dwellings would have acceptable impact within the street scene.

23.
The proposed car parking and access road to the rear of the site would result in a large amount of hard area coverage which would significantly alter its present appearance of an open grassed lawn. It is not considered however, that this would be unduly detrimental to the character of the area. The rear part of the site would not be prominent from Manchester Road and overall the site would still retain a reasonable amount of greenspace in the form of grassed areas and trees to the front and northern side, 9.8m long rear gardens to each property as well as trees and shrubs along all the site boundaries. The driveway, parking and turning areas as indicated would result in a relatively large expanse of tarmac within the site and it is considered that the use of alternative materials for all or part of these areas would be more appropriate in visual amenity terms as well as allow permeable materials to be used. This can be included within a landscaping condition attached to any permission.  A further consideration is that the previous application for apartments included a substantial new building and a car park which would have covered a significant proportion of the site area, leaving only a limited area of garden around the building. Although the appeal was dismissed this was solely on the grounds of access, with the Inspector concluding that the development was otherwise acceptable.


24.
As the site occupies a prominent position adjacent to the A56, the guidance contained within the SPD ‘A56 Corridor Development Guidelines’ is relevant to the proposal.  This sets out how the Council will enable improvements and reduce congestion along this important subregional transportation corridor, and seek to reflect the historic identities and diversity of the settlements it connects. In terms of views and vistas the proposal would be set back 10m from the front boundary which is consistent with other buildings on this side of the road and views from north-south and south-north would be primarily of the mature trees to the site frontage and the side elevations of the dwellings at each end. In terms of scale and massing the development reflects that of other development along the A56, which the SPG notes is about three storeys, reflecting its historic growth in the late 19th and early 20th century and the residential nature of much of the development along it. It is of a smaller scale and mass than recent commercial development as required by the SPG, and fits within the context of the historic character and form of buildings along the route. 

25.
The development also complies with the following guidelines for street frontages as set out in the SPG:-

- the buildings contribute to a common building line, closely related and parallel to the back of the pavement;

- the primary pedestrian access to the building is directly from the pavement on the A56;

- vehicular access is taken from an existing access point and does not create any new access points directly from the A56; 

- surface car parking is located to the rear of a building, away from the A56 frontage;

- the extent of private space around the buildings would be clearly defined by walls, landscaping, etc;

- the original stone boundary wall at the back of pavement is to be retained.

IMPACT ON RESIDENTIAL AMENITY


26.
No. 39 Manchester Road has a blank elevation facing the application site and therefore the proposed dwellings themselves would not impact on light or outlook from any windows in that dwelling. The proposed driveway would extend alongside the boundary with no.39 for almost the full length of that boundary and therefore the comings and goings of vehicles to and from the development could lead to disturbance to the occupiers of no.39. However, as no.39 does not have any windows in the side elevation and there is a gap of 5.2m between that dwelling and the boundary, it is not considered the traffic noise associated with the development would significantly affect living conditions at no.39. The existing hedge along the length of this boundary would also effectively screen the driveway from no. 39.

27.
The proposed car parking at the rear of the site may also impact on the dwelling to the rear whose garden backs onto the site (no. 30 Lansdowne Road). However, there would be a gap of 2m to 3m width between the parking spaces and the boundary and within this gap there is an effective screen provided by existing trees and shrubs which are to be retained.  

28.
The Council’s Guidelines for new residential development require a minimum 10.5m to rear garden boundaries from main windows in order to ensure private rear garden areas are not closely overlooked and 24m between major facing windows where the dwellings are three storeys. In this case the proposed dwellings would retain a distance of between 22m and 23.7m to the rear boundary at ground floor and between 25.5m and 27.5m from the two storey part of the dwellings to the boundary. The distance to the existing dwellings to the rear from the two storey part of the proposed dwellings would be approximately 38m at its closest.  These distances comply comfortably with the above guidelines and ensure there would be no unacceptable loss of privacy to the dwellings behind the site.

IMPACT ON TREES


29.
There are a number of mature trees within the site, particularly along the front and northern side boundaries of the site, most of which are protected by a Tree Preservation Order.  A tree survey and assessment has been submitted with the application and considered by the Council’s Tree Officer. It is noted that the larger of the two proposed units sits approximately on the footprint of the existing house, and the protected Silver Birch trees which used to stand to the south of the existing house were felled some years ago due to their moribund state. For these reasons it is considered the proposal should not have any significant negative impact upon the trees within the site that are worthy of retention. It is recommended that conditions requiring a Tree Protection Scheme and a Landscaping Scheme are attached to any planning permission.

VEHICLE ACCESS


30.
The existing access onto Manchester Road is positioned to the south east corner of the site and is to be widened and altered to provide access for all five dwellings. The use of this access is considered acceptable in principle by the LHA, though concern has been raised over the width of the access and lack of turning provision within the site for two of the parking spaces.  The plans have since been amended and any further comments will be included in the Additional Information Report.


An existing side access onto the Ambulance Station access road is to be permanently closed off with a wall and fence to match the existing.


CAR PARKING


31.
The proposed parking layout to the rear of the dwellings provides for 15 car parking spaces (an increase from 12 spaces in response to the comments of the LHA). This level of provision is considered acceptable having regard to advice within PPG13 on car parking and also taking into account the need to minimise the extent of hard coverage within the site.


IMPACT ON BATS


32.
A bat investigation was carried out in December 2009 and found no signs of bats, although it is considered there are features present which bats sometimes use for roosting. It states the likelihood for bats to be roosting in the building is considered to be medium. Further dusk surveys are recommended during the summer period. 


33.
The Greater Manchester Ecology Unit have been consulted and comment that the application should not be determined until further bat surveys have been undertaken and the results submitted to and agreed in writing by the Council.  Without these surveys the application should not be determined or refused due to lack of information on a European Protected Species. These comments are provided in full in the Consultations section of this report. This matter is still under discussion and an update will be included in the Additional Information Report, however it is anticipated that a condition could be attached to any permission requiring further surveys to be carried out and considered prior to demolition of the existing building.

DEVELOPER CONTRIBUTIONS


34.
The SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ applies to all new residential developments resulting in an overall increase in the number of residential units on any site. No play space or sports facilities are to be provided within the proposed development, therefore a contribution to off-site provision will be required to comply with the SPG. Based on the rates set out in the SPG, and taking into account that the net increase is four dwellings, a contribution of £11,460.73 would be required, with £7,771.26 toward open space provision and £3,689.47 toward outdoor sports facilities.


35.
In accordance with the provisions of the SPG ‘Developer Contributions Towards Red Rose Forest’ a development with a net increase of four dwellings would be expected to provide 12 trees on site. Whilst there is scope for some additional tree planting on site, the existing tree coverage and layout of the development are such that the full requirement may not be provided on-site, therefore it would be appropriate to secure a financial contribution toward tree planting off-site. The SPG sets out a requirement of £235 per tree which would generate a total contribution of £2,820, less £235 per tree that is provided on site.     


RECOMMENDATION

MINDED TO GRANT, subject to:


A. The completion of an appropriate legal agreement and that such legal agreement be entered into to secure:


(i) A contribution to play space or sports facilities of £11,460.73, of which £7.771.26 would be toward open space provision and £3,689.47 toward outdoor sports facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’

(ii) A contribution to tree planting of a maximum of £2,820 in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’.


B. The following conditions:


10. Standard 3 year time limit

11. List of Approved Plans

12. Notwithstanding the details submitted, no development shall take place until samples of the materials to be used in the construction of the external surfaces of the building (including rainwater goods and joinery details of windows and doors) hereby permitted have been submitted to and approved in writing by the Local Planning Authority. Development shall be carried out in accordance with the approved details.


13. Notwithstanding the details submitted to date, no development shall take place until detailed drawings of the windows to a scale of 1:20 have been submitted to and approved in writing by the Local Planning Authority. All windows shall be constructed in timber and shall be set back and reveal 100mm from the front face of the adjoining wall unless otherwise agreed in writing with the Local Planning Authority. Development shall be carried out in accordance with the approved details.


14. Tree Protection Scheme


15. Landscape scheme, including details of surfacing materials and boundary treatment 

16. Contamination land Phase 1 report and, if necessary, further investigation, risk assessment and remediation. 

17. Removal of permitted development rights for extensions, outbuildings, hard surfaces, gates, walls and fences


RG
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SITE 


The application site is a vacant plot between an area of informal open space with children’s play area beyond, lying to the east (side), the Blessed Thomas Holford Secondary School to the north (rear), single storey properties along Urban Road to the west (side) and 2 no. storey properties opposite to the south (front).


There is a track/footpath running along the eastern boundary to the site, separating the site from the informal open space.  The site is within 1km of Altrincham Town Centre.


PROPOSAL


The application involves the erection of a pair of two-storey semi-detached residential properties with additional living accommodation within the roofspace.  There is outline planning permission for use of the site for residential purposes (H/LPA/OUT/65042) although the time to submit a reserved matters application has expired.  The site is currently a vacant plot, although it appears a detached dwelling previously stood on the site. 


This application has been heard previously by the Planning Development Control Committee at the meeting on 10th September 2009.  Members resolved to grant the application subject to the completion of a section 106 Legal Agreement.  No Legal Agreement has been signed to date and the applicant is now seeking an amendment to the previous scheme put before the Committee.  The amendment consists of a two storey side extension to the west of the most westerly of the pair of semi-detached properties, to provide a garage and study at ground floor level, a bedroom at first floor level and the reconfiguration of the internal space at first floor level to facilitate access to the new bedroom and the provision of an additional en-suite.

The application is again assessed in its entirety with specific reference to the amended aspects of the scheme where relevant.

REGIONAL SPATIAL STRATEGY FOR THE NORTH WEST


PRINCIPAL RELEVANT REGIONAL SPATIAL STRATEGY POLICIES


RDF1 – Spatial Priorities


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West, now forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands


ENV16 – Tree Planting


H1 – Land Release for Development


H2 – Location and Phasing of New Housing Development


H4 – Release of Other Land for Development


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential development


RELEVANT PLANNING HISTORY

H/LPA/65042: Outline application for residential development of the site. APPROVED with conditions, Sept 2006.


H/68003: Erection of terrace of 3 no. two storey townhouses with additional living accommodation in the roofspace; associated car parking. WITHDRAWN. Nov 2007.


H/69685: Erection of terrace of 3 no. two storey townhouses with additional living accommodation in the roofspace of two dwellings; associated car parking. WITHDRAWN. Aug 2008.

As described above, this application has been heard previously by the Planning Development Control Committee at the meeting on 10th September 2009.  Members resolved to grant the application subject to the completion of a section 106 Legal Agreement.  No Legal Agreement has been signed to date and the applicant is now seeking an amendment to the previous scheme put before the Committee.  

APPLICANT’S SUBMISSION 


A Design and Access Statement was submitted with the application.  Reference to relevant parts of the above will be referred to in the Observations section of this report where necessary.


Additionally, a letter addressing s106 financial contributions was received on 16th July 2009.  This letter and attachments set out reasons that the applicant feels the imposition of financial contributions would render the scheme even more unviable than it is currently.


The applicant has submitted a valuation from a local estate agent of the properties when built and has also submitted information (unsubstantiated) regarding the cost of the plot of land and build costs for the development.  The sums demonstrate that the project in its current form would make a loss of £18,170 if sold at the estimated price.  This loss is prior to financial contributions being imposed.

The applicant argues that the s106 contributions would mean the site would remain undeveloped for the foreseeable future, which would not be in the interest of sustainability or the amenities of the area.

CONSULTATIONS


LHA – The proposals are for a pair of four bedroom semi-detached dwellings.  To meet Council car parking standards, 3 no. off-street parking spaces should be made, however, the LHA is willing to accept the provision of 2 no. spaces per dwelling.  

However, the applicant’s attention should be drawn to the need to gain further approval from Trafford Councils Streetworks Section for the construction, removal or amendment of a pavement crossing under the provision of section 184 of the Highways Act 1980.


The applicant must also ensure that adequate drainage facilities or permeable surfacing is used on the area of hard standing to ensure that localised flooding does not result from these proposals.


Built Environment (Drainage) – Recommended informatives to be attached to any planning permission.


Built Environment (Highways) – No objection.  New vehicle crossings to be agreed with the LHA.


Strategic Planning and Developments – 


See below in the observations section.  General comments incorporated.


Environmental Protection (Pollution and Licensing) – The application site is brownfield land and as such standard Contaminated Land Condition CLC1 and Note NCLC1 should be attached to any permission.


REPRESENTATIONS


None


OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT 

1. The applicant submitted a Planning Policy statement with their application and their submission is accepted in principle as detailed below.


2. The application proposes the development of 2 no. new dwellings and as such would have previously fallen to be considered against the provisions of the Adopted SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’. However, the Regional Spatial Strategy published by the Secretary of State in September 2008 must now take precedence both over the policies of the Adopted Regional Spatial Strategy (RPG13 - March 2003) and the interpretation and weight that can be given to the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the Adopted SPG (September 2004). The reasons for this changed position are twofold. 


3. Firstly, with regard to new housing provision, the Proposed Changes to the RSS Policy L4 significantly raise the annual average requirement figure for the Borough from a net (excluding clearance replacement) figure of 270 dwellings a year to a figure of 578 dwellings per year – with the requirement now being expressly described as a minimum figure to be achieved rather than a maximum as previously described in the 2003 published RSS.


4. Secondly, the new target requirement set out in the Proposed RSS means that the Council can no longer demonstrate that it has a ten year supply of land committed for new housing development across the Borough and therefore cannot apply the provisions of the SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’, given that it explicitly states in Paragraph 4.1 that the implementation trigger for the SPG is, ‘when the number of new houses granted planning permission for development exceeds ten times the combined demographic need and clearance replacement requirements of RPG13’.


5. Arising from the above, therefore, the principal relevant RSS policies that must now be applied to this application are the Proposed Policies RDF1, MCR1, MCR3 and L4.


6. Proposed Policy RDF1 identifies 3 broad priorities for growth across the region – the first being the Regional Centres of Manchester and Liverpool, the second being the inner areas surrounding these centres, with emphasis placed on areas in need of regeneration and the third being the centres and inner areas of a number of important towns and cities (including Altrincham).  In relation to the third priority areas for growth, such as Altrincham, the Policy states that: -


“As far as possible growth should be focused in their centres and inner areas but development elsewhere may be acceptable if it satisfies other policies, notably DP1 to 9. Emphasis should be placed on areas in need of regeneration (particularly the Housing Market Renewal areas).”


7. Proposed Policy MCR1 indicates that as a priority plans and strategies should support interventions to achieve a significant improvement in the economic performance of the whole city region. Specifically in relation to housing it proposes that high quality development in public transport accessible locations with strong economic prospects should be encouraged to meet the needs of existing residents and attract and retain new population so that a significant increase in the resident population can be secured.


8. Proposed Policy MCR3 refers to the Plans and Strategies to be applied across the southern part of the Manchester city region – the area the application site clearly lies within. Within this area the spatial development priorities expressly spelled out in the policy in relation to new residential development are: -


“To support local regeneration strategies and meet identified local needs (particularly for affordable housing), in sustainable locations which are well served by public transport.”


9. Proposed Policy L4 requires Local Authorities to monitor and manage the availability of housing land identified in Plans and Strategies and through development control decisions on proposals and schemes to ensure that they achieve the housing provision set out for each area by that policy, (578 p.a. for Trafford). The accompanying text gives further guidance on an area basis and states the following: -


“Except in that part of Trafford lying within or adjacent to the Regional Centre, continued careful monitoring and management of housing provision will be necessary to ensure that new housing development does not result in an adverse cumulative impact on local and neighbouring housing markets. Provision should focus on meeting local and affordable housing needs, and support agreed local regeneration strategies.”


10. The application proposal as described by the applicant is a wholly general market housing development proposal. As a wholly general market housing proposal it falls to be considered against the stated focus for Proposed Policy L4: -


(a). Does the proposal supports a local regeneration strategy?;


(b). Is the proposal located in a sustainable location? and,


(c). Is the proposal in a location that is well served by public transport?


11. In terms of (b) it can be agreed that the proposal is located in a sustainable location as it proposes the reuse of previously developed brown-field land.  In terms of (c) the site lies within a “Most Accessible” area, in that it is either within 800metres from a train station/tram stop or within 400m from a quality bus corridor.  In terms of (a), however, the merits of the proposal are very much less than clear given its distant location from the edge of the Altrincham Town Centre Priority Regeneration Area.


12. The strategic spatial planning imperative set out within the Proposed Changes to RSS instructs the Council to manage development within Trafford to support growth firstly within the Regional Centre, secondly in the inner areas surrounding the Regional Centre and thirdly elsewhere in the Borough to support growth in the centre and inner areas of Altrincham and other areas in need of regeneration and to meet affordable housing needs.


13. Whilst the proposal does not strictly align with the development focus set out in Proposed RSS Policy L4, the development is small in scale and proposes the development of new family housing accommodation. At this point in time (effectively at the commencement of a new planning policy regime) therefore it is considered that it would not be possible to demonstrate from the available land supply and housing market monitoring information that the proposal would have an adverse impact on local and neighbouring housing markets and in consequence that harm to the RSS strategy would arise from this development and therefore this application could not be opposed on housing land policy terms. This position of course will need to be kept under review and the effects of further development proposals assessed as they arise to determine their impact upon the land supply and housing market position to meet the development monitoring and management requirements of RSS Policy L4.

14. The existing site is currently vacant former brownfield land that has apparently been previously used for fly-tipping and uncontrolled fire lighting.  Furthermore, outline planning permission for residential development on the site was granted in 2006.  In light of the above, it is considered that appropriate new residential development on the site would be welcome.


DESIGN AND APPEARANCE


15. The design of the properties takes influence from the two storey properties on the opposite side of Urban Road.  The design incorporates a relatively simple pitched roof with an additional front porch feature and front gable over one of the properties.  Although it will stand proud as a two storey building adjacent to a row of single storey properties, it forms the end of the built pattern to the northern side of Urban Road, lies adjacent to open space and has a sufficient separation distance (3.7m reduced from previous 7m due to side extension) from the adjacent single storey property at number 15.  Furthermore, there are two storey properties opposite and on the roads off Urban Road in the vicinity.  As such, it is not considered to form an alien feature within the street scene.


16. The site will accommodate the 2 no. dwellings together with off-street parking and rear garden areas.  The scale of the development is appropriate and the proposed height, although proud of the adjacent single storey properties is acceptable (4.8m to eaves and 8.7m to roof ridge).


17. The levels of hard standing identified are relatively small and are considered acceptable.

Additional Two Storey Side Extension to Previous Scheme


18. The amendment to the previous scheme consists entirely of a two storey side extension to the previous scheme put before the Committee.  The extension will project 3.3m to the side of the semi-detached pair to the Western side and will run the full depth of the properties.  The roof eaves will appear as similar to the two storey semi-detached pair when viewed from the front, with the eaves dropping to single storey level at the rear and a rear dormer window being inserted in the roof space.


19. Although the staggered nature of the roof ridge is not considered to be aesthetically ideal (particularly when set flush with the front of the property), the overall balance of the properties is retained and an appropriate “step down” in levels is achieved between the pair of semi-detached properties and the single storey property adjacent at number 15 Urban Road.  As such, the proposed street scene, and relationship to the adjacent single storey dwelling is considered acceptable.


RESIDENTIAL AMENITY


20. There are no properties with habitable room windows opposite on Urban Road, given the orientation of the properties opposite, which front a side road (Urban Drive).  Equally, there are no properties to the eastern side or to the rear affected by this development proposal.


21. The only property affected by this proposal is the single storey property at number 15 Urban Road, lying west of the application site.  Number 15 has 2 no. windows at ground floor level on the side elevation facing the proposed two storey dwelling at a distance of now only 3.7m away.  However, upon closer inspection, it became clear that these windows are both secondary windows to the main living room and the kitchen/dining room.  As such, although the distance of a two storey structure would fall below the 15m separation distance from habitable room windows to avoid overbearing, these guideline figures are not applicable in this case because the windows affected are not primary/sole habitable room windows.


22. There are no windows on the side elevation of the proposed dwelling facing number 15 Urban Road and hence no overlooking/loss of privacy.  Equally, given the orientation of the dwellings, there is no loss of sunlight/daylight or overshadowing.

23. The extension projects beyond the rear of number 15 by 5.5m at a distance of about 3.7m from that property.  Given that the extension is effectively single storey at the rear of the extension, guideline figures to protect a neighbour’s amenity from overbearing and loss of light issues would allow for a projection of 2.1m plus the distance between the properties.  In this case, therefore the extension complies with guideline figures (i.e. 5.5m < (2.1m + 3.7m)).


24. There are no windows proposed in any of the side elevations and as such there are no further concerns in terms of residential amenity.


VEHICULAR ACCESS


25. The proposal will create 2 no. new vehicular entrances into the site (one per dwelling).  There are no concerns with the creation of or the proposed location of 2 no. new vehicular entrances.


CAR PARKING


26. The proposals are acceptable in terms of off-street car parking in this area for 2 no. four bedroom houses. (See LHA comments above)


BOUNDARY TREATMENT AND LANDSCAPING

27. The applicant has submitted a landscaping scheme for the properties which identifies the loss of either 6 no. Ash tree stems from an old stool or 6 no. individual Ash trees which are so closely spaced that they are inhibiting the effective growth and establishment of a single adjacent sycamore tree.  It is unclear at this stage whether the trees are from the same stool or are individual.


28. Nonetheless, the loss of these poor quality trees is of no significant concern and their replacement on-site with 1 no. silver birch and 2 no. Field Maples to the rear garden is welcomed.  Other thorn hedging and unidentified tree shrubs to the rear garden are also being removed as part of the landscaping scheme.  


29. It is considered that the replacement 3 no. trees are sufficient to mitigate the loss of the semi-mature trees on site, in accordance with Policy ENV4 and Proposal ENV14 of the Revised Trafford UDP.  Off-site tree planting requirements are discussed below.


30. The existing hedge will remain along the front boundaries and a new section of similar hedge will be planted to supplement this.  There will be post and rail type fence (900mm high) to side boundaries towards the front of the site, alongside both of the driveways, changing to 1800mm high diagonal boarded fences running along the side boundaries to the rear garden.  These fences will also return to meet the respective dwellings to separate the front (public) and rear (private) areas within the site.  No new gates or gateposts are proposed.


DEVELOPER CONTRIBUTIONS


31. The proposed development falls within a category for which financial contributions would normally be required towards public open space (children’s play space and outdoor sports provision) and Red Rose Forest / off-site tree planting.  The site does not lie in an area deficient in children’s play space and as such, only a contribution towards outdoor sports facilities is required.  As such, the required contributions would be £1,844.74 towards the provision and maintenance of public open space (outdoor sports provision only) and £1,410.00 towards off-site tree planting.  The financial contributions would need to be secured through a Section 106 Agreement.  

32. The applicant has submitted a statement itemising potential costs of the development and requesting that the s106 financial contributions be waived in this case.  However, this development is general market housing, represents a small contribution only and as such, it is not considered appropriate to set aside the contribution.


CONCLUSION


33. It is considered that the proposed dwellings would be acceptable in policy terms and in terms of design, visual amenity and residential amenity.  It is therefore recommended that planning permission should be granted, subject to a Section 106 Agreement and subject to conditions.


RECOMMENDATION: MINDED TO GRANT

(A). 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal agreement and that such an agreement be entered into to secure a financial contribution up to £3,254.74, comprising:-


· a financial contribution of £1,844.74 towards the provision and maintenance of public open space, including informal/children’s playing space and outdoor sports facilities.

· a financial contribution of £1,410.00 towards Red Rose Forest/off site planting less £235 for each additional tree provided on site.

(B) 
That upon satisfactory completion of the above legal agreement, planning permission be GRANTED subject to the following conditions:-


18. Standard Time


19. List of approved plans

20. Materials 

21. Landscaping Condition (retention and replacement (parts (b) and (c)) only) 


22. Tree Protection Condition No.1


23. Withdrawal of Rights to Alter Condition

24. Permeable surfacing for hardstanding (Standard Condition)


25. Contaminated Land Standard Condition (CLC1)

MW
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		WARD:Hale Central

		    74409/HHA/2009         




		DEPARTURE:No 





		ERECTION OF PART TWO AND PART THREE STOREY REAR EXTENSION FOLLOWING DEMOLITION OF EXISTING GARAGE.

7 Acacia Drive, Hale





		APPLICANT: Mr Alastair McFarlane






		AGENT: N/A





		RECOMMENDATION: GRANT









Councillor Candish has requested that this application be determined at the Planning Development Control Committee in support of local residents who object to the proposal in relation to loss of amenity due to overbearing size of the extension


SITE

The application site is situated on the north side of Acacia Drive at the head of a cul-de-sac within a predominantly residential area.  The site comprises a detached two storey dwelling house with a side dormer and pitched roof detached garage situated along the eastern boundary of the site.  The site has a hardstanding area for three cars to the front and has garden area to the rear.  The site is at a lower level as it extends back from the road side.


To the east side of the site is 8 Acacia Drive a similar detached two storey dwelling with a two storey out rigger on the rear elevation which has a ground floor clear glazed window and a small first floor obscured glazed window on the flank elevation of the outrigger facing towards the application site.  Boundary treatment consists of a 2m high concrete post and timber panel fence.


To the west side of the site is 6 Acacia Drive, again this is a similar detached two storey dwelling to that of the application property.  6 Acacia Drive has a detached flat roof garage situated immediately adjacent to the shared boundary with the application site.  This property has a single storey wrap around entrance lobby and utility room which has a clear glazed window on the side elevation facing towards the application and a secondary smaller window on the rear elevation facing towards the garden area.  This layout was confirmed by the owner of the property.  A smaller obscured glazed window is situated further along this flank elevation nearer the front of the dwellinghouse.  At first floor level is a clear glazed window and a similar sized obscured glazed window and a small obscured window positioned below the eaves of the main roof.  The boundary treatment consists of a 1.8m high concrete post and timber panel fence.


To the north side of the site beyond the rear boundary is 7 Stanway Drive which shares a rear garden boundary with the application site.  This property is one half of a pair of semi detached dwellings which has been extended two storey to the side and single storey to the rear.  Boundary treatment consists of a 2m high concrete post and timber panel fence.


To the south side of the site is Acacia Drive.  The site is not within a Conservation Area or Green Belt.


PROPOSAL


The application as originally submitted proposed a part two and three storey extension to the rear following the demolition of the existing detached garage with associated hardstanding area/retaining wall beyond the rear elevation of the extension.  Following concerns raised by the Council regarding the extent of the projection out of the extensions at 5m and the amount of hardstanding area proposed, the applicant has now submitted amended plans to overcome these concerns.  The two and three storey extension will now project out 4m with the lower ground floor element of the extension projecting out at 5m.  The area of hard landscaping has also been reduced by 2m in projection out.


The new extension will involve excavating down approximately 1.7m to form a lower ground floor area with steps down either side of the property.  The lower ground floor is accessed only from the rear and not within the existing dwelling.  Steps are proposed down either flank side to the lower ground floor area with a retaining wall and hardstanding/patio area proposed.   The accommodation at lower ground floor will form a ‘granny flat’.  At ground floor above will be a kitchen/dining area and lounge area with a new bedroom and en-suite at first floor level.


The applicant has also made additional amendments to the scheme which include:-


· Retaining the existing window size to bedroom 4 on west elevation.


· Introducing an obscured glazed window on west elevation serving an en-suite to both bedroom 1 and bedroom four.


· Having ground floor rear elevation squared off rather than having 0.5m set back to the breakfast/kitchen area.

REGIONAL SPATIAL STRATEGY FOR THE NORTH WEST


PRINCIPAL RELEVANT REGIONAL SPATIAL STRATEGY POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the best use of existing resources and infrastructure


REVISED TRAFFORD UDP

The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West (RSS13), now forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION

None


PRINCIPAL RELEVANT  REVISED UDP POLICIES PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D6 – House Extensions


RELEVANT PLANNING HISTORY


None


CONSULTATIONS


Built Environment (Drainage):- Recommends informatives

Built Environment (Highways):- Alterations to footway for vehicular crossings to be agreed with Local Highway Authority (Note: No alterations proposed as part of application proposal, vehicular access and hardstanding is existing).


Pollution and Licensing: - Contaminated Land Phase 1 report required to assess the actual/potential contamination risks at the site shall be submitted to, and approved in writing by the Local planning Authority.  Subsequent Phase 2 surveys required if necessary.

REPRESENTATIONS:

Cllr Candish objects to the proposal in that it would be intrusive to neighbouring properties with loss of amenity due to restriction of light and the overbearing size of the extension.


Nine letters of objection have been received from local residents, including Cllrs Mr & Mrs Young who live nearby.  The main points raised include:-


· Overdevelopment of the site 


· Scale and mass will negatively impact upon the character and appearance of the area.


· Extension will be overbearing result in a loss of light and amenity.


· Proposed flat roof from the kitchen will provide area for balcony


· Basement area is believed to be used for running a business.


· Site provides insufficient parking due to number of employees visiting site.


· Safety of children playing in cul-de-sac would be threatened with increase in traffic.


· Proposal will result in overlooking to rear and side of site


· If approved will set a precedent in the area.


· Extension would be inappropriate in the area and would result in loss of green space


Following reconsultation with neighbours on amendments to the scheme a further eight letters have been received from the same neighbours stating that they do not consider the amendments that have been made overcome their original concerns.


OBSERVATIONS

    IMPACT ON RESIDENTIAL AMENITY AND STREETSCENE


1. As stated earlier in the report the applicant has now amended the proposed extension by reducing it so that it would project out 5m at lower ground floor and the ground floor and first floor part of the extension will now project out 4m rather than 5m as previously proposed.  On the elevation nearest 8 Acacia Drive this part of the extension will only have the lower ground and ground floor extension (2 storey element) with the ground floor part of the extension projecting 4m out (was previously 3.5).  The extension is set in 0.7m from the side elevation facing towards 8 Acacia Drive.  The extension at first floor level will be positioned approx 6.4m from the shared boundary with 8 Acacia Drive.  On the elevation facing 6 Acacia Drive will be the lower ground floor projecting 5m with the ground and first floor both projecting out 4m.


2. The lower ground floor and ground floor extension on the side with 8 Acacia Drive will retain a distance of 3m to the shared boundary and approx 4.4m between the side elevations of both dwellings. 8 Acacia Drive is positioned at an angle to the application property and the distance from the side elevations of both properties reduces to 3.4m towards the front of the dwellings.  The extension will retain a distance of 1.6m to the shared boundary with 6 Acacia Drive and 5.4m between the side elevations of both dwellings at two storey level.  In assessing applications for such extensions the Council takes into account the distance between the application property and neighbouring property plus a projection of 1.5m for first floor extension or 2.1m for a ground, lower ground floor extension.  Therefore in terms of the projection out the proposed extension is considered acceptable in that it would not result in any adverse impact on neighbours in relation to being overbearing or being obtrusive.  


3. The height of the extension will have the same eaves height of the existing house and will have a lower ridge height 0.4m lower than the existing ridge line.  In relation to distance to the rear boundary the new first floor bedroom window will retain a distance of approx 18m (a distance of 10.5m is the minimum required in these situations).  The distance from the proposed rear first floor bedroom window to the nearest property to the rear of the site (7 Stanway Drive) is approximately 26m (21m is the minimum distance normally required in these situations).  A large window to proposed lounge area at ground floor level facing the rear garden area is proposed to be fixed shut.  In addition an appropriate condition should be attached to ensure that no balcony area is created above the lower ground floor extension in lieu of the proposed mono-pitch roof.  The proposed extension is therefore not considered to result in any overlooking to nearby properties.


4. The extensions will not be readily visible from the main streetscene but may be glimpsed from between properties when viewed from the turning head within Acacia Drive, however this would have no detrimental impact on the general character of the streetscene.


OTHER ISSUES


5. A number of local residents have expressed concerns regarding the alleged use of the premises to run a business from and that the lower ground floor area would be used specifically as office use.  The application has been submitted proposing additional and ancillary living accommodation and would therefore be considered by the Local Planning Authority for these purposes.  The applicant has indicated that the extension is not for business; however in the event of any change in this position the Council would consider any appropriate action.


6. The Council’s Pollution and Licensing section have requested that a contaminated land report be submitted by the applicant through an appropriate condition attached to any planning approval.  For small residential extensions it is common procedure not to request these reports.


RECOMMENDATION: Grant, subject to the following conditions:-

1. Standard Condition


2. Approved Plans


3. Matching materials


4. Landscaping condition


5. Withdrawal of rights to alter


6. The living accommodation hereby permitted within the lower ground floor of the rear three storey extension, shall not be occupied at any time other than for purposes ancillary to the use as a single dwellinghouse of the dwelling known as 7 Acacia Drive, Hale.


Reason:   In order to prevent the additional accommodation being used as a separate dwelling which would have unsatisfactory facilities or would have an unsatisfactory relationship with the existing dwelling, having regard to Proposals D1 and D3 of the Revised Trafford Unitary Development Plan.

7. Prior to the first occupation of the extension hereby permitted the first floor en-suite shower room window in the west elevation of the development hereby permitted shall be fixed shut in perpetuity and fitted with and thereafter retained at all times in obscure glazing (which shall have an obscurity rating of not less than 4 in the Pilkington Glass Range or an equivalent obscurity rating and range) in accordance with details which shall first be submitted to and approved in writing by the Local Planning Authority.

Reason: To protect the privacy and amenity of the occupants of the adjacent dwellinghouses, having regard to Proposals D1 and D6 of the Revised Trafford Unitary Development Plan.

8. Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order amending or replacing that Order), the roof area of the lower ground floor extension hereby approved shall not be used as a balcony, terrace, roof garden or similar amenity area, and no railings, walls, parapets or other means of enclosure shall be provided on that roof unless planning permission has previously been sought and granted for such works.  

Reason:  To protect the privacy and amenity of the occupants of the adjacent dwellinghouse, having regard to Proposal D1 and D6 of the Revised Trafford Unitary Development Plan.


CM
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The planning application has been called-in by Cllrs Jane Baugh and Barry Brotherton due to concerns regarding the size of the building, the lack of on-site car parking and the impact on adjoining residents.  


SITE


The site is located within a residential area to the east of Sale Town Centre at the junction of Broad Road and Temple Road.  The area is characterised by a mix of two storey Victorian semi-detached properties, and more modern detached and semi-detached houses. Moorlands Junior School is situated to the east, on the opposite side of Temple Road.


The application site is occupied by a 2-2 ½ storey detached Victorian property set within a large garden area.  The property has been vacant now for over 5 years and has been left by the current owner to become rundown and overgrown.  To the north, the application site adjoins no. 87 Temple Road, a two storey semi-detached residential property and to the west no. 83 Broad Road, a large detached property which has been converted into a day nursery.


PROPOSAL


It is proposed to demolish the existing Victorian building and re-develop the site with a three storey building to provide a total of 12 retirement apartments (9 no. one bedroom apartments and 3 no. two bedroom apartments).  These retirement apartments would all, except for one, be located on the first and second floors of the building.  On the ground floor would also be the house manager and guest accommodation, a hobby room, laundrette and a large communal lounge/function room.  


The proposed development fronts Broad Road to the south and Temple Road to the east and would be situated in a similar position to the existing Victorian property (albeit it would be larger, extending closer to the adjoining properties). The existing vehicle access from Broad Road would be converted into a pedestrian access only, and a new vehicular access proposed from Temple Road to the north east of the site.  This access would extend along the northern boundary to a car park. In total 12 car parking spaces are proposed.  In front of the building along Broad Road and Temple Road, the site would be landscaped with a mix of grass, shrubs and trees. This includes a number of existing mature trees and shrubs on the site which are to be retained.  A bin store is proposed to the rear of the site, within the car parking area and this would be screened from the adjoining properties by a hedge.  The existing boundary treatment to Temple Road and Broad Road comprises textured concrete fence panels.  This fence will be removed and replaced with a dwarf brick wall with railings above.

The proposed building would have accommodation across three floors, however the roof ridge height varies (between 10.2m and 11.4m) as part of the second floor accommodation is provided within the roofspace.  The building would measure 22m in width (fronting Broad Road) and 21m in length (along Temple Road).   The building adopts a relatively traditional design with a pitched roof, gable features and would be constructed in brick with a grey tile slate roof.  However, several modern design elements have been introduced which includes feature gable frames in polished concrete and full height glazed bay windows.

REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West (RSS13), now forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 


None

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


H1 – Land Release for Development


H2 – Location and Phasing of New Development


H3 – Land Release for New Housing Development


H4 – Release of Other Land for Development 

H7 – Accommodation for Elderly Persons


ENV4 – Trees, Hedgerows and Woodlands


ENV14 – Tree and Hedgerow Protection

ENV16 – Tree Planting


T6 – Land Use in Relation to Transport and Movement

PRINCIPAL ADOPTED RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses of Existing Resources and Infrastructure


DP5 – Manage Travel Demand; Reduce the Need to Travel and Increase Accessibility


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RDF1 – Spatial Strategies


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


RELEVANT PLANNING HISTORY

H/OUT/61254 – Demolition of existing dwellinghouse and erection of a 3 storey building to provide 18 no. retirement apartments.  Refused on the 17 February 2005 by the planning and Development Control Committee for four reasons.  These reasons related to the impact of the proposal on the housing land supply; the amenity of the adjoining residents of 83 Broad Road and 87 Temple Road; the streetscene and character of the area by virtue of its size, scale, height, and massing; and the insufficient provision of car parking on site.  These four previous reasons for refusal are referred to where relevant in this committee report.

APPLICANT’S SUBMISSION 


The applicant has submitted a Design and Access Statement; a Supporting Statement and a Structural Statement regarding the condition of the existing building.  These reports are summarised below:


Design and Access Statement


· The applicant is aware of the previous reasons for refusal and aims to address these within the current planning application;


· The concept of the building is to ensure it relates to the family of house typologies present in the area in a modern way using high quality materials such as brick and polished concrete;


· The building rises from 2 to 3 storeys at the corner of Temple Road/Broad Road.  This rise in mass addresses the corner whilst addressing the adjacent property.  


Structural Survey


· The Structural Survey states that the property is in need of complete refurbishment as a consequence of mainly neglect and vandalism however the basic structure is stable.  Costs for refurbishment are estimated at between £270,000 and £370,000.  The applicant maintains that this is not a financially viable option.  


Supporting Statement


· A sun path model illustrates the impact resulting from overshadowing at different points of the day.  The BRE guide recommends that no more than 2/5 and preferably no more than 1/4 of any garden or other amenity space should be prevent from receiving any sunlight at all on the 21st March.  The images provided clearly demonstrate that the proposal would have a negligible impact upon the rear garden of 87 Temple Road in terms of overshadowing.

CONSULTATIONS


LHA - No objection.  The car parking layout and access arrangements have been amended to address highway concerns.  


Built Environment (Highways) – No objection.  Alterations to the existing vehicle crossing should be agreed with the LHA.


Built Environment (Drainage) - No objection, recommends informatives relating to drainage.


Pollution and Licensing - The site is situated on brownfield land and therefore recommend standard contamination condition.


Greater Manchester Police Secured by Design – Comment as follows:


· The side and rear of the building should be enclosed as private space by 2.1m high walls/railings.  Railings should be fixed flush to the outer skin of the brickwork below leaving no steps/gaps which could act as a climbing aid;


· Any pedestrian gates to private space should be self closing and ‘slam to lock’ which cannot be left unlocked when shut;


· All pedestrian visitors should be directed towards the main entrance and should enter the site adjacent to the vehicular entrance.  The main entrance should be controlled by means of a video entry phone system;


· Lighting should be provided to the car park to an adequate and uniform level;


· Vegetation should be maintained so as not to create potential hiding places for would be criminals;


· The bin store should be fully enclosed and lockable so bins are not vulnerable to attack.


REPRESENTATIONS


OBJECTION


140 letters/emails of objection have been received from local residents and parents of children at the local school.  The main concerns raised have been summarised below:


· Inadequate car parking is proposed.  There are problems at other apartment developments in the area resulting in on street car parking. It is a fallacy people who buy retirement apartments do not own cars.  Many still drive well into their 80s and often have visitors i.e. hairdressers;


· Concerned additional on street parking will cause highway safety problems on Temple Road, making it a more dangerous location for local children travelling to school.  This junction is already an accident waiting to happen;


· Proposal will generate additional traffic on the surrounding roads causing added disruption to the Temple Road/Broad Road junction;


· The house has fallen into disrepair solely because the owner has chosen not to maintain it;


· This house is lovely and it would be a shame to knock it down to build this hideous new building.  Old houses like these are hard to come by;


· Proposed building is far larger than the existing (3.2 X bigger) and the building will be overdominant and out of character with the surrounding buildings.  Represents overdevelopment of the site;


· Proposal will overshadow and directly overlook house/garden of adjoining residential property;


· There will be light and noise pollution from the main entrance/car park adjacent to the boundary of 87 Temple Road;


· Proposed development looks industrial with external metal framework;


· Far too many houses of character in this area have already been demolished and apartments built in their place, reducing the desirability of the area and eroding its character;


· The huge modern development planned would be totally out of character for the area and would dominate this prominent corner;


· Statement by applicant that views of local residents have been sought is inaccurate;


· Proposed entrance would run adjacent to a family home which would cause noise and disturbance not previously experienced;


· Relocating the access point from Broad Road to Temple Road just moves the problem;


· Residents concerns should be considered before greed and profit;


· The developer removed several large mature trees shortly after purchasing the property.  No action was taken by the Council to prevent this;


· Developer has been selective in applying SPG guidance for New Residential Development.  Disregards key elements such as seeking to retain the character of the area and protect amenity of local residents;


· Additional flats are not required in this area.  Site would be better developed for family housing;


· Cars entering the site will be required to wait idling on the pavement while the gates open, another hazard and blockage to contend with;


· Pipistrelle bats are known to inhabit the houses locally.  Has a proper survey been conducted?


· There is an unusual tree in the front garden which should be retained.


Sale Civic Society comment as follows:


· The size and bulk of the building will overdominate adjacent properties, is out of context with the neighbouring residential styles and is detrimental to the ethos of the area;


· Fenestration will result in a loss of privacy and intrusion to adjoining occupants;


· Proposed car parking is insufficient for today’s retirees and in most cases a car is essential to their lifestyles.  What is planned will only lead to more on street parking creating obstruction and danger;


· Traffic calming systems indicate the safety risks at this busy junction.  Additional moving or stationary traffic will increase risks;


· Neighbours immediately adjoining the site will suffer from noise and disturbance.


Cllrs Jane Baugh and Barry Brotherton object to the application stating:


· The size of the building is out of character with the immediate area, being four times the size of the original building; 


· The development is on a busy school access road and the parking spaces will have to accommodate not only flat owners but visitors.  Seven spaces are insufficient and could lead to parking problems around the school;


· Residents will be overlooking the neighbouring property affecting the privacy of the neighbours and looking into bedrooms and living rooms;


· Concerned noise and lighting from vehicles and the car parking area will impact on adjoining properties;  


Paul Goggins MP objects for the following reasons:


· The size of the proposed building is out of character with the immediate area.  I understand it will be four times the size of the original building;


· The development is on a busy school access road and there are insufficient parking spaces proposed for the flat owners and visitors which would mean parking on the road causing congestion near the school;


· The property will be situated very close to the neighbouring property which could cause a number of privacy issues.


SUPPORT


1 letter of support has been received from the owners of the adjoining day nursery which states:


· 85 Broad Road has been an overgrown eyesore for many years and is detrimental to the value of surrounding properties.  It will have to be redeveloped sooner or later;


· The derelict house has been vandalised and is beyond refurbishment.  It should be demolished;


· It is obvious that to replace the existing house with a single property on such a large plot is uneconomically viable in Sale in the present day;


· Proposal would offer much needed senior citizen accommodation which should be approved;


John Moorlands School - The headteacher of John Moorlands School has submitted a letter stating that a leaflet has been delivered without their permission or knowledge which makes judgements about the school when the school’s view has not been sought.  They further state that Temple Road is not the main pupil entrance to the school and they cannot support the statements made by the objectors that the proposal “will seriously affect the safety of children going to and from school” and “at peak times will cause significant problems.”


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes a form of development that would have previously fallen to be considered against the provisions of the Adopted SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’. However, policies in the Regional Spatial Strategy for the North West adopted by Government Office in September 2008 must now carry significant weight in the determination of planning applications, to the extent that it must take precedence both over the interpretation and weight that can be given to the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the Adopted SPG (September 2004). The reasons for this changed position are twofold. 


2. Firstly, with regard to new housing provision, RSS Policy L4 significantly raises the annual average requirement figure for the Borough from a net (excluding clearance replacement) figure of 270 dwellings a year to a figure of 578 dwellings per year – with the requirement now being expressly described as a minimum figure to be achieved rather than a maximum as previously described in the 2003 published RSS.


3. Secondly, the new target requirement set out in RSS means that the Council can no longer demonstrate that it has a ten year supply of land committed for new housing development across the Borough and therefore cannot apply the provisions of the SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’, given that it explicitly states in Paragraph 4.1 that the implementation trigger for the SPG is, ‘when the number of new houses granted planning permission for development exceeds ten times the combined demographic need and clearance replacement requirements of RPG13’.

4. The relevant policies from the Regional Spatial Strategy that can now be applied to this proposal are as follows:


DP4 – Make the Best Use of Existing Resources and Infrastructure


RDF1 – Spatial Priorities


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR2 – Regional Centre and Inner Areas of the Manchester City Region.


5. Policy RDF1 identifies 3 broad priorities for growth across the region – the first being the Regional Centres of Manchester and Liverpool, the second being the inner areas surrounding these centres, with emphasis placed on areas in need of regeneration and the third being the centres and inner areas of a number of important towns and cities (including Altrincham) elsewhere in the city region area.  Policies L4, MCR1 and MCR3 identify the detailed priorities for growth across the southern part of the Manchester City Region area. Policies MCR1 and MCR3 refer to the Plans and Strategies to be applied respectively across the Manchester City Region and the southern part of the city region area.  Policy MCR1 indicates that as a priority plans and strategies should support interventions to achieve a significant improvement in the economic performance of the whole city region. Specifically in relation to housing it proposes that high quality development in public transport accessible locations with strong economic prospects should be encouraged to meet the needs of existing residents and attract and retain new population so that a significant increase in the resident population can be secured.  Policy MCR3 refers to the Plans and Strategies to be applied across the southern part of the Manchester city region – the area the July 2008 LDF Core Strategy Preferred Options document is proposing that the application site will lie within. Within this area the spatial development priorities expressly spelled out in the policy in relation to new residential development are: -


“To support local regeneration strategies and meet identified local needs (particularly for affordable housing), in sustainable locations which are well served by public transport.”


6. Policy L4 seeks to monitor and manage the availability of housing land identified in Plans and Strategies and through development control decisions on proposals and schemes. The accompanying text amplifies this position by stating the following: -


“Except in that part of Trafford lying within or adjacent to the Regional Centre, continued careful monitoring and management of housing provision will be necessary to ensure that new housing development does not result in an adverse cumulative impact on local and neighbouring housing markets. Provision should focus on meeting local and affordable housing needs, and any general market housing (in sustainable locations which are well served by public transport) should support agreed local regeneration strategies.”


7. The application site is located in an area which is proposed for inclusion within the southern part of the city region in the LDF Core Strategy Preferred Options document and is therefore subject to be assessed against the tests set out in RSS Policy L4. In particular, the application site is located on previously developed land, in a sustainable location which is relatively well served by public transport services.  Whilst the site falls outside the Sale Moor District Centre and Sale Town Centre Priority Regeneration Areas, it is within reasonable proximity of both. The building has been vacant for a considerable period of time and has been subject of repeated vandalism.  It is in a rundown and dilapidated condition and significantly detracts from the character of the surrounding area.  RSS Policies L4 and MCR3 are permissive of new housing development proposals in sustainable locations, well served by public transport, and where they support local regeneration strategies and meet identified local housing needs.  Revised Trafford UDP Policy H7 is also permissive of development proposals for elderly persons’ accommodation where they are acceptable in conservation, environment and amenity terms.


8. On this basis the proposed development is considered to be acceptable in principle in accordance with the policies of the Regional Spatial Strategy for the North West and the Revised Trafford UDP


DESIGN AND APPEARANCE

9. The proposal incorporates a traditional architectural design with bay windows, gable roof features and brick elevations.  However, several modern design features have been incorporated. This includes a large frame (constructed in polished concrete) extending either side of the two storey glazed bay window features fronting Temple Road and Broad Road.  These concrete frames extend the full height of the building, and continue along the under side of the deep eaves of the gable roofs above.  The same material is used within the elevations as a string course between floors of accommodation.  


10. Accommodation is provided across three floors, although the second floor is accommodated within the roofspace, with a combination of flat roof dormer windows and recessed rooflights.  The roof ridge and eaves vary in height with the tallest element facing the south east corner of the site and the junction between Broad Road and Temple Road.  The large bay/gable features in the elevations also vary in width, helping to add interest.  

11. Most of the existing mature trees at the site are to be retained.  The applicant proposes the removal of four trees in total, which includes three small trees adjacent to the common boundary with 87 Temple Road, affected by the proposed vehicle access and one mature tree within the site, affected by the footprint of the building.  All mature trees situated along the frontage of Broad Road and Temple Road would be retained.  Additional planting is also proposed within the site, however full details have not been provided with the planning application.  A condition is therefore recommended which will require the submission and agreement of a detailed landscaping scheme, should planning permission be granted.  


12. The applicant proposes a detached bin store to the north west of the site. Elevations/plans of this bin store have not been provided with the planning application, and a condition requiring the submission of such details is therefore recommended should planning permission be granted.


13. It is considered that the architectural approach and external detail of the proposed development is acceptable and would complement that of the surrounding residential properties.  The application is therefore considered to be acceptable in this respect in accordance with Proposal D1 of the Revised Trafford Unitary Development Plan.


IMPACT ON STREETSCENE AND CHARACTER OF AREA


14. The surrounding area is generally characterised by large detached and semi-detached inter war and post war two storey residential properties.  Most properties have driveways to the front set within good sized gardens whilst boundary treatment typically comprises hedgerows or dwarf brick walls with mature landscaping behind.  Properties immediately adjoining the application site on Broad Road and Temple Road establish a relatively well defined ‘building line’ and the applicant has sought to design the development to ensure that it sits within these.  This also ensures a good degree of separation is provided between the development and the back of the two adjoining highways.  The applicant also proposes a brick dwarf boundary wall and a hedgerow along Broad and Temple Road and the area behind would be landscaped, in keeping with the general character of the area.


15. The footprint of the proposed building would be larger than the footprint of the existing building.  The existing building measures 12m in width (along Broad Road) and 8.5m in depth (along Temple Road) whilst in comparison the proposed development would measure 22m in width and 21m in depth respectively.  The proposed development would be situated 3.5m from the common boundary with 83 Broad Road (rising to 6.7m within the site).  This adjoining property has a single storey side extension situated 1.5m from the common boundary, however the main property is situated over 5m away.  A separation distance of 8.5m would therefore be provided between this property and the proposed development.  To the north, a distance of 15.6m would be retained between the rear elevation of the development and the common boundary with 87 Temple Road and a distance of 20m to the side elevation.  The development increases in height to 11.4m at the junction of Broad and Temple Road, but drops again to 10.2m at its northern and western end.   The space retained between the development and the site boundaries is considered to be acceptable for a development of this size and scale and is not considered to be out of character with other large properties on this part of Broad Road.


16. The layout of the development, as proposed, would provide a good degree of frontage to both Temple Road and Broad Road.   Furthermore, the applicant intends to retain all mature trees along the south/east boundaries of the site, helping to soften the development.  


17. The height, scale and mass of the proposed development is considered to be acceptable in this context and would not appear unduly out of character with the surrounding development.  The proposal therefore complies with Proposals D1 and D3 of the Revised Trafford UDP in this respect.  

IMPACT ON RESIDENTIAL AMENITY


18. The development is adjoined by residential properties on two sides.  To the north, the proposed development would retain a distance of 15.6m (rising to 20m within the site) to the common boundary and 19.2m (rising to 21m) to the side elevation of 87 Temple Road.  The proposal has main habitable room windows across the rear elevation of the ground, first and second floors, which would face the side elevation of this property and the rear garden.  No. 87 Temple Road does not have any main habitable room windows in the side elevation facing towards the application site, however the development would clearly be visible from within its rear garden.  The proposal would be closer than the existing building and would therefore appear more imposing to the occupants of this property, however the development complies with the Council’s Planning Guidelines for New Residential Development which state that a minimum distance of 13.5m should be provided between main habitable room windows on three storey developments and rear garden boundaries.  The applicant has also submitted amended plans which propose the removal of a large balcony on the north elevation, further reducing the impact of the development on the occupants of this property.  


19. The proposed development would be situated due south of no. 87 Temple Road and the occupants of this adjoining property have raised concerns that the development could overshadow their rear garden.  The applicant has submitted an assessment of daylight hours which shows that the development would only result in overshadowing to this garden at midday during the winter months.  However, at all other times of the year, the development would have no impact in this respect.  


20. The proposed access road to the rear car parking court and four car parking spaces would be situated in close proximity to the common boundary with no. 87 Temple Road.  The greatest impact would be from future occupants of the development using these four car parking spaces closest to the garden boundary of this property.  The applicant proposes an area of landscaping measuring between 1.2m and 2.4m in depth between these spaces and the common boundary (comprising existing and proposed trees and shrub planting).   Whilst this would help screen the car parking spaces, a condition is recommended requiring the submission, approval and implementation of an acoustic fence to minimise noise from vehicles using these car parking spaces. 


21. No main habitable room windows are proposed on the west elevation of the development, facing towards no. 83 Broad Road.  The only window proposed serves a communal stairwell.   However, a first floor window on the side elevation of no 83 Broad Road would face towards the proposed apartment block.  This is the only window serving a small room, which is currently used as part of the day nursery offices, but would previously have been a small bedroom.  The applicant has stepped the development away from the boundary at this point, increasing the distance between this window and the side elevation of the development to 11.5m.  Whilst the Council’s New Residential Guidelines states that normally a distance of 15m should be provided between blank elevations and main habitable room windows, no. 83 Broad Road is currently occupied as a day nursery, and is no longer a residential property.  The outlook from this room and the impact of the development is therefore considered to be acceptable in these circumstances. 


22. The development would extend further within the site, beyond the rear elevation of 83 Broad Road, for a depth of approximately 8m.  However, the proposal retains a separation distance of 6.6mm to the common boundary and 11.5m to its side elevation at this point.  It is therefore considered that the proposal would not appear unduly overbearing to the owners of this day nursery when viewed from the rear play area. 


23. To the south of the development, the applicant proposes garden/amenity area for future residents. This area would provide approximately 384 sq.m of amenity space, equating to approximately 32 sq.m for each apartment.  The Council’s New Residential Development Guidelines state that 18 sq.m of private amenity space is generally sufficient for apartments.  The proposed level of amenity space would therefore exceed that recommended in the Council’s Guidelines and the development is considered to be acceptable in this respect.  


CAR PARKING AND ACCESS ARANGEMENTS


24. As elderly person’s accommodation, the Council’s Car Parking Standards require 8 car parking spaces for a development of this size.  On the advice of officers, the applicant has submitted amended plans increasing the number of car parking spaces proposed within the development from 9 to 12.    Whilst 12 spaces would exceed the Council’s car parking standards, car parking provision has caused problems at similar developments elsewhere within the borough and it is likely that a good proportion of future occupants will own a car.  The car park layout and access arrangements are considered to be acceptable.  

25. Several residents have raised concerns regarding the potential impact of additional traffic and parked cars on the Temple Road/Broad Road junction, particularly during the school drop off/pick up peak times.  The application site is currently occupied by a large family dwellinghouse, and the proposed apartment development would, in comparison, generate a higher level of traffic and demand for car parking.   However, the LHA have advised that the scale of development proposed would not generate a significant increase in traffic and whilst the proposal may result in some additional on-street car parking, existing highway restrictions would ensure the junction remains clear.  The site is located in a relatively sustainable location in close proximity to public transport services and residents of this type of accommodation are less likely to own a car than traditional residential accommodation. 


26. The application is considered to be acceptable in this respect in accordance with the provisions of Policy D2 of the Revised Trafford UDP.


COMPARISON WITH PREVIOUS REFUSED APPLICATION REF. H/OUT/61254


27. A previous planning application (Ref. H/OUT/61254) for 18 no. apartments on this site was refused in 2005 by the Planning and Development Control Committee.  There were four reasons for refusal.  The first reason related to its size, scale, height and massing and its impact on the spaciousness of the streetscene and character of the area.  This application was submitted in outline and details of its design/height were not included.  However, the application documents submitted referred to a three storey building and the Site Plan indicated a significantly larger footprint than that currently proposed, measuring 31m in length (compared to 22m in length) and retaining a distance of only 6m to the north boundary compared to 15.6m under the current proposal.  The proposed building would also be situated closer to Broad Road, forward of the adjoining properties (and building line), by a distance of approximately 1.5m.  Whilst accommodation is proposed across three floors, as in the earlier application, the applicant has clearly sought to reduce the height of the development as far as is possible by accommodating the second floor within the roofspace.  


28. The second reason for refusal related to its potential impact on the occupants of the adjoining residential properties, no 83 Broad Road and 87 Temple Road.  The earlier application proposed main habitable room windows on the west elevation (at a distance of 10m from the rear garden boundary of no. 83 Broad Road) and north elevation (at a distance of 6m from the common boundary with no. 87 Temple Road).  The proposal failed to comply with the minimum distances outlined within the Council’s Guidelines for three storey developments.  The current proposal does not propose any main habitable room windows in the west elevation and windows on the north elevation are situated over 15.6m (rising to 20m within the site) from the common boundary, well in excess of the 13.5m recommended in the Council’s guidelines.  


29. The third reason for refusal related to the lack of on-site car parking.  The earlier application sought consent for 18 X two bedroom open market apartments with 6 on-site car parking spaces.  For this type of accommodation, the Council’s car parking standards would require 2 car parking spaces per apartment, with a total requirement of 36 spaces.   The current application proposes 12 car parking spaces to serve 12 retirement apartments and associated accommodation for a house manager and visitors.  Car parking standards for elderly person’s apartments are lower than open market apartments, and as outlined above, the current proposal is considered to be acceptable in this respect.


30. The final reason for refusal related to housing land supply.  The policy situation has now changed in this respect and the principle of development is considered to be acceptable, as outlined above. 


31. It is therefore considered that the applicant has adequately addressed the four reasons for refusal of the earlier planning application. 

BAT SURVEYS


32. The applicant has instructed a consultant to carry out a Preliminary Bat Survey to establish the suitability of the existing building as a habitat for bats.  The findings of this report will be submitted to the Council prior to the committee meeting and this matter will therefore be dealt within the Additional Information Report. 


FINANCIAL CONTRIBUTIONS

33. The Council’s Supplementary Planning Guidance, ‘Developer Contributions towards Red Rose Forest’ was adopted in September 2004 and seeks to further the establishment of the Red Rose Community Forest. Under the terms of this guidance, the development falls within a category for which a financial contribution towards off-site tree planting is normally appropriate. However, it is accepted that on-site tree planting can be offset against any required Red Rose Forest contribution. In this case, the size of the development would create a requirement for the provision of 12 trees. This matter will be addressed when the detailed Landscaping Scheme is submitted to the LPA in accordance with the condition outlined below, however the Section 106 agreement should be worded to allow a contribution of £235 per tree (to a maximum of £2,820) to be sought in the event that these can not be accommodated on site.


34. The Council’s Supplementary Planning Document ‘Developer Contributions to Highway and Public Transport Schemes’ was adopted on 6 March 2007 and applies to all major developments such as this. Contributions will be used by the Council and GMPTE to implement public transport and highways improvement schemes within the locality of the new development. The site falls within an ‘Accessible’ area as defined by the SPD and therefore the relevant contribution based on the number and size of residential units proposed would be £4,446.00. This would be split between a highway network contribution (£949.00) and a public transport contribution (£3,497.00).

35. Proposals OSR3, OSR4 and OSR9 of the Revised Trafford UDP and the Council’s Adopted SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ seek the provision of on-site play facilities for all new residential developments within areas of deficiency, such as this.  However, as the development would provide accommodation for elderly residents only, and would not generate a need for additional play facilities, a contribution will not be sought in this respect.


36. If committee members resolve to grant planning permission, these matters should be secured through a S106 legal agreement.


CONCLUSIONS

37. The proposal would deliver the redevelopment of this vacant residential site which has been the subject of neglect and vandalism.  The proposed development is considered to be acceptable in terms of its design, size, scale and massing and would not unduly impact on the amenity of nearby residents, subject to the conditions recommended.  The proposal is considered to be acceptable in terms of its access and car parking arrangements and would not substantially increase traffic on the local highway network.  Therefore, the scheme complies with the relevant policies of the RSS, Revised Trafford UDP and the Council’s Adopted SPG ‘New Residential Guidelines’.  As such the application is recommended for approval subject to the completion of a legal agreement securing a financial contribution towards highway network and public transport improvements, and Red Rose Forest  

RECOMMENDATION: MINDED TO GRANT


(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and such legal agreement be entered into to secure a total financial contribution of £7,266.00 to be split as follows:


· £2,820 towards the Red Rose Forest (subject to tree planting on site);


· £949.00 towards Highway Network Improvements, and 


· £3,497.00 towards Public Transport Improvements.

(B) That upon completion of the legal agreement referred to at (A) above, planning permission be granted subject to the following conditions:-


1. Standard condition;


2. Materials condition;


3. Landscaping condition;


4. Landscape maintenance condition;


5. Amended Plans/Approved Plans condition;


6. Details of Bin Store;


7. Tree Protection Condition 1;


8. Tree Protection Condition 2;


9. Provision of Access Facilities condition 2;


10. Retention of Access Facilities condition;


11. Submission and agreement of scheme for boundary treatment (particular consideration of common boundary with no. 87 Temple Road;


12. Submission and agreement of details of lighting to car park;


13. Age restriction of future occupants;


14. Restriction of occupation of managers and visitors accommodation.


VM





		WARD: Urmston

		74357/FULL/2009



		DEPARTURE: No





		ERECTION OF A PART TWO, PART THREE STOREY BUILDING TO PROVIDE A 49 BEDROOM RESIDENTIAL CAREHOME, NEW VEHICULAR ACCESS, BIN STORES, ASSOCIATED PARKING PROVISION AND LANDSCAPING.  DEVELOPMENT TO OCCUR FOLLOWING THE DEMOLITION OF THE EXISTING BUILDING.  






		The Barkway Residential Home, 300 - 302 Stretford Road, Urmston.





		APPLICANT:  Redwing Equity Ltd





		AGENT: Howard and Seddon Partnership
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SITE


The application site is located on the southern side of Stretford Road.  The site is 0.29 hectares in area and has a 26m wide road frontage.


The site is currently occupied by a pair of large three storey semi-detached houses, which are vacant and in a poor dilapidated condition following a fire.  The properties were last used as a residential care home.  Each property is served by its own vehicular access.


There are a large number of mature trees on the site, particularly around its boundaries.  The ground levels fall by up to approximately 3m across the length of the site from Stretford Road frontage to the rear boundary.  At the rear, the site borders onto the Green Belt and Mersey Valley.


The character of the surrounding area is predominantly residential with two storey residential properties fronting Stretford Road and Hatro Court to the west and fronting Anchorage Road to the east.  The houses on Anchorage Road are relatively small link detached dwellings and are generally set at a lower level than the application site.  There are also two storey terraced houses on the opposite side of Stretford Road and to the west of these, the Simpson’s factory.


PROPOSAL


The application proposes the demolition of the existing semi-detached properties on the site and the erection of a part two, part three storey building that would provide a 49 bedroom residential care home.  The building would have a maximum width of 17.2m and a maximum length of 55.8m.  The principal elevation of the building would face east.  The basement level of the building would comprise of a kitchen, lounge/dining room, WC’s, laundry room and store rooms.  The ground floor level would comprise of the main entrance and lobby, residents’ bedrooms, lounge/dining rooms, offices, reception and WC’s.  The first and second floors would comprise of residents bedrooms and bathrooms.  Two sets of lifts are also proposed within the building.   The building would have mono-pitched and flat roofs and be constructed from a mix of red brick, render and timber cladding.


 A new vehicular access is proposed to the front of the site on the eastern side.  A timber bin store is proposed to the rear of the site and a timber cycle store is proposed adjacent to the eastern boundary of the site.  An area of parking, containing 21 spaces is also proposed to the rear of the site.


Landscaping is proposed around the site, including security railings and gates which range in height from 1m to 1.8m.


REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West (RSS13), now forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 


None 


PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


H7 – Accommodation for Elderly Persons

ENV4 – Trees, Hedgerows and Woodlands


ENV10 – Wildlife Corridors


ENV14 – Tree and Hedgerow Protection


ENV27 – Road Corridors


T6 – Land Use in Relation to Transport Movement


T9 – Private Funding of Development Related Highway and Public Transport Schemes


PRINCIPAL ADOPTED RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


L1 – Health, Sport, Recreation, Cultural and Educational Services Provision


L2 – Understanding Housing Markets


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


RELEVANT PLANNING HISTORY

H/55493 – Erection of three storey block of 9 no. two bedroom apartments on site frontage and 6  houses at the rear, new access road and a total of 23 car parking spaces – Refused 11th September 2003.  Appeal dismissed 10th January 2005.


H/70350 – Erection of three storey block of 9 no. apartments, 4 no. two and three storey townhouses and 2 no. two storey semi-detached houses with new vehicular access and associated external works – Approved with conditions 4th March 2009.

APPLICANT’S SUBMISSION 


The applicant has submitted a Design and Access Statement, Transport Assessment and Planning Statement in support of the application.  The main points raised in these reports are summarised below and are referred to where necessary in the observation section of this report:


Design and Access Statement


· The proposed care home has been designed to sit comfortably within its setting, having regard to the form, scale, massing and character of the surrounding area.


· The proposed scheme has been designed to meet the National Minimum standards for Care Homes for Older People.


· Adequate separation will be provided to the adjacent properties with sufficient boundary separation distanced and window to window distances proposed.  


· The general design of the building is similar in appearance to that of the approved proposed dwellings H/70350.


· Varying gables, bays and setbacks within the building, together with changes in roof for, ridge lines, eaves lines and a low level porch to the main entrance have been provided to break up the elevations and provide incident and interest when viewed from any angle.


· It is anticipated that visitor movement will be spread throughout the day.


· The proposed scheme would create a number of employment opportunities for people within the local community.


Planning Statement


· The lawful use of the site is as a residential care home therefore the principle of a new care home on the site is acceptable.


· Access to the site remains identical to the approved application for residential development.  


Transport Statement

· The proposed development will take vehicular access onto Stretford Road via a priority controlled junction at the location of the two existing site accesses.  Junction visibility from the proposed access will be achievable according to the relevant design standards in Manual for Streets.

· Trip generation analysis has shown that the proposed development will generate relatively insignificant levels of traffic in the peak hours and the scheme’s impact on the capacity of the local highway infrastructure and safety does not present any concerns.

· Accessibility by walking has been found to be good with a number of useful everyday facilities available within easy walking distance.

· The site is located on a Quality Bus Corridor, within 100m of high-standard bus stops and Humphrey Park Railway station is located only 800m walking distance.


CONSULTATIONS


LHA – No objection in principle.  To meet the Council’s parking standards the provision of 19 car parking spaces should be made, the proposals include 21 car parking spaces.  To meet the Greater Manchester Cycle parking provision, the provision of two cycle parking spaces should be provided. A travel plan has been received, it is believed that there are some improvements to the targets that could be made in order for the travel plan to be acceptable.

Environmental Protection - No objections.  The site is on brownfield land and therefore a contaminated land condition is recommended.


Built Environment (Drainage) - Recommends conditions relating to drainage are attached if planning permission is granted.


Environment Agency – No objections.


Arboriculture Officer – No objection.  The planting schedules are good, featuring an imaginative mix of trees, shrubs and hedging plants.  It is recommended that a condition is attached requiring the submission of a Tree Protection Scheme.  This should show tree removals/retention and the position of the protective fencing.  It is also recommended that a landscaping condition is attached to ensure that the scheme submitted is enforceable.  Further comments made are discussed in the observation section of this report.

Greater Manchester Police Design for Security – Recommends design details and boundary treatment in line with Secure By Design standards.  These are discussed further in the observation section of this report.

Greater Manchester Ecology Unit – Do not consider that a bat survey is necessary as bats are unlikely to be roosting in the existing building.


REPRESENTATIONS


None received.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The two derelict semi-detached properties situated on the site were previously occupied as a residential care home.  The principle of the proposed use has therefore been established on the site.  The site is within a predominantly residential area and the proposed use would therefore not be out of keeping with the general character of the area.


DESIGN AND VISUAL AMENITY


2. The existing buildings on the application site are traditional late nineteenth / early twentieth century villas which were originally of considerable architectural merit.  The buildings have been significantly altered in the past and are now derelict following a fire which occurred since they became vacant.  It is considered that the design of the proposal development does not have anything of the traditional charm or distinctiveness of the original buildings (prior to their now derelict state).  However, it is recognised that an extant planning permission exists on the site for a three storey building to the front of the site comprising of 9 apartments, 2No. two storey semi-detached properties situated centrally within the site and 4 terraced properties to the rear of the site.  The principle of a larger development that has less significant architectural features has therefore already been established on the site.


3. The proposed building would have a maximum length of 56m.  In order to break up the massing of the development, the height of the building varies between three and two stories.  Mono-pitch and flat roofs have been incorporated into the design to reduce the height and massing of the building.  The building would comprise of three main sections; the front and middle which would be three stories high and the end section which would be two stories high, all with mono-pitch roofs.  These main sections would be adjoined by two storey flat roofed sections that are recessed from the building line of the three main parts.  This again helps to break up the appearance of the building.  These adjoining sections would also contain large amounts of glazing, giving the appearance of lighter-weight structures than the three main sections.  Additional to glass, the overall building would comprise of three main building materials, red brick, timber and render.  The use of these materials will also help to break up the appearance of the large building and provides a contemporary design, whilst also incorporating materials that exist on Stretford Road and the surrounding area.


4. The tallest elevation of the building would front Stretford Road.  The existing ground level of the site is raised at the northern end.  The proposal would include lowering the ground level by approximately 0.4m, thus reducing the potential height of the building as viewed from Stretford Road.  Within the surrounding area there are existing three storey buildings at Breaside which is sheltered accommodation for the elderly and residential flats in Hatro Court and 279-283 Stretford Road.  A distance of 6.8m would remain between the proposed building and the front boundary of the site, which is 1m less than the approved scheme H/70350.  The area to the north of the building is proposed to be landscaped garden.  This part of Stretford Road does not have a ridged building line.  The building would project 3.6m forward of 296A and 296B Stretford Road and would be situated in line with the northern corner point of 2 Anchorage Road.  It is therefore considered that the proposed development would not appear over prominent within the existing street scene.


5. Although the main entrance to the proposed building would be to the east elevation, a central vertical glazing column is proposed to the north elevation, fronting Stretford Road, with a doorway at ground floor level.  This provides the north elevation with a focal point and ensures that the building would not ‘turn its back’ onto Stretford Road.  This is inline with Proposal ENV27 of the Revised UDP which requires that developers should pay particular attention to the elevational treatment, landscaping and boundary treatment along major road corridors of which Stretford Road, Urmston is listed as a major road corridor in this Proposal.  It is thus considered that the overall scale, massing and building line of the proposed building is appropriate and provides an active elevation to Stretford Road.  


6. Landscaping is proposed to the front and sides of the site and around the proposed car parking area.  An area of private garden amenity space is also proposed for the residents of the home to the rear of the building.  This is in line with Trafford Planning Guidelines: Residential Care Homes and Nursing Homes for the Elderly, which states that the site must be capable of providing a landscaped private garden area plus landscaping to the vehicular access and parking areas.  Therefore, subject to appropriate conditions controlling the detailed design and materials and landscaping, the proposed development is considered acceptable in design terms.


IMPACT ON TREES


7. The application proposes the removal of certain trees within the site.  None of the trees proposed for removal are protected by a Tree Preservation Order.  The trees that are proposed to be removed are the same trees that were to be removed under the extant planning permission H/70350.  Further to comments received from the Arboricultural Officer, although a B.S. 5837 (Trees in relation to construction: Recommendations) compliant specification for the protective fencing to be erected around the retained trees has been submitted, the applicant does not provide details of the actual positioning of this protective fencing.  The British Standard recommends that a Root Protection Area (RPA) is maintained around each retained tree during construction.  It can be seen from the Landscape Layout drawing that some of the RPAs may be difficult to achieve on such a tight site, although some incursion into the RPAs may be acceptable if ground protection is used, as the report suggests.  In line with the Arboricultural Officer’s comments, it is recommended that a condition is attached requiring the submission of a Tree Protection Scheme which demonstrates tree removals / retention and the position of protective fencing.


RESIDENTIAL AMENITY


8. A minimum distance of 21m would remain between the proposed building and the adjacent two storey residential properties on Anchorage Road.  This distance would increase to 28.4m between the building and the properties on Anchorage Road.  A minimum distance of 21.4m would remain between the proposed private garden amenity space for the residents of the home and residential properties on Anchorage Road.  The proposed building would project across the rear elevations of No.’s 2 – 16 Anchorage Road.  Although the proposal would result in a loss of six trees along the eastern boundary of the site, a significant number of mature trees lie would remain along this boundary which would break up views of the development from the properties on Anchorage Road.  As discussed in the design section of this report, the building has recessed sections and some flat roofs to break up the massing and reduce the height of the building, thus lessening the impact of the proposal on the residents of Anchorage Road.   


9. The proposed new vehicular access to the development would be situated along the eastern side of the site, adjacent to the boundary with Anchorage Road.  This access was approved under the extant planning permission H/70350.  A buffer measuring between 2m and 2.4m wide would lie between the proposed road and the boundary with Anchorage Road.  This buffer would contain many existing mature trees and lessen the impact of the proposed driveway on the rear gardens of the properties on Anchorage Road.


10. A minimum distance of 8.1m would remain between the proposed building and the adjacent residential flats at 286B and 298B Stretford Road, which are situated to the west of the site.  There are no main habitable room windows on the eastern side of these flats.  There are no principal habitable room windows proposed to the west elevation of the building, although there are some secondary bedroom windows, and the applicant has stated that the corridor windows at first floor level on this elevation would be obscure glazed.  Mature trees also lie along the western boundary of the site, which would break up views of the proposed development from these neighbouring residential flats.  It is recommended that a condition is attached requiring that all of the first and second floor windows on the west elevation are obscure glazed to ensure that privacy is maintained to the gardens of these flats and the residents are not given the perception of being overlooking.  Obscure glazing the windows would also maintain the privacy of the residents of the home, which is in line with the Council’s SPG: Residential Care Homes and Nursing Homes for the Elderly which states that all fenestration must be designed so that it ensures adequate privacy for the occupants and for neighbouring residents.


11. Whilst the proposal would result in more activity on the site than what was previously experienced when the existing properties were last used, it is considered that the proposal would not result in an undue level of noise and disturbance or loss of privacy to surrounding residents.  This is in line with Trafford Planning Guidelines: Residential Care Homes and Nursing Homes for the Elderly, which states that the general layout of the site must be such that the activity associated with the care home or nursing home does not cause undue noise nuisance to neighbouring residents and all fenestration must be designed so that it ensures adequate privacy for occupants an for neighbouring residents.


12. As previously stated, Trafford Planning Guidelines: Residential Care Homes and Nursing Homes for the Elderly states that the site must be capable of providing a landscaped private garden area.  The application proposes 105m2 of amenity space immediately to the southern side of the building for the residents of the home.  Further amenity space is also proposed to the south of the car parking area, although the land levels drop at this point and thus may not be easily accessible by all of the elderly residents.  It is therefore considered that the proposal provides adequate amenity space for the enjoyment of the residents of the proposed care home.


HIGHWAY SAFETY AND PARKING PROVISION


13. The application proposes the closure of the vehicular access at the western end of the Stretford Road frontage and the widening of the access at the eastern end to provide a private drive to serve the care home.  This vehicular access arrangement was approved under the extant planning permission H/70350 and is therefore considered acceptable.


14. Controlled 1.8m high gates are proposed across the proposed vehicular access, though set back from the footway of Stretford Road by 9.6m.  Following a recommendation by the Police’s Secure By Design Officer to recess these gates further into the site beyond the main entrance of the building, this matter will be discussed further in the Additional Information Report following discussion with the applicant.  


15. The application proposes an area of car parking to the rear of the site, providing 21 car parking spaces.  This is acceptable in accordance with the Council’s car parking standards which require a minimum of 19 spaces are provided for such an elderly persons care home.  A small timber cycle store is proposed adjacent to the eastern boundary of the site, opposite the main entrance to the care home, which would provide four cycle parking spaces.  The store would be orientated so that the doors to the store would not open onto the driveway and thus not impede vehicular movement or pose a risk to cyclist safety.  The proposed level of cycle parking provision also complies with the Greater Manchester Cycle parking provision.


16.  It is therefore considered that the proposal would not lead to off site car parking and is acceptable on highways grounds.  However, although a travel plan has been submitted, it is considered that improvements to the targets could be made in order for the travel plan to be considered acceptable.  It is therefore recommended that a condition is attached requiring that prior to the commencement of development a revised travel plan is submitted and agreed.


COMMUNITY SAFETY CONSIDERATIONS


17. The developer has agreed to implement the following measures to ensure the site is satisfactory secured:


a. The main entry doors to have video entry system;


b. Lighting to be provided to all access roads/footpaths, building entrances and parking areas to an adequate and uniformed level so as to not provide any areas of pooling/shadowing;


c. Controlled 1.8m high access gates at the vehicular entrance;


d. Secure 1.8m high secure access gates and railings between the building and western boundary of the site;


e. Bin storage to be within secure area; 


f. Cycle store to be within a secure area in a highly visible location;


18. On the basis of the above measures and the application of appropriate conditions, the Police’s Secure By Design Officer has raised no objections to the proposed development.  

COMPARISON WITH EXTANT PLANNING PERMISSION


19. The extant planning permission on the site H/70350 for the erection of a three storey block of 9no. apartments, 4no. two and three storey townhouses and 2no. two storey semi-detached houses with a new vehicular access would result in development that would have a ridge height of 13m and an eaves level of 7.6m.  The proposed care home would have a maximum height of 11m and an eaves level of 8.8m.  The extant permission also comprises of three main building blocks, although theses would not be joined by building between as with the proposed care home.  The housing development would project further into the site than the proposed care home, leaving a minimum distance of 8.5m between the proposed houses and the southern boundary.  A minimum distance of 23.6m would remain between the proposed care home and the southern boundary of the site.  The distance between the proposed care home and No.296B Stretford Road and No.’s 2 and 4 Anchorage Road would be the same as the approved residential apartment block and while the proposed care home would project closer to No.’s 6 and 8 Anchorage Road than the housing scheme, it would not project as close to No.16 as the approved terraced houses.  As previously discussed in the Residential Amenity section of this report, all separation distances to neighbouring properties comply with the Council’s standards.  As also previously stated, the proposed driveway and the trees to be removed are the same in both schemes.  Therefore whilst it is acknowledged that the proposed care home would be a large building, it considered that it would not impact on the surrounding residents significantly more than the extant planning permission on the site.

DEVELOPER CONTRIBUTIONS


20. In accordance with the provisions of SPD1 ‘Developer Contributions towards Public Highway and Public Transport Schemes’ a financial contribution shall be sought to fund improvements to the highway network and public transport services within the vicinity of the site.  Whilst there is no specific formula for calculating the contributions for a C2 use, a figure of £14,112.00 based on 49 bedrooms has been determined, based on similar calculations agreed for other care home developments recently approved by the Council.  This figure is split between contributions of £3,577 towards the provision for highway network and £10,535 towards the provision of public transport.

21. Proposals OSR3, OSR4 and OSR9 of the Revised Trafford UDP and the Council’s Adopted SPG ‘Informal/Children’s Playing  Space and Outdoor Sports Facilities Provision and Commuted Sums’ seek the provision of on-site play facilities for all new residential developments within areas of deficiency.  The application site is not situated in an area of deficiency and the development would provide accommodation for elderly residents only and thus would not generate a need for additional play facilities, a contribution is therefore not sought in this respect.  

22. The Council’s Supplementary Planning Guidance ‘Developer Contributions towards Red Rose Forest’ was adopted in September 2004 and seeks to further the establishment of the Red Rose Community Forest. However, as the proposal would provide care facilities for elderly residents, a use which is an exemption to the SPG, a financial contribution towards off-site tree planting is not sought in this respect.

CONCLUSION


23. The erection of a part three storey, part two storey building to form a 49 bed care home on the site following the demolition of the existing derelict building is considered to be acceptable.  The creation of a new vehicular access to the eastern side of the site from Stretford Road is also considered to be acceptable and the proposal overall is considered to not have a detrimental impact on highway safety.  It is considered that the design, massing and scale of the building are acceptable and would not unduly impact on the surrounding residents, particularly through the application of appropriate conditions relating to landscaping and obscure glazing.  The proposal is thus considered to comply with all relevant Policies and Proposals in the Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance.  The application is therefore recommended for approval.

RECOMMENDATION: MINDED TO GRANT, subject to Section 106 Agreement: -


(A). 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal agreement and that such an agreement be entered into to secure a financial contribution up to £14,112, comprising:-


· A financial contribution of £3,577 towards the provision for highways network.

· A financial contribution of £10,535 towards the provision of public transport.

(B). 
That upon the satisfactory completion of the legal agreement referred to at A above, planning permission be granted, subject to conditions: -


1. Standard Time Limit;


2. List of approved plans including amended plans;


3. Submission of Materials;


4. Details and implementation of landscaping;


5. Notwithstanding submitted details, submission of details for boundary treatment;


6. Notwithstanding submitted details, submission of details for location of refuse storage;


7. The permission hereby granted relates only to a residential care home with a maximum of 49 bedrooms and to no other use within Class C2 of the Schedule to the Town and Country Planning (Use Classes) Order 1987 or any Order revoking and re-enacting that Order, with or without modification;


8. Provision of access, parking, turning and servicing areas in accordance with approved plans. Surfacing of access, parking and turning areas to be submitted and approved;


9. Retention of access, parking, turning and servicing areas;


10. Secure cycle parking to be provided and retained in accordance with approved details;


11. The first and second floor windows in the west elevation of the building shall be obscure glazed. No further windows to be formed in any part of the West elevation;


12. Details of lighting to external access and parking areas to be submitted and approved;


13. Contaminated Land;


14. Revised Travel Plan to be submitted and approved;


15. Provision and retention of video entry phone system to main entrance door and gate on eastern side of building. 

VW
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		ERECTION OF A DETACHED GARAGE BLOCK, OUTBUILDING AND GYMNASIUM AFTER DEMOLITION OF THE EXISTING GARAGE
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		RECOMMENDATION:  GRANT









SITE


The site comprises of a two and a half storey detached late Victorian/early Edwardian property set within its own large garden and which is currently vacant. The property is sited close to the southern boundary of the site with a detached garage also sited along the southern boundary. The site is surrounded to the north, east and south by residential properties of a similar age and style, although the properties immediately adjoining to the south, no’s 253 and 255 Seymour Grove are a vacant residential home that have recently received planning permission for their conversion back to residential properties. Historically, the site had a large number of mature trees although these have now been removed.

On the opposite side of Seymour Grove are more residential properties that are mostly obscured by mature vegetation. The site is accessed from Seymour Grove, adjacent to no. 253. There is a 1m high low boundary wall along the Seymour Road frontage with mature vegetation up to a height of 2.5m in parts. The remainder of the boundary treatment around the site is made up of a variety of materials and is of varying heights dependant on the property it adjoins, although for the most part it is a brick boundary wall between 1.5m and 1.6m in height.


PROPOSAL


It is proposed to demolish the existing detached garage block currently sited to the south east of the existing dwelling on the site and replace it with an L-shaped block in the far south east corner of the site. It is to have an east/west projection of 7m along the southern boundary and a north/south projection of 9m along the east boundary. At this point it is then set away from the boundary by 900mm and projects out a further 2m from the north gable elevation and wraps around the west side of the building forming a part brick, part glazed flat roof box. The remainder of the development has a pitched roof, extending to a height of 2.4m to the eaves and 4.1m to the ridge, with the roof pitching away from the site boundary. The southern element of the building is to be occupied by a garage whilst the northern element is to contain a gymniasium.

REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Planning Guidance for the North West (RSS13), now forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 


No notation

PRINCIPAL RELEVANT ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D6 – House Extensions

RELEVANT PLANNING HISTORY

H/69541 – Extensions to the property at basement, ground, first and second floor to from additional living accommodation. Refused 11 July 2008


H/70165 – Demolition of existing property and erection of replacement dwellinghouse. Withdrawn 7 October 2008.


H/71162 – Demolition of existing property and erection of a replacement dwellinghouse. Refused – 26 May 2009.


H/71749 – Demolition of existing property and erection of a replacement dwellinghouse. Approved with conditions 4 November 2009.


APPLICANT’S SUBMISSION 


Relevant detail addressed in the Observations section of the report


CONSULTATIONS


Built Environment – No objection


Environmental Protection – No objection


REPRESENTATIONS


Seven letters of objection have been received in respect of the application from the occupants of the surrounding properties. Concerns are summarised as follows;


· The erection of the garage block will prevent the replacement of screening trees for the properties on Darley Road


· The extension along the eastern side of the side will present a blank wall and roof along the back garden of 8 Chatham Road.


· The proposal fails to screen the overlooking from the upper windows of 251 Seymour Grove.


· The height of the new building is in breach of new regulations (2008) restricting the total height of such outbuildings to 4m.


· The proposal is in breach of Condition 6 iii attached to the permission for the replacement dwelling.


· The position and footprint of the structure reduces even further the already severely reduced garden area.


· This proposal seeks to restore rooms that were removed from the proposal for the main house when it’s size was reduced.


· No additional garage space is provided by the proposal although there will be a larger number of residents on site than would occupy the current property.


· There may be a fair amount of noise from the gymnasium, particularly when the doors onto the garden are fully open.


· This proposal would not leave sufficient space for the landscaping of the site.


· The proposal may undermine the integrity of the 100 year old boundary wall and the tree in the adjoining garden.


OBSERVATIONS


RESIDENTIAL AMENITY

1. The proposed outbuilding is to be sited in the south east corner of the site, adjoining the boundaries of the residential properties on Chatham Road and Darley Road extending along the southern boundary by 6.7m and along the eastern boundary by 9m. The nearest residential properties are those on Darley Road and it is properties 3 and 5 that would be the most affected, being sited 9.5m away from the boundary, 10.1m from the side wall of the application proposal. The Council’s Supplementary Planning Guidance ‘Planning Guidelines: House Extensions’ advises that a distance of 14m should be retained between habitable room windows and blank elevations, a distance which this proposal falls short of. However the windows affected are on the ground floor only and currently look out onto a 1.8m high brick boundary wall, separating these properties from the application site and the side wall of the proposal will project only 600mm above this, set 300mm beyond the boundary wall. At this point the roof pitched away from the boundary, offsetting it’s impact

2. Furthermore, there is an existing brick built detached garage of a similar eaves height sited on the southern boundary to the west of where the new outbuilding is proposed that is to be demolished as part of this proposal. The foot print of this existing building, whilst in a different position on the boundary, is much longer and has a projection of approximately 11.5m and is sited right on the boundary. This proposal, as noted above is set away from the boundary and has a much shorter projection, added to which, it has been sited in such a way that it does not project along the entire rear boundary of any of the properties on Darley Road, rather it projects partially along the rear boundaries of both 3 and 5 Darley Road, retaining an element of outlook for the occupants of these properties. Taking in account all of the above therefore, it is not considered the proposal will result in any significant loss of amenity to the occupants of the properties on Darley Road.

3. The proposal projects north along the east boundary of the site for 9m from the south east corner of the site, 300mm from the boundary before being set in an additional 900mm and projecting a further 2m with a flat roof. The east elevation for the most part matches that of the south in terms of it’s height and design although it is sited much further away from no.8 Chatham Road on whose boundary it sits, being 28m from the property itself. As such, despite it’s projection, it should not result in any loss of outlook or have any overbearing impact on the occupants of this neighbouring property. Being located to the east of the garden to the property on Chatham Road and being the height proposed, any overshadowing will be to the south west corner of the garden later in the day and should not result in a loss of amenity significant enough to justify refusal on these grounds.

DESIGN/STREET SCENE


4. The building has been designed with both the existing garage building and the previously approved replacement dwelling on the site in mind. The building has been well designed with features and materials from the approved replacement dwelling carried through such as the decorative ridge tiles and the hanging tiles on the gable front on the west elevation. The used of the glazed box on the north and west elevations allow for a greater footprint whilst minimising the impact of the building itself. It provides an interesting juxtaposition with the traditional stylings of the remainder of the building, echoing the conservatory on the approved replacement dwelling.

5. For the most part, the proposal will not be visible from the street scene, with only the gable frontage to the west elevation be visible down the drive. This is set well back into the site and appears as subordinate to both the existing dwelling and the approved replacement dwelling. As such, there is no concerns with regard to the impact of the proposal in terms of it’s design or on the street scene.


HIGHWAYS/PARKING


6. The parking space that is to be lost by the removal of the garage is to be offset by the provision of a space in the new building and as such there is no change and no requirement for additional parking as a result of this proposal. Notwithstanding this, sufficient space exists on the driveway of both the existing and proposed property to accommodate off street parking.


CONCLUSION


7. The proposal is for the erection of an outbuilding in the south east corner of the site after demolition of the existing, accommodating a new garage and a gymnasium. It is been designed in such a way that it will sit in well with the replacement dwelling previously granted consent on the site but would also not appear incongruous with the existing property should this remain. It has been positioned to minimise the impact on the occupants of the surrounding properties and there are no significant concerns in respect of residential amenity. It is for these reasons that it is recommended the application be approved.

RECOMMENDATION: Grant subject to the following conditions;


1. Standard


2. Material samples


3. Garage to remain ancillary to main house and shall not be occupied as a separate dwelling.


4. Details of finished floor levels to be submitted.


5. Compliance with plans.


RM
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SITE


The application relates to a site located on the northern side of Park Road in Bowdon between the junction with Pinewood and The Springs on the opposite side of the road.  The site measures some 0.21 hectare with a frontage of approximately 28 metres to Park Road and measuring some 80 metres deep.  It is currently occupied by a single detached dwelling that is positioned some 40 metres back from the front boundary.  There is currently a single access point situated towards the eastern side of the front boundary.  


There are four detached houses to the east, accessed from a single access onto Park Road located adjacent to the access to the application site.  To the north are flats at Erlesdene on Green Walk.  To the west and on the same side of Park Road is the recently completed flats development at Cornhills.  On the opposite side of the road are flats at West Thorpe.


The site lies within the Devisdale conservation area – sub-area C.  There are no Tree Preservation Orders in place on the site though there is a protected oak tree at Rowansway, the adjacent house.


PROPOSAL


Following the proposed demolition of the existing house and garage (application H/CC/67479 previously granted conservation area consent for this demolition and this consent is still alive) it is proposed to re-develop the site with a development of apartments.  


The application proposes a three- and four-storey building comprising 7 apartments.  The development would incorporate earthworks to drop the level of the building and also to facilitate the construction of the basement area.  The resulting lower ground floor would be some 2 metres below the floor level of the existing house whilst the floor of the basement would be over 5 metres below this level.  The proposed building would measure some 13.5 metres to the edge of the higher roof area, though a small pod on the top that provides access to the main roof increases this by a further 2 metres.


The development would incorporate 17 basement parking spaces accessed from the front of the building and 2 surface level visitor spaces at the front of the building.  Bin storage and plant areas, including air conditioning units would also be in the basement area.  Access from Park Road would be from the existing access which would be amended and widened. (Separate consents and permission will be required for demolition of existing gateposts and erection of new gates and gateposts as details have not been submitted as part of the current applications).


The building would have an art-deco style.  It would be rendered, have a flat roof and would incorporate balconies.


The building would be positioned some 30-32 metres into the site from the Park Road boundary.  The basement parking area would require some earthworks and the provision of a retaining wall at the entrance to the basement car park.

DIFFERENCE TO PREVIOUSLY APPROVED SCHEME


In essence, the development now proposed is the same as previously approved but for the addition of a further floor level to provide for 2 additional apartments.  As well as the additional height of approximately 3 metres, there are also some other elevational changes.  The level of parking in the basement is also increased, with a slight increase in the extent of basement area.  

DEVELOPMENT PLAN


REGIONAL SPATIAL STRATEGY FOR THE NORTH-WEST


The Regional Spatial Strategy for the North-West was formally adopted in September 2009 and now forms part of the Development Plan for the Borough.


PRINCIPAL ADOPTED RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses of Existing Resources and Infrastructure


DP5 – Manage Travel Demand; Reduce the Need to Travel and Increase Accessibility


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RT1 – Integrated Transport Networks


RT2 – Managing Travel Demand


RT9 – Walking and Cycling


MCR3 – Southern part of the Manchester City Region


REVISED TRAFFORD UDP


PROPOSALS MAP NOTATION 


Conservation Area (Devisdale)


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV12 – Species Conservation


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


H1 – Land Release for New Housing Development


H2 – Location and Phasing of New Development


H3 – Land Release for Development


H4 – Release of Land for Development

OSR9 – Open Space in New Housing Development


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


RELEVANT PLANNING HISTORY

H/67482 - Erection of two- and three-storey building to form 5 apartments with basement and surface car parking and associated groundworks following demolition of existing buildings.  Alterations to existing access onto Park Road.  Planning permission was granted on 30 July 2009 following the completion of an appropriate s106 agreement to secure a financial contribution towards off-site open space provision, outdoor sports facilities and Red Rose Forest tree planting.  

H/CC/67479 - Conservation Area Consent application for demolition of existing detached house and garage.  Granted on 19 February 2009.


H/CC/56500 - Conservation Area Consent for demolition of 4 Park Road and redevelopment to provide 14 apartments together with basement and surface level parking (consent for demolition of Cornhill already approved under reference H/CC/51449). Withdrawn.

H/56499 (for Cornhill and 4 Park Road) - Demolition of existing buildings and erection of 14 apartments together with basement and surface level parking. Withdrawn.


H/48554 - Erection of single and two storey extensions to form additional living accommodation following demolition of existing garage.  Erection of detached double garage.  Planning permission granted on 17 January 2000.


H/CC/48555 - Conservation Area Consent for demolition of existing garage.  Granted on 10 February 2000.


APPLICANT’S SUBMISSION 


Design and Access Statement – A summary of the comments is as follows:-


· Scale, height and massing relates to recent neighbouring developments, namely Marloes and Cornhill


· the intention is for the new development to sit comfortably alongside these to maintain the integrity of the street scene


· the development addresses the steep rise of the site from front to rear and the contours are used to give split level apartments and terraced communal garden to the rear


· the proposed development recognizes Cornhills as a dominant constraining factor that has a large unattractive elevation close to the boundary with Windswood


· the intention of the proposal is to screen the unsightly side elevation of Cornhills


· there was a conscious decision to give the proposal a contemporary style


· landscaping will preserve as much of the existing vegetation as possible and areas to front and rear will be landscaped


· further amenity space will be provided by way of balconies and terraces


Traffic and Highway Statement – Concludes that:- the site is within a well established residential area and is currently used as a single dwelling; the site has already been granted planning permission for a 5 apartment development which was submitted as assessed as a 9 apartment scheme with the reduction to 5 apartments not being based on traffic or highway matters; the traffic the proposed development will generate will be minimal and compared to the potential of the existing site will be totally unnoticeable in reality; the access to the site will be approved as part of the development; the parking facilities to be provided as part of the development will be in excess of the planning authority minimum standards, it concludes that there are no highways/traffic reason why the proposed development should not be approved.

Tree Report, Arboricultural Implication Study, Method Statement for Arboricultural works and Tree Protection Plan


The landscape plans shows 13 trees to be removed.  The tree report relates to the originally submitted development and identifies a number of trees to be removed.  These include 11 trees, mostly young, dead or conifers.  It does also include the removal of a large sycamore on the front boundary which is identified as moribund.  


Bat Survey – An updated survey has been carried out and submitted and reports as follows:-There is still no evidence to suggest bats have roosted in the house or garage lofts. (Bat access to the garage loft is probably not possible).  The potential of the house for use by roosting pipistrelle bats, including a maternity colony in summer, appears to have increased significantly since the last survey.  Discoloration around the original potential entry point in the rear soffit could be from bats, but there’s a possibility it could also be from activity by wasps.


There is now sufficient roosting potential for pipistrelle bats that summer activity survey work is merited in line with the Bat Conservations Trust’s Good Practice Guidelines of 2007. 3 surveys over the period of May to September inclusive are advisable, at least a month apart and with the last no earlier than mid-August.


The finding of a bat roost would require that the development be done under European Protected Species Licence. 


European Protected Species licences are issued providing planning permission has been granted, there is an over-riding public need for the development and there is no reasonable alternative available. It is also necessary to time the work to minimise the impact on bats. Therefore work must be planned for when the bats are expected to be absent, and an appropriate alternative roost must be available for them by the time they would normally be returning.


Even if no roosting activity is found at the time of the additional surveys, it will not be possible to confirm that no bats will ever use the building, so there should be compensatory provision made in the new build. The easiest way to make this provision is to install purpose-made, self-contained roost units within new, external, brick walls. Provision needs to be made in a wall of each aspect to recreate a range of temperatures available to bats across the seasons. The entrances should be positioned towards the eaves and not directly above windows and doors.


It is recommended that three bat activity surveys be carried-out over the period of May to September inclusive, at least a month apart and with the last no earlier than mid-August.


Comparable schemes in the area

The applicant has also submitted a file of photographs referencing other schemes in the area, in particular those that extend to 4, 5 and 6-storeys in height.  The applicant goes on to point out that whereas traditional build properties had high floor to ceiling heights, more modern buildings tend to have lower floor to ceiling heights meaning that a relatively new 5-storey building can sit alongside a traditional 3 storey building and be of no greater discernable height.

CONSULTATIONS


LHA – For the development proposed the provision of 16 car parking spaces are required overall.  The proposals provide 19 car parking spaces including 3 visitor spaces within the proposals. 


The access arrangements were previously approved under the last application and therefore there are no objections on highways grounds.  


The applicant’s attention is drawn to the need to gain further approval from Trafford Council for the construction, removal or amendment of a pavement crossing under the Highways Act 1980.  The applicant must also ensure that adequate drainage facilities or permeable surfacing is used on the area of hardstanding to ensure that localised flooding does not result from these proposals. 


The provision of two cycle lockers should be provided in order to meet the Greater Manchester Cycle standards.  Therefore, if these facilities could be provided there would be no objections to the proposals on highways grounds.


Drainage – Standard informatives are suggested.  Also the design of the basement car parking should comply with Greater Manchester Act 1981 and discussion should take place with the relevant emergency services.  Surface water discharge from the whole development should be limited to 10 litre/sec per hectare or 5 litre/sec whichever is greater.


Pollution and Licensing – The application site is on brownfield land and a standard contaminated land condition is suggested.

Greater Manchester Ecology Unit - The application includes a bat survey.  This survey has been undertaken by a licensed and experienced bat consultant whose work is known to the Ecology Unit.  Although the bat survey found no evidence of bats at the time of survey, the survey was conducted in June 2007.  Bats are highly active creatures, the conditions in the buildings may have change since the survey was undertaken and the area is a “hotspot” for bat roosts; a roost was found in the adjacent property, for example.  The bat survey therefore needs to be updated and we would recommend that the application not be determined until this has been submitted to the council.  


Not withstanding the above comments, the recommendations in the bat survey should be required by condition.


English Heritage – The application should be determined in accordance with national and local policy guidance and on the basis of the Council’s specialist conservation advice.

REPRESENTATIONS


Neighbours – 13 letters objecting to the proposals and expressing the following concerns:-


· too many empty flats already


· the area has already been overdeveloped and is becoming a concrete jungle


· Park Road is already too busy and more cars will add to the dangers


· This development will be completely out of character with the conservation area as are some of the recent developments nearby


· It will be overdevelopment of the plot


· Unacceptable increase in traffic will adversely affect road safety on a dangerous section of road


· The development will swamp existing houses adjacent to the site


· Loss of trees and shrubs detracts from the area


· Overlooking of neighbouring property


· Increase in noise and disturbance will affect neighbours


14 letters received expressing support for the proposals and making the following comments:-


- the development will improve the street scene along Park Road and will add to the character of the area


- it is in keeping with nearby developments


- there is a shortage of high quality apartments along Park Road


- it will enhance the conservation area


- there has been a shortage of new developments along Park Road


Bowdon Conservation Group – Object to the proposed development for the following reasons:-


· the architectural design is poor and does not preserve or enhance the character of the conservation area


· the proposed additional floor of the building only worsens these failings and increases the massing


· the additional height worsens the problems for neighbouring properties


· wheely bins will be a problem as they are at Cornhills


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes the development of 7 new apartments to replace the existing single dwelling on the site and as such would have previously fallen to be considered against the provisions of the Adopted SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’. However, the adoption of the Regional Spatial Strategy (in September 2008) carries significant weight in the determination of planning applications, to the extent that they must take precedence both over the policies of the Adopted Regional Spatial Strategy (RPG13 - March 2003) and the interpretation and weight that can be given to the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the Adopted SPG (September 2004). The reasons for this changed position are twofold. 


2. Firstly, with regard to new housing provision, new RSS Policy L4 significantly raises the annual average requirement figure for the Borough from a net (excluding clearance replacement) figure of 270 dwellings a year to a figure of 578 dwellings per year – with the requirement now being expressly described as a minimum figure to be achieved rather than a maximum as previously described in the 2003 published RSS.


3. Secondly, the new target requirement set out in the new RSS means that the Council can no longer demonstrate that it has a ten year supply of land committed for new housing development across the Borough and therefore cannot apply the provisions of the SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’, given that it explicitly states in Paragraph 4.1 that the implementation trigger for the SPG is, ‘when the number of new houses granted planning permission for development exceeds ten times the combined demographic need and clearance replacement requirements of RPG13’.


4. Arising from the above, therefore, the principal relevant new RSS policies that must now be applied to this application are the Policies RDF1, MCR1, MCR3 and L4.


Policy RDF1 identifies 3 broad priorities for growth across the region – the first being the Regional Centres of Manchester and Liverpool, the second being the inner areas surrounding these centres, with emphasis placed on areas in need of regeneration and the third being the centres and inner areas of a number of important towns and cities (including Altrincham). In relation to the third priority areas for growth, the Policy states that: -


“Development should be focused in and around the centres of the towns and cities. Development elsewhere may be acceptable if it satisfies other policies, notably DP1 to 9. Emphasis should be placed on addressing regeneration and housing market renewal and restructuring.”


Policies L4, MCR1 and MCR3 identify the detailed priorities for growth in the Regional Centre and Inner Areas of the southern part of the Manchester City Region.


Policies MCR1 and MCR3 refer to the Plans and Strategies to be applied respectively across the Manchester City Region and the southern part of the City Region.


Policy MCR1 indicates that as a priority plans and strategies should support interventions to achieve a significant improvement in the economic performance of the whole city region. Specifically in relation to housing it proposes that high quality development in locations that are accessible by public transport to areas of economic growth should be proposed. Emphasis is placed on proposing a high level of development in inner areas to meet the needs of existing residents and attract and retain new population so that a significant increase in the resident population can be secured to support economic growth.


Policy MCR3 refers to the Plans and Strategies to be applied across the southern part of the Manchester city region – the area the application site clearly lies within. Within this area the spatial development priorities expressly spelled out in the policy in relation to new residential development are: -


“To support local regeneration strategies and meet identified local needs (particularly for affordable housing), in sustainable locations which are well served by public transport.”


Policy L4 seeks to monitor and manage the availability of housing land identified in Plans and Strategies and through development control decisions on proposals and schemes. The accompanying text amplifies this position by stating the following: -


“Except in that part of Trafford lying within or adjacent to the Regional Centre, continued careful monitoring and management of housing provision will be necessary to ensure that new housing development does not result in an adverse cumulative impact on local and neighbouring housing markets. Provision should focus on meeting local and affordable housing needs and support agreed local regeneration strategies.”


5. The application proposal as described by the applicant is a wholly general market housing development proposal. As a wholly general market housing proposal it falls to be considered against the RSS criteria (set out in Policy L4 and Policy MCR3): -


(a) Whether or not the proposal supports a local regeneration strategy;


(b) Whether or not the proposal is located in a sustainable location, and,


(c) 
Whether or not the proposal is in a location that is well served by public transport.


In terms of criteria (b) and (c) the proposal can be agreed to be acceptable as it proposes the re-use of previously developed brown-field land and the site is in a location that is served by public transport albeit to a limited level.


In relation to criteria (a), however, the merit of the proposal as a development supportive of a local regeneration strategy is very much less than clear given its relatively distant location (approximately 1.4 km) from the edge of the Altrincham Town Centre Priority Regeneration Areas.


6. The strategic spatial planning imperative set out within the new RSS instructs the Council to manage development within Trafford to support growth firstly within the Regional Centre, secondly in the inner areas surrounding the Regional Centre and thirdly elsewhere in the Borough to support growth in the centre and inner areas of Altrincham and other areas in need of regeneration, and to meet affordable housing needs.


7. Whilst the proposal does not strictly align with the development focus set out in RSS Policies L4 and MCR3 it is modest in scale and cannot be said to conflict with the development focus set by these Policies (the application site being located within the southern part of the city region as defined in the LDF Core Strategy Preferred Options consultation document of July 2008).


8. At this point in time (effectively at the commencement of a new planning policy regime) it is considered that it would not be possible to demonstrate from the available land supply and housing market monitoring information that the proposal would have an adverse impact on local and neighbouring housing markets and in consequence that harm to the RSS strategy would arise from this development. This position of course will need to be kept under review and the effects of further development proposals assessed to determine their impact upon the land supply and housing market position to meet the development monitoring and management requirements of RSS Policy L4.


9. As such it is considered that in principle the proposed residential development of the site for 7 apartments is acceptable.  The development does however raise other site specific issues and these are discussed below.


IMPACT ON CHARACTER AND APPEARANCE OF DEVISDALE CONSERVATION AREA


10. The proposed re-development of the site should preserve or enhance the character or appearance of the Devisdale conservation area in order to be considered acceptable and to comply with the Council’s policies for new development in the area.  It is considered that this is the defining issue with this application.


11. The site lies within sub-area C of the Devisdale conservation area which is summarised in the Planning Guidelines for The Downs, The Devisdale, Bowdon and Ashley Heath as ‘Gently curving roads, low stone front boundary walls and gateposts, a wealth of trees and other planting with substantial buildings behind, sometimes visible only in glimpses.  Buildings are mainly Victorian built in individual styles often in cream brick, with steep pitched slate roofs and an informal character derived from varied roof lines, gables and bays etc.  The overall impression is one of a relaxed and affluent spaciousness with landscaping dominant.” It goes on to say that in sub-area C “there are a number of developments of modern detached houses but the character of views along the main roads is still retained.”  


12. The main elements of the scheme that contribute to its impact on the conservation area are its design (including the height and massing of the building), the site coverage including the position of the building on the site, landscaping and also, in this case, the implications of reducing the ground levels across parts of the site to cater for the basement areas.  The applicants have drawn attention to the relationship between the existing building and the recently completed development at Cornhill as being detrimental to the conservation area and this too is a valid consideration.


13. The proposed building is clearly of a significantly greater mass than the existing house on the site though this in itself does not mean the proposal is unacceptable.  In terms of its width the proposal measures some 21.5 metres compared to the existing house which is 19.5 metres across.  There is also a detached garage which extends the existing built form on the site to approximately 31 metres across.  The main part of the proposed building would be 13.5 metres high above the new lower ground level compared to approximately 7.5 metres for the existing house to ridge height above the existing ground level (i.e. higher than the approved scheme).

14. In terms of its position on the site the proposed building would be set back some 30-32 metres from the road frontage.  This is closer than the existing house and terrace by some 8 metres but is on a similar line to the building on the adjacent site at Cornhills.  The houses to the east are much closer with Rowansway being only 14 metres from the front boundary (though the house itself is far smaller than the current proposal or Cornhills); the large buildings on the opposite side of the road – West Thorpe and Belmont – also in the region of 14 metres back from the front boundary.  It is considered that the position of the building on site is acceptable.  The development would also have the benefit of providing some screening to the side of the Cornhills development and providing a far better relationship between the buildings on these two sites which would be a positive benefit to the conservation area.


15. The existing building is positioned approximately 3-4 metres from the boundary with Cornhills and whilst the main house is between 4 and 22 metres from the eastern boundary the detached garage fills that gap.  To the rear boundary there is some 18-24 metres from the main rear elevation.  The proposed building would retain some 2.5 – 4 metres to the boundary with Cornhills, some 4-17 metres to the eastern boundary and 17-23 metres to the rear boundary.  The existing house has a long driveway that runs from the front boundary up along the eastern side boundary to a hardstanding area in front of the double garage; there is also a terraced area to the front and a small patio to the rear.


16. The applicants have submitted a street scene drawing that shows the proposed development with the Cornhills development and Marloes beyond as well as showing the smaller houses to the east.  In terms of its massing the building clearly relates better to the new apartments to the west than to the older houses to the east, the overall height above street level is similar to the existing.  The previously approved scheme at two- and three-storeys was considered to not be out of character with the surrounding area.  This new application now proposes an additional floor to the building increasing its height by some 3 metres.  It is considered that the addition of an extra floor level increases the massing to an unacceptable degree and also results in a building with a less well proportioned building.


17. The existing house is at a slightly raised level on the site and the proposal will cut into this area.  This will enable the lower ground floor to be set at a lower level than the ground floor of the existing house – by some 2 metres – and will enable the formation of a basement parking area below this.  A similar approach was taken with the Cornhills development at the adjacent site.  Whilst these two elements help to reduce the above ground impact of elements of the proposal (overall height kept down and parking hidden) it does result in new elements that may not be considered to be ideal:- a new opening to the basement car park and also the formation of a new slope and artificial ground level to cater for the basement.  In this case the layout of the driveway has been designed to position the new entrance away from the entrance into the site and will be fairly well screened by existing boundary trees and landscaping.  The basement extends beyond the floor plan of the building above and it is proposed that the top of the basement area will be grassed over; similarly, the area between the edge of the basement and the driveway will be infilled to create a slope that will be grassed and will incorporate planted areas.  It is considered that with appropriate landscaping treatment the visual impact of the reduced levels and the basement car parking area will be able to be minimised and by removing the existing driveway which is opposite the entrance and replacing it with landscaping and a pedestrian pathway, the views into the site in this respect would be improved. 


18. As with the previously approved scheme, the building incorporates elements of Art-Deco styling.  In terms of architectural style, there is no reason why such an approach should not be accepted in this conservation area where there is a mix of styles and periods.  However, whilst the approved building was considered to read as a coherently and well styled building in itself, it is considered that the amended proposals result in a less well proportioned and designed building.


19. Details of front boundary treatments and the new gates and gateposts have not been submitted as part of this application and a separate application will be required for such works. 


RESIDENTIAL AMENITY


20. It is considered that the position of the proposed building in relation to neighbouring properties is such that there would be no undue loss of light nor would the building in its amended form appear overbearing.  It would be over 50 metres from properties on Green Walk with good tree cover in between.  In relation to properties at Cornhills, the development would be on a similar building line and would not cause undue overshadowing of the rear amenity area.  Cornhills does not have main habitable room windows in the east facing side elevation and those windows that are in this elevation facing the site are required by condition on the planning permission for that development (H/64351) to be obscure glazed and as such no individual apartment at Cornhills would be seriously affected.  Houses at Sevenoaks and Rowansway to the east are positioned some 20 and 12 metres respectively from the boundary of the application site and approximately 25 metres from the closest part of the proposed building.  It is considered that there would be no direct impact on those properties in terms of loss of light nor would the building appear overbearing.


21. There is a potential issue in respect of overlooking from the proposed development in particular to the detached houses to the east.  Windows in the side elevation of the proposed building would include main living room (on the front curved part of the elevation), kitchen and en-suite rooms at lower and upper ground floors.  The upper ground floor property would also include a balcony at the front corner of the building.  These would be between 8 and 11 metres from the eastern boundary (distances vary due to the way that this boundary curves around the building).  At second floor level there would be a large roof terrace area with large patio doors opening out onto it.  The edge of this terrace would be between 4 and 11 metres from the boundary and the patio windows would be some 12 to 18 metres from the boundary.  That terraced area would include a 1.7 metre high glazed screen around its rear corner closest to the eastern side boundary.  These windows and terrace area would face the access drive to Sevenoaks and Rowansway and onto garden areas.  With the previous scheme this large terrace area was at first floor level and it was considered that the relative orientation of the properties and distances involved (the front elevation of Sevenoaks is some 25 metres from the closest point of the roof terrace whilst there would be a minimum of 26 metres to the rear corner of the property at Rowansway) was such that there would be no direct interlooking with main front and rear windows at these adjacent houses.  The new scheme incorporates the terrace at a higher level which gives more opportunity for overlooking.  Notwithstanding the distances, relative orientations and tree cover, it is considered that the level of overlooking of garden areas would adversely affect the levels of privacy currently enjoyed by occupiers of those properties.  


TREES


22. Amendments to the proposed development have removed the basement area close to the trees on the eastern boundary.  It is not proposed to remove any significant trees from the site and given the reduced scheme and in particular the reduced basement area there is no undue concern, subject to conditions, that the development would require the removal of or cause harm to the adjacent trees (there is a protected oak tree in the north-western corner of the garden at Rowansway - TPO 176 T1).  Additional planting as part of a landscaping scheme would compensate for the loss of the smaller and less important trees that are identified for removal.


TRAFFIC


23. The proposed development for 5 apartments with 2 car parking spaces each, plus 2 visitor spaces, would add some traffic to the road in the vicinity and would increase the number of vehicular (and pedestrian) movements in and out of the site.  The access to the site would be retained in its existing position but would be widened by about 0.5 metre to 4.4 metre, a sliding gate across the access would be set back 6 metres from the edge of the highway which is about 1 metre more than the current gate. It is considered that the level of additional traffic would be relatively limited and would not result in an adverse impact on highway or pedestrian safety or convenience in the vicinity of the site.


24. Car parking levels are acceptable and meet the Council’s guidelines for flats.  Cycle storage/parking facilities could be provided by way of condition attached to planning permission if granted.


OTHER ISSUES – RED ROSE FOREST AND OPEN SPACE


25. The previously approved scheme was subject to a s106 agreement requiring contributions towards Red Rose Forest tree planting, open space and outdoor sports facilities.  Whilst this application is recommended for refusal, if Committee (or subsequently and Inspector) are minded to grant permission it should be subject to a similar agreement (adjusted accordingly for the additional units).


RECOMMENDATION:  REFUSE for the following reasons:-

1. The proposed development by reason of its design and scale would represent an unduly dominant and overbearing development out of character with and detrimental to the character and appearance of the Devisdale conservation area.  The development would fail to preserve or enhance the character and appearance of the Devisdale conservation area and as such is contrary to Proposals ENV21, ENV23, D1 and D3 of the Revised Trafford Unitary Development Plan.


2. The incorporation of a large rooftop terrace at second floor level would result in overlooking of neighbouring properties to the detriment of the amenities of occupiers of those properties contrary to Proposals D1 and D3 of the Revised Trafford Unitary Development Plan.
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SITE


The application site is located on the north side of Millway which is a small cul-de-sac off Chapel Lane to the south of Hale Barns. The area is residential in character and comprises post-war detached and semi-detached dwellings, some of which are a full two storeys and others are dormer bungalows.


The site is currently undeveloped and forms part of the rear garden to a property on Castleway to the north of the site (Wickle Close).  The boundaries of the site are formed by hedges and there is an existing pedestrian access into the site from Millway in the centre of the site frontage.

PROPOSAL


Outline planning permission is sought for the erection of a detached two storey dwelling on the site. The application has been submitted in outline with details of access, layout and scale submitted for approval at this stage. Appearance and landscaping are matters reserved for subsequent approval. The submission includes a site layout plan and indicative floor plans and elevations.

The proposed dwelling would be two storey with maximum dimensions of 16.7m wide x 10.2m deep x 7.6m high to the ridge. The two storey part of the dwelling would be 13.8m x 8.1m (excluding the front gable projection). It would be positioned on a similar alignment as the front and rear elevations of existing dwellings on Millway. The application also includes a new vehicular access to the left-hand side of the site frontage and closure of the existing opening.

Amended plans have been submitted which reduce the width of the proposed dwelling in order to retain more space at the sides and also reduce its height so it is similar in height to the adjacent dwellings.


PRINCIPAL RELEVANT REGIONAL SPATIAL STRATEGY POLICIES


DP1 – Spatial Principles


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP5 – Manage Travel Demand: Reduce the Need to Travel and Increase Accessibility


DP7 – Promote Environmental Quality


RDF1 – Spatial Priorities


L4 – Regional Housing Provision


RT2 – Managing Travel Demand


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


REVISED TRAFFORD UDP


The Adopted Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West, now forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands


ENV14 – Tree and Hedgerow Protection

ENV16 – Tree Planting

H1 – Land Release for Development


H4 – Housing Development


D1 – All New Development  


D2 – Vehicle Parking


D3 – Residential Development


RELEVANT PLANNING HISTORY


None


CONSULTATIONS


LHA – No objections, subject to the following:-


· The driveway length is just 5m and therefore a condition for a roller shutter door should be applied to any approval.


· The driveway does not provide direct access to the pedestrian door and therefore the provision of a separate pedestrian pathway should be provided.


· The applicants' attention is drawn to the need to gain further approval from Trafford Council's Streetworks Section for the construction, removal or amendment of a pavement crossing under the provision of Section 184 of the Highways Act 1980.


· The applicant must also ensure that adequate drainage facilities or permeable surfacing is used on the area of hardstanding to ensure that localised flooding does not result from these proposals.


Pollution and Licensing – Comment that the application site is situated on brownfield land and recommend that a condition requiring a contaminated land Phase 1 report, and submission and approval of subsequent investigations, risk assessment and remediation as necessary. 


Built Environment (Highways) – No objection


Built Environment (Drainage) – Informatives to be attached to any approval.


Built Environment (Street Lighting) – No comment


Built Environment (Public Rights of Way) – No comment


REPRESENTATIONS


None received


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT – RSS SPATIAL/HOUSING POLICY


1.
The application proposes the development of one new market sector dwelling and as such would have previously fallen to be considered against the provisions of the Adopted SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’. However, the Regional Spatial Strategy published by the Secretary of State in September 2008 must now take precedence both over the policies of the Adopted Regional Spatial Strategy (RPG13 - March 2003) and the interpretation and weight that can be given to the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the Adopted SPG (September 2004). The reasons for this changed position are twofold. 

2.
Firstly, with regard to new housing provision, RSS Policy L4 significantly raises the annual average requirement figure for the Borough from a net (excluding clearance replacement) figure of 270 dwellings a year to a figure of 578 dwellings per year – with the requirement now being expressly described as a minimum figure to be achieved rather than a maximum as previously described in the 2003 published RPG.


3.
Secondly, the new target requirement set out in the RSS means that the Council can no longer demonstrate that it has a ten year supply of land committed for new housing development across the Borough and therefore cannot apply the provisions of the SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’, given that it explicitly states in Paragraph 4.1 that the implementation trigger for the SPG is, ‘when the number of new houses granted planning permission for development exceeds ten times the combined demographic need and clearance replacement requirements of RPG13’.


4.
Arising from the above, the relevant policies from the Regional Spatial Strategy that can now be applied to this proposal are as follows:

DP4 – Make the Best Use of Existing Resources and Infrastructure


RDF1 – Spatial Priorities


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


5.
Policy DP4 states that priority should be given to developments in locations consistent with the regional and sub-regional spatial frameworks set out in the document and sub-regional policies. This requires development to build upon existing concentrations of activities and infrastructure and not require major new investment in infrastructure. Development should accord with a sequential approach where existing buildings and previously developed land within settlements are used first. Sustainable construction and efficiency in resource use should be promoted.

6.
Policy RDF1 identifies 3 priorities for growth. The first priority for growth should be the Regional Centres of Manchester and Liverpool. The second priority should be the Inner Areas surrounding these centres, with emphasis placed on areas in need of regeneration. The third priority is the centres and inner areas of a number of important towns and cities, which includes Altrincham. In relation to the third priority areas for growth, the Policy states that: - ‘As far as possible growth should be focused in their centres and inner areas but development elsewhere may be acceptable if it satisfies other policies, notably DP1 to 9. Emphasis should be placed on areas in need of regeneration (particularly the Housing Market Renewal areas)’

7.
The application proposal is for general market housing development which falls outside the priority areas described in the paragraph above. As a wholly general market housing proposal in this area it falls to be considered against the RSS criteria (set out in Policy L4 and Policy MCR3): -


(a) Whether or not the proposal supports a local regeneration strategy and/or meets an identified local need;


(b) Whether or not the proposal is located in a sustainable location, and,


(c)  Whether or not the proposal is in a location that is well served by public transport.


8.
In terms of criteria (b) the proposal can be agreed to be acceptable as the site is previously developed land and is not greenfield land. (Previously developed land is defined in PPS3 and includes land forming the curtilage of existing development; therefore gardens to existing residential properties constitute previously developed land).  It is considered to be within a sustainable location given its proximity to Hale Barns District Centre where shops and other services and facilities are available and there are primary and secondary schools in the locality. 


9.
In terms of criteria (c) the site is considered to be well served by public transport as there are bus stops on Chapel Lane within walking distance of the site which provide regular services to and from Hale and Altrincham.

10.
In relation to criteria (a), the location is not within one of the Priority Regeneration Areas designated by the Council and the merits of the proposal are very much less than clear given its distant location from the Altrincham Town Centre Priority Regeneration Area.


11.
The strategic spatial planning imperative set out within the new RSS instructs the Council to manage development within Trafford to support growth firstly within the Regional Centre, secondly in the inner areas surrounding the Regional Centre and thirdly elsewhere in the Borough to support growth in the centre and inner areas of Altrincham and other areas in need of regeneration and to meet affordable housing needs.


12.
Whilst the proposal does not strictly align with the development focus set out in RSS Policies L4 and MCR3 it is modest in scale and cannot be said to conflict with the development focus set by these Policies (the application site being located within the southern part of the city region as defined in the LDF Core Strategy Preferred Options consultation document of July 2008).


13.
At this point in time (effectively at the commencement of a new planning policy regime) it is considered that it would not be possible to demonstrate from the available land supply and housing market monitoring information that the proposal would have an adverse impact on local and neighbouring housing markets and in consequence that harm to the RSS strategy would arise from this development. This position of course will need to be kept under review and the effects of further development proposals assessed to determine their impact upon the land supply and housing market position to meet the development monitoring and management requirements of RSS Policy L4.


14.
As such it is considered that in principle the proposed development of the site for one dwelling is acceptable. 

PRINCIPLE OF DEVELOPMENT – PPS3


15.
One of the key objectives set out in PPS3 is the priority on re-using previously developed land within urban areas in preference to the development of greenfield sites. The site constitutes previously developed land (defined as land forming the curtilage of existing development and is within an urban area, therefore the redevelopment of the site for housing is acceptable in principle and in accordance with PPS3 and the principles of sustainable development, subject to compliance with the Council’s policies relating to the impact of the development on the character of the area, neighbouring properties and highway safety.  


IMPACT WITHIN THE STREET SCENE

16.
The site layout plan indicates a dwelling on a rectangular footprint positioned centrally on the plot, with the front and rear elevations on a similar alignment as existing dwellings on Millway. A gap of 2.5m would be retained to the south east side boundary and 1.4m to the north west side boundary, though as the dwelling includes a single storey element on this side the distance to the two storey side elevation would be 4.1m. A distance of 6.2m would be retained to the front boundary from the front gable and 7.5m from the main elevation, and a distance of 10m would be retained to the rear boundary. The driveway would be provided to the left-hand side of the frontage with the remainder of the land to the front and rear forming the garden. This layout would reflect the pattern of development on Millway and is therefore considered acceptable. 


17.
In terms of scale the proposed dwelling is indicated as being two storey, and with external dimensions of 16.7m wide x 10.2m deep x 7.6m high to the ridge. Other dwellings in the vicinity of the site are also two storey – either a full two storey or dormer bungalows - and in this context it is considered that a two storey dwelling is acceptable. The footprint and distances retained to boundaries are comparable to other dwellings in the vicinity and considered sufficient to ensure the dwelling would not over-dominate the plot. With regards to its height this is indicated as 5.6m to eaves and 7.6m to the ridge. This would be higher than adjacent dwellings, though the ridge height would be similar to that of no. 3. Taking into account the gaps that would be retained between the dwelling and nos. 3 and 7 it is considered that the proposed height would not result in the dwelling being obtrusive within the street scene.

18.
The application includes front and rear elevations of the proposed dwelling, however the actual design and appearance of the dwelling is not for consideration at this stage. These drawings indicate the scale of the development only and the appearance of the dwelling would need to be considered at reserved matters stage.


IMPACT ON RESIDENTIAL AMENITY


19.
No. 3 Millway is a two storey detached property with attached garage on the side adjacent to the application site. The only window currently facing the application site is a high level window at first floor to a bathroom. There is also a planning application currently under consideration for a first floor extension on this side of no.3 (ref. 74638/HHA/2010). No windows are proposed in the side elevation of this extension. The proposed dwelling would be single storey adjacent to no.3, extending to within 1.4m of the shared boundary and with the two storey part 4.1m from the boundary.  There would be a projection of approximately 1m beyond the rear of no. 3 but as this would be 4.1m away from the boundary it would not be prominent from the rear facing windows of no. 3 or result in unacceptable overshadowing. 


20.
No. 7 Millway is a dormer bungalow with a car port and garage on the side adjacent to the application site. There are two windows in the side elevation, one on the ground floor and one at first floor, both approximately 6m from the shared boundary and 8.7m from the side elevation of the proposal.  Although the proposed dwelling would be visible from these windows it is considered this separation distance ensures it would not be overbearing or result in significant overshadowing. The proposed dwelling would extend no further back than no. 7 and therefore its rear windows would not be affected.

21.
With regard to the properties to the rear on Castleway, the Council’s Guidelines state that at least 10.5 metres should be retained to rear garden boundaries from main windows and there should be 27m across private gardens between major facing windows. In this case the distance retained to the rear boundary would be 10m and the distance to the two dwellings behind would be approximately 22m. These distances fall short of the above guidelines, however it is recognised that the siting of the dwelling has been dictated by the alignment of other houses on Millway which retain similar distances to the dwellings behind.  Therefore whilst the proposal would fail to meet the guidelines, these distances are already well established between dwellings on Millway and Castleway and for this reason it is considered the proposal is acceptable.

22.
To dwellings on the opposite side of Millway, the Council’s Guidelines state the minimum distance between major facing windows is 21 metres across public highways. The distance to the dwellings opposite would be approximately 19.5m from the front gable and 21m from the main front elevation. Although this would in part fall short of the guideline, the position of the dwelling has been informed by the established building line on this side of the road and it is considered preferable that the development respects the building line rather than be set back so as to achieve the 21m distance.


ACCESS AND CAR PARKING

23.
The proposed access is indicated to the left-hand side of the Millway frontage and would serve a driveway and double garage.  Visibility at this point is satisfactory and the width of the access would comply with the standard for a double width driveway. The proposed access is therefore considered acceptable for a single dwelling. Adequate provision has been made within the site for at least two car parking spaces which would comply with the Council’s parking standards.


DEVELOPER CONTRIBUTIONS


24.
The SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ applies to all new residential developments resulting in an overall increase in the number of residential units on any site. No play space or sports facilities are to be provided within the proposed development; therefore a contribution to off-site provision will be required to comply with the SPG. Based on the rates set out in the SPG a contribution of £2,865.19 would be required, with £1,942.82 toward open space provision and £922.37 toward outdoor sports facilities.


25.
In accordance with the provisions of the SPG ‘Developer Contributions Towards Red Rose Forest’ a development of one dwelling would be expected to provide three trees on site or a contribution toward tree planting/Community Forest projects. It is considered that in this location it would be preferable for the tree planting to be on site, specifically to the rear of the site to enhance the visual amenity of the area and provide screening along rear boundaries. In the event that the trees were not provided on site, a financial contribution toward off-site tree planting would be required. The SPG sets out a requirement of £235 per tree which would generate a total contribution of £705, less £235 per tree that is provided on site.     


RECOMMENDATION

MINDED TO GRANT, subject to:


A. The completion of an appropriate legal agreement and that such legal agreement be entered into to secure:


(i) A contribution to play space or sports facilities of £2,865.19, of which £1,942.82 would be toward open space provision and £922.37 toward outdoor sports facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’

(ii) A contribution to tree planting of a maximum of £705 in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’.


B. The following conditions:


1. An application for approval of reserved matters shall be made to the Local Planning Authority not later than the expiration of three years beginning with the date of this permission and the development shall be begun not later than the expiration of two years from the final approval of the reserved matters.

2. (a) No development shall take place without the prior written approval of the Local Planning Authority of the reserved matters, that is, details of:


(i) the appearance,


(ii) the landscaping of the site (including any proposed changes to existing ground levels, means of enclosure and boundary treatment, hard surfaced areas and materials planting plans, specifications and schedules, existing plants to be retained and showing how account has been taken of any underground services).


(b) The approved proposals relating to landscaping shall be carried out before and within 12 months from the date when the dwelling hereby permitted is occupied; any trees or shrubs planted in accordance with this condition which are removed, uprooted, destroyed, die or become severely damaged or seriously diseased within 5 years of planting shall be replaced within the next planting season by trees or shrubs of similar size and species to those originally required to be planted, unless the Local Planning Authority give its written consent to any variation.


3. All reserved matters shall accord with the general layout of the site, and the scale and height of the building as set out in the drawing numbers WHI100/1-003, WHI100/1-004, WHI100/1-005, WHI100/1-006 and WHI100/1-007.


4. Samples of materials to be submitted and agreed


5. Contamination land Phase 1 report and, if necessary, further investigation, risk assessment and remediation. 


6. Removal of permitted development rights for extensions, outbuildings, hard surfaces, gates, walls and fences


7. The garage hereby permitted shall be fitted and thereafter retained at all times with a roller shutter door or a door that does not project past the front building line of the garage when in use.


8. A separate pedestrian pathway shall be provided within the site from the boundary with the adjacent footway to the front door of the dwelling in accordance with details that have first been submitted to and approved in writing by the Local Planning Authority.
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SITE


The application relates to the former Royal Air Force (RAF) private members club site situated on the west side of Oakfield in Ashton on Mersey, Sale.  The site is roughly rectangular in shape and measures 0.35 hectares.  It is situated between two highways, Oakfield which borders the site to the east and Ashlands to the west.  


The site has now been vacant for over four years.  It was previously occupied by a part single, part two storey brick 1960’s building situated at the north east corner, surrounded by extensive areas of flat tarmac surfacing.  The club building was demolished after being destroyed by a fire in 2009.  The site has since been properly secured and is boarded up.  Construction work has not yet commenced and the applicants now propose several amendments to the approved scheme.  


PROPOSAL


The application proposal is very similar to an earlier scheme considered by committee members in December 2008 (H/69568).  Consent is sought to redevelop the site to provide 36 no. sheltered apartments for the elderly with associated accommodation for the house manager.  It is proposed that the accommodation would only be occupied by persons over 60 years, or in the case of a couple, one occupant would be over 60 years and the other over the age of 55 years.  The development would be split into two separate buildings.  To the east of the site, fronting Oakfield, a part three, part four storey building is proposed providing 27 apartments (Block 1).  One of these apartments would be occupied by the manager of the development.  This building also incorporates storage facilities for mobility scooters and refuse, and a guest bedroom for visitors.  To the west, fronting Ashlands, a smaller part two, part three storey building is proposed providing 10 apartments (Block 2).  A single storey link corridor would connect the two buildings.  A single vehicle access is proposed to the site from Oakfield and the access on Ashfield would be permanently closed.  


The principal differences between this current application and the earlier approved scheme are as follow:


· Alteration to the mix of residential units.  The current application proposes 18 X 1 bedroom apartments and 18 X 2 bedroom apartments.  There is an increase in the percentage of 2 bedroom apartments achieved through internal alterations to the layout and minor external alterations.  The previous application proposed 20 X 1 bedroom and 16 X 2 bedroom apartments (covered in paragraph 26 and 30);

· Introduction of a resident’s lounge adjacent to the single storey link, increasing this element in width from 3.3m to 9.4m.  The resident’s lounge was previously contained within Block 1 (the main building fronting Oakfield).  A small balcony serving one of the first floor flats would utilise a small part of the roof space above this residents lounge as a balcony (covered in paragraphs 17 and 19);

· The north west corner of Block 1 would extend 0.4m towards the boundary with Rusland Court.  Attached to this part of the building, a single storey extension is proposed which would measure 1m in width and 3m in length.  These alterations would provide additional accommodation to a ground, first and second floor apartment (covered in paragraph 16);


· Minor alterations to the fenestration on the rear elevation of the main building;


· Increase in the width of all first floor dormers facing no. 41 Ashlands on Block Two (smaller building fronting Ashlands) (covered in paragraph 9).

In most other respects the scheme is unchanged from the last permission.  As this is a full planning application, the report must cover all aspects of the development.  However it is indicated above where each of the proposed amendments are addressed within the report.

REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West (RSS13), now forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 


None

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


H1 – Land Release for Development


H2 – Location and Phasing of New Development


H3 – Land Release for New Housing Development


H4 – Release of Other Land for Development 

H7 – Accommodation for Elderly Persons


ENV4 – Trees, Hedgerows and Woodlands


ENV14 – Tree and Hedgerow Protection

ENV16 – Tree Planting


T6 – Land Use in Relation to Transport and Movement

PRINCIPAL ADOPTED RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses of Existing Resources and Infrastructure


DP5 – Manage Travel Demand; Reduce the Need to Travel and Increase Accessibility


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RDF1 – Spatial Strategies


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


RELEVANT PLANNING HISTORY

H/69568 - Demolition of existing RAF Club and erection of part four, part three and part two storey sheltered apartments for the elderly (36 units) in two separate buildings linked by a central covered walkway with associated landscaping, car parking, bin store and alterations to the existing access from Oakfield.  Approved 8 July 2009.


CONSULTATIONS


LHA: There is no objection on highway grounds to the proposed amendments.


Built Environment (Highways): No objection.  Alterations to the existing vehicle crossing should be agreed with the LHA.


Built Environment (Drainage):  No objection, recommends informatives relating to drainage.


Pollution and Licensing:   The site is previously developed and a standard contamination condition is therefore recommended.


REPRESENTATIONS


1 letter of objection has been received from a local resident.  The main points raised are summarised below:


· The amended proposal has increased the number of two bedroom apartments and reduced the number of one bedroom apartments.  This would increase demand for car parking as owners of two bedroom flats tend to own more cars than owners of one bedroom flats.  Problems which have occurred at other MacCarthy and Stone scheme could happen here if the developer is not responsible and explain their car parking policy to prospective purchasers – i.e. that car parking is not allocated and is a ‘first come first served’ basis;


· Prospective buyers should also be informed in writing by the Council that the Council will be monitoring the capacity and the actions which could be taken depending on the outcome of the monitoring.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes a form of development that would have previously fallen to be considered against the provisions of the Adopted SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’. However, policies in the Regional Spatial Strategy for the North West adopted by Government Office in September 2008 must now carry significant weight in the determination of planning applications, to the extent that it must take precedence both over the interpretation and weight that can be given to the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the Adopted SPG (September 2004). The reasons for this changed position are twofold. 


2. Firstly, with regard to new housing provision, RSS Policy L4 significantly raises the annual average requirement figure for the Borough from a net (excluding clearance replacement) figure of 270 dwellings a year to a figure of 578 dwellings per year – with the requirement now being expressly described as a minimum figure to be achieved rather than a maximum as previously described in the 2003 published RSS.


3. Secondly, the new target requirement set out in RSS means that the Council can no longer demonstrate that it has a ten year supply of land committed for new housing development across the Borough and therefore cannot apply the provisions of the SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’, given that it explicitly states in Paragraph 4.1 that the implementation trigger for the SPG is, ‘when the number of new houses granted planning permission for development exceeds ten times the combined demographic need and clearance replacement requirements of RPG13’.

4. The relevant policies from the Regional Spatial Strategy that can now be applied to this proposal are as follows:


DP4 – Make the Best Use of Existing Resources and Infrastructure


RDF1 – Spatial Priorities


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR2 – Regional Centre and Inner Areas of the Manchester City Region.


5. Policy RDF1 identifies 3 broad priorities for growth across the region – the first being the Regional Centres of Manchester and Liverpool, the second being the inner areas surrounding these centres, with emphasis placed on areas in need of regeneration and the third being the centres and inner areas of a number of important towns and cities (including Altrincham) elsewhere in the city region area.  Policies L4, MCR1 and MCR3 identify the detailed priorities for growth across the southern part of the Manchester City Region area. Policies MCR1 and MCR3 refer to the Plans and Strategies to be applied respectively across the Manchester City Region and the southern part of the city region area.  Policy MCR1 indicates that as a priority plans and strategies should support interventions to achieve a significant improvement in the economic performance of the whole city region. Specifically in relation to housing it proposes that high quality development in public transport accessible locations with strong economic prospects should be encouraged to meet the needs of existing residents and attract and retain new population so that a significant increase in the resident population can be secured.  Policy MCR3 refers to the Plans and Strategies to be applied across the southern part of the Manchester city region – the area the July 2008 LDF Core Strategy Preferred Options document is proposing that the application site will lie within. Within this area the spatial development priorities expressly spelled out in the policy in relation to new residential development are: -


“To support local regeneration strategies and meet identified local needs (particularly for affordable housing), in sustainable locations which are well served by public transport.”


6. Policy L4 seeks to monitor and manage the availability of housing land identified in Plans and Strategies and through development control decisions on proposals and schemes. The accompanying text amplifies this position by stating the following: -


“Except in that part of Trafford lying within or adjacent to the Regional Centre, continued careful monitoring and management of housing provision will be necessary to ensure that new housing development does not result in an adverse cumulative impact on local and neighbouring housing markets. Provision should focus on meeting local and affordable housing needs, and any general market housing (in sustainable locations which are well served by public transport) should support agreed local regeneration strategies.”


7. The application site is located in an area in which is proposed for inclusion within the southern part of the city region in the July 2008 LDF Core Strategy Preferred Options document and is therefore subject to be assessed against the tests set out in RSS Policy L4. In particular, the application site is located on previously developed land, in a sustainable location which is well served by public transport services.  Whilst the site falls outside the Sale Town Centre Priority Regeneration Area, it is within reasonable proximity of it. The building has been vacant for a considerable period of time and has been subject to repeated vandalism.  It is in a rundown and dilapidated condition and significantly detracts from the character of the surrounding area.  RSS Policies L4 and MCR3 are permissive of new housing development proposals in sustainable locations, well served by public transport, and where they support local regeneration strategies and meet identified local housing needs.  Revised Trafford UDP Policy H7 is also permissive of development proposals for elderly persons’ accommodation where they are acceptable in conservation, environment and amenity terms.  Furthermore, the principle of development was considered acceptable when considering the earlier application and the policy context is unaltered in this respect.   The principle of the development is therefore considered to be acceptable.

DESIGN AND APPEARANCE


8. The proposed development adopts a relatively traditional design with several modern features, including glazed balconies and double floor height windows to the Oakfield frontage.  The two blocks each have a varied roof design with dormer windows and gable features and the elevations have been stepped to add interest to the streetscene and help to break up its overall mass.  The development would be constructed in a mix of brickwork, with string courses and render and concrete slate tiles. 

9. The design and appearance of the development remains relatively unchanged under the current planning application, particularly when viewed from Oakfield and Ashlands.  Amended plans have however been requested from the applicant which show the five dormer windows on the south elevation of Block 2 reduced in size, returning them to the dimensions approved under the earlier planning application (ref. H/69568).  This follows officer’s concerns that the windows, which previously measured between 1.4m and 1.8m in width, and which would increase to between 1.8m and 2.2m in width, would dominate the roof of this part of the development.  All other proposed amendments are considered to be acceptable and subject to the receipt of these amended plans, the application is considered to be acceptable in this respect in accordance with Proposal D1 of the Revised Trafford Unitary Development Plan.

IMPACT ON STREETSCENE AND CHARACTER OF AREA

10. Properties fronting Oakfield are different in character and style to those on Ashlands.  The southern end of Ashlands is characterised by 1930’s two storey semi-detached and detached residential properties, situated approximately 8m from the back of the highway.  Each property has a driveway extending to the side which measures approximately 2.8m in width.  This layout provides a regular pattern of development along the street.   To the west of the application site, Block 2 would be situated 10m from the back of Ashlands (2m behind the adjoining properties).  This part of the development would be 2 storeys in height and would retain distances of 5.6m and 20.2m to the north and south site boundaries respectively.  Within the site, Block 2 would increase in height to three storeys, however this accommodation would primarily be provided within the roofspace.  


11. The layout of the development as proposed would provide a good degree of frontage to Ashlands and would complement the general character and layout of the adjoining properties.    Furthermore, six mature trees along the west boundary of the site would be retained, softening the appearance of the development.  The proposed development is considered to be acceptable in this respect. 


12. In contrast, Oakfield is characterised by a greater mix of property styles and types.  This includes several large three storey detached and semi-detached Victorian buildings set within large grounds (including Forest Park School, 35 Oakfield and 59-61 Oakfield); three storey 1960’s and 1970’s apartment developments (Guardian Court and Rusland Court) and 1980’s 2/3 storey housing developments (Hunters Mews and Walnut Grove).  Buildings situated on the west side of Oakfield follow a common building line, approximately 11m from the back of the highway and mature trees extending along the road frontage soften the surrounding development and create a sylvan quality to the streetscene.  To the east of the application site, Block 1 would front Oakfield and would be three storeys in height, rising to four storeys.  The proposed development would measure 31m in width and distances of 7.5m and 9m are retained to the north and south boundaries respectively.  Whilst there are no other four storey buildings along this stretch of Oakfield, the surrounding Victorian buildings have raised ground floor levels and greater floor to ceiling heights than the proposed development.  Furthermore, Block 1 would step down to 3 storeys in height at both sides and a good degree of space would be retained between the development and the side boundaries.  The proposal would be similar in width to other developments on Oakfield and the applicant intends to retain all existing mature trees along the east boundary of the site.  As such, the proposed development is considered to be acceptable in this context and would complement the existing proportions and rhythm of properties along Oakfield.  


13. It must also be noted that the proposed development would replace a vacant and rundown site which was previously occupied by a poorly designed and dilapidated building with extensive areas of tarmac extending to all sides.  With the exception of several matures trees along the site boundaries, the existing development only serves to detract from the surrounding area and the character of the streetscene and provides poor frontage to both Oakfield and Ashlands.  It is therefore considered that the proposed development would represent a significant improvement which would complement the character of the surrounding development along both Oakfield and Ashlands.  The proposal therefore complies with Proposals D1 and D3 of the Revised Trafford UDP in this respect.  

RESIDENTIAL AMENITY


14. The development is adjoined by residential properties on all sides.  To the south no. 35 Oakfield comprises serviced apartments.  The owner of this property lives within the main building.   The side elevation of Block 1 is situated 9m (rising to 9.5m) from the common boundary with this property and 16.4m from its side elevation.  Several habitable room windows are proposed within the side (south) elevation of Block 1 and these would face towards the common boundary with no. 35. Whilst some of these windows are the main source of light to kitchens within apartments, others are secondary windows to living rooms.  A condition is recommended below which would require obscure glazing to be fitted in the living room windows, however as the kitchen windows proposed are the sole source of light, it would be unacceptable to impose a condition in this respect.  The Council’s Planning Guidelines for New Residential Development state that a minimum distance of 10.5m should be provided between main habitable room windows and rear garden boundaries.  The proposal fails to comply with the Council’s minimum standards for New Residential Development in this respect, however the area to the side of no. 35 appears to be used as an access to the rear of the property and is not used as amenity space.  Furthermore, several existing and proposed trees and a single storey brick building to the rear of this site would screen views between these windows and the rear garden of this property.  On this basis, it is considered that the proposed development would not result in a significant loss of privacy for the occupants of this development. 


15. To the north, a distance of 12.4m is provided between kitchen windows on the side elevation of Rusland Court and the side elevation of the proposed development.  The Councils Guidelines recommend that a minimum distance of 15m should be provided between main habitable room windows and blank gable walls.  Whilst the proposal falls short of the recommended minimum separation distance, a large proportion of this separation distance (8m) is provided within the development site, as Rusland Court is situated only 4.4m from its common boundary.  The applicant sought to address the Council’s concerns in the earlier application by submitting amended plans, increasing the separation distance by 3.6m (from 8.8m to 12.4m).  It is considered that it would be unduly onerous to require the applicant to increase this separation distance further, and would seriously restrict the development area on the site.  Three kitchen windows are proposed on the side (north) elevation of Block 1 (one on each floor).  However, these are situated at an angle to the existing windows within Rusland Court and mature trees would screens views between them.  The development is considered to be acceptable in this respect.  


16. Residents of Rusland Court objected to the first planning application, raising concerns that the development would appear overbearing.  Whilst they have not objected to the current application, the impact on these residents from the current proposal is addressed below.  Block 1, situated directly south of Rusland Court, would extend approximately 10.8m beyond the rear elevation of this development.  However, this part of the building would be situated 9.6m (rising to 15.4m) away from the side elevation of Rusland Court, at 3 storeys in height.  This element of the scheme has altered from the previous approved scheme, which retained a distance of 10m (rising to 15.4m).  The current proposal would therefore be 0.4m closer.  A small additional single storey extension is proposed on this part of the building, and the ground floor would therefore extend to within 8.6m of this building.  The relationship between this part of the proposed development and Rusland Court was considered to be acceptable on the previous planning application, and as amended it is still considered that the development would not appear unduly overbearing to the occupants of Rusland Court.  


17. The proposed resident’s lounge would extend towards the common boundary with Rusland Court.  However, this element is only single storey in height and would be screened from the grounds of the adjoining development by the existing single storey garage block within Rusland Court, a boundary wall and existing and proposed landsaping.  This element of the current proposal would not therefore appear unduly overbearing to the occupants of the adjoining development.


18. Block 2, fronting Ashlands, is a considerable distance from the rear elevation of Rusland Court (31m at its closest point) and the closest main habitable window (a first floor kitchen window) within this part of the development would be over 33m away from main habitable room windows in the rear elevation of Rusland Court.  This would exceed the Council’s recommended minimum privacy distance between main habitable room windows across private gardens (27m).  Furthermore, this first floor window would be situated 13.8m from the rear garden boundary of this development (defined by a single storey garage building) which again would exceed the Council’s privacy distances (10.5m) in this respect.  The garage building and existing/proposed mature landscaping on the north boundary of the development site would further soften the appearance of the development and screen views between main habitable room windows.  The proposal is therefore considered to be acceptable in this respect. 


19. The proposed resident’s lounge would have a large flat roof and the applicant intends to use part of this roof as a balcony for one of the apartments.  This balcony area is marked on the floorplans and would occupy only a small part of the roof, at a distance of 13m from the boundary with Rusland Court and 22m from the rear garden boundary of 29 Ashlands.  Whilst the balcony is considered to be acceptable as proposed, a condition is recommended to ensure this balcony area does not increase in size, using more of the roofspace and coming closer to the common boundaries of the adjoining properties.  


20. To the east a distance of 33m is provided between main habitable room windows within the development and main habitable room windows on the front elevation of 40 Oakfield.  To the west, a distance of 30m is provided between main habitable room windows within the development and no.s 36 and 46 Oakfield.  These separation distances comply with the Council’s New Residential Guidelines and would not result in a loss of privacy for the occupants of these properties.  


21. Within the development site, a distance of only 10m is provided between main habitable rooms on the rear elevation of Block 1 and the blank gable elevation of Block 2.  However, buyers of the apartments will be fully aware of this situation when considering whether to purchase a property in the development.  The proposal is therefore also considered to be acceptable in this respect.


22. Between Blocks 1 and 2, and to the west of Block 2, the applicant proposes two small garden/amenity areas for future residents. The proposed alterations would result in a reduction in the overall area of amenity space available for the future occupants of the development (reducing from 800 sq.m to 740 sq.m).  The area reduced would equate to approximately 20.5 sq.m of amenity space for each apartment, and as amended would still therefore be in excess of the 18 sq.m of private amenity space considered generally to be sufficient for apartments.  The development is therefore considered to be acceptable in this respect.  


23. The proposed access road to the rear car parking court and the car parking spaces would be situated in close proximity to the common boundaries with no.s 41 Ashlands and 35 Oakfield.  However, a 2.5m high boundary wall and a landscaped strip measuring approximately 1.6m in width (comprising existing and proposed trees and shrub planting) within the site would provide an element of screening to these areas.  The existing vehicle access and car parking for the RAF club already extends along the south boundary of the site.  The proposed development would have significantly fewer car parking spaces and would provide additional soft landscaping.  As such, the proposal would represent an improvement on the existing situation for the occupants of the adjoining properties. 

24. It is considered that the current proposal would not have an unduly detrimental impact on the amenity of the neighbouring residents and future residents of the development.  On this basis, the application is considered to be acceptable in this respect in accordance with Proposal D1 of the Revised Trafford UDP.

CAR PARKING AND ACCESS ARANGEMENTS

25. Whilst the Council’s Car Parking Standards require 23 car parking spaces for a development of this size, the Site Plan approved for the earlier application indicated 26 car parking spaces.  This higher level of car parking was agreed under earlier application ref. H/69568 due to problems associated with similar developments elsewhere within the borough.  As stated in the committee report for the earlier application, it is considered that parking restrictions would stop any overflow parking along Oakfield and a condition restricting the creation of any access points between the development and Ashlands should discourage residents from parking on these adjoining highways. Any additional demand for parking would have to be accommodated either on the internal access road, within existing town centre car parks (i.e. Oaklands Drive) or on nearby residential roads without parking restrictions.  To address concerns regarding the impact of parking on surrounding residential roads and any additional noise and disturbance for residents of properties on these roads the applicant has indicated a willingness to provide additional car parking on site should this prove necessary in future.  This matter was covered through a S106 agreement on the earlier application with the following requirements:-

· After ‘a settling in period’ following the occupation of the development, the operator should be required to monitor the car park occupancy levels;


· Should the car park occupancy reach/exceed an agreed trigger percentage on more than a set number of occasions during an agreed monitoring period then additional on-site car parking would need to be put in place by the developer/operator within an agreed timescale and retained and utilised thereafter.


26. The LHA have confirmed that the level of car parking proposed for the revised mix of apartments is acceptable and provided that the applicant is again willing to enter into a S106 agreement for the provision of additional on-site car parking if required the proposal is considered to be acceptable. 

IMPACT ON PROTECTED TREES

27. The site contains a number of mature and semi-mature trees, mainly concentrated along the boundaries of the site.  The applicant intends to remove 4 trees within the site which are diseased or dying.  The applicant also intends to remove a semi mature Beech tree to the west of the site to allow a better form of development to be achieved.  The removal of these trees (which are covered by a Tree Preservation Order) was agreed in principle when considering the earlier planning application.

28. The applicant intends to plant 31 trees within the site to compensate for those lost and to help provide an attractive environment within the development and to the site frontages.  Most of these would be planted along the north and south boundaries of the site, however new trees will also be planted to fill existing gaps on the two site frontages.  An assessment submitted outlines tree protection measures to protect those trees to be retained.  However, this relates to the original layout and does not take into account subsequent alterations.  Therefore, a condition requiring the submission of a revised tree protection scheme is recommended below.  


FINANCIAL CONTRIBUTIONS


29. The Council’s Supplementary Planning Guidance, ‘Developer Contributions towards Red Rose Forest’ was adopted in September 2004 and seeks to further the establishment of the Red Rose Community Forest.  As with the previous application, the development would necessitate that provision of 36 trees. The Proposed Site Plan submitted indicates a total of 31 trees on site as well as shrub and hedge planting. Whilst there is a shortfall of 5 trees, these could easily be accommodated within the development and it is unlikely therefore that a commuted sum would be required.  This matter will be addressed when the detailed Landscaping Scheme is submitted to the LPA in accordance with the condition outlined below.

30. The Council’s Supplementary Planning Document ‘Developer Contributions to Highway and Public Transport Schemes’ was adopted on 6 March 2007 and applies to all major developments such as this. Contributions will be used by the Council and GMPTE to implement public transport and highways improvement schemes within the locality of the new development. The site falls within a ‘Most Accessible’ area as defined by the SPD and therefore the relevant contribution based on the number and size of residential units proposed would be £10,386.00. This would be split between a highway network contribution (£2,628.00) and a public transport contribution (£7,740.00).  The level of the contribution remains the same as under the previous application, as although the mix of units change, the calculation is based on the total number of units proposed.  


31. If committee members resolve to grant planning permission, these matters should be secured through a S106 legal agreement.


CONCLUSIONS

32. The proposed development is considered to be acceptable in terms of its layout, design and car parking provision.  It would also represent a significant improvement to the existing streetscene by replacing an existing poorly designed and dilapidated building.  It is therefore considered that the scheme complies with the relevant policies of the Revised Trafford UDP and the Council’s Adopted SPG ‘New Residential Guidelines’.  As such the application is recommended for approval subject to the completion of a legal agreement securing a financial contribution towards Highway Network and Public Transport Improvements and the provision of additional on-site car parking if required.  


RECOMMENDATION: MINDED TO GRANT


(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and such legal agreement be entered into to secure:


(i) a contribution to highway network/public transport improvements of  £10,386.00 split between a highway network contribution of £2,628.00 and a public transport contribution of £7,740.00 in accordance with the Council’s SPD, ‘Developer Contributions to Highway and Public Transport Schemes’.

(ii) a scheme for the provision of additional on-site parking should the car park reach capacity.

(B) That upon completion of the legal agreement referred to at (A) above, planning permission be granted subject to the following conditions:-


1. Standard condition;


2. Materials condition;


3. Landscaping condition;


4. Landscape maintenance condition;


5. Amended Plans condition;


6. Tree Protection Condition 1;


7. Tree Protection Condition 2;


8. Provision of access facilities condition 2;


9. Retention of access facilities condition;


10. Surface water drainage;


11. Minimum age requirement for future occupants (single occupant - over 60 years. couples –one over 60 years and second over 55 years);


12. No access to be created for pedestrians or vehicles between the application site and Ashlands and existing vehicular/pedestrian access to be closed and stopped off; 


13. Contamination condition;


14. Obscure glazing condition;


15. Condition restricting the size of the balcony above residents lounge to that area marked on floorplans only.  


VM
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		RECOMMENDATION:  MINDED TO GRANT subject to referral to the Secretary of State








SITE


The application site is a late 18th century grade ll listed outbuilding adjoining immediately north of Flixton House. The site also lies south of a public car park. A separately listed grade ll, late 18th century garden wall forms part of the curtilage of the outbuilding and also that of Flixton House.


The proposal site is accessed from Flixton Road via the public car park. The outbuilding formerly a barn is currently used as a gardener’s store. The east elevation of the outbuilding was structural unsafe and required partially rebuilding to ensure its structural integrity and its continued survival. 


PROPOSAL


Retrospective consent is sought for the repair and partial rebuild of the east elevation of the outbuilding which measures 20 metres in length, 8.4 metres in width, 7.2 metres to the ridge and 5.2 metres to the eaves. The outbuilding is a brick built structure of solid wall construction using Flemish bond with a section of English Garden present on the east elevation. The roof has been covered using Welsh slate to match that of Flixton House; however during the twentieth century this was replaced on the east facing slope with asbestos slate. The outbuilding has a number of notable features including a double opening barn doors below a timber lintel, stone dressed pitching holes and a open octagonal cupola with columns supporting a lead covered canopy and ball finial, positioned on the ridge.

The outbuilding was designated as a dangerous structure with two temporary timber shores erected by Trafford Council’s Structural Engineers, positioned on the east elevation. An unstable section of brickwork was carefully taken down, measuring 3.8 metres in length by 5.2 metres in height, adjacent to an existing door which provides access to a store. The area of brickwork was rebuilt matching the existing bond and existing materials. The doorway with stone lintel above was also reinstated in the same position. 


The application also seeks to replace and reinstate two cast iron down pipes, reinstate a section of guttering and fascia board and replace in a like for like manner a failed timber lintel positioned directly below the eaves, 0.9 metres above the double opening barn doors. All proposals are to the east elevation of the outbuilding. Additionally it is proposed to re-plaster internally the section of rebuilt brickwork which forms the store. 


REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West (RPG13), now forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION 


Protected Open Space

Protected Landscape Character


Green Belt

PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS

D1 – All new development.


ENV24 – Buildings of Special Architectural or Historic Interest.

C4 – Green Belt

RELEVANT PLANNING HISTORY

H/13454 – Listed Building Consent for demolition of outbuildings – Approved 11th June 1980.


H/26233 – Change of use and conversion of former barn from storage, offices & mess room to heritage centre including exhibition areas, library & meeting room & alterations to external appearance – Approved with conditions 7th January 1988.


H/26234 - Re-roofing alteration and conversion in connection with proposed change of use to heritage centre - Approved with conditions 7th January 1988.


APPLICANT’S SUBMISSION 


The applicant has submitted a design and access statement in accordance with the requirements in the Town and Country Planning (General Development Procedure) (Amendment) (England) Order 2006, which also provides a justification for the proposals, summarised as follows.


The barn at Flixton Park is a grade 2 listed structure, constructed by Ralph Wright whose family had grown to be wealthy landowners in Flixton. The existing condition of the structure is unsatisfactory with various sections of wall in poor condition and a section of wall (approximately 3 metres long) is in a dangerous condition and propped up by temporary shores to avoid collapse as deemed suitable by Trafford Council’s Structural Engineers. 


A section of existing wall is in dangerous condition, it requires taking down and rebuilding. It is proposed to restore/rebuild part of external wall of Flixton Park barn using existing materials. Imported materials will only be used where absolutely necessary. The existing rotten timber beam above the barn door is to be replaced using similar materials. This is necessary since the existing timber beam is deemed to be unsafe by Trafford’s Structural Engineers. The structure maybe accessed on foot directly from the car park via Flixton Road. 

CONSULTATIONS


English Heritage – No comments received to date

REPRESENTATIONS


Neighbours – None received 

OBSERVATIONS

PRINCIPLE


1. Paragraph 3.12 of Planning Policy Guidance Note 15: Planning and the Historic Environment states in judging the effect of any alteration or extension it is essential to have assess the elements that make up the special interest of the building in question. This is carried through to Proposal ENV24 of the Revised Trafford Unitary Development Plan which states that the Council must ensure all proposals for the alteration or extension of listed buildings are in keeping with the character and special interest of the building. 


2. The site is Protected Open Space, Protected Landscape Character and Green Belt as designated in the Revised Trafford Unitary Development Plan. None of the related policies/proposals in the UDP presume against this type of development so the main issue to consider is whether the restoration and rebuild of the listed building is acceptable. 

 IMPACT ON LISTED BUILDING

3. It is considered that the rebuilt 3.8 metre by 5.2 metre section of the east elevation is an acceptable work due to the previous instability of the structure. The wall was rebuilt using existing brickwork and is of solid wall construction. The rebuilt section was fully toothed in to match the existing Flemish bond and constructed using a lime based mortar. The results of a mortar analysis of existing pointing are submitted with the application forming a specification. The wall was pointed in accordance with the specification providing an accurate match to the original mortar used to construct the outbuilding. The doorway to the store room with stone lintel above and stone quoins were reinstated in exactly the same position using the same materials. 

4. The application also includes proposals which provide the opportunity for beneficial re-instatement and repair. The re-instatement of 8.1 metres of cast iron guttering and timber fascia board located above the store room and double opening barn doors and also the re-instatement of 2 cast iron down pipes are considered necessary to remove water ingress to the east elevation. The deterioration of the brickwork on the east elevation and also the timber lintel positioned under the eaves has been exacerbated by water penetration. The lintel measuring 4.4 metres in length will be replaced in a like for like manner and carefully repositioned. 


REFERRAL TO THE SECRETARY OF STATE


5. If Members are minded to approve this application they are only empowered to make a recommendation on the proposal. The development is an application by the Local Planning Authority in relation to its own land and under Section 82 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and Regulation 13 of the Planning (Listed Buildings and Conservation Areas) Regulations 1990 the application must in fact be made to the Secretary of State. It is deemed to have been referred to the Secretary of State under the call in provisions and is dealt with in the same way as, for example, a departure from the development plan.


CONCLUSION


6. It is considered the partial rebuild of the east elevation and also proposals to repair and reinstate materials to the outbuilding will have no adverse impact on the listed building in accordance with Proposal ENV24 of the Revised Trafford Unitary Development Plan and government guidance provided in PPG15. 


7. The application is therefore considered acceptable.  However as the application has to be referred to the Secretary of State the recommendation is one of ‘minded to grant’.


RECOMMENDATION: MINDED TO GRANT, subject to


A    Referral to the Secretary of State for determination as an application by the Local Authority in relation to its own land in accordance with section 82 of the Planning (Listed Building and Conservation Areas) Act 1990 and Regulation 13 of the Planning (Listed Buildings and Conservation Areas)Act 1990 and;

B   the following conditions

1. Standard listed building condition


2. The development hereby permitted, shall not be carried out otherwise than in accordance with the applications as amended by the revised/additional plans date stamped received by the Local Planning Authority.


3. No brick cleaning shall be carried out unless or until a method for that cleaning has first been agreed in writing by the Local Planning Authority. Development shall be carried out in accordance with the approved details. 


Reason: To ensure that the works are in keeping with the character and appearance of the listed building and in compliance with Proposals ENV24 and D1 of the Revised Trafford Unitary Development Plan.

4. A sample of the matching replacement timber lintel shall be submitted to and approved in writing by the Local Planning Authority. Development shall be carried out in complete accordance with those details.

Reason: To ensure that the works are in keeping with the character and appearance of the listed building and in compliance with Proposals ENV24 and D1 of the Revised Trafford Unitary Development Plan.

5.  Adequate support and shelter shall be provided at all times to the walls and roof whilst the building works are being carried out.


Reason. To prevent total or partial collapse of the walls and roof in the interests of protecting the character and appearance of the listed building and conservation area in compliance with Proposals ENV24 and D1 of the Revised Trafford Unitary Development Plan.


6. Notwithstanding the submitted information, full details regarding the repair and/or replacement of all rainwater goods including method of support, design and surface finish shall be submitted to and agreed in writing by the Local Planning Authority. A sample shall be provided of all proposed replacement rainwater goods required.  Development shall be carried out in accordance with the approved details.


Reason: To ensure that the works are in keeping with the character and appearance of the listed building and conservation area in compliance with Proposals ENV24 and D1 of the Revised Trafford Unitary Development Plan.


7. Details of all internal wall and ceiling finishes including the method of affixment to existing fabric shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall include the re-plastering of the internal walls to the store room using lime plaster including the proposed finish. Development shall be carried out in accordance with the approved details.


Reason: To ensure that the works are in keeping with the character and appearance of the listed building and conservation area in compliance with Proposals ENV24 and D1 of the Revised Trafford Unitary Development Plan.


ER



		WARD:Hale Central

		    74670/HHA/2010      




		DEPARTURE:No 





		ERECTION OF TWO STOREY SIDE EXTENSION AND SINGLE STOREY PART FRONT EXTENSION TO FORM ADDITIONAL LIVING ACCOMMODATION.

16 Graysands Road, Hale






		APPLICANT: Dr Elspith Giles





		AGENT: Insight (NW) Ltd





		RECOMMENDATION: Refuse









Councillor Mrs Young has requested that this application be determined at the Planning Development Control Committee and supports the proposed extension.


SITE

Proposal site is located on the south side of Graysands Road, Hale and includes a detached two storey dwelling with a single storey flat roof attached garage on the east elevation with a lobby and kitchen area to the rear of the garage.  The property has a very small rear garden which measures approximately between 4.7m-5m from the rear elevation of the house to the rear boundary and is raised near the boundary line.  Small garden area to the front with space for one car to park side ways on.  At first floor level on the rear elevation is one bathroom window which is obscured glazed, there are no clear glazed habitable room windows.  The bedroom window is positioned on the west elevation.


To the rear of the site is 1 The Cove, a detached property which is a two storey dwelling with additional living accommodation within the loft area and has a large dormer on the side elevation facing the proposal site (it is unclear if this window is obscured glazed) the property also has three first floor obscured glazed windows facing towards the application site.  The distance from 1 The Cove side/rear elevation to the shared boundary with the application site is approximately 2.5m.  1 The Cove, is on an elevated level to the application site with a 2m high post and panel fence along the boundary.  A detached garage is positioned next to the application site shared boundary


To the east side of the site is 11 Clarence Road a detached bungalow with an irregular footprint, the bungalow has an obscured glazed window and two doors on the rear elevation facing the application site.  Boundary treatment consists of a 0.8m high wall and a 3m high evergreen hedge (holly) providing a dense screen between sites.


PROPOSAL


This application relates to the erection of a two storey side extension in lieu of the existing flat roof single storey side attached garage, lobby and kitchen extension.  A previous application was withdrawn (Ref:74202/HHA/2009) in December 2009 as the proposed two storey side extension was considered unacceptable due to overlooking from rear bedroom window, impact on streetscene and insufficient car-parking on site.  The applicant has submitted this current application with no change to the proposed rear bedroom window but has reduced the projection out at first floor level and indicated two tandem car-parking spaces to the front parallel to the front boundary.


This existing single storey side extension projects out 3.3m from the side and extends along the entire flank elevation for a length of 9.7m (part of the garage projects forward of the main front elevation by 1m), part of the kitchen wall to be retained.  The proposed two storey extension will project out 4m from the side elevation and extend along the entire flank elevation for 5.6m with a return of 0.8m and extending along the remainder of the flank elevation for 3.1m.  The extension begins level with the existing front elevation at first floor level with only the ground floor projecting forward by 1m.

REGIONAL SPATIAL STRATEGY FOR THE NORTH WEST


PRINCIPAL RELEVANT REGIONAL SPATIAL STRATEGY POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the best use of existing resources and infrastructure


REVISED TRAFFORD UDP

The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West (RSS13), now forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION

None


PRINCIPAL RELEVANT  REVISED UDP POLICIES PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D6 – House Extensions


RELEVANT PLANNING HISTORY


74202/HHA/2009 – Erection of two storey side extension to form additional living accommodation – Withdrawn 02/12/2009

CONSULTATIONS


Built Environment (Drainage): R2, R17


Local Highways Authority (LHA):- The LHA considers that there is inadequate space within the site to afford acceptable manoeuvring space and therefore this will lead to vehicles using the footway as manoeuvring space which is not acceptable on pedestrian safety grounds.  In addition the location of the proposed parking spaces reduces the accessibility to the pedestrian entrance of the property.

REPRESENTATIONS:

Cllr Mrs Young  - supports the application and has requested that the application be called in to be determined at planning committee if officers recommended refusal.  Cllr Young has referred to the close proximity of 1 The Cove to the rear of the application site which has a number of windows facing towards the application site.  Considers that this is an area of Hale where houses are close together and neighbours and residents are used to windows in close proximity to boundaries.

OBSERVATIONS

IMPACT ON RESIDENTIAL AMENITY

1. The existing single storey side extension projects out 3.3m from the side and extends along the entire flank elevation for a length of 9.7m (part of the garage projects forward of the main front elevation by 1m), part of the kitchen wall to be retained.  The proposed two storey extension will project out 4m from the side elevation and extend along the entire flank elevation for 5.6m with a return of 0.8m and extending along the remainder of the flank elevation for 3.1m.  The extension begins level with the existing front elevation at first floor level with only the ground floor projecting forward by 1m.  The extension will retain a distance of 1.5m at the nearest point to the eastern boundary with 11 Clarence Road increasing to 4.2m as the extension extends back into the site and the side boundary tapers out.  A 3m high Holly Hedge is located along this shared boundary with 11 Clarence Road on a 0.8m high retaining wall thereby providing a dense screen along this particular boundary.  As stated previously 11 Clarence Road is a bungalow with an obscured glazed window and two doors on the elevation facing the application site.  The extension will retain a distance of some 16m to this nearest window which is obscured glazed.  It is considered that their will be no undue impact on the amenity of the occupants at 11 Clarence Road given the dense boundary treatment and the distance retained from the extension to the rear elevation of 11 Clarence Road.


2. The distance retained to the rear boundary from the proposed extension will be 4.7m.  1 The Cove has a side elevation facing the proposal site and it is positioned approximately 2.5m from the shared boundary on a slightly elevated position to that of the application site.  At first floor are three obscured glazed windows and a second floor dormer window which is believed to be clear glazed with no planning history for such works. The existing rear facing elevation of the application property 16 Graysands Road has one first floor window which is an obscured glazed bathroom window.  Trafford Council household extension guidelines require a distance of 10.5m to be retained from a first floor habitable room (i.e bedroom) to a shared boundary.  The distance of 4.7m retained is less than half of this minimum figure and it is therefore considered that the proposed extension would result in undue overlooking to the rear garden of 1 The Cove to the detriment of those occupants.  Although the neighbour does not object, the Council have to consider any future occupants at the neighbouring property who may object to a habitable window so close to the boundary.  1 The Cove has two small conifer bushes on the boundary and a detached garage, but neither of these would provide a complete screen in terms of blocking views into the garden area.  It is considered that that the level of overlooking and resultant loss of privacy would be unacceptable.


CARPARKING


3. The proposal will result in the loss of the existing garage space with the ground floor area to be now used as additional living accommodation.  Currently there is space for one car to park to the front of the garage side ways on.  The applicant has proposed two car parking spaces in tandem along the front of the dwelling using the existing front garden area.  The LHA have objected to this arrangement as there is insufficient space within the site to provide acceptable manoeuvring space and would as a consequence result in vehicles using the footway as manoeuvring space which is unacceptable on pedestrian safety grounds.  The parking arrangement in front of the pedestrian access to the house would only leave a space of approximately 30cm from a parked car and the front door to the property which is not a practicable space within which to access the dwelling or car.  The proposal would therefore not be considered acceptable in terms of pedestrian safety.


RECOMMENDATION: REFUSE for the following two reasons

1. The proposed side extension by reason of the location of the first floor habitable room window in close proximity to the common boundary with the property, 1 The Cove would give rise to undue overlooking and loss of privacy to the detriment of the amenity that the adjoining occupants could reasonably expect to enjoy. As such the proposal is contrary to Proposals D1 and D6 of the Revised Trafford Unitary Development Plan and the Council's approved Planning Guidelines: House Extensions.

2. The proposed development would result in a parking layout which is unsatisfactory and cannot be accommodated on this site in a satisfactory manner with the result that vehicles would be forced to use the pavement for manoeuvring space to the detriment of pedestrian safety.  As such the proposal would be contrary to Proposals D1 and D2 of the Revised Trafford Unitary Development Plan, and the Council's approved 'Car Parking Standards'.

CM





		WARD: Gorse Hill

		74680/HHA/2010

		DEPARTURE: No





		RETENTION OF RAISED DECKING TO REAR OF PROPERTY (RE-SUBMISSION OF REFUSED H/71401)



		76 Audley Avenue, Stretford, M32 9TG






		APPLICANT:  Mrs. Nicola Kassam






		AGENT: N/A






		RECOMMENDATION:  Grant










This application has been brought before the Planning Committee for determination as a as Councillor Fishwick has declared a personal interest through a connection with an affected neighbour.


SITE


The application site is a two-storey 1960s semi-detached property situated on the northern side of Audley Avenue in Stretford, which backs onto the playing fields of Barton Clough Primary School. The surrounding area is predominantly residential and characterised by semi-detached and terrace properties set back from the road with modest sized rear gardens. The rear garden of 76 Audley Avenue slopes downwards in a north-westerly direction, towards the rear of the site and also towards the property of 78 Audley Avenue. The garden is bound on all three sides by 1.6-1.8 metre high fencing, although the common boundary fence with No.74 steps up at intervals due to the slope of the land here.   

The Ordnance Survey plan indicates that previously an access road divided No’s 76 and 78 Audley Avenue. This access may have served the playing fields to the rear. However, it appears that this is no longer used and the land has been divided between the two properties, providing larger than average side gardens to these two semis. The occupants of 76 Audley Avenue have used this additional land to erect a part single, part two-storey side and rear extension which was granted planning permission in August 2007. 


The applicant has erected an unauthorised ‘L-shaped’ section of raised decking and steps, with a footprint of approximately 33.5m², to the rear of the property. This decking forms the subject of this application. 


Planning permission for the retention of the decking as originally erected was refused by the Planning Committee in July 2009 (ref: H/71401). At present the decking has remained unaltered since this decision was issued.


PROPOSAL


Following the refusal of H/71401, planning permission is sought for the retention of the unauthorised raised decking and steps, however, the applicants have proposed to lower the whole of the decking. 


The decking which as drawn on the proposed plans projects a distance of 6.38 metres past the rear elevation of the adjoining property of 74 Audley Avenue at a setback of 300mm from the common boundary. It also projects 3 metres past the existing part-single, part two-storey rear extension at No.76. The decking is setback from the common boundary with No.78 by approximately 1.5 metres. The current application has proposed to break the decking up into two sections which will be set at different levels above the ground. The section of decking which is directly in front of the living room of No.76 (and measures 3.3m x 2.5m), and closest to the rear of No.74, will be lowered by 300mm below its present level. This would be achieved by digging out the earth closest to the living room of No.76 which would subsequently lower the ground-level at this part of the garden. This section of decking would then have a maximum height of 400mm above ground level.


Similarly, the remainder of the decking which sits in front of the building line of the rear elevation of No.76’s existing extension and measures 8.5m x 3.5m in size, will also be lowered. Due to the way that the height of common boundary fence with No.74 steps down as one moves towards the rear of the site, it is proposed that this section of decking will be lowered by approximately 600mm, giving it a maximum height above ground level of 300mm.


Steps would join the two levels of decking together and two further sets of steps would also lead from the kictchen and living room doors out on to the decking.  


The distance retained between the decking and the common boundary with 74 Audley Avenue is set to be increased from 150mm to 300mm through the removal of a strip of the decking. This is to allow the ground level and subsequently the decking at No.76 to be lowered without compromising the condition and stability of No. 74’s boundary fence.


REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West (RSS13), now forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION 

No notation.


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development

D6 – House Extensions

RELEVANT PLANNING HISTORY


76 Audley Avenue

H/71401 – Retention of raised decking to rear of property – Refused 13th July 2009. The reason for refusal was as follows:


The decking by reason of its height, siting, design and projection in close proximity to the 


common boundary with the adjoining property of 74 Audley Avenue, would give rise to undue overlooking and loss of privacy, to the detriment of the amenity that the occupants of the neighbouring properties could reasonably expect to enjoy. As such the proposal is contrary to the Council's Planning Guidelines: House Extensions and to Proposals D1 and D6 of the Revised Trafford Unitary Development Plan

H/67297 – erection of a part single, part two-storey side and rear extension following the demolition of the existing single-storey lean-to.


Approved with Conditions – 7th August 2009.

CONSULTATIONS


No comments received

REPRESENTATIONS


One letter of objection to the plans originally submitted for this application has been received from the occupants of 74 Audley Avenue. The main issue raised is that the decking significantly exceeds the 300mm height allowed under permitted development and that as a result, the decking has had a serious impact on the privacy of the occupants of No.74, both to their garden and to their living room.   


Since the submission of this letter of objection, the applicant has amended the scheme by further lowering the height of the decking. Any additional or revised comments received from the occupant of 74 Audley Avenue will be included in an additional information report. 

OBSERVATIONS


PRINCIPLE

The site is unallocated within the Revised Trafford Unitary Development Plan and therefore falls to be considered against the normal development control criteria that seeks to ensure that all new development is of a high standard of design, is compatible with the character of the area in which it is situated and does not prejudice the amenities of the occupiers of the adjoining and adjacent property.


STREET SCENE


It is considered that the raised decking will not have any impact upon the streetscene as it is entirely located to the rear of 76 Audley Avenue and therefore is not visible from the highway. Additionally, the decking is screened when viewed from the playing fields of Barton Clough Primary School as a 1.8 metre high fence forms the rear boundary to this property.


RESIDENTIAL AMENITY


The most important issue to consider when assessing this amended application is whether or not it has successfully addressed the reason for refusal for the previous application (ref: H/71401). This application was refused because the decking by reason of its height, siting, design and projection in close proximity to the common boundary with the adjoining property of 74 Audley Avenue, results in undue overlooking and loss of privacy, to the detriment of the amenity that the occupants of the neighbouring properties should reasonably expect to enjoy. The amenity of the adjoining property of No.74 was considered to be particularly badly affected by the decking.

During the previous application the possibility of raising the height of the common boundary fence to minimise the potential for overlooking into the property of No.74 from the decking was given consideration; however, it was considered that the additional height in fencing required to overcome this issue would result in an overbearing and visually intrusive structure/fence when viewed from the property of No.74 and as such would not be an appropriate solution. As a result the applicants were advised by the LPA to lower the height of the decking in order to address the above mentioned privacy issues.


Following amendments to the plans, the proposed decking is now split over two levels. The proposed ‘upper-level’, sited immediately in front of the living room of No.76 (part of the original dwellinghouse), has been reduced in height so that it will be 300mm lower than originally built; the result is that this area of decking will be raised above ground-level by a maximum of 400mm. The setback of the decking from the common boundary with No.74 has also been increased from 150mm to 300mm. Measurements during a site visit as part of the application process revealed that the common boundary fence exceeds the floor of the decking as originally constructed by 1.6m. Therefore, the lowering of this part of the decking by 300mm would result in the boundary fence exceeding the decking floor by 1.9m. It is considered that a boundary treatment of this height will be sufficient to prevent undue overlooking from this part of the decking into the private rear garden and property of No.74 and as such is acceptable.   


The common boundary fence with No.74 steps down in height at intervals as it runs towards the rear of the site. As a result, the boundary fence only exceeds the height of the decking floor as originally built by approximately 1.1 metres towards its rear edge. This application proposes the lowering of all of the decking in front of the rear elevation building line of the extension at No.76 by 600mm. As a result this ‘lower-level’ of the decking will sit approximately 300mm below the upper level; furthermore, this 600mm reduction in height would result in the adjacent boundary fence exceeding the floor of this part of the decking by a minimum of 1.7m, which it is considered will be sufficient to prevent any significant overlooking into the neighbours garden and house. The floor of the decking would be raised above ground-level by a maximum of 300mm, which represents the limit that could be constructed under permitted development. As such it is considered that the two-part reduction in the height of the decking would successfully address the previous reason for refusal in respect of its impact on the amenity of the adjoining property of 74 Audley Avenue.  


The present application retains the same distance of 1.5m from the decking to the common boundary with No.78 and it will still project 7m past the rear elevation of this neighbouring property. However, the proposed decking will have a maximum height of 300mm above ground-level, which as described in paragraph 6 represents a 600mm reduction from the previous application. Whilst it is considered that an element of overlooking may remain to part of the rear garden of No.78, it is not considered to be significant enough to refuse the application. This is because the common boundary fence could, if the neighbour chose, be increased from 1.6m in height to 2m without planning permission. Additionally, the occupants of No.78 have not objected to the proposals and finally, the maximum height above the ground of the decking closest to No.78 is 300mm, which falls within the limits of what can be built without planning permission using permitted development rights. It is therefore considered that the proposed 600mm reduction in height of the ‘lower-level’ of decking would adequately address the loss of privacy that the occupants of neighbouring No.78 are considered to presently suffer from.


A distance of over 5 metres has been retained between the raised decking and the rear boundary of 76 Audley Avenue, which comprises a 1.8 metre high fence with two trees located in front. It is considered that this separation and rear boundary treatment, coupled with the lowering of the height of the decking, is sufficient to prevent an undue level of overlooking onto the Barton Clough Primary School playing fields and as such is acceptable in this respect.


PARKING


The raised decking does not affect the existing level of off road car parking at the site. Notwithstanding this, two car parking spaces can be accommodated on the property’s driveway, within the curtilage of the site. This is considered to be sufficient for a property with 4 bedrooms and as such is in compliance with Proposal D2 of the revised Trafford UDP. 


CONCLUSION


In conclusion, it is considered that the proposed reduction in the height of the decking that has been erected at 76 Audley Avenue has successfully addressed the reason for refusal for the previous planning application (ref: H/71401). It is considered that the occupants of the neighbouring properties will no longer suffer from a significant loss of privacy, or be unduly overlooked as a result of the lowered decking and therefore the application is in compliance with Proposals D1 and D6 of the Revised Trafford UDP.


RECOMMENDATION: Grant subject to the following conditions

1) Standard


2) Boundary fence with No.74 to be retained at a height of 1.8m-2m unless agreed in writing.


3) Amended Plans


4) Approved level to deck


JK





		WARD: Clifford

		74449/FULL/2009



		DEPARTURE: No





		DEMOLITION OF EXISTING BUILDING AND ERECTION OF A TWO STOREY BUILDING TO PROVIDE FOUR COMMERCIAL UNITS AT GROUND FLOOR (USE CLASSES A1: SHOPS AND A5: HOT FOOD TAKEAWAY) AND FOUR RESIDENTIAL FLATS AT FIRST FLOOR WITH ASSOCIATED CAR PARK AND VEHICULAR ACCESS TO THE REAR (RESUBMISSION OF H/71634).  






		3-9 Moss Lane West, Old Trafford





		APPLICANT:  Mr Arfaan Mohamed





		AGENT: Mr John Pickup PDC Architects





		RECOMMENDATION:  GRANT










SITE


The application site consists of four two storey mid-terraced properties situated on the northern side of Moss Lane West.  The building comprises of commercial premises at ground floor; currently occupied by a newsagents, barbers shop and a hot food takeaway.  The first floor level of the premises contains four residential apartments, although these are currently in an uninhabitable condition and thus unoccupied.  A pedestrian access to the site exists to the rear from Augustus Way.  This is currently used by some of the commercial units for servicing.  The yard to the rear is enclosed by 1.8m high fencing and is overgrown by shrubbery.


The site is situated within Brooks Bar Neighbourhood Shopping Centre as designated within the Trafford UDP.  No.1 Moss Lane West is a hairdressers and bounds the site to the west.  No.11 Moss Lane West is a hot food takeaway and bounds the site to the east.  Augustus Way is a cul-de-sac situated to the rear of the site and comprises of two storey semi-detached residential properties.  The rear elevation of 3-9 Moss Lane West faces into this cul-de-sac.  


The southern side of Moss Lane West is situated within the Borough of Manchester City Council and comprises of residential houses and flats.  Residential houses to the south of the site face into Dunsmore Close and 1.8m to 2m high fencing lies along their rear boundaries with Moss Lane West.


PROPOSAL


The application proposes the demolition of the existing mid-terraced building and the erection of a new two storey mid-terraced building that comprises of four commercial units at ground floor and four residential apartments at first floor.  The commercial units would comprise of three shop units (use class A1) and one hot food takeaway (use class A5).  The opening hours of the shops would be 07:00 to 22:00 Mondays to Saturdays and 10:00 to 16:00 on Sundays.  The hot food takeaway would be open 12:00 noon to 12:00 midnight on Mondays to Saturdays and 12:00 noon to 22:00 on Sundays.  These proposed opening hours are the same as the existing commercial premises on the site.


Each residential apartment would comprise of one bedroom, lounge, kitchen and bathroom with storage space within the roof.  The residential apartments would be accessed from a communal entrance from the rear of the building.


A car parking area for the residential flats is proposed to the rear of the site.  Vehicular access to this car parking area is proposed off Augustus Way.

REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West (RSS13), now forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 


Neighbourhood Shopping Centres


Old Trafford Priority Regeneration Area

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


H10 – Priority Regeneration Area: Old Trafford


S4 – Local and Neighbourhood Shopping Centres


S14 – Non Shop Uses Within Local and Neighbourhood Shopping Centres


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


D9 – Hot Food Take-Away Shops


PRINCIPAL ADOPTED RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses of Existing Resources and Infrastructure


DP5 – Manage Travel Demand; Reduce the Need to Travel and Increase Accessibility


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


RELEVANT PLANNING HISTORY

No.’s 3-9 Moss Lane West

H34390 - Demolition of existing shops & erection of 2-storey building for 3 retail units at ground floor with 4 self-contained flats over, formation of car parking & new access from Augustus Way – Approved with conditions 18/12/1991.


H/71634 - Demolition of existing buildings and erection of a part two storey, part three storey building to provide four commercial units at ground floor (use classes A1 and A5) and six residential flats at first and second floor with associated car park and vehicular access to the rear – Withdrawn 02/09/2009.


No.’s 3-7 Moss Lane West 

H13043 – Change of use from restaurant to wholesale and retail sale of drapery and ladies and children’s fashions – Approved with conditions 28/09/1981.


No.3 Moss Lane West


H/66274 - Change of use from retail (A1) to hot food takeaway (A5) installation of new shop front with roller shutter; installation of extraction flue to rear – Approved with conditions 24/04/2007.


No.9 Moss Lane West

H13716 - Change of use from house to shop and provision of new shop window – Approved with conditions 15/01/1981.


H16493 - Change of use from shop to hot-take-away food shop – Approved with conditions 12/08/1982.

Adjacent site – Augustus Way / Chorlton Road

H17489 - Erection of 6 pairs of semi-detached houses and a terrace of 3 houses with associated car parking and landscaping – Approved with conditions 15/02/1983.

APPLICANT’S SUBMISSION 


The applicant has submitted a design and access statement, which states the following:


· The existing premises are not fit for purpose as the three shops have disused basements and the ground floor is approx 800mm above pavement level thus restricting access for the disabled and servicing.


· Due to extensive vandalism and break-ins the rear elevations have had the external doors and windows removed and bricked-up thus giving no access to the rear yards.


· The rear service yard would be accessed through double gates from Augustus Way.  The area would be made secure by a metal and timber security fence having security lighting.


· Access and car parking to the flats is to be provided in the service yard together with a bin store and cycle store.


· The front elevation on to Moss Lane West would maintain the existing characteristics.  The elevation would be rendered as at present with a blue/black slated roof.


· The rear elevation would comprise of facing brickwork with upvc windows and doors.


CONSULTATIONS


Greater Manchester Police Design for Security – Recommend that due to the location and nature of the property that the development is constructed to Secured By Design standards and compliance should be made a condition of planning approval.  Certain concerns were also raised in regards to the design of the proposal, which are discussed in the observation section of this report.


LHA – No objection in principle subject to correct aisle widths being provided in the car park.  It is also noted that the rear car park access is proposed to be taken off Augustus Way, whilst there are no objection in principle to this, it is noted that the car parking on Augustus Way currently differs from the parking layout shown on legal documentation and therefore could result in an overall reduction in parking provision on Augustus Way.  Concern remains regarding the amalgamation of the retail units which could result in serious servicing issues and therefore request a condition is placed on the development to retain the retail units as separate units.  Further comments made are discussed in the observation section of this report.

Environmental Protection – The site is situated on brownfield land and as such a contaminated land condition is recommended.


Built Environment (Drainage) – Recommends conditions relating to drainage are attached if planning permission is granted.

Built Environment (Highways) – No objection in principle, however the private access shown gated on the layout plans is an adopted passageway and a closure order will be required before it can be gated as shown.


Greater Manchester Ecology Unit – Following an initial assessment, if the potential for bats to roost is low then a full bat survey is not required.

REPRESENTATIONS


Two letters of objection have been submitted, one of which has been signed by eleven residents of Augustus Way, seven residents of Nelson Court, two residents of Glenham Court and one resident of Chorlton Road.  The concerns raised are:


· They only have a small vehicular access from Chorlton Road into Augustus Way and have no drives and so their cars are parked in the square, which is not large and on occasion can become over crowded.  The proposal would result in residents having nowhere to park.


· Patients and reps visiting the dentist and doctors usually park their cars (on Augustus Way) when visiting the surgeries.


· It is a family estate with children playing together outside their homes, the proposal will create an unsafe place for them.


· They have fought to have the gap between 3-9 Moss Lane West leading to Augustus Way to be fenced off and securely gated due to drug dealing and burglary.  So if the proposal was to go ahead the problem will reoccur again as the secure gate and fencing will no longer be there.


A letter has also been received from a representative of the owner of 1/1A Moss Lane West which states that they have no objection in principle to the proposals but wishes to note that they are concerned that no regard has been taken regarding the party wall between1 and 1A and 3 Moss Lane West as they have observed that the party wall thickness is only a half brick wall (112.5mm).


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The proposed development would replace an existing building that comprises of four commercial units at ground floor (three shop units and one hot food takeaway) and four residential flats at first floor level with like-for-like uses and a small increase in floor space.  The proposal would therefore not result in a change of use(s) on the site or an increase in residential units within the Borough.  The principle of these uses on the site has therefore already been established.  Furthermore, the site is situated in Brooks Bar Neighbourhood Shopping Centre and thus the improved shop units would maintain and enhance the function of the Neighbourhood Shopping Centre, in accordance with Proposal S10 of the Revised UDP.


RESIDENTIAL AMENITY


2. Two storey residential properties on Augustus Way are situated to the rear of the site.   A minimum distance of 3.8m would remain between the proposed building and No.13 Augustus Way.  This is 1.4m closer than the existing building.  The proposed building would not however project across the front elevation of this neighbouring property.  The proposed building would be situated at a 75o angle to No.’s 7 to 13 August Way and therefore inter-looking would not occur between the proposed flat and these neighbouring residential houses.  


3. It is considered that as the proposal would result in the same uses and number of residential and commercial units on the site, there would not be a significant increase in noise and disturbance than what is already on the site.  It is recommended that a condition is attached requiring the proposed hot food takeaway be located in Unit 9, as the existing situation to further reduce the impact of the proposal on the neighbouring residents of Augustus Way.  It is acknowledged that as the existing flats are not currently occupied, residents coming to and from the proposed flats will generate an increase in activity, however, the existing dilapidated flats could be improved and brought back into use without the need for planning permission.


4. The proposed A1 retail units are proposed to be open between 07:00 to 22:00 Mondays to Saturdays and 10:00 to 16:00 on Sundays.  These hours are considered acceptable and to not unduly impact on the amenity of surrounding residents.  The proposed hot food takeaway is proposed to be open 12:00 noon to 12:00 midnight on Mondays to Saturdays and 12:00 noon to 22:00 on Sundays.  It is considered that opening until 12:00 midnight could lead to undue noise and disturbance to the residents of the proposed flat above and therefore a closing time of 23:30 on Mondays to Saturdays is recommended.  It is acknowledged that the time originally sought by the applicant is in line with the existing opening hours of the hot food takeaway, however, when the existing hot food takeaway was granted planning permission the flat above was unoccupied and the applicant of that application stated that this flat would remain unoccupied.  The applicant has agreed to a closing time of 23:30 on Mondays to Saturdays.

DESIGN AND VISUAL AMENITY


5. The design of the proposed building would be uniform and follow that of the adjacent buildings.  The building would be constructed from render and brickwork with a slate roof.  The ridge line of the proposed building would match that of the existing building and would be situated in line with the adjacent building No.1 and 1A.  Many design features from the original building have been incorporated into the front elevation of the proposed building and it is therefore in keeping with the character of the surrounding area.  The rear of the building would comprise of two two-storey outriggers with hipped roofs.  This design provides the accommodation sought whilst ensuring the building would not appear overly prominent from Augustus Way.  The existing building has a tired appearance, particularly on the front elevation with varying styles of shop fronts at ground floor level.  The proposal includes a uniform relatively simple style of shop fronts to the Moss Lane West Elevation.  This is in accordance with Trafford Planning Guidelines: Shop Fronts, which state that for small shop fronts simplicity can work better than a complicated arrangement of glazing subdivisions.  The existing building also contains large unattractive external roller shutter boxes.  The creation of new shop fronts provides the opportunity for future roller shutter encasements to be internalised within the building.  It is considered that the proposal would significantly improve the appearance of this part of Moss Lane West and would enhance the Neighbourhood Shopping Centre.  The proposal is therefore in accordance with Proposal H10 of the Trafford Revised UDP which states that the Council will take action to improve the quality, appearance and safety of the local environment; promote the redevelopment and re-use of unused, under-used or derelict land and buildings for residential, business and community purposes.


6. The applicant proposes to provide landscaping to the rear of the site, around the proposed car parking area.  This would help to minimise the visual impact of the proposal from Augustus Way and would be a significant improvement to the existing over-grown service yard to the rear of the site.  A landscaping condition is recommended to ensure that the landscaping is of high quality and is maintained.


HIGHWAY SAFETY AND PARKING PROVISION

7. A new vehicular access is proposed to the rear of the site off the head of Augustus Way.  On street parking is provided on Augustus Way for the residents of the cul-de-sac, though is not restricted parking and is not formally marked out.  In the layout that the residents park their vehicles on August Way the proposed vehicular access would result in a loss of one existing car parking space in the cul-de-sac.  However, the parking layout adopted by the residents is not the parking layout that was approved with the scheme for the houses on August Way (H17489).  


8. The application proposes an area of car parking to the rear of the site that would provide four car parking spaces to serve the residential flats.  This provision complies with the Council’s car parking standards and it is considered that the proposed residential accommodation would not lead to additional on-street car parking on Augustus Way.  The concerns raised by local residents have been taken into consideration, however, it is considered that the proposed four flats would not result in significant additional traffic flow to and from the cul-de-sac.  Furthermore, it is once again recognised that the existing four flats on the site could be renovated and occupied once again without the need for planning permission and without the provision of on site car parking, which could lead to residents parking on Augustus Way.


9. The provision of a total of nineteen car parking spaces would normally be required for the proposed retail units, however, it is recognised that the proposed retail units would replace four existing retail units and therefore it is considered that the application could not be refused on the grounds that these nineteen spaces cannot be provided.  Furthermore, the site is situated in a Neighbourhood Shopping Centre and therefore serves many local residents who are within walking distance.  The Centre is also served by many frequent bus services.


10. It is recommended that a condition is attached requiring that the commercial units are serviced from the front on Moss Lane West in order to minimise the impact of the proposal on the residents of Augustus Way.  This will also overcome the concerns set out by the Police’s Design for Security Officer in regards to the risk of conflict of uses between parking, the pedestrian entrances to the rear and service vehicles, which could lead to vehicles or any stored equipment and property in the rear yard vulnerable to theft or damage.  Alongside this a condition is also recommended that prevents the amalgamation of the retail units to prevent the creation of a larger retail unit which is likely to have to be serviced by larger vehicles that could lead to an obstruction on the highway on Moss Lane West.   It is also considered that retaining the retail units as separate units would help to maintain and enhance the Neighbourhood Shopping Centre.


COMMUNITY SAFETY CONSIDERATIONS


11. The Police’s Design for Security Officer has stated that it would be preferable to have the principal entrance for residents from the front of the building facing Moss Lane West.  However, it is considered that if this was implemented it would significantly impact on the visual appearance of the front elevation and compromise the retail functions at ground floor.  The retail functions of the premises are important to the vitality and viability of the Neighbourhood Shopping Centre.  The applicant has however amended the proposal to ensure that the entrance to the flats is not recessed more than 600mm from the rear building line to avoid creating a sheltered / secluded area that could be exploited for criminal purposes, in line with the recommendations of the Police.


ECOLOGICAL IMPACT


12. As the upper floors of the existing building have been vacant for some time, in line with advice from Greater Manchester Ecology Unit, the applicant has instructed a consultant to carry out an initial assessment in regards to the potential for bats to roost in the premises.  This assessment has found that there is a low potential for bats to roost in the building and therefore a full bat survey is not required on the existing building.  Further details of this assessment will be reported in the Additional Information Report.


DEVELOPER CONTRIBUTIONS


13. The Council’s Supplementary Planning Document ‘Developer Contributions towards Public Highway and Public Transport Schemes’ seeks financial contributions to fund improvements to the highway network and public transport services within the Borough.  This document is only applied to schemes which include either ten or more residential units, 1000 sqm or more of internal commercial gross floor area (GFA) or 2500sqm or more of internal community GFA.  As the proposal only includes four residential units and 300sqm of internal commercial GFA, the SPD is not applied to the proposal.

14. Proposals OSR3, OSR4 and OSR9 of the Revised Trafford UDP and the Council’s Adopted SPG ‘Informal/Children’s Playing  Space and Outdoor Sports Facilities Provision and Commuted Sums’ seek the provision of on-site play facilities for all new residential developments within areas of deficiency.  The application site is not situated in an area of deficiency and the development would not result in an increase in residential units within the Borough, a contribution is therefore not sought in this respect.  

15. The Council’s Supplementary Planning Guidance ‘Developer Contributions towards Red Rose Forest’ was adopted in September 2004 and seeks to further the establishment of the Red Rose Community Forest. However, as the proposal would not result in additional residential units and therefore a financial contribution towards off-site tree planting is not sought in this respect.

CONCLUSION


16. The replacement of the existing four commercial units (three shops and one hot food takeaway) and four residential flats on the site with four commercial units of the same uses and four residential flats is considered to be acceptable.  The replacement of the existing neglected building with a new building would enhance the appearance of this part of Moss Lane West and enhance the Brooks Bar Neighbourhood Shopping Centre.  It is considered that the design, massing and scale of the building is acceptable and would not unduly impact on the surrounding residents.  It is also considered that the creation of a vehicular access to the rear of the site onto Augustus Way would not adversely impact on highway safety.  The proposal is thus considered to comply with all relevant Policies and Proposals in the Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance.  The application is therefore recommended for approval.

RECOMMENDATION: GRANT subject to the following conditions:-


1. Standard


2. Materials


3. List of Approved Plans including Amended Plans


4. For the avoidance of doubt units 3,5 and 7 shall only be used for those uses falling within Use Class A1 (Shops) and Unit 9 shall be used for uses falling within Use Class A5 (Hot Food Takeaway) of the Town and Country Planning (Use Classes) Order 1987 (as amended).

5. Landscaping 


6. Colour of railings to be submitted and agreed in writing


7. Contaminated Land


8. Refuse storage to be in accordance with approved plans


9. Provision and retention of car parking spaces


10. Provision and retention of cycle parking provision


11. Submission of porous material for hard standing


12. Opening hours of the A5 unit 12:00 noon to 23:30 on Mondays to Saturdays and 12:00 noon to 22:00 on Sundays.


13. The retail units hereby approved shall be retained as four separate units and shall not be amalgamated.


14. The servicing of the retails units hereby approved shall be carried out from the front on Moss Lane West and not from the rear on August Way at any time.


15. Details of the lighting of the car park to be submitted and approved in writing


16. Fenestration details including the depth of reveals, heads and cills.


17. Notwithstanding submitted details, full details of shops fronts including signage board to be submitted and approved in writing


18. Details of security shutters to the front elevation of the building to be submitted and approved in writing.

19. Details of extraction flue to be submitted and approved in writing.
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PLANNING DEVELOPMENT CONTROL COMMITTEE – 8th APRIL 2010 

REPORT OF THE CHIEF PLANNING OFFICER 


APPLICATIONS FOR PERMISSION TO DEVELOP, ETC. 


PURPOSE


To consider applications for planning permission and related matters to be determined by the Committee. 


RECOMMENDATIONS


As set out in the individual reports attached. 


FINANCIAL IMPLICATIONS


None unless specified in an individual report. 


STAFFING IMPLICATIONS


None unless specified in an individual report. 


PROPERTY IMPLICATIONS


None unless specified in an individual report. 


Dr. Gary Pickering


Further information from: Simon Castle


Deputy Chief Executive


Chief Planning Officer


Proper Officer for the purposes of the L.G.A. 1972, s.100D (Background papers): Chief Planning Officer 


Background Papers: 


In preparing the reports on this agenda the following documents have been used: 


1.
The Revised Trafford Unitary Development Plan (2006). 


2.
Supplementary Planning Guidance documents specifically referred to in the reports. 


3.
Government advice (Planning Policy Guidance Notes, Circulars, Regional Planning Guidance, etc.). 


4.
The application file (as per the number at the head of each report). 


5.
The forms, plans, committee reports and decisions as appropriate for the historic applications specifically referred to in the reports. 


6.
Any additional information specifically referred to in each report. 


These Background Documents are available for inspection at Planning and Building Control, Waterside House, Sale Waterside, Sale, M33 7ZF 


TRAFFORD METROPOLITAN BOROUGH COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE - 8th April 2010 


Report of the Chief Planning Officer


INDEX OF APPLICATIONS FOR PERMISSION TO DEVELOPMENT etc. PLACED ON THE AGENDA FOR DECISION BY THE COMMITTEE


		Applications for Planning Permission 



		Application

		Site Address/Location of Development

		Ward

		Page

		Recommendation



		70223

		41 Manchester Road Altrincham WA14 4RQ 

		Altrincham

		1

		Minded to Grant



		74555

		41 Manchester Road Altrincham WA14 4RQ

		Altrincham

		11

		Minded to Grant



		71016

		Land adjacent 15 Urban Road Altrincham WA15 8HT

		Altrincham

		25

		Minded to Grant



		74409

		7 Acacia Drive Hale WA15 8QZ

		Hale Central

		35

		Grant



		74438

		85 Broad Road Sale M33 2EU

		Priory

		41

		Minded to Grant



		74357

		300-302 Stretford Road Urmston M41 9WJ

		Urmston

		56

		Minded to Grant



		74477

		251 Seymour Grove Old Trafford M16 0DS

		Clifford

		67

		Grant



		74517

		Windswood 4 Park Road Bowdon WA14 3JF

		Bowdon

		72

		Refuse



		74561

		Land between 3 and 7 Millway Hale Barns WA15 0AE

		Hale Barns

		86

		Minded to Grant



		74581

		Former RAF Club Oakfield Sale M33 6NB

		Ashton – on – Mersey

		95

		Minded to Grant



		74624

		Flixton House Flixton Road Flixton M41 5GL 

		Flixton

		108

		Minded to Grant



		74670

		16 Graysands Road Hale WA15 8SB 

		Hale Central

		114

		Refuse



		74680

		76 Audley Avenue Stretford M32 9TG 

		Gorse Hill

		119

		Grant



		74449

		3-9 Moss Lane West Old Trafford M15 5PQ

		Clifford

		125

		Grant



		

		

		

		

		



		

		

		

		

		





Note: This index is correct at the time of printing, but additional applications may be placed before the Committee for decision.
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		WARD: Altrincham

		H/70223




		DEPARTURE: No





		ERECTION OF TWO SEMI-DETACHED DWELLINGS WITH CAR PORT TO REAR, DETACHED DOUBLE GARAGE TO REAR OF NO.41 AND ALTERATIONS TO EXISTING VEHICULAR ACCESS.





		41 Manchester Road, Altrincham






		APPLICANT:  Mr C. Holt






		AGENT: Emery Planning Partnership






		RECOMMENDATION: MINDED TO GRANT
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The application has been referred to the Committee as it seeks to vary the terms of a Section 106 Agreement previously approved by the Committee. Otherwise the application is the same as previously considered by Committee which Members were minded to grant, subject to conditions and a Section 106 Agreement.


SITE


The application site is located on the west side of Manchester Road to the north of Altrincham town centre. It comprises a large, 3-storey Victorian detached dwelling and its curtilage which includes a detached garage and a substantial garden to the side and rear. There is an existing vehicular access onto Manchester Road in the south east corner of the site. 

To the west of the site is the Altrincham Fire and Ambulance Station and to the north is a private access road to the Fire and Ambulance Station. Beyond this access road is a relatively modern residential development (Newby Drive). To the south and west are residential properties of varying size and age. The area is predominantly residential in character although there are a number of non-residential uses nearby, including the Fire and Ambulance Station to the rear and various commercial uses on the opposite side of Manchester Road.


The site is well screened by mature trees and vegetation along Manchester Road and along its boundary with the access road to the Fire and Ambulance Station. Some of these trees are protected by a Tree Preservation Order.

PROPOSAL


Permission is sought for the erection of two semi-detached dwellings, a six-bay car port, a detached double garage and alterations to the existing vehicular access. The two new dwellings would be erected on the southern side of the existing dwelling on land which currently forms its side garden. The dwellings would be three storey, although the top floor would largely be contained within the roofspace. The existing access from Manchester Road is proposed to be widened and the driveway extended toward the rear of the site where the car port and garage are proposed. The car port would provide three spaces each for the two new dwellings whilst the garage would provide two spaces for no.41. No.41 would also have two uncovered spaces adjacent to the garage.


This application was considered previously at the 13 November 2008 meeting of the Planning Development Control Committee and Members resolved to grant permission, subject to the completion of an appropriate legal agreement and that such legal agreement be entered into to secure:


(i) A contribution to play space or sports facilities of £5,730.37, of which £3,885.63 would be toward open space provision and £1,844.74 toward outdoor sports facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’

(ii) A contribution to tree planting of a maximum of £1,410 in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’.


The applicant has since advised that they are unable to enter into the approved Section 106 Agreement, as the existing dwelling is included within the application site and the mortgagees of the property have refused to enter into the agreement in its drafted form. In order to overcome the problem the applicant has requested that the Red Rose Forest requirement is met entirely on site with the planting of six trees as opposed to there being a financial contribution toward off site planting. A tree plan has been provided showing the provision of six trees on site. 


With regards to the play space/sports facilities requirement the applicant has requested that the legal agreement requires the contribution to be paid in advance of the commencement of development rather than on commencement of development as would normally be the case. This has been discussed with Legal Services and it is proposed that the contribution is paid on the date of the Agreement.


REVISED TRAFFORD UDP


The Adopted Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West, now forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands


ENV14 – Tree and Hedgerow Protection


H1 – Land Release for Development


H4 – Housing Development


D1 – All New Development  


D2 – Vehicle Parking


D3 – Residential Development


RELEVANT PLANNING HISTORY


H/2700 - Erection of a three storey block of 26 aged persons flats. Refused 11/03/76


H/38203 - Change of use from dwellinghouse to guest house (11 guest bedrooms). Alteration of existing vehicular access to Manchester Road and provision of car park for 11 vehicles.  Refused 16/02/94


H/54115 - Erection of 21 apartments in a building with four levels, with 28 car parking spaces and associated landscaping works, following demolition of existing building. 


Refused 02/01/03 and Appeal Dismissed 08/10/03.


H/60703 - Change of use of building from residential (Class C3) to business (Class B1) including creation of car parking area for 16 spaces. Withdrawn 26/11/04


H/OUT/63020 - Outline application for the erection of two detached dwellinghouses on land adjacent to No 41 Manchester Road utilising existing vehicular access from Manchester Road. Refused 27/10/05 and Appeal Dismissed 08/02/06


H/70201 - Erection of single storey side and rear extension.  Demolition of existing single storey side extension and conservatory. Approved 21/10/08


CONSULTATIONS


LHA – No objections

Built Environment (Highways) – No objection. Comment that the widened vehicle crossing will need to be agreed with the LHA.


Built Environment (Drainage) – Informatives to be attached to any permission.


Built Environment (Street Lighting) – No comment


Renewal and Environmental Protection – Comment that the application site is situated on brownfield land and recommend that a condition requiring a contaminated land Phase 1 report (and subsequent investigations, risk assessment and remediation as necessary). 


 

REPRESENTATIONS


Neighbours – One letter received which questions whether it is against the public interest to have access of vehicles onto the fire station road. 

An e-mail from the Station Commander at Altrincham Fire Station stated that the Fire Authority intends to lodge an objection regarding right of access over Fire Authority land, although discussion with the applicant was ongoing at that time. The applicant’s agent and Station Commander have since confirmed that an agreement has been reached whereby there would be no right of access along the private road leading to the fire station.  


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT – RSS SPATIAL/HOUSING POLICY

1. The application proposes the development of two new dwellings and as such would have previously fallen to be considered against the provisions of the Adopted SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’. However, the Proposed Changes to the Regional Spatial Strategy published by the Secretary of State in March 2008 must now carry significant weight in the determination of planning applications, to the extent that they must take precedence both over the policies of the Adopted Regional Spatial Strategy (RPG13 - March 2003) and the interpretation and weight that can be given to the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the Adopted SPG (September 2004). The reasons for this changed position are twofold.

2. Firstly, with regard to new housing provision, the Proposed Changes to the RSS Policy L4 significantly raise the annual average requirement figure for the Borough from a net (excluding clearance replacement) figure of 270 dwellings a year to a figure of 578 dwellings per year – with the requirement now being expressly described as a minimum figure to be achieved rather than a maximum as previously described in the 2003 published RSS.

3. Secondly, the new target requirement set out in the Proposed RSS means that the Council can no longer demonstrate that it has a ten year supply of land committed for new housing development across the Borough and therefore cannot apply the provisions of the SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’, given that it explicitly states in Paragraph 4.1 that the implementation trigger for the SPG is, ‘when the number of new houses granted planning permission for development exceeds ten times the combined demographic need and clearance replacement requirements of RPG13’.

4. Arising from the above, therefore, the principal relevant RSS policies that must now be applied to this application are the Proposed Policies RDF1, MCR1, MCR3 and L4.

5. Proposed Policy RDF1 identifies 3 broad priorities for growth across the region – the first being the Regional Centres of Manchester and Liverpool, the second being the inner areas surrounding these centres, with emphasis placed on areas in need of regeneration and the third being the centres and inner areas of a number of important towns and cities (including Altrincham). In relation to the third priority areas for growth, the Policy states that: -

“As far as possible growth should be focused in their centres and inner areas but development elsewhere may be acceptable if it satisfies other policies, notably DP1 to 9. Emphasis should be placed on areas in need of regeneration (particularly the Housing Market Renewal areas).”


6.
Proposed Policies L4, MCR1 and MCR3 identify the detailed priorities for growth in the Regional Centre and Inner Areas of the southern part of the Manchester City Region.


Proposed Policies MCR1 and MCR3 refer to the Plans and Strategies to be applied respectively across the Manchester City Region and the southern part of the City Region.


7.
Proposed Policy MCR1 indicates that as a priority plans and strategies should support interventions to achieve a significant improvement in the economic performance of the whole city region. Specifically in relation to housing it proposes that high quality development in public transport accessible locations with strong economic prospects should be encouraged to meet the needs of existing residents and attract and retain new population so that a significant increase in the resident population can be secured.


8.
Proposed Policy MCR3 refers to the Plans and Strategies to be applied across the southern part of the Manchester city region – the area the application site clearly lies within. Within this area the spatial development priorities expressly spelled out in the policy in relation to new residential development are: -


“To support local regeneration strategies and meet identified local needs (particularly for affordable housing), in sustainable locations which are well served by public transport.”


9.
Proposed Policy L4 seeks to monitor and manage the availability of housing land identified in Plans and Strategies and through development control decisions on proposals and schemes. The accompanying text amplifies this position by stating the following: -


“Except in that part of Trafford lying within or adjacent to the Regional Centre, continued careful monitoring and management of housing provision will be necessary to ensure that new housing development does not result in an adverse cumulative impact on local and neighbouring housing markets. Provision should focus on meeting local and affordable housing needs, and any general market housing (in sustainable locations which are well served by public transport) should support agreed local regeneration strategies.”


10.
The application proposal as described by the applicant is a wholly general market housing development proposal. As a wholly general market housing proposal it falls to be considered against the Proposed Policy L4 criteria: -


(a) Whether or not the proposal supports a local regeneration strategy;


(b) Whether or not the proposal is located in a sustainable location, and,


(c) Whether or not the proposal is in a location that is well served by public transport.


In terms of criteria (b) and (c) the proposal can be agreed to be acceptable as it proposes the reuse of previously developed brown-field land and the site is in a location that is well served by public transport.


In terms of criteria (a), however, the merits of the proposal are very much less than clear given its relatively distant location (some 700 meters) from the edge of the Altrincham Town Centre Priority Regeneration Area.


Conclusion


11.
The strategic spatial planning imperative set out within the Proposed Changes to RSS instructs the Council to manage development within Trafford to support growth firstly within the Regional Centre, secondly in the inner areas surrounding the Regional Centre and thirdly elsewhere in the Borough to support growth in the centre and inner areas of Altrincham and other areas in need of regeneration and to meet affordable housing needs.


Whilst the proposal is not strictly in accordance with the development focus set in Proposed RSS Policy L4, the development is small in scale and proposes the development of new family housing accommodation. At this point in time (effectively at the commencement of a new planning policy regime) it is not considered that it would be possible to demonstrate from the available land supply and housing market monitoring information that the proposal would have an adverse impact on local and neighbouring housing markets and in consequence that harm to the RSS strategy would arise from this development. This position of course will need to be kept under review and the effects of further development proposals assessed to determine their impact upon the land supply and housing market position to meet the development monitoring and management requirements of RSS Policy L4.


PRINCIPLE OF DEVELOPMENT – PPS3


12.
One of the key objectives set out in PPS3 is the priority on re-using previously developed land within urban areas in preference to the development of greenfield sites. Previously developed land is defined in PPS3 and includes land forming the curtilage of existing development (therefore gardens to existing residential properties constitute previously developed land). The redevelopment of a site within the urban area for housing is therefore acceptable in principle and in accordance with PPS3 and the principles of sustainable development, subject to compliance with the Council’s policies relating to the impact of the development on the character of the area, neighbouring properties and highway safety.  


13.
In the 2006 appeal which considered an outline application for two dwellings on the site the Inspector commented that ‘I am satisfied that in principle the site is suitable and appropriately located for hosing development and that it accords with the relevant policies of the UDP’. He also concluded that ‘it may be possible to fit two dwellings on the site’


14.
Guidance contained in PPS3 encourages development at 30 to 50 dwellings per hectare to make the best use of previously developed land. The density of the proposed development equates to approximately 14.3 dwellings per hectare. Although this is less than that encouraged in PPS3 it is considered that a greater number of dwellings would be difficult to achieve without causing detriment to either the character of the area, the amenities enjoyed by existing dwellings or highway safety.


SITING, DESIGN AND APPEARANCE


15.
The proposed dwellings would be 13.5m wide in total, leaving gaps of 5.5m to the boundary with no.39 and 2.1m to the new boundary with no.41. The distances between the adjacent buildings would be approximately 10.5m to no.39 and 4.2m to no.41. These distances would be comparable to others in the immediate vicinity and typical of this part of Manchester Road. The proposed dwellings would be positioned on a similar alignment relative to Manchester Road as no.41, which is slightly forward of no.39 and the other buildings to the south. It is considered this siting and space retained around the development would be compatible with the surrounding area. 

16.
In terms of design the proposed dwellings incorporate two storey bays to the front with gabled roofs over, timber windows with cills, string course between ground and first floor and arched heads to the doors.  This detailing is typical of other dwellings in the vicinity, particularly nos. 39 and 41. There is concern that the rear dormer windows are too wide relative to the windows below and the agent has been requested to submit amended plans before the meeting. The height of the new dwellings would be comparable to other buildings in the vicinity and in fact would have lower eaves and ridge heights than the dwellings on either side at no.41 and 39. The dwellings would be constructed in red brick and the roof would have a grey natural slate covering. In terms of their size, design and materials of construction it is considered that the proposed dwellings would have acceptable impact within the streetscene.


17.
The proposed car port, garage and parking/turning areas to the rear of the site would result in a large amount of building and hard area coverage which would significantly alter its present appearance of an open grassed lawn. It is not considered however that this would be unduly detrimental to the character of the area. The rear part of the site would not be prominent from Manchester Road and overall the site would still retain a reasonable amount of greenspace in the form of gardens to the front and rear and trees and shrubs surrounding the site. It is also anticipated that amended plans will be submitted which utilise different materials (ideally permeable) for the parking and turning areas to avoid what would otherwise be a relatively large expanse of tarmac. A further consideration is that the previous application for apartments included a substantial new building and a car park which would have covered a significant proportion of the site area, leaving only a limited area of garden around the building. Although the appeal was dismissed this was solely on the grounds of access, with the Inspector concluding that the development was otherwise acceptable.

IMPACT ON RESIDENTIAL AMENITY


18.
No.39 Manchester Road has a blank elevation facing the application site and therefore the proposed dwellings themselves would not impact on light or outlook from any windows in that dwelling. The proposed driveway would extend alongside the boundary with no.39 for almost the full length of that boundary and therefore the comings and goings of vehicles to and from could lead to disturbance to the occupiers of no.39. However, as no.39 does not have any windows in the side elevation and there is a gap of 5.2m between that dwelling and the boundary, it is not considered the traffic noise associated with three private dwellings would significantly affect living conditions at no.39.


19.
The proposed car parking at the rear of the site may also impact on the dwelling to the rear whose garden backs onto the site. There is however, an effective screen provided by existing trees and shrubs along the rear boundary which is to be retained.  The provision of car ports (instead of uncovered spaces) would also help minimise noise disturbance. The proposed dwellings themselves would retain a distance of between 27.2m and 28.2m to the rear boundary which complies with the Council’s guideline of a minimum 10.5m to be retained between windows to habitable rooms and the site boundary.  This would ensure the view from the upper floor windows in the rear elevation would not be result in loss of privacy to the adjoining rear garden.


20.
The proposed dwellings would also be prominent from no.41 which has a number of side windows at ground floor, first floor and second floor which would be 4.2m from the side gable of the nearest dwelling. These include a ground floor window to a study but as this is a second window to this room it is not considered the loss of light or impact on outlook would be unacceptable to amenity. There are also two second floor windows which serve bedrooms that would be affected in terms of loss of daylight and outlook. However, these windows would be higher than the eaves of the proposed new build and would face the side gable which narrows toward the ridge rather than facing a full width side wall.  This would ensure the impact on daylight and outlook would not be so significant as to be unacceptable. There are no windows proposed in the side gable of the development which would face toward no.41. 


TREES


21.
There are a number of mature trees along the front and northern side boundaries of the site, most of which are protected by a Tree Preservation Order.  The position of the proposed dwellings and the layout of the site are such that these trees would not need to be removed, cut back or otherwise compromised as a result of the development.


VEHICLE ACCESS


22.
The existing access onto Manchester Road is to be widened and altered to provide access for all three dwellings. The use of this access, as amended, by two additional dwellings is considered acceptable in principle by the LHA.


CAR PARKING


23.
The LHA originally advised that 4 spaces per dwelling would be required, having regard to guidance in PPG13 but also having regard to the more recent RSS Partial Review Consultation on Parking Standards carried out in June 2008. This refers to Area Accessibility Categories with different standards for different area types. Taking also into account the need to minimise the extent of hard coverage within the site it has been agreed that 3 spaces each for the two new dwellings and 4 for the existing dwelling would be an acceptable level of provision.


DEVELOPER CONTRIBUTIONS


24.
The SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ applies to all new residential developments resulting in an overall increase in the number of residential units on any site. No play space or sports facilities are to be provided within the proposed development, therefore a contribution to off-site provision will be required to comply with the SPG. Based on the rates set out in the SPG a contribution of £5,730.37 would be required, with £3,885.63 toward open space provision and £1,844.74 toward outdoor sports facilities.


25.
In accordance with the provisions of the SPG ‘Developer Contributions Towards Red Rose Forest’ a development of two additional dwellings would be expected to provide six trees on site. The applicant has confirmed this can be provided and a site plan has been provided showing six trees to be planted within the site. These comprise four trees within the rear gardens of the proposed dwellings (2 x Midland Hawthorn and 2 x Fastigiate Rowan) and two trees adjacent to the rear boundary (Double White Flowering Cherry). All six trees would be heavy standard of 12-14 girth. A condition can be attached requiring this tree planting to be carried out in accordance with the drawing and this would negate the need for a financial contribution toward off site planting as was previously the case.     


RECOMMENDATION

MINDED TO GRANT, subject to:


A. The completion of an appropriate legal agreement and that such legal agreement be entered into to secure:


(i) A contribution to play space or sports facilities of £5,730.37, of which £3,885.63 would be toward open space provision and £1,844.74 toward outdoor sports facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’

B. The following conditions:


1. Standard 3 year time limit


2. Development in accordance with amended plans


3. Samples of materials to be submitted and agreed


4. Landscape scheme, including details of boundary treatment 


5. Minimum 6 no. trees to be planted on site in accordance with drawing no. 05/051/10 in order to meet Red Rose Forest requirement

6. Contamination land Phase 1 report; subsequent investigation, risk assessment and remediation as necessary. 

7. Removal of permitted development rights for extensions, outbuildings, hard surfaces, gates, walls and fences


8. Obscure glazing to first floor window in north elevation


9. Removal of permitted development rights for additional windows at first and second floor in north elevation


RG
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SITE


The application site is located on the west side of Manchester Road to the north of Altrincham town centre. It comprises a large, 3-storey Victorian detached dwelling and its curtilage which includes a detached garage and a substantial garden to the side and rear. There is an existing vehicular access onto Manchester Road in the south east corner of the site. 


To the west of the site is the Altrincham Fire and Ambulance Station and to the north is a private access road to the Fire and Ambulance Station. Beyond this access road is a relatively modern residential development (Newby Drive). To the south and west are residential properties of varying size and age. The area is predominantly residential in character although there are a number of non-residential uses nearby, including the Fire and Ambulance Station to the rear and various commercial uses on the opposite side of Manchester Road.


The site is well screened by mature trees and vegetation along Manchester Road and along its boundary with the access road to the Fire and Ambulance Station. Some of these trees are protected by a Tree Preservation Order.


PROPOSAL


Permission is sought for the erection of two semi-detached dwellings and three terraced dwellings, following demolition of the existing dwelling. The two proposed semi-detached dwellings would be erected on the southern side of the existing dwelling on land currently forming its side garden whilst the three terraced dwellings would be erected in the area where the existing dwelling stands. The dwellings would be three storey, although the top floor would largely be contained within the roofspace. The proposals also include 15 car parking spaces to the rear of the site and alterations to the existing vehicular access. The existing access from Manchester Road is proposed to be widened and the driveway extended toward the rear of the site where the car parking is proposed.

Amended plans have been submitted in response to concerns raised over the number of parking spaces, the parking layout and the rear dormer windows to the dwellings. The plans increase the number of parking spaces from 12 to 15, widen the driveway and replace half of the dormer windows with rooflights.


PRINCIPAL RELEVANT REGIONAL SPATIAL STRATEGY POLICIES


DP1 – Spatial Principles


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP5 – Manage Travel Demand: Reduce the Need to Travel and Increase Accessibility


DP7 – Promote Environmental Quality


RDF1 – Spatial Priorities

L4 – Regional Housing Provision


RT2 – Managing Travel Demand

MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


REVISED TRAFFORD UDP


The Adopted Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West, now forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting


H1 – Land Release for Development


H4 – Housing Development

OSR9 – Open Space in New Housing Development

D1 – All New Development  


D2 – Vehicle Parking


D3 – Residential Development


RELEVANT PLANNING HISTORY


H/2700 - Erection of a three storey block of 26 aged persons flats. Refused 11/03/76


H/38203 - Change of use from dwellinghouse to guest house (11 guest bedrooms). Alteration of existing vehicular access to Manchester Road and provision of car park for 11 vehicles.  Refused 16/02/94


H/54115 - Erection of 21 apartments in a building with four levels, with 28 car parking spaces and associated landscaping works, following demolition of existing building. 


Refused 02/01/03 and Appeal Dismissed 08/10/03.


H/60703 - Change of use of building from residential (Class C3) to business (Class B1) including creation of car parking area for 16 spaces. Withdrawn 26/11/04


H/OUT/63020 - Outline application for the erection of two detached dwellinghouses on land adjacent to No 41 Manchester Road utilising existing vehicular access from Manchester Road. Refused 27/10/05 and Appeal Dismissed 08/02/06


H/70201 - Erection of single storey side and rear extension.  Demolition of existing single storey side extension and conservatory. Approved 21/10/08


H/70223 – Erection of two semi-detached dwellings with car port to rear, detached double garage to rear of no.41 and alterations to existing vehicular access - Minded to grant, subject to a legal agreement which has not yet been completed (this application was considered at Planning Committee on 13/11/08). 


CONSULTATIONS


LHA – Originally commented as follows:

· To meet the Councils standards the provision of 3 parking spaces per dwelling is required for the semi-detached properties and 2 car parking spaces per terraced property, although the terraced standards are based on standard 2 up 2 down properties.  It is considered that the provision of 4 car parking spaces per dwelling would be more appropriate for the numbers of bedrooms proposed. The proposals include 12 car parking spaces for the five dwellings, 2 spaces per dwelling and 2 parking spaces for visitors. Whilst there are no objections in principle to the proposals, the proposals in their current form are not acceptable on highways grounds.


· The two parking spaces located at the private road end of the site have no facility to turn within the site.


· The access road is required to be 4.5m to allow simultaneous access and egress the proposed access width is just 2.9m wide.


· request that the applicant’s attention is drawn to the need to gain further approval from Trafford Councils Streetworks Section for the construction, removal or amendment of a pavement crossing under the provision of section 184 of the Highways Act 1980.


· The applicant must also ensure that adequate drainage facilities or permeable surfacing is used on the area of hard standing to ensure that localised flooding does not result from these proposals.


The plans have since been amended and any further comments will be included in the Additional Information Report.


Pollution and Licensing – Comment that the application site is situated on brownfield land and recommend a condition requiring a contaminated land Phase 1 report, and submission and approval of subsequent investigations, risk assessment and remediation as necessary. 

Built Environment (Highways) – No objection. Comment that the widening of the vehicle crossing will need to be agreed with the LHA.

Built Environment (Drainage) – Informatives to be attached to any approval.


Built Environment (Street Lighting) – No comment


Built Environment (Public Rights of Way) – No comment


Greater Manchester Police (Design for Security) – comment as follows:


· The sides (including gables up to the front building line) and rears of the properties should be defined and enclosed as private space by 2100mm high walls/robust timber fencing (1800mm high between gardens).  The rear boundaries of the properties should be partially visually permeable to provide some surveillance over the car park (e.g. a combination of walls/railings, ensuring that railing panels that are fixed flush with the outer skin of the brickwork below, leaving no steps/gaps that would provide a climbing aid).  Any gates to private space should be lockable from both sides. 

· The rear car park should be for the use of residents only and should not include visitor parking bays.  The car park should be secured with automatic vehicular gates to prevent unauthorised access to where the vehicles and dwellings could be attacked unseen.  The gates themselves should be 2100mm high and operated using a key fob/proximity reader system with no automatic egress (i.e. access control both ‘in’ and ‘out’) so that criminals cannot gain access to the area, attack the vehicles and escape.  They should overlap when closed and should not be capable of being forced open.  There should be no centrally located horizontal bars to aid climbing and the gates should be located away from other climbing aids, such as low walls, street lights etc.  The hinges should also not provide footholds and the gap at the bottom of the gates should be small enough to stop anyone crawling through.  Any communal pedestrian gate to this private space should be self-closing and ‘slam to lock’ (i.e. an automatic deadlocking mortice latch, key operated from both sides), which cannot be left unlocked when shut.


· Lighting should be provided to the communal car park to an adequate and uniform level, so as not to allow any areas of pooling/shadowing.  Lighting should also be provided to the front and rear of the properties, operated by photo-electric cell.


· Where possible, the height of the existing dense vegetation at the front of the site should be reduced and kept to a maximum height of 1000mm and any foliage to trees kept at a height exceeding 2000mm, so as not to create potential hiding places for would-be criminals to exploit or impede natural surveillance of and from the proposed dwellings.


· The comments discussed above refer only to planning matters relevant to this application.  In the event this application is approved and the applicant wishes the development to achieve ‘Secured by Design’ (SBD) accreditation (please see www.securedbydesign.com for more information), I would recommend immediate consultation with this unit to determine the other physical security measures required to achieve the award.


Greater Manchester Ecology Unit – Comment as follows:


· The Bat Assessment was conducted in December 2009, which the author acknowledged is outside the time when activity dawn/emergence surveys can be conducted.  An internal and external inspection of the building was conducted.  No bat roosts or signs of bats were found during the inspection.  However the Assessment concluded that the building did support features suitable for roosting bats. 


· The Assessment recommended that additional surveys are undertaken (2 visits) during summer period June – August, when bats are known to be active.  It is recommended that these further surveys are in the form of two dusk/dawn surveys.  All species of British bat are protected under the Habitats Regulations 1994 and therefore, sufficient information needs to be available at the time of determination to assess the status of the species on the site (PPS 9). If a European Protected Species is present the information provided prior to determination should also include consideration of the impact on the species and the appropriateness of mitigation and the maintenance of the favourable conservation status of the species. This information has therefore not been included with this application. The application should therefore not be determined until the surveys have been undertaken and the results submitted to and agreed in writing by the council.  Without these surveys we consider that the application should be refused due to lack of information on a European Protected Species.

· If bats are found on site under the Habitats Directive and the Conservation (Natural Habitats, &c.) Regulations 1994, which enacts the Directive into the UK, a licence is required from the Natural England to derogate the terms of this legislation.  Before a licence can be granted three tests must be satisfied.  These are:

i) That the development is “in the interest of public health and public safety, or for other imperative reasons of overriding public interest, including those of a social or economic nature and beneficial consequence of primary importance for the environment”;

ii) That there is “no satisfactory alternative”;

iii) That the derogation is “not detrimental to the maintenance of the populations of the species concerned at a favourable conservation status in their natural range”.

In considering planning applications that may affect European Protected Species, Local Planning Authorities are bound by Regulation 3(4) of the Conservation (Natural Habitats, &c.) Regulations to have regard to the Habitats Directive when exercising their function.  Defra Circular 2/2002 gives guidance to local authorities on how these issues should be considered.  All three tests must be satisfied before planning permission is granted on a site.

· Should the subsequent surveys find that a bat roost is impacted by development works, the Planning Authority will need to agree and approve a method statement for the protection of the bat species prior to granting planning permission.  If a European Protected Species (EPS) development licence is required prior to any works commencing, a license can only be applied for once planning permission has been granted.

· Notwithstanding the above comments the development has potential to cause disturbance to breeding birds. The recommendations made in the report relating to breeding birds can be required through conditions.  

REPRESENTATIONS


Neighbours – Two letters received summarised as follows:-


· There should not be an exit or entrance via the Fire Station road as this would not be in the public interest. 

· No. 41 (known as ‘The Fleet’) is a lovely old building.


· Nothing has changed at no. 41 over the years – the fire officer warned of the dangers that too much building on this site could cause trouble for the fire station.

· This part of Broadheath needs to keep as much land free from more building. More trees and shrub planting is what is needed for the wildlife.

Altrincham Ambulance Station - No objections, however are concerned regarding the potential volume of construction traffic should the development go ahead. Question whether the construction traffic will cause obstruction of the access/egress to the Fire/Ambulance Stations for the duration of the development? Vehicles from both stations require free access 24 hours a day from this access road and cannot encounter obstruction at any time.

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT – RSS SPATIAL/HOUSING POLICY


1.
The application proposes the development of five new market sector housing and as such would have previously fallen to be considered against the provisions of the Adopted SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’. However, the Regional Spatial Strategy published by the Secretary of State in September 2008 must now take precedence both over the policies of the Adopted Regional Spatial Strategy (RPG13 - March 2003) and the interpretation and weight that can be given to the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the Adopted SPG (September 2004). The reasons for this changed position are twofold. 

2.
Firstly, with regard to new housing provision, RSS Policy L4 significantly raises the annual average requirement figure for the Borough from a net (excluding clearance replacement) figure of 270 dwellings a year to a figure of 578 dwellings per year – with the requirement now being expressly described as a minimum figure to be achieved rather than a maximum as previously described in the 2003 published RPG.


3.
Secondly, the new target requirement set out in the RSS means that the Council can no longer demonstrate that it has a ten year supply of land committed for new housing development across the Borough and therefore cannot apply the provisions of the SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’, given that it explicitly states in Paragraph 4.1 that the implementation trigger for the SPG is, ‘when the number of new houses granted planning permission for development exceeds ten times the combined demographic need and clearance replacement requirements of RPG13’.


4.
Arising from the above, the relevant policies from the Regional Spatial Strategy that can now be applied to this proposal are as follows:

DP4 – Make the Best Use of Existing Resources and Infrastructure


RDF1 – Spatial Priorities


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


5.
Policy DP4 states that priority should be given to developments in locations consistent with the regional and sub-regional spatial frameworks set out in the document and sub-regional policies. This requires development to build upon existing concentrations of activities and infrastructure and not require major new investment in infrastructure. Development should accord with a sequential approach where existing buildings and previously developed land within settlements are used first. Sustainable construction and efficiency in resource use should be promoted.

6.
Policy RDF1 identifies 3 priorities for growth. The first priority for growth should be the Regional Centres of Manchester and Liverpool. The second priority should be the Inner Areas surrounding these centres, with emphasis placed on areas in need of regeneration. The third priority is the centres and inner areas of a number of important towns and cities, which includes Altrincham. In relation to the third priority areas for growth, the Policy states that: - ‘As far as possible growth should be focused in their centres and inner areas but development elsewhere may be acceptable if it satisfies other policies, notably DP1 to 9. Emphasis should be placed on areas in need of regeneration (particularly the Housing Market Renewal areas)’

7.
The application proposal is for general market housing development which falls outside the priority areas described in the paragraph above. As a wholly general market housing proposal in this area it falls to be considered against the RSS criteria (set out in Policy L4 and Policy MCR3): -


(a) Whether or not the proposal supports a local regeneration strategy and/or meets an identified local need;


(b) Whether or not the proposal is located in a sustainable location, and,


(c) Whether or not the proposal is in a location that is well served by public transport.


8.
In terms of criteria (b) the proposal can be agreed to be acceptable as the site is previously developed land and is not greenfield land. It is considered to be within a sustainable location given its proximity to Altrincham Town Centre where comprehensive services and facilities are available. 

9.
In terms of criteria (c) the site is considered to be well served by public transport as there are bus stops on Manchester Road within walking distance of the site with regular services to and from Manchester, Altrincham and various other routes. The nearest Metrolink station is Navigation Road which is some 0.6km to the east of the application site and the Altrincham Transport Interchange is some 0.85km to the south east.  Furthermore, the site it is classified as a ‘most accessible’ area in the Council’s SPD1 ‘Developer Contributions to Highway and Public Transport Schemes’.

10.
In relation to criteria (a), however, the merit of the proposal as a development supportive of a local regeneration strategy is less clear given the location is not within the Altrincham Town Centre Priority Regeneration Area.


11.
The strategic spatial planning imperative set out within the new RSS instructs the Council to manage development within Trafford to support growth firstly within the Regional Centre, secondly in the inner areas surrounding the Regional Centre and thirdly elsewhere in the Borough to support growth in the centre and inner areas of Altrincham and other areas in need of regeneration and to meet affordable housing needs.

12.
Whilst the proposal does not strictly align with the development focus set out in RSS Policies L4 and MCR3 it is modest in scale and cannot be said to conflict with the development focus set by these Policies (the application site being located within the southern part of the city region as defined in the LDF Core Strategy Preferred Options consultation document of July 2008).

13.
At this point in time (effectively at the commencement of a new planning policy regime) it is considered that it would not be possible to demonstrate from the available land supply and housing market monitoring information that the proposal would have an adverse impact on local and neighbouring housing markets and in consequence that harm to the RSS strategy would arise from this development. This position of course will need to be kept under review and the effects of further development proposals assessed to determine their impact upon the land supply and housing market position to meet the development monitoring and management requirements of RSS Policy L4.

14.
As such it is considered that in principle the proposed residential development of the site for five dwellings is acceptable. 

PRINCIPLE OF DEVELOPMENT – PPS3


15.
One of the key objectives set out in PPS3 is the priority on re-using previously developed land within urban areas in preference to the development of greenfield sites. Previously developed land is defined in PPS3 and includes land forming the curtilage of existing development (therefore gardens to existing residential properties constitute previously developed land). The redevelopment of a site within the urban area for housing is therefore acceptable in principle and in accordance with PPS3 and the principles of sustainable development, subject to compliance with the Council’s policies relating to the impact of the development on the character of the area, neighbouring properties and highway safety.  


16.
Guidance contained in PPS3 encourages development at 30 to 50 dwellings per hectare to make the best use of previously developed land. The density of the proposed development equates to approximately 24 dwellings per hectare. Although this is less than that encouraged in PPS3 it is considered that a greater number of dwellings would be difficult to achieve without causing detriment to either the character of the area, the amenities enjoyed by existing dwellings or highway safety.


PRINCIPLE OF DEVELOPMENT – DEMOLITION OF EXISTING BUILDING


17.
The existing dwelling is an attractive Victorian dwelling set in large grounds, built sometime between 1875 and 1910. It is of brick construction with gabled slate roofs and distinctive brick chimneys and turret bay to the front corner. It occupies a prominent position at the junction of Manchester Road and Barrington Road and is one of the older properties in this part of Altrincham, contributing positively to the character of the area. It is considered regrettable that the building is proposed for demolition and not retained and included within the redevelopment of the site. However, it is acknowledged that the building is not listed and is not within a Conservation Area and ultimately it is not considered to be of such architectural or historic interest that its demolition could reasonably be resisted.

SITING, DESIGN AND APPEARANCE


18.
The proposal includes a pair of semi-detached dwellings and three terraced dwellings. The dwellings would provide accommodation on three floors, however as the second floor is largely within the roofspace, the elevation to Manchester Road has a two storey appearance. This section of Manchester Road contains a variety of building sizes and styles, including a detached three storey dwelling and two storey semi-detached dwellings to the south of the site and two storey terraced and semi-detached dwellings to the north. On the opposite side of the road there are large semi-detached dwellings. In this context it is considered that semi-detached and terraced housing of the size proposed is acceptable for the site.


19.
The proposed semi-detached dwellings would be positioned on the southern side of the existing dwelling on land currently forming its side garden whilst the terraced dwellings would be erected on land currently occupied by the dwelling. The semi-detached dwellings would retain a gap of 5.5m to the boundary with no. 39 at their front corner and approximately 10m would be retained to the side elevation of no.39. The terraced dwellings would retain 5m to the side boundary with the access road to the Fire and Ambulance Station and there would be a gap of 1.5m between the two buildings. The total amount of space retained around and between the two sets of buildings is considered to be comparable to the space between other semi-detached and terraced properties on this part of Manchester Road.

20.
In relation to Manchester Road the proposed dwellings would be positioned on a similar alignment as the existing dwelling, which is slightly forward of no.39 and other buildings to the south and forward of the terraced dwellings to the north. They would be set back some 10m from the front boundary, with the intervening area retained as grass and the existing mature trees and stone wall to the frontage retained. 

21.
The height of the proposed dwellings would be lower than the existing dwelling and would have lower eaves and ridge heights than the adjacent dwelling at no. 39. It would be taller than the terraced dwellings to the north of the site, however given the intervening access road on this side its height relative to the terraced dwellings would not result in harm to the street scene.  In terms of their height and overall massing, the proposed dwellings are generally reflective of the scale of other buildings in the vicinity.


22.
In terms of design the proposed dwellings incorporate two storey bays to the front with gabled roofs over, chimneys, timber windows with cills, string course between ground and first floor and arched heads to the doors. This detailing is typical of other dwellings in the vicinity, particularly nos. 39 and the existing building. Materials of construction were originally indicated as rendered brickwork and natural slate for the roofs, however it is since been agreed that a brick finish would be proposed, as this is considered more appropriate for the development and this location. In terms of their size, design and materials of construction it is considered that the proposed dwellings would have acceptable impact within the street scene.

23.
The proposed car parking and access road to the rear of the site would result in a large amount of hard area coverage which would significantly alter its present appearance of an open grassed lawn. It is not considered however, that this would be unduly detrimental to the character of the area. The rear part of the site would not be prominent from Manchester Road and overall the site would still retain a reasonable amount of greenspace in the form of grassed areas and trees to the front and northern side, 9.8m long rear gardens to each property as well as trees and shrubs along all the site boundaries. The driveway, parking and turning areas as indicated would result in a relatively large expanse of tarmac within the site and it is considered that the use of alternative materials for all or part of these areas would be more appropriate in visual amenity terms as well as allow permeable materials to be used. This can be included within a landscaping condition attached to any permission.  A further consideration is that the previous application for apartments included a substantial new building and a car park which would have covered a significant proportion of the site area, leaving only a limited area of garden around the building. Although the appeal was dismissed this was solely on the grounds of access, with the Inspector concluding that the development was otherwise acceptable.


24.
As the site occupies a prominent position adjacent to the A56, the guidance contained within the SPD ‘A56 Corridor Development Guidelines’ is relevant to the proposal.  This sets out how the Council will enable improvements and reduce congestion along this important subregional transportation corridor, and seek to reflect the historic identities and diversity of the settlements it connects. In terms of views and vistas the proposal would be set back 10m from the front boundary which is consistent with other buildings on this side of the road and views from north-south and south-north would be primarily of the mature trees to the site frontage and the side elevations of the dwellings at each end. In terms of scale and massing the development reflects that of other development along the A56, which the SPG notes is about three storeys, reflecting its historic growth in the late 19th and early 20th century and the residential nature of much of the development along it. It is of a smaller scale and mass than recent commercial development as required by the SPG, and fits within the context of the historic character and form of buildings along the route. 

25.
The development also complies with the following guidelines for street frontages as set out in the SPG:-

- the buildings contribute to a common building line, closely related and parallel to the back of the pavement;

- the primary pedestrian access to the building is directly from the pavement on the A56;

- vehicular access is taken from an existing access point and does not create any new access points directly from the A56; 

- surface car parking is located to the rear of a building, away from the A56 frontage;

- the extent of private space around the buildings would be clearly defined by walls, landscaping, etc;

- the original stone boundary wall at the back of pavement is to be retained.

IMPACT ON RESIDENTIAL AMENITY


26.
No. 39 Manchester Road has a blank elevation facing the application site and therefore the proposed dwellings themselves would not impact on light or outlook from any windows in that dwelling. The proposed driveway would extend alongside the boundary with no.39 for almost the full length of that boundary and therefore the comings and goings of vehicles to and from the development could lead to disturbance to the occupiers of no.39. However, as no.39 does not have any windows in the side elevation and there is a gap of 5.2m between that dwelling and the boundary, it is not considered the traffic noise associated with the development would significantly affect living conditions at no.39. The existing hedge along the length of this boundary would also effectively screen the driveway from no. 39.

27.
The proposed car parking at the rear of the site may also impact on the dwelling to the rear whose garden backs onto the site (no. 30 Lansdowne Road). However, there would be a gap of 2m to 3m width between the parking spaces and the boundary and within this gap there is an effective screen provided by existing trees and shrubs which are to be retained.  

28.
The Council’s Guidelines for new residential development require a minimum 10.5m to rear garden boundaries from main windows in order to ensure private rear garden areas are not closely overlooked and 24m between major facing windows where the dwellings are three storeys. In this case the proposed dwellings would retain a distance of between 22m and 23.7m to the rear boundary at ground floor and between 25.5m and 27.5m from the two storey part of the dwellings to the boundary. The distance to the existing dwellings to the rear from the two storey part of the proposed dwellings would be approximately 38m at its closest.  These distances comply comfortably with the above guidelines and ensure there would be no unacceptable loss of privacy to the dwellings behind the site.

IMPACT ON TREES


29.
There are a number of mature trees within the site, particularly along the front and northern side boundaries of the site, most of which are protected by a Tree Preservation Order.  A tree survey and assessment has been submitted with the application and considered by the Council’s Tree Officer. It is noted that the larger of the two proposed units sits approximately on the footprint of the existing house, and the protected Silver Birch trees which used to stand to the south of the existing house were felled some years ago due to their moribund state. For these reasons it is considered the proposal should not have any significant negative impact upon the trees within the site that are worthy of retention. It is recommended that conditions requiring a Tree Protection Scheme and a Landscaping Scheme are attached to any planning permission.

VEHICLE ACCESS


30.
The existing access onto Manchester Road is positioned to the south east corner of the site and is to be widened and altered to provide access for all five dwellings. The use of this access is considered acceptable in principle by the LHA, though concern has been raised over the width of the access and lack of turning provision within the site for two of the parking spaces.  The plans have since been amended and any further comments will be included in the Additional Information Report.


An existing side access onto the Ambulance Station access road is to be permanently closed off with a wall and fence to match the existing.


CAR PARKING


31.
The proposed parking layout to the rear of the dwellings provides for 15 car parking spaces (an increase from 12 spaces in response to the comments of the LHA). This level of provision is considered acceptable having regard to advice within PPG13 on car parking and also taking into account the need to minimise the extent of hard coverage within the site.


IMPACT ON BATS


32.
A bat investigation was carried out in December 2009 and found no signs of bats, although it is considered there are features present which bats sometimes use for roosting. It states the likelihood for bats to be roosting in the building is considered to be medium. Further dusk surveys are recommended during the summer period. 


33.
The Greater Manchester Ecology Unit have been consulted and comment that the application should not be determined until further bat surveys have been undertaken and the results submitted to and agreed in writing by the Council.  Without these surveys the application should not be determined or refused due to lack of information on a European Protected Species. These comments are provided in full in the Consultations section of this report. This matter is still under discussion and an update will be included in the Additional Information Report, however it is anticipated that a condition could be attached to any permission requiring further surveys to be carried out and considered prior to demolition of the existing building.

DEVELOPER CONTRIBUTIONS


34.
The SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ applies to all new residential developments resulting in an overall increase in the number of residential units on any site. No play space or sports facilities are to be provided within the proposed development, therefore a contribution to off-site provision will be required to comply with the SPG. Based on the rates set out in the SPG, and taking into account that the net increase is four dwellings, a contribution of £11,460.73 would be required, with £7,771.26 toward open space provision and £3,689.47 toward outdoor sports facilities.


35.
In accordance with the provisions of the SPG ‘Developer Contributions Towards Red Rose Forest’ a development with a net increase of four dwellings would be expected to provide 12 trees on site. Whilst there is scope for some additional tree planting on site, the existing tree coverage and layout of the development are such that the full requirement may not be provided on-site, therefore it would be appropriate to secure a financial contribution toward tree planting off-site. The SPG sets out a requirement of £235 per tree which would generate a total contribution of £2,820, less £235 per tree that is provided on site.     


RECOMMENDATION

MINDED TO GRANT, subject to:


A. The completion of an appropriate legal agreement and that such legal agreement be entered into to secure:


(i) A contribution to play space or sports facilities of £11,460.73, of which £7.771.26 would be toward open space provision and £3,689.47 toward outdoor sports facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’

(ii) A contribution to tree planting of a maximum of £2,820 in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’.


B. The following conditions:


10. Standard 3 year time limit

11. List of Approved Plans

12. Notwithstanding the details submitted, no development shall take place until samples of the materials to be used in the construction of the external surfaces of the building (including rainwater goods and joinery details of windows and doors) hereby permitted have been submitted to and approved in writing by the Local Planning Authority. Development shall be carried out in accordance with the approved details.


13. Notwithstanding the details submitted to date, no development shall take place until detailed drawings of the windows to a scale of 1:20 have been submitted to and approved in writing by the Local Planning Authority. All windows shall be constructed in timber and shall be set back and reveal 100mm from the front face of the adjoining wall unless otherwise agreed in writing with the Local Planning Authority. Development shall be carried out in accordance with the approved details.


14. Tree Protection Scheme


15. Landscape scheme, including details of surfacing materials and boundary treatment 

16. Contamination land Phase 1 report and, if necessary, further investigation, risk assessment and remediation. 

17. Removal of permitted development rights for extensions, outbuildings, hard surfaces, gates, walls and fences


RG
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SITE 


The application site is a vacant plot between an area of informal open space with children’s play area beyond, lying to the east (side), the Blessed Thomas Holford Secondary School to the north (rear), single storey properties along Urban Road to the west (side) and 2 no. storey properties opposite to the south (front).


There is a track/footpath running along the eastern boundary to the site, separating the site from the informal open space.  The site is within 1km of Altrincham Town Centre.


PROPOSAL


The application involves the erection of a pair of two-storey semi-detached residential properties with additional living accommodation within the roofspace.  There is outline planning permission for use of the site for residential purposes (H/LPA/OUT/65042) although the time to submit a reserved matters application has expired.  The site is currently a vacant plot, although it appears a detached dwelling previously stood on the site. 


This application has been heard previously by the Planning Development Control Committee at the meeting on 10th September 2009.  Members resolved to grant the application subject to the completion of a section 106 Legal Agreement.  No Legal Agreement has been signed to date and the applicant is now seeking an amendment to the previous scheme put before the Committee.  The amendment consists of a two storey side extension to the west of the most westerly of the pair of semi-detached properties, to provide a garage and study at ground floor level, a bedroom at first floor level and the reconfiguration of the internal space at first floor level to facilitate access to the new bedroom and the provision of an additional en-suite.

The application is again assessed in its entirety with specific reference to the amended aspects of the scheme where relevant.

REGIONAL SPATIAL STRATEGY FOR THE NORTH WEST


PRINCIPAL RELEVANT REGIONAL SPATIAL STRATEGY POLICIES


RDF1 – Spatial Priorities


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West, now forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands


ENV16 – Tree Planting


H1 – Land Release for Development


H2 – Location and Phasing of New Housing Development


H4 – Release of Other Land for Development


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential development


RELEVANT PLANNING HISTORY

H/LPA/65042: Outline application for residential development of the site. APPROVED with conditions, Sept 2006.


H/68003: Erection of terrace of 3 no. two storey townhouses with additional living accommodation in the roofspace; associated car parking. WITHDRAWN. Nov 2007.


H/69685: Erection of terrace of 3 no. two storey townhouses with additional living accommodation in the roofspace of two dwellings; associated car parking. WITHDRAWN. Aug 2008.

As described above, this application has been heard previously by the Planning Development Control Committee at the meeting on 10th September 2009.  Members resolved to grant the application subject to the completion of a section 106 Legal Agreement.  No Legal Agreement has been signed to date and the applicant is now seeking an amendment to the previous scheme put before the Committee.  

APPLICANT’S SUBMISSION 


A Design and Access Statement was submitted with the application.  Reference to relevant parts of the above will be referred to in the Observations section of this report where necessary.


Additionally, a letter addressing s106 financial contributions was received on 16th July 2009.  This letter and attachments set out reasons that the applicant feels the imposition of financial contributions would render the scheme even more unviable than it is currently.


The applicant has submitted a valuation from a local estate agent of the properties when built and has also submitted information (unsubstantiated) regarding the cost of the plot of land and build costs for the development.  The sums demonstrate that the project in its current form would make a loss of £18,170 if sold at the estimated price.  This loss is prior to financial contributions being imposed.

The applicant argues that the s106 contributions would mean the site would remain undeveloped for the foreseeable future, which would not be in the interest of sustainability or the amenities of the area.

CONSULTATIONS


LHA – The proposals are for a pair of four bedroom semi-detached dwellings.  To meet Council car parking standards, 3 no. off-street parking spaces should be made, however, the LHA is willing to accept the provision of 2 no. spaces per dwelling.  

However, the applicant’s attention should be drawn to the need to gain further approval from Trafford Councils Streetworks Section for the construction, removal or amendment of a pavement crossing under the provision of section 184 of the Highways Act 1980.


The applicant must also ensure that adequate drainage facilities or permeable surfacing is used on the area of hard standing to ensure that localised flooding does not result from these proposals.


Built Environment (Drainage) – Recommended informatives to be attached to any planning permission.


Built Environment (Highways) – No objection.  New vehicle crossings to be agreed with the LHA.


Strategic Planning and Developments – 


See below in the observations section.  General comments incorporated.


Environmental Protection (Pollution and Licensing) – The application site is brownfield land and as such standard Contaminated Land Condition CLC1 and Note NCLC1 should be attached to any permission.


REPRESENTATIONS


None


OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT 

1. The applicant submitted a Planning Policy statement with their application and their submission is accepted in principle as detailed below.


2. The application proposes the development of 2 no. new dwellings and as such would have previously fallen to be considered against the provisions of the Adopted SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’. However, the Regional Spatial Strategy published by the Secretary of State in September 2008 must now take precedence both over the policies of the Adopted Regional Spatial Strategy (RPG13 - March 2003) and the interpretation and weight that can be given to the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the Adopted SPG (September 2004). The reasons for this changed position are twofold. 


3. Firstly, with regard to new housing provision, the Proposed Changes to the RSS Policy L4 significantly raise the annual average requirement figure for the Borough from a net (excluding clearance replacement) figure of 270 dwellings a year to a figure of 578 dwellings per year – with the requirement now being expressly described as a minimum figure to be achieved rather than a maximum as previously described in the 2003 published RSS.


4. Secondly, the new target requirement set out in the Proposed RSS means that the Council can no longer demonstrate that it has a ten year supply of land committed for new housing development across the Borough and therefore cannot apply the provisions of the SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’, given that it explicitly states in Paragraph 4.1 that the implementation trigger for the SPG is, ‘when the number of new houses granted planning permission for development exceeds ten times the combined demographic need and clearance replacement requirements of RPG13’.


5. Arising from the above, therefore, the principal relevant RSS policies that must now be applied to this application are the Proposed Policies RDF1, MCR1, MCR3 and L4.


6. Proposed Policy RDF1 identifies 3 broad priorities for growth across the region – the first being the Regional Centres of Manchester and Liverpool, the second being the inner areas surrounding these centres, with emphasis placed on areas in need of regeneration and the third being the centres and inner areas of a number of important towns and cities (including Altrincham).  In relation to the third priority areas for growth, such as Altrincham, the Policy states that: -


“As far as possible growth should be focused in their centres and inner areas but development elsewhere may be acceptable if it satisfies other policies, notably DP1 to 9. Emphasis should be placed on areas in need of regeneration (particularly the Housing Market Renewal areas).”


7. Proposed Policy MCR1 indicates that as a priority plans and strategies should support interventions to achieve a significant improvement in the economic performance of the whole city region. Specifically in relation to housing it proposes that high quality development in public transport accessible locations with strong economic prospects should be encouraged to meet the needs of existing residents and attract and retain new population so that a significant increase in the resident population can be secured.


8. Proposed Policy MCR3 refers to the Plans and Strategies to be applied across the southern part of the Manchester city region – the area the application site clearly lies within. Within this area the spatial development priorities expressly spelled out in the policy in relation to new residential development are: -


“To support local regeneration strategies and meet identified local needs (particularly for affordable housing), in sustainable locations which are well served by public transport.”


9. Proposed Policy L4 requires Local Authorities to monitor and manage the availability of housing land identified in Plans and Strategies and through development control decisions on proposals and schemes to ensure that they achieve the housing provision set out for each area by that policy, (578 p.a. for Trafford). The accompanying text gives further guidance on an area basis and states the following: -


“Except in that part of Trafford lying within or adjacent to the Regional Centre, continued careful monitoring and management of housing provision will be necessary to ensure that new housing development does not result in an adverse cumulative impact on local and neighbouring housing markets. Provision should focus on meeting local and affordable housing needs, and support agreed local regeneration strategies.”


10. The application proposal as described by the applicant is a wholly general market housing development proposal. As a wholly general market housing proposal it falls to be considered against the stated focus for Proposed Policy L4: -


(a). Does the proposal supports a local regeneration strategy?;


(b). Is the proposal located in a sustainable location? and,


(c). Is the proposal in a location that is well served by public transport?


11. In terms of (b) it can be agreed that the proposal is located in a sustainable location as it proposes the reuse of previously developed brown-field land.  In terms of (c) the site lies within a “Most Accessible” area, in that it is either within 800metres from a train station/tram stop or within 400m from a quality bus corridor.  In terms of (a), however, the merits of the proposal are very much less than clear given its distant location from the edge of the Altrincham Town Centre Priority Regeneration Area.


12. The strategic spatial planning imperative set out within the Proposed Changes to RSS instructs the Council to manage development within Trafford to support growth firstly within the Regional Centre, secondly in the inner areas surrounding the Regional Centre and thirdly elsewhere in the Borough to support growth in the centre and inner areas of Altrincham and other areas in need of regeneration and to meet affordable housing needs.


13. Whilst the proposal does not strictly align with the development focus set out in Proposed RSS Policy L4, the development is small in scale and proposes the development of new family housing accommodation. At this point in time (effectively at the commencement of a new planning policy regime) therefore it is considered that it would not be possible to demonstrate from the available land supply and housing market monitoring information that the proposal would have an adverse impact on local and neighbouring housing markets and in consequence that harm to the RSS strategy would arise from this development and therefore this application could not be opposed on housing land policy terms. This position of course will need to be kept under review and the effects of further development proposals assessed as they arise to determine their impact upon the land supply and housing market position to meet the development monitoring and management requirements of RSS Policy L4.

14. The existing site is currently vacant former brownfield land that has apparently been previously used for fly-tipping and uncontrolled fire lighting.  Furthermore, outline planning permission for residential development on the site was granted in 2006.  In light of the above, it is considered that appropriate new residential development on the site would be welcome.


DESIGN AND APPEARANCE


15. The design of the properties takes influence from the two storey properties on the opposite side of Urban Road.  The design incorporates a relatively simple pitched roof with an additional front porch feature and front gable over one of the properties.  Although it will stand proud as a two storey building adjacent to a row of single storey properties, it forms the end of the built pattern to the northern side of Urban Road, lies adjacent to open space and has a sufficient separation distance (3.7m reduced from previous 7m due to side extension) from the adjacent single storey property at number 15.  Furthermore, there are two storey properties opposite and on the roads off Urban Road in the vicinity.  As such, it is not considered to form an alien feature within the street scene.


16. The site will accommodate the 2 no. dwellings together with off-street parking and rear garden areas.  The scale of the development is appropriate and the proposed height, although proud of the adjacent single storey properties is acceptable (4.8m to eaves and 8.7m to roof ridge).


17. The levels of hard standing identified are relatively small and are considered acceptable.

Additional Two Storey Side Extension to Previous Scheme


18. The amendment to the previous scheme consists entirely of a two storey side extension to the previous scheme put before the Committee.  The extension will project 3.3m to the side of the semi-detached pair to the Western side and will run the full depth of the properties.  The roof eaves will appear as similar to the two storey semi-detached pair when viewed from the front, with the eaves dropping to single storey level at the rear and a rear dormer window being inserted in the roof space.


19. Although the staggered nature of the roof ridge is not considered to be aesthetically ideal (particularly when set flush with the front of the property), the overall balance of the properties is retained and an appropriate “step down” in levels is achieved between the pair of semi-detached properties and the single storey property adjacent at number 15 Urban Road.  As such, the proposed street scene, and relationship to the adjacent single storey dwelling is considered acceptable.


RESIDENTIAL AMENITY


20. There are no properties with habitable room windows opposite on Urban Road, given the orientation of the properties opposite, which front a side road (Urban Drive).  Equally, there are no properties to the eastern side or to the rear affected by this development proposal.


21. The only property affected by this proposal is the single storey property at number 15 Urban Road, lying west of the application site.  Number 15 has 2 no. windows at ground floor level on the side elevation facing the proposed two storey dwelling at a distance of now only 3.7m away.  However, upon closer inspection, it became clear that these windows are both secondary windows to the main living room and the kitchen/dining room.  As such, although the distance of a two storey structure would fall below the 15m separation distance from habitable room windows to avoid overbearing, these guideline figures are not applicable in this case because the windows affected are not primary/sole habitable room windows.


22. There are no windows on the side elevation of the proposed dwelling facing number 15 Urban Road and hence no overlooking/loss of privacy.  Equally, given the orientation of the dwellings, there is no loss of sunlight/daylight or overshadowing.

23. The extension projects beyond the rear of number 15 by 5.5m at a distance of about 3.7m from that property.  Given that the extension is effectively single storey at the rear of the extension, guideline figures to protect a neighbour’s amenity from overbearing and loss of light issues would allow for a projection of 2.1m plus the distance between the properties.  In this case, therefore the extension complies with guideline figures (i.e. 5.5m < (2.1m + 3.7m)).


24. There are no windows proposed in any of the side elevations and as such there are no further concerns in terms of residential amenity.


VEHICULAR ACCESS


25. The proposal will create 2 no. new vehicular entrances into the site (one per dwelling).  There are no concerns with the creation of or the proposed location of 2 no. new vehicular entrances.


CAR PARKING


26. The proposals are acceptable in terms of off-street car parking in this area for 2 no. four bedroom houses. (See LHA comments above)


BOUNDARY TREATMENT AND LANDSCAPING

27. The applicant has submitted a landscaping scheme for the properties which identifies the loss of either 6 no. Ash tree stems from an old stool or 6 no. individual Ash trees which are so closely spaced that they are inhibiting the effective growth and establishment of a single adjacent sycamore tree.  It is unclear at this stage whether the trees are from the same stool or are individual.


28. Nonetheless, the loss of these poor quality trees is of no significant concern and their replacement on-site with 1 no. silver birch and 2 no. Field Maples to the rear garden is welcomed.  Other thorn hedging and unidentified tree shrubs to the rear garden are also being removed as part of the landscaping scheme.  


29. It is considered that the replacement 3 no. trees are sufficient to mitigate the loss of the semi-mature trees on site, in accordance with Policy ENV4 and Proposal ENV14 of the Revised Trafford UDP.  Off-site tree planting requirements are discussed below.


30. The existing hedge will remain along the front boundaries and a new section of similar hedge will be planted to supplement this.  There will be post and rail type fence (900mm high) to side boundaries towards the front of the site, alongside both of the driveways, changing to 1800mm high diagonal boarded fences running along the side boundaries to the rear garden.  These fences will also return to meet the respective dwellings to separate the front (public) and rear (private) areas within the site.  No new gates or gateposts are proposed.


DEVELOPER CONTRIBUTIONS


31. The proposed development falls within a category for which financial contributions would normally be required towards public open space (children’s play space and outdoor sports provision) and Red Rose Forest / off-site tree planting.  The site does not lie in an area deficient in children’s play space and as such, only a contribution towards outdoor sports facilities is required.  As such, the required contributions would be £1,844.74 towards the provision and maintenance of public open space (outdoor sports provision only) and £1,410.00 towards off-site tree planting.  The financial contributions would need to be secured through a Section 106 Agreement.  

32. The applicant has submitted a statement itemising potential costs of the development and requesting that the s106 financial contributions be waived in this case.  However, this development is general market housing, represents a small contribution only and as such, it is not considered appropriate to set aside the contribution.


CONCLUSION


33. It is considered that the proposed dwellings would be acceptable in policy terms and in terms of design, visual amenity and residential amenity.  It is therefore recommended that planning permission should be granted, subject to a Section 106 Agreement and subject to conditions.


RECOMMENDATION: MINDED TO GRANT

(A). 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal agreement and that such an agreement be entered into to secure a financial contribution up to £3,254.74, comprising:-


· a financial contribution of £1,844.74 towards the provision and maintenance of public open space, including informal/children’s playing space and outdoor sports facilities.

· a financial contribution of £1,410.00 towards Red Rose Forest/off site planting less £235 for each additional tree provided on site.

(B) 
That upon satisfactory completion of the above legal agreement, planning permission be GRANTED subject to the following conditions:-


18. Standard Time


19. List of approved plans

20. Materials 

21. Landscaping Condition (retention and replacement (parts (b) and (c)) only) 


22. Tree Protection Condition No.1


23. Withdrawal of Rights to Alter Condition

24. Permeable surfacing for hardstanding (Standard Condition)


25. Contaminated Land Standard Condition (CLC1)

MW
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		WARD:Hale Central

		    74409/HHA/2009         




		DEPARTURE:No 





		ERECTION OF PART TWO AND PART THREE STOREY REAR EXTENSION FOLLOWING DEMOLITION OF EXISTING GARAGE.

7 Acacia Drive, Hale





		APPLICANT: Mr Alastair McFarlane






		AGENT: N/A





		RECOMMENDATION: GRANT









Councillor Candish has requested that this application be determined at the Planning Development Control Committee in support of local residents who object to the proposal in relation to loss of amenity due to overbearing size of the extension


SITE

The application site is situated on the north side of Acacia Drive at the head of a cul-de-sac within a predominantly residential area.  The site comprises a detached two storey dwelling house with a side dormer and pitched roof detached garage situated along the eastern boundary of the site.  The site has a hardstanding area for three cars to the front and has garden area to the rear.  The site is at a lower level as it extends back from the road side.


To the east side of the site is 8 Acacia Drive a similar detached two storey dwelling with a two storey out rigger on the rear elevation which has a ground floor clear glazed window and a small first floor obscured glazed window on the flank elevation of the outrigger facing towards the application site.  Boundary treatment consists of a 2m high concrete post and timber panel fence.


To the west side of the site is 6 Acacia Drive, again this is a similar detached two storey dwelling to that of the application property.  6 Acacia Drive has a detached flat roof garage situated immediately adjacent to the shared boundary with the application site.  This property has a single storey wrap around entrance lobby and utility room which has a clear glazed window on the side elevation facing towards the application and a secondary smaller window on the rear elevation facing towards the garden area.  This layout was confirmed by the owner of the property.  A smaller obscured glazed window is situated further along this flank elevation nearer the front of the dwellinghouse.  At first floor level is a clear glazed window and a similar sized obscured glazed window and a small obscured window positioned below the eaves of the main roof.  The boundary treatment consists of a 1.8m high concrete post and timber panel fence.


To the north side of the site beyond the rear boundary is 7 Stanway Drive which shares a rear garden boundary with the application site.  This property is one half of a pair of semi detached dwellings which has been extended two storey to the side and single storey to the rear.  Boundary treatment consists of a 2m high concrete post and timber panel fence.


To the south side of the site is Acacia Drive.  The site is not within a Conservation Area or Green Belt.


PROPOSAL


The application as originally submitted proposed a part two and three storey extension to the rear following the demolition of the existing detached garage with associated hardstanding area/retaining wall beyond the rear elevation of the extension.  Following concerns raised by the Council regarding the extent of the projection out of the extensions at 5m and the amount of hardstanding area proposed, the applicant has now submitted amended plans to overcome these concerns.  The two and three storey extension will now project out 4m with the lower ground floor element of the extension projecting out at 5m.  The area of hard landscaping has also been reduced by 2m in projection out.


The new extension will involve excavating down approximately 1.7m to form a lower ground floor area with steps down either side of the property.  The lower ground floor is accessed only from the rear and not within the existing dwelling.  Steps are proposed down either flank side to the lower ground floor area with a retaining wall and hardstanding/patio area proposed.   The accommodation at lower ground floor will form a ‘granny flat’.  At ground floor above will be a kitchen/dining area and lounge area with a new bedroom and en-suite at first floor level.


The applicant has also made additional amendments to the scheme which include:-


· Retaining the existing window size to bedroom 4 on west elevation.


· Introducing an obscured glazed window on west elevation serving an en-suite to both bedroom 1 and bedroom four.


· Having ground floor rear elevation squared off rather than having 0.5m set back to the breakfast/kitchen area.

REGIONAL SPATIAL STRATEGY FOR THE NORTH WEST


PRINCIPAL RELEVANT REGIONAL SPATIAL STRATEGY POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the best use of existing resources and infrastructure


REVISED TRAFFORD UDP

The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West (RSS13), now forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION

None


PRINCIPAL RELEVANT  REVISED UDP POLICIES PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D6 – House Extensions


RELEVANT PLANNING HISTORY


None


CONSULTATIONS


Built Environment (Drainage):- Recommends informatives

Built Environment (Highways):- Alterations to footway for vehicular crossings to be agreed with Local Highway Authority (Note: No alterations proposed as part of application proposal, vehicular access and hardstanding is existing).


Pollution and Licensing: - Contaminated Land Phase 1 report required to assess the actual/potential contamination risks at the site shall be submitted to, and approved in writing by the Local planning Authority.  Subsequent Phase 2 surveys required if necessary.

REPRESENTATIONS:

Cllr Candish objects to the proposal in that it would be intrusive to neighbouring properties with loss of amenity due to restriction of light and the overbearing size of the extension.


Nine letters of objection have been received from local residents, including Cllrs Mr & Mrs Young who live nearby.  The main points raised include:-


· Overdevelopment of the site 


· Scale and mass will negatively impact upon the character and appearance of the area.


· Extension will be overbearing result in a loss of light and amenity.


· Proposed flat roof from the kitchen will provide area for balcony


· Basement area is believed to be used for running a business.


· Site provides insufficient parking due to number of employees visiting site.


· Safety of children playing in cul-de-sac would be threatened with increase in traffic.


· Proposal will result in overlooking to rear and side of site


· If approved will set a precedent in the area.


· Extension would be inappropriate in the area and would result in loss of green space


Following reconsultation with neighbours on amendments to the scheme a further eight letters have been received from the same neighbours stating that they do not consider the amendments that have been made overcome their original concerns.


OBSERVATIONS

    IMPACT ON RESIDENTIAL AMENITY AND STREETSCENE


1. As stated earlier in the report the applicant has now amended the proposed extension by reducing it so that it would project out 5m at lower ground floor and the ground floor and first floor part of the extension will now project out 4m rather than 5m as previously proposed.  On the elevation nearest 8 Acacia Drive this part of the extension will only have the lower ground and ground floor extension (2 storey element) with the ground floor part of the extension projecting 4m out (was previously 3.5).  The extension is set in 0.7m from the side elevation facing towards 8 Acacia Drive.  The extension at first floor level will be positioned approx 6.4m from the shared boundary with 8 Acacia Drive.  On the elevation facing 6 Acacia Drive will be the lower ground floor projecting 5m with the ground and first floor both projecting out 4m.


2. The lower ground floor and ground floor extension on the side with 8 Acacia Drive will retain a distance of 3m to the shared boundary and approx 4.4m between the side elevations of both dwellings. 8 Acacia Drive is positioned at an angle to the application property and the distance from the side elevations of both properties reduces to 3.4m towards the front of the dwellings.  The extension will retain a distance of 1.6m to the shared boundary with 6 Acacia Drive and 5.4m between the side elevations of both dwellings at two storey level.  In assessing applications for such extensions the Council takes into account the distance between the application property and neighbouring property plus a projection of 1.5m for first floor extension or 2.1m for a ground, lower ground floor extension.  Therefore in terms of the projection out the proposed extension is considered acceptable in that it would not result in any adverse impact on neighbours in relation to being overbearing or being obtrusive.  


3. The height of the extension will have the same eaves height of the existing house and will have a lower ridge height 0.4m lower than the existing ridge line.  In relation to distance to the rear boundary the new first floor bedroom window will retain a distance of approx 18m (a distance of 10.5m is the minimum required in these situations).  The distance from the proposed rear first floor bedroom window to the nearest property to the rear of the site (7 Stanway Drive) is approximately 26m (21m is the minimum distance normally required in these situations).  A large window to proposed lounge area at ground floor level facing the rear garden area is proposed to be fixed shut.  In addition an appropriate condition should be attached to ensure that no balcony area is created above the lower ground floor extension in lieu of the proposed mono-pitch roof.  The proposed extension is therefore not considered to result in any overlooking to nearby properties.


4. The extensions will not be readily visible from the main streetscene but may be glimpsed from between properties when viewed from the turning head within Acacia Drive, however this would have no detrimental impact on the general character of the streetscene.


OTHER ISSUES


5. A number of local residents have expressed concerns regarding the alleged use of the premises to run a business from and that the lower ground floor area would be used specifically as office use.  The application has been submitted proposing additional and ancillary living accommodation and would therefore be considered by the Local Planning Authority for these purposes.  The applicant has indicated that the extension is not for business; however in the event of any change in this position the Council would consider any appropriate action.


6. The Council’s Pollution and Licensing section have requested that a contaminated land report be submitted by the applicant through an appropriate condition attached to any planning approval.  For small residential extensions it is common procedure not to request these reports.


RECOMMENDATION: Grant, subject to the following conditions:-

1. Standard Condition


2. Approved Plans


3. Matching materials


4. Landscaping condition


5. Withdrawal of rights to alter


6. The living accommodation hereby permitted within the lower ground floor of the rear three storey extension, shall not be occupied at any time other than for purposes ancillary to the use as a single dwellinghouse of the dwelling known as 7 Acacia Drive, Hale.


Reason:   In order to prevent the additional accommodation being used as a separate dwelling which would have unsatisfactory facilities or would have an unsatisfactory relationship with the existing dwelling, having regard to Proposals D1 and D3 of the Revised Trafford Unitary Development Plan.

7. Prior to the first occupation of the extension hereby permitted the first floor en-suite shower room window in the west elevation of the development hereby permitted shall be fixed shut in perpetuity and fitted with and thereafter retained at all times in obscure glazing (which shall have an obscurity rating of not less than 4 in the Pilkington Glass Range or an equivalent obscurity rating and range) in accordance with details which shall first be submitted to and approved in writing by the Local Planning Authority.

Reason: To protect the privacy and amenity of the occupants of the adjacent dwellinghouses, having regard to Proposals D1 and D6 of the Revised Trafford Unitary Development Plan.

8. Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order amending or replacing that Order), the roof area of the lower ground floor extension hereby approved shall not be used as a balcony, terrace, roof garden or similar amenity area, and no railings, walls, parapets or other means of enclosure shall be provided on that roof unless planning permission has previously been sought and granted for such works.  

Reason:  To protect the privacy and amenity of the occupants of the adjacent dwellinghouse, having regard to Proposal D1 and D6 of the Revised Trafford Unitary Development Plan.


CM





		WARD: Priory

		74438/FULL/2009



		DEPARTURE: No





		DEMOLITION OF EXISTING DWELLINGHOUSE AND ERECTION OF A 3 STOREY BUILDING TO PROVIDE 12 NO. RETIREMENT APARTMENTS (9 NO. 1 BEDROOM UNITS AND 3 NO. 2 BEDROOM UNITS) WITH AN ADDITIONAL 1 BEDROOM UNIT FOR THE HOUSE MANAGER AND A 1 BEDROOM UNIT FOR GUESTS, WITH ASSOCIATED ACCESS, CAR PARKING, LANDSCAPING AND BOUNDARY TREATMENT 






		85 Broad Road, Sale





		APPLICANT:  Mapleleaf Developments Ltd





		AGENT: AEW Architects





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO SECTION 106 AGREEMENT







The planning application has been called-in by Cllrs Jane Baugh and Barry Brotherton due to concerns regarding the size of the building, the lack of on-site car parking and the impact on adjoining residents.  


SITE


The site is located within a residential area to the east of Sale Town Centre at the junction of Broad Road and Temple Road.  The area is characterised by a mix of two storey Victorian semi-detached properties, and more modern detached and semi-detached houses. Moorlands Junior School is situated to the east, on the opposite side of Temple Road.


The application site is occupied by a 2-2 ½ storey detached Victorian property set within a large garden area.  The property has been vacant now for over 5 years and has been left by the current owner to become rundown and overgrown.  To the north, the application site adjoins no. 87 Temple Road, a two storey semi-detached residential property and to the west no. 83 Broad Road, a large detached property which has been converted into a day nursery.


PROPOSAL


It is proposed to demolish the existing Victorian building and re-develop the site with a three storey building to provide a total of 12 retirement apartments (9 no. one bedroom apartments and 3 no. two bedroom apartments).  These retirement apartments would all, except for one, be located on the first and second floors of the building.  On the ground floor would also be the house manager and guest accommodation, a hobby room, laundrette and a large communal lounge/function room.  


The proposed development fronts Broad Road to the south and Temple Road to the east and would be situated in a similar position to the existing Victorian property (albeit it would be larger, extending closer to the adjoining properties). The existing vehicle access from Broad Road would be converted into a pedestrian access only, and a new vehicular access proposed from Temple Road to the north east of the site.  This access would extend along the northern boundary to a car park. In total 12 car parking spaces are proposed.  In front of the building along Broad Road and Temple Road, the site would be landscaped with a mix of grass, shrubs and trees. This includes a number of existing mature trees and shrubs on the site which are to be retained.  A bin store is proposed to the rear of the site, within the car parking area and this would be screened from the adjoining properties by a hedge.  The existing boundary treatment to Temple Road and Broad Road comprises textured concrete fence panels.  This fence will be removed and replaced with a dwarf brick wall with railings above.

The proposed building would have accommodation across three floors, however the roof ridge height varies (between 10.2m and 11.4m) as part of the second floor accommodation is provided within the roofspace.  The building would measure 22m in width (fronting Broad Road) and 21m in length (along Temple Road).   The building adopts a relatively traditional design with a pitched roof, gable features and would be constructed in brick with a grey tile slate roof.  However, several modern design elements have been introduced which includes feature gable frames in polished concrete and full height glazed bay windows.

REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West (RSS13), now forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 


None

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


H1 – Land Release for Development


H2 – Location and Phasing of New Development


H3 – Land Release for New Housing Development


H4 – Release of Other Land for Development 

H7 – Accommodation for Elderly Persons


ENV4 – Trees, Hedgerows and Woodlands


ENV14 – Tree and Hedgerow Protection

ENV16 – Tree Planting


T6 – Land Use in Relation to Transport and Movement

PRINCIPAL ADOPTED RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses of Existing Resources and Infrastructure


DP5 – Manage Travel Demand; Reduce the Need to Travel and Increase Accessibility


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RDF1 – Spatial Strategies


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


RELEVANT PLANNING HISTORY

H/OUT/61254 – Demolition of existing dwellinghouse and erection of a 3 storey building to provide 18 no. retirement apartments.  Refused on the 17 February 2005 by the planning and Development Control Committee for four reasons.  These reasons related to the impact of the proposal on the housing land supply; the amenity of the adjoining residents of 83 Broad Road and 87 Temple Road; the streetscene and character of the area by virtue of its size, scale, height, and massing; and the insufficient provision of car parking on site.  These four previous reasons for refusal are referred to where relevant in this committee report.

APPLICANT’S SUBMISSION 


The applicant has submitted a Design and Access Statement; a Supporting Statement and a Structural Statement regarding the condition of the existing building.  These reports are summarised below:


Design and Access Statement


· The applicant is aware of the previous reasons for refusal and aims to address these within the current planning application;


· The concept of the building is to ensure it relates to the family of house typologies present in the area in a modern way using high quality materials such as brick and polished concrete;


· The building rises from 2 to 3 storeys at the corner of Temple Road/Broad Road.  This rise in mass addresses the corner whilst addressing the adjacent property.  


Structural Survey


· The Structural Survey states that the property is in need of complete refurbishment as a consequence of mainly neglect and vandalism however the basic structure is stable.  Costs for refurbishment are estimated at between £270,000 and £370,000.  The applicant maintains that this is not a financially viable option.  


Supporting Statement


· A sun path model illustrates the impact resulting from overshadowing at different points of the day.  The BRE guide recommends that no more than 2/5 and preferably no more than 1/4 of any garden or other amenity space should be prevent from receiving any sunlight at all on the 21st March.  The images provided clearly demonstrate that the proposal would have a negligible impact upon the rear garden of 87 Temple Road in terms of overshadowing.

CONSULTATIONS


LHA - No objection.  The car parking layout and access arrangements have been amended to address highway concerns.  


Built Environment (Highways) – No objection.  Alterations to the existing vehicle crossing should be agreed with the LHA.


Built Environment (Drainage) - No objection, recommends informatives relating to drainage.


Pollution and Licensing - The site is situated on brownfield land and therefore recommend standard contamination condition.


Greater Manchester Police Secured by Design – Comment as follows:


· The side and rear of the building should be enclosed as private space by 2.1m high walls/railings.  Railings should be fixed flush to the outer skin of the brickwork below leaving no steps/gaps which could act as a climbing aid;


· Any pedestrian gates to private space should be self closing and ‘slam to lock’ which cannot be left unlocked when shut;


· All pedestrian visitors should be directed towards the main entrance and should enter the site adjacent to the vehicular entrance.  The main entrance should be controlled by means of a video entry phone system;


· Lighting should be provided to the car park to an adequate and uniform level;


· Vegetation should be maintained so as not to create potential hiding places for would be criminals;


· The bin store should be fully enclosed and lockable so bins are not vulnerable to attack.


REPRESENTATIONS


OBJECTION


140 letters/emails of objection have been received from local residents and parents of children at the local school.  The main concerns raised have been summarised below:


· Inadequate car parking is proposed.  There are problems at other apartment developments in the area resulting in on street car parking. It is a fallacy people who buy retirement apartments do not own cars.  Many still drive well into their 80s and often have visitors i.e. hairdressers;


· Concerned additional on street parking will cause highway safety problems on Temple Road, making it a more dangerous location for local children travelling to school.  This junction is already an accident waiting to happen;


· Proposal will generate additional traffic on the surrounding roads causing added disruption to the Temple Road/Broad Road junction;


· The house has fallen into disrepair solely because the owner has chosen not to maintain it;


· This house is lovely and it would be a shame to knock it down to build this hideous new building.  Old houses like these are hard to come by;


· Proposed building is far larger than the existing (3.2 X bigger) and the building will be overdominant and out of character with the surrounding buildings.  Represents overdevelopment of the site;


· Proposal will overshadow and directly overlook house/garden of adjoining residential property;


· There will be light and noise pollution from the main entrance/car park adjacent to the boundary of 87 Temple Road;


· Proposed development looks industrial with external metal framework;


· Far too many houses of character in this area have already been demolished and apartments built in their place, reducing the desirability of the area and eroding its character;


· The huge modern development planned would be totally out of character for the area and would dominate this prominent corner;


· Statement by applicant that views of local residents have been sought is inaccurate;


· Proposed entrance would run adjacent to a family home which would cause noise and disturbance not previously experienced;


· Relocating the access point from Broad Road to Temple Road just moves the problem;


· Residents concerns should be considered before greed and profit;


· The developer removed several large mature trees shortly after purchasing the property.  No action was taken by the Council to prevent this;


· Developer has been selective in applying SPG guidance for New Residential Development.  Disregards key elements such as seeking to retain the character of the area and protect amenity of local residents;


· Additional flats are not required in this area.  Site would be better developed for family housing;


· Cars entering the site will be required to wait idling on the pavement while the gates open, another hazard and blockage to contend with;


· Pipistrelle bats are known to inhabit the houses locally.  Has a proper survey been conducted?


· There is an unusual tree in the front garden which should be retained.


Sale Civic Society comment as follows:


· The size and bulk of the building will overdominate adjacent properties, is out of context with the neighbouring residential styles and is detrimental to the ethos of the area;


· Fenestration will result in a loss of privacy and intrusion to adjoining occupants;


· Proposed car parking is insufficient for today’s retirees and in most cases a car is essential to their lifestyles.  What is planned will only lead to more on street parking creating obstruction and danger;


· Traffic calming systems indicate the safety risks at this busy junction.  Additional moving or stationary traffic will increase risks;


· Neighbours immediately adjoining the site will suffer from noise and disturbance.


Cllrs Jane Baugh and Barry Brotherton object to the application stating:


· The size of the building is out of character with the immediate area, being four times the size of the original building; 


· The development is on a busy school access road and the parking spaces will have to accommodate not only flat owners but visitors.  Seven spaces are insufficient and could lead to parking problems around the school;


· Residents will be overlooking the neighbouring property affecting the privacy of the neighbours and looking into bedrooms and living rooms;


· Concerned noise and lighting from vehicles and the car parking area will impact on adjoining properties;  


Paul Goggins MP objects for the following reasons:


· The size of the proposed building is out of character with the immediate area.  I understand it will be four times the size of the original building;


· The development is on a busy school access road and there are insufficient parking spaces proposed for the flat owners and visitors which would mean parking on the road causing congestion near the school;


· The property will be situated very close to the neighbouring property which could cause a number of privacy issues.


SUPPORT


1 letter of support has been received from the owners of the adjoining day nursery which states:


· 85 Broad Road has been an overgrown eyesore for many years and is detrimental to the value of surrounding properties.  It will have to be redeveloped sooner or later;


· The derelict house has been vandalised and is beyond refurbishment.  It should be demolished;


· It is obvious that to replace the existing house with a single property on such a large plot is uneconomically viable in Sale in the present day;


· Proposal would offer much needed senior citizen accommodation which should be approved;


John Moorlands School - The headteacher of John Moorlands School has submitted a letter stating that a leaflet has been delivered without their permission or knowledge which makes judgements about the school when the school’s view has not been sought.  They further state that Temple Road is not the main pupil entrance to the school and they cannot support the statements made by the objectors that the proposal “will seriously affect the safety of children going to and from school” and “at peak times will cause significant problems.”


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes a form of development that would have previously fallen to be considered against the provisions of the Adopted SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’. However, policies in the Regional Spatial Strategy for the North West adopted by Government Office in September 2008 must now carry significant weight in the determination of planning applications, to the extent that it must take precedence both over the interpretation and weight that can be given to the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the Adopted SPG (September 2004). The reasons for this changed position are twofold. 


2. Firstly, with regard to new housing provision, RSS Policy L4 significantly raises the annual average requirement figure for the Borough from a net (excluding clearance replacement) figure of 270 dwellings a year to a figure of 578 dwellings per year – with the requirement now being expressly described as a minimum figure to be achieved rather than a maximum as previously described in the 2003 published RSS.


3. Secondly, the new target requirement set out in RSS means that the Council can no longer demonstrate that it has a ten year supply of land committed for new housing development across the Borough and therefore cannot apply the provisions of the SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’, given that it explicitly states in Paragraph 4.1 that the implementation trigger for the SPG is, ‘when the number of new houses granted planning permission for development exceeds ten times the combined demographic need and clearance replacement requirements of RPG13’.

4. The relevant policies from the Regional Spatial Strategy that can now be applied to this proposal are as follows:


DP4 – Make the Best Use of Existing Resources and Infrastructure


RDF1 – Spatial Priorities


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR2 – Regional Centre and Inner Areas of the Manchester City Region.


5. Policy RDF1 identifies 3 broad priorities for growth across the region – the first being the Regional Centres of Manchester and Liverpool, the second being the inner areas surrounding these centres, with emphasis placed on areas in need of regeneration and the third being the centres and inner areas of a number of important towns and cities (including Altrincham) elsewhere in the city region area.  Policies L4, MCR1 and MCR3 identify the detailed priorities for growth across the southern part of the Manchester City Region area. Policies MCR1 and MCR3 refer to the Plans and Strategies to be applied respectively across the Manchester City Region and the southern part of the city region area.  Policy MCR1 indicates that as a priority plans and strategies should support interventions to achieve a significant improvement in the economic performance of the whole city region. Specifically in relation to housing it proposes that high quality development in public transport accessible locations with strong economic prospects should be encouraged to meet the needs of existing residents and attract and retain new population so that a significant increase in the resident population can be secured.  Policy MCR3 refers to the Plans and Strategies to be applied across the southern part of the Manchester city region – the area the July 2008 LDF Core Strategy Preferred Options document is proposing that the application site will lie within. Within this area the spatial development priorities expressly spelled out in the policy in relation to new residential development are: -


“To support local regeneration strategies and meet identified local needs (particularly for affordable housing), in sustainable locations which are well served by public transport.”


6. Policy L4 seeks to monitor and manage the availability of housing land identified in Plans and Strategies and through development control decisions on proposals and schemes. The accompanying text amplifies this position by stating the following: -


“Except in that part of Trafford lying within or adjacent to the Regional Centre, continued careful monitoring and management of housing provision will be necessary to ensure that new housing development does not result in an adverse cumulative impact on local and neighbouring housing markets. Provision should focus on meeting local and affordable housing needs, and any general market housing (in sustainable locations which are well served by public transport) should support agreed local regeneration strategies.”


7. The application site is located in an area which is proposed for inclusion within the southern part of the city region in the LDF Core Strategy Preferred Options document and is therefore subject to be assessed against the tests set out in RSS Policy L4. In particular, the application site is located on previously developed land, in a sustainable location which is relatively well served by public transport services.  Whilst the site falls outside the Sale Moor District Centre and Sale Town Centre Priority Regeneration Areas, it is within reasonable proximity of both. The building has been vacant for a considerable period of time and has been subject of repeated vandalism.  It is in a rundown and dilapidated condition and significantly detracts from the character of the surrounding area.  RSS Policies L4 and MCR3 are permissive of new housing development proposals in sustainable locations, well served by public transport, and where they support local regeneration strategies and meet identified local housing needs.  Revised Trafford UDP Policy H7 is also permissive of development proposals for elderly persons’ accommodation where they are acceptable in conservation, environment and amenity terms.


8. On this basis the proposed development is considered to be acceptable in principle in accordance with the policies of the Regional Spatial Strategy for the North West and the Revised Trafford UDP


DESIGN AND APPEARANCE

9. The proposal incorporates a traditional architectural design with bay windows, gable roof features and brick elevations.  However, several modern design features have been incorporated. This includes a large frame (constructed in polished concrete) extending either side of the two storey glazed bay window features fronting Temple Road and Broad Road.  These concrete frames extend the full height of the building, and continue along the under side of the deep eaves of the gable roofs above.  The same material is used within the elevations as a string course between floors of accommodation.  


10. Accommodation is provided across three floors, although the second floor is accommodated within the roofspace, with a combination of flat roof dormer windows and recessed rooflights.  The roof ridge and eaves vary in height with the tallest element facing the south east corner of the site and the junction between Broad Road and Temple Road.  The large bay/gable features in the elevations also vary in width, helping to add interest.  

11. Most of the existing mature trees at the site are to be retained.  The applicant proposes the removal of four trees in total, which includes three small trees adjacent to the common boundary with 87 Temple Road, affected by the proposed vehicle access and one mature tree within the site, affected by the footprint of the building.  All mature trees situated along the frontage of Broad Road and Temple Road would be retained.  Additional planting is also proposed within the site, however full details have not been provided with the planning application.  A condition is therefore recommended which will require the submission and agreement of a detailed landscaping scheme, should planning permission be granted.  


12. The applicant proposes a detached bin store to the north west of the site. Elevations/plans of this bin store have not been provided with the planning application, and a condition requiring the submission of such details is therefore recommended should planning permission be granted.


13. It is considered that the architectural approach and external detail of the proposed development is acceptable and would complement that of the surrounding residential properties.  The application is therefore considered to be acceptable in this respect in accordance with Proposal D1 of the Revised Trafford Unitary Development Plan.


IMPACT ON STREETSCENE AND CHARACTER OF AREA


14. The surrounding area is generally characterised by large detached and semi-detached inter war and post war two storey residential properties.  Most properties have driveways to the front set within good sized gardens whilst boundary treatment typically comprises hedgerows or dwarf brick walls with mature landscaping behind.  Properties immediately adjoining the application site on Broad Road and Temple Road establish a relatively well defined ‘building line’ and the applicant has sought to design the development to ensure that it sits within these.  This also ensures a good degree of separation is provided between the development and the back of the two adjoining highways.  The applicant also proposes a brick dwarf boundary wall and a hedgerow along Broad and Temple Road and the area behind would be landscaped, in keeping with the general character of the area.


15. The footprint of the proposed building would be larger than the footprint of the existing building.  The existing building measures 12m in width (along Broad Road) and 8.5m in depth (along Temple Road) whilst in comparison the proposed development would measure 22m in width and 21m in depth respectively.  The proposed development would be situated 3.5m from the common boundary with 83 Broad Road (rising to 6.7m within the site).  This adjoining property has a single storey side extension situated 1.5m from the common boundary, however the main property is situated over 5m away.  A separation distance of 8.5m would therefore be provided between this property and the proposed development.  To the north, a distance of 15.6m would be retained between the rear elevation of the development and the common boundary with 87 Temple Road and a distance of 20m to the side elevation.  The development increases in height to 11.4m at the junction of Broad and Temple Road, but drops again to 10.2m at its northern and western end.   The space retained between the development and the site boundaries is considered to be acceptable for a development of this size and scale and is not considered to be out of character with other large properties on this part of Broad Road.


16. The layout of the development, as proposed, would provide a good degree of frontage to both Temple Road and Broad Road.   Furthermore, the applicant intends to retain all mature trees along the south/east boundaries of the site, helping to soften the development.  


17. The height, scale and mass of the proposed development is considered to be acceptable in this context and would not appear unduly out of character with the surrounding development.  The proposal therefore complies with Proposals D1 and D3 of the Revised Trafford UDP in this respect.  

IMPACT ON RESIDENTIAL AMENITY


18. The development is adjoined by residential properties on two sides.  To the north, the proposed development would retain a distance of 15.6m (rising to 20m within the site) to the common boundary and 19.2m (rising to 21m) to the side elevation of 87 Temple Road.  The proposal has main habitable room windows across the rear elevation of the ground, first and second floors, which would face the side elevation of this property and the rear garden.  No. 87 Temple Road does not have any main habitable room windows in the side elevation facing towards the application site, however the development would clearly be visible from within its rear garden.  The proposal would be closer than the existing building and would therefore appear more imposing to the occupants of this property, however the development complies with the Council’s Planning Guidelines for New Residential Development which state that a minimum distance of 13.5m should be provided between main habitable room windows on three storey developments and rear garden boundaries.  The applicant has also submitted amended plans which propose the removal of a large balcony on the north elevation, further reducing the impact of the development on the occupants of this property.  


19. The proposed development would be situated due south of no. 87 Temple Road and the occupants of this adjoining property have raised concerns that the development could overshadow their rear garden.  The applicant has submitted an assessment of daylight hours which shows that the development would only result in overshadowing to this garden at midday during the winter months.  However, at all other times of the year, the development would have no impact in this respect.  


20. The proposed access road to the rear car parking court and four car parking spaces would be situated in close proximity to the common boundary with no. 87 Temple Road.  The greatest impact would be from future occupants of the development using these four car parking spaces closest to the garden boundary of this property.  The applicant proposes an area of landscaping measuring between 1.2m and 2.4m in depth between these spaces and the common boundary (comprising existing and proposed trees and shrub planting).   Whilst this would help screen the car parking spaces, a condition is recommended requiring the submission, approval and implementation of an acoustic fence to minimise noise from vehicles using these car parking spaces. 


21. No main habitable room windows are proposed on the west elevation of the development, facing towards no. 83 Broad Road.  The only window proposed serves a communal stairwell.   However, a first floor window on the side elevation of no 83 Broad Road would face towards the proposed apartment block.  This is the only window serving a small room, which is currently used as part of the day nursery offices, but would previously have been a small bedroom.  The applicant has stepped the development away from the boundary at this point, increasing the distance between this window and the side elevation of the development to 11.5m.  Whilst the Council’s New Residential Guidelines states that normally a distance of 15m should be provided between blank elevations and main habitable room windows, no. 83 Broad Road is currently occupied as a day nursery, and is no longer a residential property.  The outlook from this room and the impact of the development is therefore considered to be acceptable in these circumstances. 


22. The development would extend further within the site, beyond the rear elevation of 83 Broad Road, for a depth of approximately 8m.  However, the proposal retains a separation distance of 6.6mm to the common boundary and 11.5m to its side elevation at this point.  It is therefore considered that the proposal would not appear unduly overbearing to the owners of this day nursery when viewed from the rear play area. 


23. To the south of the development, the applicant proposes garden/amenity area for future residents. This area would provide approximately 384 sq.m of amenity space, equating to approximately 32 sq.m for each apartment.  The Council’s New Residential Development Guidelines state that 18 sq.m of private amenity space is generally sufficient for apartments.  The proposed level of amenity space would therefore exceed that recommended in the Council’s Guidelines and the development is considered to be acceptable in this respect.  


CAR PARKING AND ACCESS ARANGEMENTS


24. As elderly person’s accommodation, the Council’s Car Parking Standards require 8 car parking spaces for a development of this size.  On the advice of officers, the applicant has submitted amended plans increasing the number of car parking spaces proposed within the development from 9 to 12.    Whilst 12 spaces would exceed the Council’s car parking standards, car parking provision has caused problems at similar developments elsewhere within the borough and it is likely that a good proportion of future occupants will own a car.  The car park layout and access arrangements are considered to be acceptable.  

25. Several residents have raised concerns regarding the potential impact of additional traffic and parked cars on the Temple Road/Broad Road junction, particularly during the school drop off/pick up peak times.  The application site is currently occupied by a large family dwellinghouse, and the proposed apartment development would, in comparison, generate a higher level of traffic and demand for car parking.   However, the LHA have advised that the scale of development proposed would not generate a significant increase in traffic and whilst the proposal may result in some additional on-street car parking, existing highway restrictions would ensure the junction remains clear.  The site is located in a relatively sustainable location in close proximity to public transport services and residents of this type of accommodation are less likely to own a car than traditional residential accommodation. 


26. The application is considered to be acceptable in this respect in accordance with the provisions of Policy D2 of the Revised Trafford UDP.


COMPARISON WITH PREVIOUS REFUSED APPLICATION REF. H/OUT/61254


27. A previous planning application (Ref. H/OUT/61254) for 18 no. apartments on this site was refused in 2005 by the Planning and Development Control Committee.  There were four reasons for refusal.  The first reason related to its size, scale, height and massing and its impact on the spaciousness of the streetscene and character of the area.  This application was submitted in outline and details of its design/height were not included.  However, the application documents submitted referred to a three storey building and the Site Plan indicated a significantly larger footprint than that currently proposed, measuring 31m in length (compared to 22m in length) and retaining a distance of only 6m to the north boundary compared to 15.6m under the current proposal.  The proposed building would also be situated closer to Broad Road, forward of the adjoining properties (and building line), by a distance of approximately 1.5m.  Whilst accommodation is proposed across three floors, as in the earlier application, the applicant has clearly sought to reduce the height of the development as far as is possible by accommodating the second floor within the roofspace.  


28. The second reason for refusal related to its potential impact on the occupants of the adjoining residential properties, no 83 Broad Road and 87 Temple Road.  The earlier application proposed main habitable room windows on the west elevation (at a distance of 10m from the rear garden boundary of no. 83 Broad Road) and north elevation (at a distance of 6m from the common boundary with no. 87 Temple Road).  The proposal failed to comply with the minimum distances outlined within the Council’s Guidelines for three storey developments.  The current proposal does not propose any main habitable room windows in the west elevation and windows on the north elevation are situated over 15.6m (rising to 20m within the site) from the common boundary, well in excess of the 13.5m recommended in the Council’s guidelines.  


29. The third reason for refusal related to the lack of on-site car parking.  The earlier application sought consent for 18 X two bedroom open market apartments with 6 on-site car parking spaces.  For this type of accommodation, the Council’s car parking standards would require 2 car parking spaces per apartment, with a total requirement of 36 spaces.   The current application proposes 12 car parking spaces to serve 12 retirement apartments and associated accommodation for a house manager and visitors.  Car parking standards for elderly person’s apartments are lower than open market apartments, and as outlined above, the current proposal is considered to be acceptable in this respect.


30. The final reason for refusal related to housing land supply.  The policy situation has now changed in this respect and the principle of development is considered to be acceptable, as outlined above. 


31. It is therefore considered that the applicant has adequately addressed the four reasons for refusal of the earlier planning application. 

BAT SURVEYS


32. The applicant has instructed a consultant to carry out a Preliminary Bat Survey to establish the suitability of the existing building as a habitat for bats.  The findings of this report will be submitted to the Council prior to the committee meeting and this matter will therefore be dealt within the Additional Information Report. 


FINANCIAL CONTRIBUTIONS

33. The Council’s Supplementary Planning Guidance, ‘Developer Contributions towards Red Rose Forest’ was adopted in September 2004 and seeks to further the establishment of the Red Rose Community Forest. Under the terms of this guidance, the development falls within a category for which a financial contribution towards off-site tree planting is normally appropriate. However, it is accepted that on-site tree planting can be offset against any required Red Rose Forest contribution. In this case, the size of the development would create a requirement for the provision of 12 trees. This matter will be addressed when the detailed Landscaping Scheme is submitted to the LPA in accordance with the condition outlined below, however the Section 106 agreement should be worded to allow a contribution of £235 per tree (to a maximum of £2,820) to be sought in the event that these can not be accommodated on site.


34. The Council’s Supplementary Planning Document ‘Developer Contributions to Highway and Public Transport Schemes’ was adopted on 6 March 2007 and applies to all major developments such as this. Contributions will be used by the Council and GMPTE to implement public transport and highways improvement schemes within the locality of the new development. The site falls within an ‘Accessible’ area as defined by the SPD and therefore the relevant contribution based on the number and size of residential units proposed would be £4,446.00. This would be split between a highway network contribution (£949.00) and a public transport contribution (£3,497.00).

35. Proposals OSR3, OSR4 and OSR9 of the Revised Trafford UDP and the Council’s Adopted SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ seek the provision of on-site play facilities for all new residential developments within areas of deficiency, such as this.  However, as the development would provide accommodation for elderly residents only, and would not generate a need for additional play facilities, a contribution will not be sought in this respect.


36. If committee members resolve to grant planning permission, these matters should be secured through a S106 legal agreement.


CONCLUSIONS

37. The proposal would deliver the redevelopment of this vacant residential site which has been the subject of neglect and vandalism.  The proposed development is considered to be acceptable in terms of its design, size, scale and massing and would not unduly impact on the amenity of nearby residents, subject to the conditions recommended.  The proposal is considered to be acceptable in terms of its access and car parking arrangements and would not substantially increase traffic on the local highway network.  Therefore, the scheme complies with the relevant policies of the RSS, Revised Trafford UDP and the Council’s Adopted SPG ‘New Residential Guidelines’.  As such the application is recommended for approval subject to the completion of a legal agreement securing a financial contribution towards highway network and public transport improvements, and Red Rose Forest  

RECOMMENDATION: MINDED TO GRANT


(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and such legal agreement be entered into to secure a total financial contribution of £7,266.00 to be split as follows:


· £2,820 towards the Red Rose Forest (subject to tree planting on site);


· £949.00 towards Highway Network Improvements, and 


· £3,497.00 towards Public Transport Improvements.

(B) That upon completion of the legal agreement referred to at (A) above, planning permission be granted subject to the following conditions:-


1. Standard condition;


2. Materials condition;


3. Landscaping condition;


4. Landscape maintenance condition;


5. Amended Plans/Approved Plans condition;


6. Details of Bin Store;


7. Tree Protection Condition 1;


8. Tree Protection Condition 2;


9. Provision of Access Facilities condition 2;


10. Retention of Access Facilities condition;


11. Submission and agreement of scheme for boundary treatment (particular consideration of common boundary with no. 87 Temple Road;


12. Submission and agreement of details of lighting to car park;


13. Age restriction of future occupants;


14. Restriction of occupation of managers and visitors accommodation.


VM





		WARD: Urmston

		74357/FULL/2009



		DEPARTURE: No





		ERECTION OF A PART TWO, PART THREE STOREY BUILDING TO PROVIDE A 49 BEDROOM RESIDENTIAL CAREHOME, NEW VEHICULAR ACCESS, BIN STORES, ASSOCIATED PARKING PROVISION AND LANDSCAPING.  DEVELOPMENT TO OCCUR FOLLOWING THE DEMOLITION OF THE EXISTING BUILDING.  






		The Barkway Residential Home, 300 - 302 Stretford Road, Urmston.





		APPLICANT:  Redwing Equity Ltd





		AGENT: Howard and Seddon Partnership





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO A S106 AGREEMENT









SITE


The application site is located on the southern side of Stretford Road.  The site is 0.29 hectares in area and has a 26m wide road frontage.


The site is currently occupied by a pair of large three storey semi-detached houses, which are vacant and in a poor dilapidated condition following a fire.  The properties were last used as a residential care home.  Each property is served by its own vehicular access.


There are a large number of mature trees on the site, particularly around its boundaries.  The ground levels fall by up to approximately 3m across the length of the site from Stretford Road frontage to the rear boundary.  At the rear, the site borders onto the Green Belt and Mersey Valley.


The character of the surrounding area is predominantly residential with two storey residential properties fronting Stretford Road and Hatro Court to the west and fronting Anchorage Road to the east.  The houses on Anchorage Road are relatively small link detached dwellings and are generally set at a lower level than the application site.  There are also two storey terraced houses on the opposite side of Stretford Road and to the west of these, the Simpson’s factory.


PROPOSAL


The application proposes the demolition of the existing semi-detached properties on the site and the erection of a part two, part three storey building that would provide a 49 bedroom residential care home.  The building would have a maximum width of 17.2m and a maximum length of 55.8m.  The principal elevation of the building would face east.  The basement level of the building would comprise of a kitchen, lounge/dining room, WC’s, laundry room and store rooms.  The ground floor level would comprise of the main entrance and lobby, residents’ bedrooms, lounge/dining rooms, offices, reception and WC’s.  The first and second floors would comprise of residents bedrooms and bathrooms.  Two sets of lifts are also proposed within the building.   The building would have mono-pitched and flat roofs and be constructed from a mix of red brick, render and timber cladding.


 A new vehicular access is proposed to the front of the site on the eastern side.  A timber bin store is proposed to the rear of the site and a timber cycle store is proposed adjacent to the eastern boundary of the site.  An area of parking, containing 21 spaces is also proposed to the rear of the site.


Landscaping is proposed around the site, including security railings and gates which range in height from 1m to 1.8m.


REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West (RSS13), now forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 


None 


PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


H7 – Accommodation for Elderly Persons

ENV4 – Trees, Hedgerows and Woodlands


ENV10 – Wildlife Corridors


ENV14 – Tree and Hedgerow Protection


ENV27 – Road Corridors


T6 – Land Use in Relation to Transport Movement


T9 – Private Funding of Development Related Highway and Public Transport Schemes


PRINCIPAL ADOPTED RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


L1 – Health, Sport, Recreation, Cultural and Educational Services Provision


L2 – Understanding Housing Markets


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


RELEVANT PLANNING HISTORY

H/55493 – Erection of three storey block of 9 no. two bedroom apartments on site frontage and 6  houses at the rear, new access road and a total of 23 car parking spaces – Refused 11th September 2003.  Appeal dismissed 10th January 2005.


H/70350 – Erection of three storey block of 9 no. apartments, 4 no. two and three storey townhouses and 2 no. two storey semi-detached houses with new vehicular access and associated external works – Approved with conditions 4th March 2009.

APPLICANT’S SUBMISSION 


The applicant has submitted a Design and Access Statement, Transport Assessment and Planning Statement in support of the application.  The main points raised in these reports are summarised below and are referred to where necessary in the observation section of this report:


Design and Access Statement


· The proposed care home has been designed to sit comfortably within its setting, having regard to the form, scale, massing and character of the surrounding area.


· The proposed scheme has been designed to meet the National Minimum standards for Care Homes for Older People.


· Adequate separation will be provided to the adjacent properties with sufficient boundary separation distanced and window to window distances proposed.  


· The general design of the building is similar in appearance to that of the approved proposed dwellings H/70350.


· Varying gables, bays and setbacks within the building, together with changes in roof for, ridge lines, eaves lines and a low level porch to the main entrance have been provided to break up the elevations and provide incident and interest when viewed from any angle.


· It is anticipated that visitor movement will be spread throughout the day.


· The proposed scheme would create a number of employment opportunities for people within the local community.


Planning Statement


· The lawful use of the site is as a residential care home therefore the principle of a new care home on the site is acceptable.


· Access to the site remains identical to the approved application for residential development.  


Transport Statement

· The proposed development will take vehicular access onto Stretford Road via a priority controlled junction at the location of the two existing site accesses.  Junction visibility from the proposed access will be achievable according to the relevant design standards in Manual for Streets.

· Trip generation analysis has shown that the proposed development will generate relatively insignificant levels of traffic in the peak hours and the scheme’s impact on the capacity of the local highway infrastructure and safety does not present any concerns.

· Accessibility by walking has been found to be good with a number of useful everyday facilities available within easy walking distance.

· The site is located on a Quality Bus Corridor, within 100m of high-standard bus stops and Humphrey Park Railway station is located only 800m walking distance.


CONSULTATIONS


LHA – No objection in principle.  To meet the Council’s parking standards the provision of 19 car parking spaces should be made, the proposals include 21 car parking spaces.  To meet the Greater Manchester Cycle parking provision, the provision of two cycle parking spaces should be provided. A travel plan has been received, it is believed that there are some improvements to the targets that could be made in order for the travel plan to be acceptable.

Environmental Protection - No objections.  The site is on brownfield land and therefore a contaminated land condition is recommended.


Built Environment (Drainage) - Recommends conditions relating to drainage are attached if planning permission is granted.


Environment Agency – No objections.


Arboriculture Officer – No objection.  The planting schedules are good, featuring an imaginative mix of trees, shrubs and hedging plants.  It is recommended that a condition is attached requiring the submission of a Tree Protection Scheme.  This should show tree removals/retention and the position of the protective fencing.  It is also recommended that a landscaping condition is attached to ensure that the scheme submitted is enforceable.  Further comments made are discussed in the observation section of this report.

Greater Manchester Police Design for Security – Recommends design details and boundary treatment in line with Secure By Design standards.  These are discussed further in the observation section of this report.

Greater Manchester Ecology Unit – Do not consider that a bat survey is necessary as bats are unlikely to be roosting in the existing building.


REPRESENTATIONS


None received.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The two derelict semi-detached properties situated on the site were previously occupied as a residential care home.  The principle of the proposed use has therefore been established on the site.  The site is within a predominantly residential area and the proposed use would therefore not be out of keeping with the general character of the area.


DESIGN AND VISUAL AMENITY


2. The existing buildings on the application site are traditional late nineteenth / early twentieth century villas which were originally of considerable architectural merit.  The buildings have been significantly altered in the past and are now derelict following a fire which occurred since they became vacant.  It is considered that the design of the proposal development does not have anything of the traditional charm or distinctiveness of the original buildings (prior to their now derelict state).  However, it is recognised that an extant planning permission exists on the site for a three storey building to the front of the site comprising of 9 apartments, 2No. two storey semi-detached properties situated centrally within the site and 4 terraced properties to the rear of the site.  The principle of a larger development that has less significant architectural features has therefore already been established on the site.


3. The proposed building would have a maximum length of 56m.  In order to break up the massing of the development, the height of the building varies between three and two stories.  Mono-pitch and flat roofs have been incorporated into the design to reduce the height and massing of the building.  The building would comprise of three main sections; the front and middle which would be three stories high and the end section which would be two stories high, all with mono-pitch roofs.  These main sections would be adjoined by two storey flat roofed sections that are recessed from the building line of the three main parts.  This again helps to break up the appearance of the building.  These adjoining sections would also contain large amounts of glazing, giving the appearance of lighter-weight structures than the three main sections.  Additional to glass, the overall building would comprise of three main building materials, red brick, timber and render.  The use of these materials will also help to break up the appearance of the large building and provides a contemporary design, whilst also incorporating materials that exist on Stretford Road and the surrounding area.


4. The tallest elevation of the building would front Stretford Road.  The existing ground level of the site is raised at the northern end.  The proposal would include lowering the ground level by approximately 0.4m, thus reducing the potential height of the building as viewed from Stretford Road.  Within the surrounding area there are existing three storey buildings at Breaside which is sheltered accommodation for the elderly and residential flats in Hatro Court and 279-283 Stretford Road.  A distance of 6.8m would remain between the proposed building and the front boundary of the site, which is 1m less than the approved scheme H/70350.  The area to the north of the building is proposed to be landscaped garden.  This part of Stretford Road does not have a ridged building line.  The building would project 3.6m forward of 296A and 296B Stretford Road and would be situated in line with the northern corner point of 2 Anchorage Road.  It is therefore considered that the proposed development would not appear over prominent within the existing street scene.


5. Although the main entrance to the proposed building would be to the east elevation, a central vertical glazing column is proposed to the north elevation, fronting Stretford Road, with a doorway at ground floor level.  This provides the north elevation with a focal point and ensures that the building would not ‘turn its back’ onto Stretford Road.  This is inline with Proposal ENV27 of the Revised UDP which requires that developers should pay particular attention to the elevational treatment, landscaping and boundary treatment along major road corridors of which Stretford Road, Urmston is listed as a major road corridor in this Proposal.  It is thus considered that the overall scale, massing and building line of the proposed building is appropriate and provides an active elevation to Stretford Road.  


6. Landscaping is proposed to the front and sides of the site and around the proposed car parking area.  An area of private garden amenity space is also proposed for the residents of the home to the rear of the building.  This is in line with Trafford Planning Guidelines: Residential Care Homes and Nursing Homes for the Elderly, which states that the site must be capable of providing a landscaped private garden area plus landscaping to the vehicular access and parking areas.  Therefore, subject to appropriate conditions controlling the detailed design and materials and landscaping, the proposed development is considered acceptable in design terms.


IMPACT ON TREES


7. The application proposes the removal of certain trees within the site.  None of the trees proposed for removal are protected by a Tree Preservation Order.  The trees that are proposed to be removed are the same trees that were to be removed under the extant planning permission H/70350.  Further to comments received from the Arboricultural Officer, although a B.S. 5837 (Trees in relation to construction: Recommendations) compliant specification for the protective fencing to be erected around the retained trees has been submitted, the applicant does not provide details of the actual positioning of this protective fencing.  The British Standard recommends that a Root Protection Area (RPA) is maintained around each retained tree during construction.  It can be seen from the Landscape Layout drawing that some of the RPAs may be difficult to achieve on such a tight site, although some incursion into the RPAs may be acceptable if ground protection is used, as the report suggests.  In line with the Arboricultural Officer’s comments, it is recommended that a condition is attached requiring the submission of a Tree Protection Scheme which demonstrates tree removals / retention and the position of protective fencing.


RESIDENTIAL AMENITY


8. A minimum distance of 21m would remain between the proposed building and the adjacent two storey residential properties on Anchorage Road.  This distance would increase to 28.4m between the building and the properties on Anchorage Road.  A minimum distance of 21.4m would remain between the proposed private garden amenity space for the residents of the home and residential properties on Anchorage Road.  The proposed building would project across the rear elevations of No.’s 2 – 16 Anchorage Road.  Although the proposal would result in a loss of six trees along the eastern boundary of the site, a significant number of mature trees lie would remain along this boundary which would break up views of the development from the properties on Anchorage Road.  As discussed in the design section of this report, the building has recessed sections and some flat roofs to break up the massing and reduce the height of the building, thus lessening the impact of the proposal on the residents of Anchorage Road.   


9. The proposed new vehicular access to the development would be situated along the eastern side of the site, adjacent to the boundary with Anchorage Road.  This access was approved under the extant planning permission H/70350.  A buffer measuring between 2m and 2.4m wide would lie between the proposed road and the boundary with Anchorage Road.  This buffer would contain many existing mature trees and lessen the impact of the proposed driveway on the rear gardens of the properties on Anchorage Road.


10. A minimum distance of 8.1m would remain between the proposed building and the adjacent residential flats at 286B and 298B Stretford Road, which are situated to the west of the site.  There are no main habitable room windows on the eastern side of these flats.  There are no principal habitable room windows proposed to the west elevation of the building, although there are some secondary bedroom windows, and the applicant has stated that the corridor windows at first floor level on this elevation would be obscure glazed.  Mature trees also lie along the western boundary of the site, which would break up views of the proposed development from these neighbouring residential flats.  It is recommended that a condition is attached requiring that all of the first and second floor windows on the west elevation are obscure glazed to ensure that privacy is maintained to the gardens of these flats and the residents are not given the perception of being overlooking.  Obscure glazing the windows would also maintain the privacy of the residents of the home, which is in line with the Council’s SPG: Residential Care Homes and Nursing Homes for the Elderly which states that all fenestration must be designed so that it ensures adequate privacy for the occupants and for neighbouring residents.


11. Whilst the proposal would result in more activity on the site than what was previously experienced when the existing properties were last used, it is considered that the proposal would not result in an undue level of noise and disturbance or loss of privacy to surrounding residents.  This is in line with Trafford Planning Guidelines: Residential Care Homes and Nursing Homes for the Elderly, which states that the general layout of the site must be such that the activity associated with the care home or nursing home does not cause undue noise nuisance to neighbouring residents and all fenestration must be designed so that it ensures adequate privacy for occupants an for neighbouring residents.


12. As previously stated, Trafford Planning Guidelines: Residential Care Homes and Nursing Homes for the Elderly states that the site must be capable of providing a landscaped private garden area.  The application proposes 105m2 of amenity space immediately to the southern side of the building for the residents of the home.  Further amenity space is also proposed to the south of the car parking area, although the land levels drop at this point and thus may not be easily accessible by all of the elderly residents.  It is therefore considered that the proposal provides adequate amenity space for the enjoyment of the residents of the proposed care home.


HIGHWAY SAFETY AND PARKING PROVISION


13. The application proposes the closure of the vehicular access at the western end of the Stretford Road frontage and the widening of the access at the eastern end to provide a private drive to serve the care home.  This vehicular access arrangement was approved under the extant planning permission H/70350 and is therefore considered acceptable.


14. Controlled 1.8m high gates are proposed across the proposed vehicular access, though set back from the footway of Stretford Road by 9.6m.  Following a recommendation by the Police’s Secure By Design Officer to recess these gates further into the site beyond the main entrance of the building, this matter will be discussed further in the Additional Information Report following discussion with the applicant.  


15. The application proposes an area of car parking to the rear of the site, providing 21 car parking spaces.  This is acceptable in accordance with the Council’s car parking standards which require a minimum of 19 spaces are provided for such an elderly persons care home.  A small timber cycle store is proposed adjacent to the eastern boundary of the site, opposite the main entrance to the care home, which would provide four cycle parking spaces.  The store would be orientated so that the doors to the store would not open onto the driveway and thus not impede vehicular movement or pose a risk to cyclist safety.  The proposed level of cycle parking provision also complies with the Greater Manchester Cycle parking provision.


16.  It is therefore considered that the proposal would not lead to off site car parking and is acceptable on highways grounds.  However, although a travel plan has been submitted, it is considered that improvements to the targets could be made in order for the travel plan to be considered acceptable.  It is therefore recommended that a condition is attached requiring that prior to the commencement of development a revised travel plan is submitted and agreed.


COMMUNITY SAFETY CONSIDERATIONS


17. The developer has agreed to implement the following measures to ensure the site is satisfactory secured:


a. The main entry doors to have video entry system;


b. Lighting to be provided to all access roads/footpaths, building entrances and parking areas to an adequate and uniformed level so as to not provide any areas of pooling/shadowing;


c. Controlled 1.8m high access gates at the vehicular entrance;


d. Secure 1.8m high secure access gates and railings between the building and western boundary of the site;


e. Bin storage to be within secure area; 


f. Cycle store to be within a secure area in a highly visible location;


18. On the basis of the above measures and the application of appropriate conditions, the Police’s Secure By Design Officer has raised no objections to the proposed development.  

COMPARISON WITH EXTANT PLANNING PERMISSION


19. The extant planning permission on the site H/70350 for the erection of a three storey block of 9no. apartments, 4no. two and three storey townhouses and 2no. two storey semi-detached houses with a new vehicular access would result in development that would have a ridge height of 13m and an eaves level of 7.6m.  The proposed care home would have a maximum height of 11m and an eaves level of 8.8m.  The extant permission also comprises of three main building blocks, although theses would not be joined by building between as with the proposed care home.  The housing development would project further into the site than the proposed care home, leaving a minimum distance of 8.5m between the proposed houses and the southern boundary.  A minimum distance of 23.6m would remain between the proposed care home and the southern boundary of the site.  The distance between the proposed care home and No.296B Stretford Road and No.’s 2 and 4 Anchorage Road would be the same as the approved residential apartment block and while the proposed care home would project closer to No.’s 6 and 8 Anchorage Road than the housing scheme, it would not project as close to No.16 as the approved terraced houses.  As previously discussed in the Residential Amenity section of this report, all separation distances to neighbouring properties comply with the Council’s standards.  As also previously stated, the proposed driveway and the trees to be removed are the same in both schemes.  Therefore whilst it is acknowledged that the proposed care home would be a large building, it considered that it would not impact on the surrounding residents significantly more than the extant planning permission on the site.

DEVELOPER CONTRIBUTIONS


20. In accordance with the provisions of SPD1 ‘Developer Contributions towards Public Highway and Public Transport Schemes’ a financial contribution shall be sought to fund improvements to the highway network and public transport services within the vicinity of the site.  Whilst there is no specific formula for calculating the contributions for a C2 use, a figure of £14,112.00 based on 49 bedrooms has been determined, based on similar calculations agreed for other care home developments recently approved by the Council.  This figure is split between contributions of £3,577 towards the provision for highway network and £10,535 towards the provision of public transport.

21. Proposals OSR3, OSR4 and OSR9 of the Revised Trafford UDP and the Council’s Adopted SPG ‘Informal/Children’s Playing  Space and Outdoor Sports Facilities Provision and Commuted Sums’ seek the provision of on-site play facilities for all new residential developments within areas of deficiency.  The application site is not situated in an area of deficiency and the development would provide accommodation for elderly residents only and thus would not generate a need for additional play facilities, a contribution is therefore not sought in this respect.  

22. The Council’s Supplementary Planning Guidance ‘Developer Contributions towards Red Rose Forest’ was adopted in September 2004 and seeks to further the establishment of the Red Rose Community Forest. However, as the proposal would provide care facilities for elderly residents, a use which is an exemption to the SPG, a financial contribution towards off-site tree planting is not sought in this respect.

CONCLUSION


23. The erection of a part three storey, part two storey building to form a 49 bed care home on the site following the demolition of the existing derelict building is considered to be acceptable.  The creation of a new vehicular access to the eastern side of the site from Stretford Road is also considered to be acceptable and the proposal overall is considered to not have a detrimental impact on highway safety.  It is considered that the design, massing and scale of the building are acceptable and would not unduly impact on the surrounding residents, particularly through the application of appropriate conditions relating to landscaping and obscure glazing.  The proposal is thus considered to comply with all relevant Policies and Proposals in the Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance.  The application is therefore recommended for approval.

RECOMMENDATION: MINDED TO GRANT, subject to Section 106 Agreement: -


(A). 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal agreement and that such an agreement be entered into to secure a financial contribution up to £14,112, comprising:-


· A financial contribution of £3,577 towards the provision for highways network.

· A financial contribution of £10,535 towards the provision of public transport.

(B). 
That upon the satisfactory completion of the legal agreement referred to at A above, planning permission be granted, subject to conditions: -


1. Standard Time Limit;


2. List of approved plans including amended plans;


3. Submission of Materials;


4. Details and implementation of landscaping;


5. Notwithstanding submitted details, submission of details for boundary treatment;


6. Notwithstanding submitted details, submission of details for location of refuse storage;


7. The permission hereby granted relates only to a residential care home with a maximum of 49 bedrooms and to no other use within Class C2 of the Schedule to the Town and Country Planning (Use Classes) Order 1987 or any Order revoking and re-enacting that Order, with or without modification;


8. Provision of access, parking, turning and servicing areas in accordance with approved plans. Surfacing of access, parking and turning areas to be submitted and approved;


9. Retention of access, parking, turning and servicing areas;


10. Secure cycle parking to be provided and retained in accordance with approved details;


11. The first and second floor windows in the west elevation of the building shall be obscure glazed. No further windows to be formed in any part of the West elevation;


12. Details of lighting to external access and parking areas to be submitted and approved;


13. Contaminated Land;


14. Revised Travel Plan to be submitted and approved;


15. Provision and retention of video entry phone system to main entrance door and gate on eastern side of building. 

VW





		WARD: Clifford

		74477/HHA/2009




		DEPARTURE: No





		ERECTION OF A DETACHED GARAGE BLOCK, OUTBUILDING AND GYMNASIUM AFTER DEMOLITION OF THE EXISTING GARAGE






		251 Seymour Grove, Old Trafford






		APPLICANT:  Mr. M. Shahid






		AGENT: T and G Associates





		RECOMMENDATION:  GRANT









SITE


The site comprises of a two and a half storey detached late Victorian/early Edwardian property set within its own large garden and which is currently vacant. The property is sited close to the southern boundary of the site with a detached garage also sited along the southern boundary. The site is surrounded to the north, east and south by residential properties of a similar age and style, although the properties immediately adjoining to the south, no’s 253 and 255 Seymour Grove are a vacant residential home that have recently received planning permission for their conversion back to residential properties. Historically, the site had a large number of mature trees although these have now been removed.

On the opposite side of Seymour Grove are more residential properties that are mostly obscured by mature vegetation. The site is accessed from Seymour Grove, adjacent to no. 253. There is a 1m high low boundary wall along the Seymour Road frontage with mature vegetation up to a height of 2.5m in parts. The remainder of the boundary treatment around the site is made up of a variety of materials and is of varying heights dependant on the property it adjoins, although for the most part it is a brick boundary wall between 1.5m and 1.6m in height.


PROPOSAL


It is proposed to demolish the existing detached garage block currently sited to the south east of the existing dwelling on the site and replace it with an L-shaped block in the far south east corner of the site. It is to have an east/west projection of 7m along the southern boundary and a north/south projection of 9m along the east boundary. At this point it is then set away from the boundary by 900mm and projects out a further 2m from the north gable elevation and wraps around the west side of the building forming a part brick, part glazed flat roof box. The remainder of the development has a pitched roof, extending to a height of 2.4m to the eaves and 4.1m to the ridge, with the roof pitching away from the site boundary. The southern element of the building is to be occupied by a garage whilst the northern element is to contain a gymniasium.

REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Planning Guidance for the North West (RSS13), now forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 


No notation

PRINCIPAL RELEVANT ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D6 – House Extensions

RELEVANT PLANNING HISTORY

H/69541 – Extensions to the property at basement, ground, first and second floor to from additional living accommodation. Refused 11 July 2008


H/70165 – Demolition of existing property and erection of replacement dwellinghouse. Withdrawn 7 October 2008.


H/71162 – Demolition of existing property and erection of a replacement dwellinghouse. Refused – 26 May 2009.


H/71749 – Demolition of existing property and erection of a replacement dwellinghouse. Approved with conditions 4 November 2009.


APPLICANT’S SUBMISSION 


Relevant detail addressed in the Observations section of the report


CONSULTATIONS


Built Environment – No objection


Environmental Protection – No objection


REPRESENTATIONS


Seven letters of objection have been received in respect of the application from the occupants of the surrounding properties. Concerns are summarised as follows;


· The erection of the garage block will prevent the replacement of screening trees for the properties on Darley Road


· The extension along the eastern side of the side will present a blank wall and roof along the back garden of 8 Chatham Road.


· The proposal fails to screen the overlooking from the upper windows of 251 Seymour Grove.


· The height of the new building is in breach of new regulations (2008) restricting the total height of such outbuildings to 4m.


· The proposal is in breach of Condition 6 iii attached to the permission for the replacement dwelling.


· The position and footprint of the structure reduces even further the already severely reduced garden area.


· This proposal seeks to restore rooms that were removed from the proposal for the main house when it’s size was reduced.


· No additional garage space is provided by the proposal although there will be a larger number of residents on site than would occupy the current property.


· There may be a fair amount of noise from the gymnasium, particularly when the doors onto the garden are fully open.


· This proposal would not leave sufficient space for the landscaping of the site.


· The proposal may undermine the integrity of the 100 year old boundary wall and the tree in the adjoining garden.


OBSERVATIONS


RESIDENTIAL AMENITY

1. The proposed outbuilding is to be sited in the south east corner of the site, adjoining the boundaries of the residential properties on Chatham Road and Darley Road extending along the southern boundary by 6.7m and along the eastern boundary by 9m. The nearest residential properties are those on Darley Road and it is properties 3 and 5 that would be the most affected, being sited 9.5m away from the boundary, 10.1m from the side wall of the application proposal. The Council’s Supplementary Planning Guidance ‘Planning Guidelines: House Extensions’ advises that a distance of 14m should be retained between habitable room windows and blank elevations, a distance which this proposal falls short of. However the windows affected are on the ground floor only and currently look out onto a 1.8m high brick boundary wall, separating these properties from the application site and the side wall of the proposal will project only 600mm above this, set 300mm beyond the boundary wall. At this point the roof pitched away from the boundary, offsetting it’s impact

2. Furthermore, there is an existing brick built detached garage of a similar eaves height sited on the southern boundary to the west of where the new outbuilding is proposed that is to be demolished as part of this proposal. The foot print of this existing building, whilst in a different position on the boundary, is much longer and has a projection of approximately 11.5m and is sited right on the boundary. This proposal, as noted above is set away from the boundary and has a much shorter projection, added to which, it has been sited in such a way that it does not project along the entire rear boundary of any of the properties on Darley Road, rather it projects partially along the rear boundaries of both 3 and 5 Darley Road, retaining an element of outlook for the occupants of these properties. Taking in account all of the above therefore, it is not considered the proposal will result in any significant loss of amenity to the occupants of the properties on Darley Road.

3. The proposal projects north along the east boundary of the site for 9m from the south east corner of the site, 300mm from the boundary before being set in an additional 900mm and projecting a further 2m with a flat roof. The east elevation for the most part matches that of the south in terms of it’s height and design although it is sited much further away from no.8 Chatham Road on whose boundary it sits, being 28m from the property itself. As such, despite it’s projection, it should not result in any loss of outlook or have any overbearing impact on the occupants of this neighbouring property. Being located to the east of the garden to the property on Chatham Road and being the height proposed, any overshadowing will be to the south west corner of the garden later in the day and should not result in a loss of amenity significant enough to justify refusal on these grounds.

DESIGN/STREET SCENE


4. The building has been designed with both the existing garage building and the previously approved replacement dwelling on the site in mind. The building has been well designed with features and materials from the approved replacement dwelling carried through such as the decorative ridge tiles and the hanging tiles on the gable front on the west elevation. The used of the glazed box on the north and west elevations allow for a greater footprint whilst minimising the impact of the building itself. It provides an interesting juxtaposition with the traditional stylings of the remainder of the building, echoing the conservatory on the approved replacement dwelling.

5. For the most part, the proposal will not be visible from the street scene, with only the gable frontage to the west elevation be visible down the drive. This is set well back into the site and appears as subordinate to both the existing dwelling and the approved replacement dwelling. As such, there is no concerns with regard to the impact of the proposal in terms of it’s design or on the street scene.


HIGHWAYS/PARKING


6. The parking space that is to be lost by the removal of the garage is to be offset by the provision of a space in the new building and as such there is no change and no requirement for additional parking as a result of this proposal. Notwithstanding this, sufficient space exists on the driveway of both the existing and proposed property to accommodate off street parking.


CONCLUSION


7. The proposal is for the erection of an outbuilding in the south east corner of the site after demolition of the existing, accommodating a new garage and a gymnasium. It is been designed in such a way that it will sit in well with the replacement dwelling previously granted consent on the site but would also not appear incongruous with the existing property should this remain. It has been positioned to minimise the impact on the occupants of the surrounding properties and there are no significant concerns in respect of residential amenity. It is for these reasons that it is recommended the application be approved.

RECOMMENDATION: Grant subject to the following conditions;


1. Standard


2. Material samples


3. Garage to remain ancillary to main house and shall not be occupied as a separate dwelling.


4. Details of finished floor levels to be submitted.


5. Compliance with plans.
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SITE


The application relates to a site located on the northern side of Park Road in Bowdon between the junction with Pinewood and The Springs on the opposite side of the road.  The site measures some 0.21 hectare with a frontage of approximately 28 metres to Park Road and measuring some 80 metres deep.  It is currently occupied by a single detached dwelling that is positioned some 40 metres back from the front boundary.  There is currently a single access point situated towards the eastern side of the front boundary.  


There are four detached houses to the east, accessed from a single access onto Park Road located adjacent to the access to the application site.  To the north are flats at Erlesdene on Green Walk.  To the west and on the same side of Park Road is the recently completed flats development at Cornhills.  On the opposite side of the road are flats at West Thorpe.


The site lies within the Devisdale conservation area – sub-area C.  There are no Tree Preservation Orders in place on the site though there is a protected oak tree at Rowansway, the adjacent house.


PROPOSAL


Following the proposed demolition of the existing house and garage (application H/CC/67479 previously granted conservation area consent for this demolition and this consent is still alive) it is proposed to re-develop the site with a development of apartments.  


The application proposes a three- and four-storey building comprising 7 apartments.  The development would incorporate earthworks to drop the level of the building and also to facilitate the construction of the basement area.  The resulting lower ground floor would be some 2 metres below the floor level of the existing house whilst the floor of the basement would be over 5 metres below this level.  The proposed building would measure some 13.5 metres to the edge of the higher roof area, though a small pod on the top that provides access to the main roof increases this by a further 2 metres.


The development would incorporate 17 basement parking spaces accessed from the front of the building and 2 surface level visitor spaces at the front of the building.  Bin storage and plant areas, including air conditioning units would also be in the basement area.  Access from Park Road would be from the existing access which would be amended and widened. (Separate consents and permission will be required for demolition of existing gateposts and erection of new gates and gateposts as details have not been submitted as part of the current applications).


The building would have an art-deco style.  It would be rendered, have a flat roof and would incorporate balconies.


The building would be positioned some 30-32 metres into the site from the Park Road boundary.  The basement parking area would require some earthworks and the provision of a retaining wall at the entrance to the basement car park.

DIFFERENCE TO PREVIOUSLY APPROVED SCHEME


In essence, the development now proposed is the same as previously approved but for the addition of a further floor level to provide for 2 additional apartments.  As well as the additional height of approximately 3 metres, there are also some other elevational changes.  The level of parking in the basement is also increased, with a slight increase in the extent of basement area.  

DEVELOPMENT PLAN


REGIONAL SPATIAL STRATEGY FOR THE NORTH-WEST


The Regional Spatial Strategy for the North-West was formally adopted in September 2009 and now forms part of the Development Plan for the Borough.


PRINCIPAL ADOPTED RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses of Existing Resources and Infrastructure


DP5 – Manage Travel Demand; Reduce the Need to Travel and Increase Accessibility


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RT1 – Integrated Transport Networks


RT2 – Managing Travel Demand


RT9 – Walking and Cycling


MCR3 – Southern part of the Manchester City Region


REVISED TRAFFORD UDP


PROPOSALS MAP NOTATION 


Conservation Area (Devisdale)


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV12 – Species Conservation


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


H1 – Land Release for New Housing Development


H2 – Location and Phasing of New Development


H3 – Land Release for Development


H4 – Release of Land for Development

OSR9 – Open Space in New Housing Development


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


RELEVANT PLANNING HISTORY

H/67482 - Erection of two- and three-storey building to form 5 apartments with basement and surface car parking and associated groundworks following demolition of existing buildings.  Alterations to existing access onto Park Road.  Planning permission was granted on 30 July 2009 following the completion of an appropriate s106 agreement to secure a financial contribution towards off-site open space provision, outdoor sports facilities and Red Rose Forest tree planting.  

H/CC/67479 - Conservation Area Consent application for demolition of existing detached house and garage.  Granted on 19 February 2009.


H/CC/56500 - Conservation Area Consent for demolition of 4 Park Road and redevelopment to provide 14 apartments together with basement and surface level parking (consent for demolition of Cornhill already approved under reference H/CC/51449). Withdrawn.

H/56499 (for Cornhill and 4 Park Road) - Demolition of existing buildings and erection of 14 apartments together with basement and surface level parking. Withdrawn.


H/48554 - Erection of single and two storey extensions to form additional living accommodation following demolition of existing garage.  Erection of detached double garage.  Planning permission granted on 17 January 2000.


H/CC/48555 - Conservation Area Consent for demolition of existing garage.  Granted on 10 February 2000.


APPLICANT’S SUBMISSION 


Design and Access Statement – A summary of the comments is as follows:-


· Scale, height and massing relates to recent neighbouring developments, namely Marloes and Cornhill


· the intention is for the new development to sit comfortably alongside these to maintain the integrity of the street scene


· the development addresses the steep rise of the site from front to rear and the contours are used to give split level apartments and terraced communal garden to the rear


· the proposed development recognizes Cornhills as a dominant constraining factor that has a large unattractive elevation close to the boundary with Windswood


· the intention of the proposal is to screen the unsightly side elevation of Cornhills


· there was a conscious decision to give the proposal a contemporary style


· landscaping will preserve as much of the existing vegetation as possible and areas to front and rear will be landscaped


· further amenity space will be provided by way of balconies and terraces


Traffic and Highway Statement – Concludes that:- the site is within a well established residential area and is currently used as a single dwelling; the site has already been granted planning permission for a 5 apartment development which was submitted as assessed as a 9 apartment scheme with the reduction to 5 apartments not being based on traffic or highway matters; the traffic the proposed development will generate will be minimal and compared to the potential of the existing site will be totally unnoticeable in reality; the access to the site will be approved as part of the development; the parking facilities to be provided as part of the development will be in excess of the planning authority minimum standards, it concludes that there are no highways/traffic reason why the proposed development should not be approved.

Tree Report, Arboricultural Implication Study, Method Statement for Arboricultural works and Tree Protection Plan


The landscape plans shows 13 trees to be removed.  The tree report relates to the originally submitted development and identifies a number of trees to be removed.  These include 11 trees, mostly young, dead or conifers.  It does also include the removal of a large sycamore on the front boundary which is identified as moribund.  


Bat Survey – An updated survey has been carried out and submitted and reports as follows:-There is still no evidence to suggest bats have roosted in the house or garage lofts. (Bat access to the garage loft is probably not possible).  The potential of the house for use by roosting pipistrelle bats, including a maternity colony in summer, appears to have increased significantly since the last survey.  Discoloration around the original potential entry point in the rear soffit could be from bats, but there’s a possibility it could also be from activity by wasps.


There is now sufficient roosting potential for pipistrelle bats that summer activity survey work is merited in line with the Bat Conservations Trust’s Good Practice Guidelines of 2007. 3 surveys over the period of May to September inclusive are advisable, at least a month apart and with the last no earlier than mid-August.


The finding of a bat roost would require that the development be done under European Protected Species Licence. 


European Protected Species licences are issued providing planning permission has been granted, there is an over-riding public need for the development and there is no reasonable alternative available. It is also necessary to time the work to minimise the impact on bats. Therefore work must be planned for when the bats are expected to be absent, and an appropriate alternative roost must be available for them by the time they would normally be returning.


Even if no roosting activity is found at the time of the additional surveys, it will not be possible to confirm that no bats will ever use the building, so there should be compensatory provision made in the new build. The easiest way to make this provision is to install purpose-made, self-contained roost units within new, external, brick walls. Provision needs to be made in a wall of each aspect to recreate a range of temperatures available to bats across the seasons. The entrances should be positioned towards the eaves and not directly above windows and doors.


It is recommended that three bat activity surveys be carried-out over the period of May to September inclusive, at least a month apart and with the last no earlier than mid-August.


Comparable schemes in the area

The applicant has also submitted a file of photographs referencing other schemes in the area, in particular those that extend to 4, 5 and 6-storeys in height.  The applicant goes on to point out that whereas traditional build properties had high floor to ceiling heights, more modern buildings tend to have lower floor to ceiling heights meaning that a relatively new 5-storey building can sit alongside a traditional 3 storey building and be of no greater discernable height.

CONSULTATIONS


LHA – For the development proposed the provision of 16 car parking spaces are required overall.  The proposals provide 19 car parking spaces including 3 visitor spaces within the proposals. 


The access arrangements were previously approved under the last application and therefore there are no objections on highways grounds.  


The applicant’s attention is drawn to the need to gain further approval from Trafford Council for the construction, removal or amendment of a pavement crossing under the Highways Act 1980.  The applicant must also ensure that adequate drainage facilities or permeable surfacing is used on the area of hardstanding to ensure that localised flooding does not result from these proposals. 


The provision of two cycle lockers should be provided in order to meet the Greater Manchester Cycle standards.  Therefore, if these facilities could be provided there would be no objections to the proposals on highways grounds.


Drainage – Standard informatives are suggested.  Also the design of the basement car parking should comply with Greater Manchester Act 1981 and discussion should take place with the relevant emergency services.  Surface water discharge from the whole development should be limited to 10 litre/sec per hectare or 5 litre/sec whichever is greater.


Pollution and Licensing – The application site is on brownfield land and a standard contaminated land condition is suggested.

Greater Manchester Ecology Unit - The application includes a bat survey.  This survey has been undertaken by a licensed and experienced bat consultant whose work is known to the Ecology Unit.  Although the bat survey found no evidence of bats at the time of survey, the survey was conducted in June 2007.  Bats are highly active creatures, the conditions in the buildings may have change since the survey was undertaken and the area is a “hotspot” for bat roosts; a roost was found in the adjacent property, for example.  The bat survey therefore needs to be updated and we would recommend that the application not be determined until this has been submitted to the council.  


Not withstanding the above comments, the recommendations in the bat survey should be required by condition.


English Heritage – The application should be determined in accordance with national and local policy guidance and on the basis of the Council’s specialist conservation advice.

REPRESENTATIONS


Neighbours – 13 letters objecting to the proposals and expressing the following concerns:-


· too many empty flats already


· the area has already been overdeveloped and is becoming a concrete jungle


· Park Road is already too busy and more cars will add to the dangers


· This development will be completely out of character with the conservation area as are some of the recent developments nearby


· It will be overdevelopment of the plot


· Unacceptable increase in traffic will adversely affect road safety on a dangerous section of road


· The development will swamp existing houses adjacent to the site


· Loss of trees and shrubs detracts from the area


· Overlooking of neighbouring property


· Increase in noise and disturbance will affect neighbours


14 letters received expressing support for the proposals and making the following comments:-


- the development will improve the street scene along Park Road and will add to the character of the area


- it is in keeping with nearby developments


- there is a shortage of high quality apartments along Park Road


- it will enhance the conservation area


- there has been a shortage of new developments along Park Road


Bowdon Conservation Group – Object to the proposed development for the following reasons:-


· the architectural design is poor and does not preserve or enhance the character of the conservation area


· the proposed additional floor of the building only worsens these failings and increases the massing


· the additional height worsens the problems for neighbouring properties


· wheely bins will be a problem as they are at Cornhills


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes the development of 7 new apartments to replace the existing single dwelling on the site and as such would have previously fallen to be considered against the provisions of the Adopted SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’. However, the adoption of the Regional Spatial Strategy (in September 2008) carries significant weight in the determination of planning applications, to the extent that they must take precedence both over the policies of the Adopted Regional Spatial Strategy (RPG13 - March 2003) and the interpretation and weight that can be given to the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the Adopted SPG (September 2004). The reasons for this changed position are twofold. 


2. Firstly, with regard to new housing provision, new RSS Policy L4 significantly raises the annual average requirement figure for the Borough from a net (excluding clearance replacement) figure of 270 dwellings a year to a figure of 578 dwellings per year – with the requirement now being expressly described as a minimum figure to be achieved rather than a maximum as previously described in the 2003 published RSS.


3. Secondly, the new target requirement set out in the new RSS means that the Council can no longer demonstrate that it has a ten year supply of land committed for new housing development across the Borough and therefore cannot apply the provisions of the SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’, given that it explicitly states in Paragraph 4.1 that the implementation trigger for the SPG is, ‘when the number of new houses granted planning permission for development exceeds ten times the combined demographic need and clearance replacement requirements of RPG13’.


4. Arising from the above, therefore, the principal relevant new RSS policies that must now be applied to this application are the Policies RDF1, MCR1, MCR3 and L4.


Policy RDF1 identifies 3 broad priorities for growth across the region – the first being the Regional Centres of Manchester and Liverpool, the second being the inner areas surrounding these centres, with emphasis placed on areas in need of regeneration and the third being the centres and inner areas of a number of important towns and cities (including Altrincham). In relation to the third priority areas for growth, the Policy states that: -


“Development should be focused in and around the centres of the towns and cities. Development elsewhere may be acceptable if it satisfies other policies, notably DP1 to 9. Emphasis should be placed on addressing regeneration and housing market renewal and restructuring.”


Policies L4, MCR1 and MCR3 identify the detailed priorities for growth in the Regional Centre and Inner Areas of the southern part of the Manchester City Region.


Policies MCR1 and MCR3 refer to the Plans and Strategies to be applied respectively across the Manchester City Region and the southern part of the City Region.


Policy MCR1 indicates that as a priority plans and strategies should support interventions to achieve a significant improvement in the economic performance of the whole city region. Specifically in relation to housing it proposes that high quality development in locations that are accessible by public transport to areas of economic growth should be proposed. Emphasis is placed on proposing a high level of development in inner areas to meet the needs of existing residents and attract and retain new population so that a significant increase in the resident population can be secured to support economic growth.


Policy MCR3 refers to the Plans and Strategies to be applied across the southern part of the Manchester city region – the area the application site clearly lies within. Within this area the spatial development priorities expressly spelled out in the policy in relation to new residential development are: -


“To support local regeneration strategies and meet identified local needs (particularly for affordable housing), in sustainable locations which are well served by public transport.”


Policy L4 seeks to monitor and manage the availability of housing land identified in Plans and Strategies and through development control decisions on proposals and schemes. The accompanying text amplifies this position by stating the following: -


“Except in that part of Trafford lying within or adjacent to the Regional Centre, continued careful monitoring and management of housing provision will be necessary to ensure that new housing development does not result in an adverse cumulative impact on local and neighbouring housing markets. Provision should focus on meeting local and affordable housing needs and support agreed local regeneration strategies.”


5. The application proposal as described by the applicant is a wholly general market housing development proposal. As a wholly general market housing proposal it falls to be considered against the RSS criteria (set out in Policy L4 and Policy MCR3): -


(a) Whether or not the proposal supports a local regeneration strategy;


(b) Whether or not the proposal is located in a sustainable location, and,


(c) 
Whether or not the proposal is in a location that is well served by public transport.


In terms of criteria (b) and (c) the proposal can be agreed to be acceptable as it proposes the re-use of previously developed brown-field land and the site is in a location that is served by public transport albeit to a limited level.


In relation to criteria (a), however, the merit of the proposal as a development supportive of a local regeneration strategy is very much less than clear given its relatively distant location (approximately 1.4 km) from the edge of the Altrincham Town Centre Priority Regeneration Areas.


6. The strategic spatial planning imperative set out within the new RSS instructs the Council to manage development within Trafford to support growth firstly within the Regional Centre, secondly in the inner areas surrounding the Regional Centre and thirdly elsewhere in the Borough to support growth in the centre and inner areas of Altrincham and other areas in need of regeneration, and to meet affordable housing needs.


7. Whilst the proposal does not strictly align with the development focus set out in RSS Policies L4 and MCR3 it is modest in scale and cannot be said to conflict with the development focus set by these Policies (the application site being located within the southern part of the city region as defined in the LDF Core Strategy Preferred Options consultation document of July 2008).


8. At this point in time (effectively at the commencement of a new planning policy regime) it is considered that it would not be possible to demonstrate from the available land supply and housing market monitoring information that the proposal would have an adverse impact on local and neighbouring housing markets and in consequence that harm to the RSS strategy would arise from this development. This position of course will need to be kept under review and the effects of further development proposals assessed to determine their impact upon the land supply and housing market position to meet the development monitoring and management requirements of RSS Policy L4.


9. As such it is considered that in principle the proposed residential development of the site for 7 apartments is acceptable.  The development does however raise other site specific issues and these are discussed below.


IMPACT ON CHARACTER AND APPEARANCE OF DEVISDALE CONSERVATION AREA


10. The proposed re-development of the site should preserve or enhance the character or appearance of the Devisdale conservation area in order to be considered acceptable and to comply with the Council’s policies for new development in the area.  It is considered that this is the defining issue with this application.


11. The site lies within sub-area C of the Devisdale conservation area which is summarised in the Planning Guidelines for The Downs, The Devisdale, Bowdon and Ashley Heath as ‘Gently curving roads, low stone front boundary walls and gateposts, a wealth of trees and other planting with substantial buildings behind, sometimes visible only in glimpses.  Buildings are mainly Victorian built in individual styles often in cream brick, with steep pitched slate roofs and an informal character derived from varied roof lines, gables and bays etc.  The overall impression is one of a relaxed and affluent spaciousness with landscaping dominant.” It goes on to say that in sub-area C “there are a number of developments of modern detached houses but the character of views along the main roads is still retained.”  


12. The main elements of the scheme that contribute to its impact on the conservation area are its design (including the height and massing of the building), the site coverage including the position of the building on the site, landscaping and also, in this case, the implications of reducing the ground levels across parts of the site to cater for the basement areas.  The applicants have drawn attention to the relationship between the existing building and the recently completed development at Cornhill as being detrimental to the conservation area and this too is a valid consideration.


13. The proposed building is clearly of a significantly greater mass than the existing house on the site though this in itself does not mean the proposal is unacceptable.  In terms of its width the proposal measures some 21.5 metres compared to the existing house which is 19.5 metres across.  There is also a detached garage which extends the existing built form on the site to approximately 31 metres across.  The main part of the proposed building would be 13.5 metres high above the new lower ground level compared to approximately 7.5 metres for the existing house to ridge height above the existing ground level (i.e. higher than the approved scheme).

14. In terms of its position on the site the proposed building would be set back some 30-32 metres from the road frontage.  This is closer than the existing house and terrace by some 8 metres but is on a similar line to the building on the adjacent site at Cornhills.  The houses to the east are much closer with Rowansway being only 14 metres from the front boundary (though the house itself is far smaller than the current proposal or Cornhills); the large buildings on the opposite side of the road – West Thorpe and Belmont – also in the region of 14 metres back from the front boundary.  It is considered that the position of the building on site is acceptable.  The development would also have the benefit of providing some screening to the side of the Cornhills development and providing a far better relationship between the buildings on these two sites which would be a positive benefit to the conservation area.


15. The existing building is positioned approximately 3-4 metres from the boundary with Cornhills and whilst the main house is between 4 and 22 metres from the eastern boundary the detached garage fills that gap.  To the rear boundary there is some 18-24 metres from the main rear elevation.  The proposed building would retain some 2.5 – 4 metres to the boundary with Cornhills, some 4-17 metres to the eastern boundary and 17-23 metres to the rear boundary.  The existing house has a long driveway that runs from the front boundary up along the eastern side boundary to a hardstanding area in front of the double garage; there is also a terraced area to the front and a small patio to the rear.


16. The applicants have submitted a street scene drawing that shows the proposed development with the Cornhills development and Marloes beyond as well as showing the smaller houses to the east.  In terms of its massing the building clearly relates better to the new apartments to the west than to the older houses to the east, the overall height above street level is similar to the existing.  The previously approved scheme at two- and three-storeys was considered to not be out of character with the surrounding area.  This new application now proposes an additional floor to the building increasing its height by some 3 metres.  It is considered that the addition of an extra floor level increases the massing to an unacceptable degree and also results in a building with a less well proportioned building.


17. The existing house is at a slightly raised level on the site and the proposal will cut into this area.  This will enable the lower ground floor to be set at a lower level than the ground floor of the existing house – by some 2 metres – and will enable the formation of a basement parking area below this.  A similar approach was taken with the Cornhills development at the adjacent site.  Whilst these two elements help to reduce the above ground impact of elements of the proposal (overall height kept down and parking hidden) it does result in new elements that may not be considered to be ideal:- a new opening to the basement car park and also the formation of a new slope and artificial ground level to cater for the basement.  In this case the layout of the driveway has been designed to position the new entrance away from the entrance into the site and will be fairly well screened by existing boundary trees and landscaping.  The basement extends beyond the floor plan of the building above and it is proposed that the top of the basement area will be grassed over; similarly, the area between the edge of the basement and the driveway will be infilled to create a slope that will be grassed and will incorporate planted areas.  It is considered that with appropriate landscaping treatment the visual impact of the reduced levels and the basement car parking area will be able to be minimised and by removing the existing driveway which is opposite the entrance and replacing it with landscaping and a pedestrian pathway, the views into the site in this respect would be improved. 


18. As with the previously approved scheme, the building incorporates elements of Art-Deco styling.  In terms of architectural style, there is no reason why such an approach should not be accepted in this conservation area where there is a mix of styles and periods.  However, whilst the approved building was considered to read as a coherently and well styled building in itself, it is considered that the amended proposals result in a less well proportioned and designed building.


19. Details of front boundary treatments and the new gates and gateposts have not been submitted as part of this application and a separate application will be required for such works. 


RESIDENTIAL AMENITY


20. It is considered that the position of the proposed building in relation to neighbouring properties is such that there would be no undue loss of light nor would the building in its amended form appear overbearing.  It would be over 50 metres from properties on Green Walk with good tree cover in between.  In relation to properties at Cornhills, the development would be on a similar building line and would not cause undue overshadowing of the rear amenity area.  Cornhills does not have main habitable room windows in the east facing side elevation and those windows that are in this elevation facing the site are required by condition on the planning permission for that development (H/64351) to be obscure glazed and as such no individual apartment at Cornhills would be seriously affected.  Houses at Sevenoaks and Rowansway to the east are positioned some 20 and 12 metres respectively from the boundary of the application site and approximately 25 metres from the closest part of the proposed building.  It is considered that there would be no direct impact on those properties in terms of loss of light nor would the building appear overbearing.


21. There is a potential issue in respect of overlooking from the proposed development in particular to the detached houses to the east.  Windows in the side elevation of the proposed building would include main living room (on the front curved part of the elevation), kitchen and en-suite rooms at lower and upper ground floors.  The upper ground floor property would also include a balcony at the front corner of the building.  These would be between 8 and 11 metres from the eastern boundary (distances vary due to the way that this boundary curves around the building).  At second floor level there would be a large roof terrace area with large patio doors opening out onto it.  The edge of this terrace would be between 4 and 11 metres from the boundary and the patio windows would be some 12 to 18 metres from the boundary.  That terraced area would include a 1.7 metre high glazed screen around its rear corner closest to the eastern side boundary.  These windows and terrace area would face the access drive to Sevenoaks and Rowansway and onto garden areas.  With the previous scheme this large terrace area was at first floor level and it was considered that the relative orientation of the properties and distances involved (the front elevation of Sevenoaks is some 25 metres from the closest point of the roof terrace whilst there would be a minimum of 26 metres to the rear corner of the property at Rowansway) was such that there would be no direct interlooking with main front and rear windows at these adjacent houses.  The new scheme incorporates the terrace at a higher level which gives more opportunity for overlooking.  Notwithstanding the distances, relative orientations and tree cover, it is considered that the level of overlooking of garden areas would adversely affect the levels of privacy currently enjoyed by occupiers of those properties.  


TREES


22. Amendments to the proposed development have removed the basement area close to the trees on the eastern boundary.  It is not proposed to remove any significant trees from the site and given the reduced scheme and in particular the reduced basement area there is no undue concern, subject to conditions, that the development would require the removal of or cause harm to the adjacent trees (there is a protected oak tree in the north-western corner of the garden at Rowansway - TPO 176 T1).  Additional planting as part of a landscaping scheme would compensate for the loss of the smaller and less important trees that are identified for removal.


TRAFFIC


23. The proposed development for 5 apartments with 2 car parking spaces each, plus 2 visitor spaces, would add some traffic to the road in the vicinity and would increase the number of vehicular (and pedestrian) movements in and out of the site.  The access to the site would be retained in its existing position but would be widened by about 0.5 metre to 4.4 metre, a sliding gate across the access would be set back 6 metres from the edge of the highway which is about 1 metre more than the current gate. It is considered that the level of additional traffic would be relatively limited and would not result in an adverse impact on highway or pedestrian safety or convenience in the vicinity of the site.


24. Car parking levels are acceptable and meet the Council’s guidelines for flats.  Cycle storage/parking facilities could be provided by way of condition attached to planning permission if granted.


OTHER ISSUES – RED ROSE FOREST AND OPEN SPACE


25. The previously approved scheme was subject to a s106 agreement requiring contributions towards Red Rose Forest tree planting, open space and outdoor sports facilities.  Whilst this application is recommended for refusal, if Committee (or subsequently and Inspector) are minded to grant permission it should be subject to a similar agreement (adjusted accordingly for the additional units).


RECOMMENDATION:  REFUSE for the following reasons:-

1. The proposed development by reason of its design and scale would represent an unduly dominant and overbearing development out of character with and detrimental to the character and appearance of the Devisdale conservation area.  The development would fail to preserve or enhance the character and appearance of the Devisdale conservation area and as such is contrary to Proposals ENV21, ENV23, D1 and D3 of the Revised Trafford Unitary Development Plan.


2. The incorporation of a large rooftop terrace at second floor level would result in overlooking of neighbouring properties to the detriment of the amenities of occupiers of those properties contrary to Proposals D1 and D3 of the Revised Trafford Unitary Development Plan.


GE






		WARD: Hale Barns

		74561/O/2010




		DEPARTURE: No





		OUTLINE APPLICATION FOR ERECTION OF ONE DETACHED TWO STOREY DWELLING (DETAILS OF ACCESS, LAYOUT AND SCALE SUBMITTED FOR APPROVAL).





		Land between nos. 3 and 7 Millway, Hale Barns






		APPLICANT:  Mr B. Whittle






		AGENT: John Rose Associates






		RECOMMENDATION: MINDED TO GRANT










SITE


The application site is located on the north side of Millway which is a small cul-de-sac off Chapel Lane to the south of Hale Barns. The area is residential in character and comprises post-war detached and semi-detached dwellings, some of which are a full two storeys and others are dormer bungalows.


The site is currently undeveloped and forms part of the rear garden to a property on Castleway to the north of the site (Wickle Close).  The boundaries of the site are formed by hedges and there is an existing pedestrian access into the site from Millway in the centre of the site frontage.

PROPOSAL


Outline planning permission is sought for the erection of a detached two storey dwelling on the site. The application has been submitted in outline with details of access, layout and scale submitted for approval at this stage. Appearance and landscaping are matters reserved for subsequent approval. The submission includes a site layout plan and indicative floor plans and elevations.

The proposed dwelling would be two storey with maximum dimensions of 16.7m wide x 10.2m deep x 7.6m high to the ridge. The two storey part of the dwelling would be 13.8m x 8.1m (excluding the front gable projection). It would be positioned on a similar alignment as the front and rear elevations of existing dwellings on Millway. The application also includes a new vehicular access to the left-hand side of the site frontage and closure of the existing opening.

Amended plans have been submitted which reduce the width of the proposed dwelling in order to retain more space at the sides and also reduce its height so it is similar in height to the adjacent dwellings.


PRINCIPAL RELEVANT REGIONAL SPATIAL STRATEGY POLICIES


DP1 – Spatial Principles


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP5 – Manage Travel Demand: Reduce the Need to Travel and Increase Accessibility


DP7 – Promote Environmental Quality


RDF1 – Spatial Priorities


L4 – Regional Housing Provision


RT2 – Managing Travel Demand


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


REVISED TRAFFORD UDP


The Adopted Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West, now forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands


ENV14 – Tree and Hedgerow Protection

ENV16 – Tree Planting

H1 – Land Release for Development


H4 – Housing Development


D1 – All New Development  


D2 – Vehicle Parking


D3 – Residential Development


RELEVANT PLANNING HISTORY


None


CONSULTATIONS


LHA – No objections, subject to the following:-


· The driveway length is just 5m and therefore a condition for a roller shutter door should be applied to any approval.


· The driveway does not provide direct access to the pedestrian door and therefore the provision of a separate pedestrian pathway should be provided.


· The applicants' attention is drawn to the need to gain further approval from Trafford Council's Streetworks Section for the construction, removal or amendment of a pavement crossing under the provision of Section 184 of the Highways Act 1980.


· The applicant must also ensure that adequate drainage facilities or permeable surfacing is used on the area of hardstanding to ensure that localised flooding does not result from these proposals.


Pollution and Licensing – Comment that the application site is situated on brownfield land and recommend that a condition requiring a contaminated land Phase 1 report, and submission and approval of subsequent investigations, risk assessment and remediation as necessary. 


Built Environment (Highways) – No objection


Built Environment (Drainage) – Informatives to be attached to any approval.


Built Environment (Street Lighting) – No comment


Built Environment (Public Rights of Way) – No comment


REPRESENTATIONS


None received


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT – RSS SPATIAL/HOUSING POLICY


1.
The application proposes the development of one new market sector dwelling and as such would have previously fallen to be considered against the provisions of the Adopted SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’. However, the Regional Spatial Strategy published by the Secretary of State in September 2008 must now take precedence both over the policies of the Adopted Regional Spatial Strategy (RPG13 - March 2003) and the interpretation and weight that can be given to the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the Adopted SPG (September 2004). The reasons for this changed position are twofold. 

2.
Firstly, with regard to new housing provision, RSS Policy L4 significantly raises the annual average requirement figure for the Borough from a net (excluding clearance replacement) figure of 270 dwellings a year to a figure of 578 dwellings per year – with the requirement now being expressly described as a minimum figure to be achieved rather than a maximum as previously described in the 2003 published RPG.


3.
Secondly, the new target requirement set out in the RSS means that the Council can no longer demonstrate that it has a ten year supply of land committed for new housing development across the Borough and therefore cannot apply the provisions of the SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’, given that it explicitly states in Paragraph 4.1 that the implementation trigger for the SPG is, ‘when the number of new houses granted planning permission for development exceeds ten times the combined demographic need and clearance replacement requirements of RPG13’.


4.
Arising from the above, the relevant policies from the Regional Spatial Strategy that can now be applied to this proposal are as follows:

DP4 – Make the Best Use of Existing Resources and Infrastructure


RDF1 – Spatial Priorities


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


5.
Policy DP4 states that priority should be given to developments in locations consistent with the regional and sub-regional spatial frameworks set out in the document and sub-regional policies. This requires development to build upon existing concentrations of activities and infrastructure and not require major new investment in infrastructure. Development should accord with a sequential approach where existing buildings and previously developed land within settlements are used first. Sustainable construction and efficiency in resource use should be promoted.

6.
Policy RDF1 identifies 3 priorities for growth. The first priority for growth should be the Regional Centres of Manchester and Liverpool. The second priority should be the Inner Areas surrounding these centres, with emphasis placed on areas in need of regeneration. The third priority is the centres and inner areas of a number of important towns and cities, which includes Altrincham. In relation to the third priority areas for growth, the Policy states that: - ‘As far as possible growth should be focused in their centres and inner areas but development elsewhere may be acceptable if it satisfies other policies, notably DP1 to 9. Emphasis should be placed on areas in need of regeneration (particularly the Housing Market Renewal areas)’

7.
The application proposal is for general market housing development which falls outside the priority areas described in the paragraph above. As a wholly general market housing proposal in this area it falls to be considered against the RSS criteria (set out in Policy L4 and Policy MCR3): -


(a) Whether or not the proposal supports a local regeneration strategy and/or meets an identified local need;


(b) Whether or not the proposal is located in a sustainable location, and,


(c)  Whether or not the proposal is in a location that is well served by public transport.


8.
In terms of criteria (b) the proposal can be agreed to be acceptable as the site is previously developed land and is not greenfield land. (Previously developed land is defined in PPS3 and includes land forming the curtilage of existing development; therefore gardens to existing residential properties constitute previously developed land).  It is considered to be within a sustainable location given its proximity to Hale Barns District Centre where shops and other services and facilities are available and there are primary and secondary schools in the locality. 


9.
In terms of criteria (c) the site is considered to be well served by public transport as there are bus stops on Chapel Lane within walking distance of the site which provide regular services to and from Hale and Altrincham.

10.
In relation to criteria (a), the location is not within one of the Priority Regeneration Areas designated by the Council and the merits of the proposal are very much less than clear given its distant location from the Altrincham Town Centre Priority Regeneration Area.


11.
The strategic spatial planning imperative set out within the new RSS instructs the Council to manage development within Trafford to support growth firstly within the Regional Centre, secondly in the inner areas surrounding the Regional Centre and thirdly elsewhere in the Borough to support growth in the centre and inner areas of Altrincham and other areas in need of regeneration and to meet affordable housing needs.


12.
Whilst the proposal does not strictly align with the development focus set out in RSS Policies L4 and MCR3 it is modest in scale and cannot be said to conflict with the development focus set by these Policies (the application site being located within the southern part of the city region as defined in the LDF Core Strategy Preferred Options consultation document of July 2008).


13.
At this point in time (effectively at the commencement of a new planning policy regime) it is considered that it would not be possible to demonstrate from the available land supply and housing market monitoring information that the proposal would have an adverse impact on local and neighbouring housing markets and in consequence that harm to the RSS strategy would arise from this development. This position of course will need to be kept under review and the effects of further development proposals assessed to determine their impact upon the land supply and housing market position to meet the development monitoring and management requirements of RSS Policy L4.


14.
As such it is considered that in principle the proposed development of the site for one dwelling is acceptable. 

PRINCIPLE OF DEVELOPMENT – PPS3


15.
One of the key objectives set out in PPS3 is the priority on re-using previously developed land within urban areas in preference to the development of greenfield sites. The site constitutes previously developed land (defined as land forming the curtilage of existing development and is within an urban area, therefore the redevelopment of the site for housing is acceptable in principle and in accordance with PPS3 and the principles of sustainable development, subject to compliance with the Council’s policies relating to the impact of the development on the character of the area, neighbouring properties and highway safety.  


IMPACT WITHIN THE STREET SCENE

16.
The site layout plan indicates a dwelling on a rectangular footprint positioned centrally on the plot, with the front and rear elevations on a similar alignment as existing dwellings on Millway. A gap of 2.5m would be retained to the south east side boundary and 1.4m to the north west side boundary, though as the dwelling includes a single storey element on this side the distance to the two storey side elevation would be 4.1m. A distance of 6.2m would be retained to the front boundary from the front gable and 7.5m from the main elevation, and a distance of 10m would be retained to the rear boundary. The driveway would be provided to the left-hand side of the frontage with the remainder of the land to the front and rear forming the garden. This layout would reflect the pattern of development on Millway and is therefore considered acceptable. 


17.
In terms of scale the proposed dwelling is indicated as being two storey, and with external dimensions of 16.7m wide x 10.2m deep x 7.6m high to the ridge. Other dwellings in the vicinity of the site are also two storey – either a full two storey or dormer bungalows - and in this context it is considered that a two storey dwelling is acceptable. The footprint and distances retained to boundaries are comparable to other dwellings in the vicinity and considered sufficient to ensure the dwelling would not over-dominate the plot. With regards to its height this is indicated as 5.6m to eaves and 7.6m to the ridge. This would be higher than adjacent dwellings, though the ridge height would be similar to that of no. 3. Taking into account the gaps that would be retained between the dwelling and nos. 3 and 7 it is considered that the proposed height would not result in the dwelling being obtrusive within the street scene.

18.
The application includes front and rear elevations of the proposed dwelling, however the actual design and appearance of the dwelling is not for consideration at this stage. These drawings indicate the scale of the development only and the appearance of the dwelling would need to be considered at reserved matters stage.


IMPACT ON RESIDENTIAL AMENITY


19.
No. 3 Millway is a two storey detached property with attached garage on the side adjacent to the application site. The only window currently facing the application site is a high level window at first floor to a bathroom. There is also a planning application currently under consideration for a first floor extension on this side of no.3 (ref. 74638/HHA/2010). No windows are proposed in the side elevation of this extension. The proposed dwelling would be single storey adjacent to no.3, extending to within 1.4m of the shared boundary and with the two storey part 4.1m from the boundary.  There would be a projection of approximately 1m beyond the rear of no. 3 but as this would be 4.1m away from the boundary it would not be prominent from the rear facing windows of no. 3 or result in unacceptable overshadowing. 


20.
No. 7 Millway is a dormer bungalow with a car port and garage on the side adjacent to the application site. There are two windows in the side elevation, one on the ground floor and one at first floor, both approximately 6m from the shared boundary and 8.7m from the side elevation of the proposal.  Although the proposed dwelling would be visible from these windows it is considered this separation distance ensures it would not be overbearing or result in significant overshadowing. The proposed dwelling would extend no further back than no. 7 and therefore its rear windows would not be affected.

21.
With regard to the properties to the rear on Castleway, the Council’s Guidelines state that at least 10.5 metres should be retained to rear garden boundaries from main windows and there should be 27m across private gardens between major facing windows. In this case the distance retained to the rear boundary would be 10m and the distance to the two dwellings behind would be approximately 22m. These distances fall short of the above guidelines, however it is recognised that the siting of the dwelling has been dictated by the alignment of other houses on Millway which retain similar distances to the dwellings behind.  Therefore whilst the proposal would fail to meet the guidelines, these distances are already well established between dwellings on Millway and Castleway and for this reason it is considered the proposal is acceptable.

22.
To dwellings on the opposite side of Millway, the Council’s Guidelines state the minimum distance between major facing windows is 21 metres across public highways. The distance to the dwellings opposite would be approximately 19.5m from the front gable and 21m from the main front elevation. Although this would in part fall short of the guideline, the position of the dwelling has been informed by the established building line on this side of the road and it is considered preferable that the development respects the building line rather than be set back so as to achieve the 21m distance.


ACCESS AND CAR PARKING

23.
The proposed access is indicated to the left-hand side of the Millway frontage and would serve a driveway and double garage.  Visibility at this point is satisfactory and the width of the access would comply with the standard for a double width driveway. The proposed access is therefore considered acceptable for a single dwelling. Adequate provision has been made within the site for at least two car parking spaces which would comply with the Council’s parking standards.


DEVELOPER CONTRIBUTIONS


24.
The SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ applies to all new residential developments resulting in an overall increase in the number of residential units on any site. No play space or sports facilities are to be provided within the proposed development; therefore a contribution to off-site provision will be required to comply with the SPG. Based on the rates set out in the SPG a contribution of £2,865.19 would be required, with £1,942.82 toward open space provision and £922.37 toward outdoor sports facilities.


25.
In accordance with the provisions of the SPG ‘Developer Contributions Towards Red Rose Forest’ a development of one dwelling would be expected to provide three trees on site or a contribution toward tree planting/Community Forest projects. It is considered that in this location it would be preferable for the tree planting to be on site, specifically to the rear of the site to enhance the visual amenity of the area and provide screening along rear boundaries. In the event that the trees were not provided on site, a financial contribution toward off-site tree planting would be required. The SPG sets out a requirement of £235 per tree which would generate a total contribution of £705, less £235 per tree that is provided on site.     


RECOMMENDATION

MINDED TO GRANT, subject to:


A. The completion of an appropriate legal agreement and that such legal agreement be entered into to secure:


(i) A contribution to play space or sports facilities of £2,865.19, of which £1,942.82 would be toward open space provision and £922.37 toward outdoor sports facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’

(ii) A contribution to tree planting of a maximum of £705 in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’.


B. The following conditions:


1. An application for approval of reserved matters shall be made to the Local Planning Authority not later than the expiration of three years beginning with the date of this permission and the development shall be begun not later than the expiration of two years from the final approval of the reserved matters.

2. (a) No development shall take place without the prior written approval of the Local Planning Authority of the reserved matters, that is, details of:


(i) the appearance,


(ii) the landscaping of the site (including any proposed changes to existing ground levels, means of enclosure and boundary treatment, hard surfaced areas and materials planting plans, specifications and schedules, existing plants to be retained and showing how account has been taken of any underground services).


(b) The approved proposals relating to landscaping shall be carried out before and within 12 months from the date when the dwelling hereby permitted is occupied; any trees or shrubs planted in accordance with this condition which are removed, uprooted, destroyed, die or become severely damaged or seriously diseased within 5 years of planting shall be replaced within the next planting season by trees or shrubs of similar size and species to those originally required to be planted, unless the Local Planning Authority give its written consent to any variation.


3. All reserved matters shall accord with the general layout of the site, and the scale and height of the building as set out in the drawing numbers WHI100/1-003, WHI100/1-004, WHI100/1-005, WHI100/1-006 and WHI100/1-007.


4. Samples of materials to be submitted and agreed


5. Contamination land Phase 1 report and, if necessary, further investigation, risk assessment and remediation. 


6. Removal of permitted development rights for extensions, outbuildings, hard surfaces, gates, walls and fences


7. The garage hereby permitted shall be fitted and thereafter retained at all times with a roller shutter door or a door that does not project past the front building line of the garage when in use.


8. A separate pedestrian pathway shall be provided within the site from the boundary with the adjacent footway to the front door of the dwelling in accordance with details that have first been submitted to and approved in writing by the Local Planning Authority.


RG






		WARD: Ashton on Mersey

		74581/FULL/2010



		DEPARTURE: No





		ERECTION OF PART FOUR, PART THREE AND PART TWO STOREY SHELTERED APARTMENTS FOR THE ELDERLY (36 UNITS) IN TWO SEPARATE BUILDINGS LINKED BY A SINGLE STOREY CORRIDOR WITH ASSOCIATED LANDSCAPING, CAR PARKING, BIN STORES AND  ALTERATIONS TO THE EXISTING ACCESS FROM OAKFIELD.  VARIATION OF APPROVED SCHEME REF. H/69568 INCORPORATING AN ALTERNATIVE MIX OF ONE AND TWO BEDROOM APARTMENTS AND AN INCREASE IN THE WIDTH OF THE SINGLE STOREY LINK






		Former RAF Club, Oakfield, Sale





		APPLICANT:  McCarthy and Stone Ltd





		AGENT: The Planning Bureau Ltd





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO SECTION 106 AGREEMENT









SITE


The application relates to the former Royal Air Force (RAF) private members club site situated on the west side of Oakfield in Ashton on Mersey, Sale.  The site is roughly rectangular in shape and measures 0.35 hectares.  It is situated between two highways, Oakfield which borders the site to the east and Ashlands to the west.  


The site has now been vacant for over four years.  It was previously occupied by a part single, part two storey brick 1960’s building situated at the north east corner, surrounded by extensive areas of flat tarmac surfacing.  The club building was demolished after being destroyed by a fire in 2009.  The site has since been properly secured and is boarded up.  Construction work has not yet commenced and the applicants now propose several amendments to the approved scheme.  


PROPOSAL


The application proposal is very similar to an earlier scheme considered by committee members in December 2008 (H/69568).  Consent is sought to redevelop the site to provide 36 no. sheltered apartments for the elderly with associated accommodation for the house manager.  It is proposed that the accommodation would only be occupied by persons over 60 years, or in the case of a couple, one occupant would be over 60 years and the other over the age of 55 years.  The development would be split into two separate buildings.  To the east of the site, fronting Oakfield, a part three, part four storey building is proposed providing 27 apartments (Block 1).  One of these apartments would be occupied by the manager of the development.  This building also incorporates storage facilities for mobility scooters and refuse, and a guest bedroom for visitors.  To the west, fronting Ashlands, a smaller part two, part three storey building is proposed providing 10 apartments (Block 2).  A single storey link corridor would connect the two buildings.  A single vehicle access is proposed to the site from Oakfield and the access on Ashfield would be permanently closed.  


The principal differences between this current application and the earlier approved scheme are as follow:


· Alteration to the mix of residential units.  The current application proposes 18 X 1 bedroom apartments and 18 X 2 bedroom apartments.  There is an increase in the percentage of 2 bedroom apartments achieved through internal alterations to the layout and minor external alterations.  The previous application proposed 20 X 1 bedroom and 16 X 2 bedroom apartments (covered in paragraph 26 and 30);

· Introduction of a resident’s lounge adjacent to the single storey link, increasing this element in width from 3.3m to 9.4m.  The resident’s lounge was previously contained within Block 1 (the main building fronting Oakfield).  A small balcony serving one of the first floor flats would utilise a small part of the roof space above this residents lounge as a balcony (covered in paragraphs 17 and 19);

· The north west corner of Block 1 would extend 0.4m towards the boundary with Rusland Court.  Attached to this part of the building, a single storey extension is proposed which would measure 1m in width and 3m in length.  These alterations would provide additional accommodation to a ground, first and second floor apartment (covered in paragraph 16);


· Minor alterations to the fenestration on the rear elevation of the main building;


· Increase in the width of all first floor dormers facing no. 41 Ashlands on Block Two (smaller building fronting Ashlands) (covered in paragraph 9).

In most other respects the scheme is unchanged from the last permission.  As this is a full planning application, the report must cover all aspects of the development.  However it is indicated above where each of the proposed amendments are addressed within the report.

REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West (RSS13), now forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 


None

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


H1 – Land Release for Development


H2 – Location and Phasing of New Development


H3 – Land Release for New Housing Development


H4 – Release of Other Land for Development 

H7 – Accommodation for Elderly Persons


ENV4 – Trees, Hedgerows and Woodlands


ENV14 – Tree and Hedgerow Protection

ENV16 – Tree Planting


T6 – Land Use in Relation to Transport and Movement

PRINCIPAL ADOPTED RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses of Existing Resources and Infrastructure


DP5 – Manage Travel Demand; Reduce the Need to Travel and Increase Accessibility


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RDF1 – Spatial Strategies


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


RELEVANT PLANNING HISTORY

H/69568 - Demolition of existing RAF Club and erection of part four, part three and part two storey sheltered apartments for the elderly (36 units) in two separate buildings linked by a central covered walkway with associated landscaping, car parking, bin store and alterations to the existing access from Oakfield.  Approved 8 July 2009.


CONSULTATIONS


LHA: There is no objection on highway grounds to the proposed amendments.


Built Environment (Highways): No objection.  Alterations to the existing vehicle crossing should be agreed with the LHA.


Built Environment (Drainage):  No objection, recommends informatives relating to drainage.


Pollution and Licensing:   The site is previously developed and a standard contamination condition is therefore recommended.


REPRESENTATIONS


1 letter of objection has been received from a local resident.  The main points raised are summarised below:


· The amended proposal has increased the number of two bedroom apartments and reduced the number of one bedroom apartments.  This would increase demand for car parking as owners of two bedroom flats tend to own more cars than owners of one bedroom flats.  Problems which have occurred at other MacCarthy and Stone scheme could happen here if the developer is not responsible and explain their car parking policy to prospective purchasers – i.e. that car parking is not allocated and is a ‘first come first served’ basis;


· Prospective buyers should also be informed in writing by the Council that the Council will be monitoring the capacity and the actions which could be taken depending on the outcome of the monitoring.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes a form of development that would have previously fallen to be considered against the provisions of the Adopted SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’. However, policies in the Regional Spatial Strategy for the North West adopted by Government Office in September 2008 must now carry significant weight in the determination of planning applications, to the extent that it must take precedence both over the interpretation and weight that can be given to the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the Adopted SPG (September 2004). The reasons for this changed position are twofold. 


2. Firstly, with regard to new housing provision, RSS Policy L4 significantly raises the annual average requirement figure for the Borough from a net (excluding clearance replacement) figure of 270 dwellings a year to a figure of 578 dwellings per year – with the requirement now being expressly described as a minimum figure to be achieved rather than a maximum as previously described in the 2003 published RSS.


3. Secondly, the new target requirement set out in RSS means that the Council can no longer demonstrate that it has a ten year supply of land committed for new housing development across the Borough and therefore cannot apply the provisions of the SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’, given that it explicitly states in Paragraph 4.1 that the implementation trigger for the SPG is, ‘when the number of new houses granted planning permission for development exceeds ten times the combined demographic need and clearance replacement requirements of RPG13’.

4. The relevant policies from the Regional Spatial Strategy that can now be applied to this proposal are as follows:


DP4 – Make the Best Use of Existing Resources and Infrastructure


RDF1 – Spatial Priorities


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR2 – Regional Centre and Inner Areas of the Manchester City Region.


5. Policy RDF1 identifies 3 broad priorities for growth across the region – the first being the Regional Centres of Manchester and Liverpool, the second being the inner areas surrounding these centres, with emphasis placed on areas in need of regeneration and the third being the centres and inner areas of a number of important towns and cities (including Altrincham) elsewhere in the city region area.  Policies L4, MCR1 and MCR3 identify the detailed priorities for growth across the southern part of the Manchester City Region area. Policies MCR1 and MCR3 refer to the Plans and Strategies to be applied respectively across the Manchester City Region and the southern part of the city region area.  Policy MCR1 indicates that as a priority plans and strategies should support interventions to achieve a significant improvement in the economic performance of the whole city region. Specifically in relation to housing it proposes that high quality development in public transport accessible locations with strong economic prospects should be encouraged to meet the needs of existing residents and attract and retain new population so that a significant increase in the resident population can be secured.  Policy MCR3 refers to the Plans and Strategies to be applied across the southern part of the Manchester city region – the area the July 2008 LDF Core Strategy Preferred Options document is proposing that the application site will lie within. Within this area the spatial development priorities expressly spelled out in the policy in relation to new residential development are: -


“To support local regeneration strategies and meet identified local needs (particularly for affordable housing), in sustainable locations which are well served by public transport.”


6. Policy L4 seeks to monitor and manage the availability of housing land identified in Plans and Strategies and through development control decisions on proposals and schemes. The accompanying text amplifies this position by stating the following: -


“Except in that part of Trafford lying within or adjacent to the Regional Centre, continued careful monitoring and management of housing provision will be necessary to ensure that new housing development does not result in an adverse cumulative impact on local and neighbouring housing markets. Provision should focus on meeting local and affordable housing needs, and any general market housing (in sustainable locations which are well served by public transport) should support agreed local regeneration strategies.”


7. The application site is located in an area in which is proposed for inclusion within the southern part of the city region in the July 2008 LDF Core Strategy Preferred Options document and is therefore subject to be assessed against the tests set out in RSS Policy L4. In particular, the application site is located on previously developed land, in a sustainable location which is well served by public transport services.  Whilst the site falls outside the Sale Town Centre Priority Regeneration Area, it is within reasonable proximity of it. The building has been vacant for a considerable period of time and has been subject to repeated vandalism.  It is in a rundown and dilapidated condition and significantly detracts from the character of the surrounding area.  RSS Policies L4 and MCR3 are permissive of new housing development proposals in sustainable locations, well served by public transport, and where they support local regeneration strategies and meet identified local housing needs.  Revised Trafford UDP Policy H7 is also permissive of development proposals for elderly persons’ accommodation where they are acceptable in conservation, environment and amenity terms.  Furthermore, the principle of development was considered acceptable when considering the earlier application and the policy context is unaltered in this respect.   The principle of the development is therefore considered to be acceptable.

DESIGN AND APPEARANCE


8. The proposed development adopts a relatively traditional design with several modern features, including glazed balconies and double floor height windows to the Oakfield frontage.  The two blocks each have a varied roof design with dormer windows and gable features and the elevations have been stepped to add interest to the streetscene and help to break up its overall mass.  The development would be constructed in a mix of brickwork, with string courses and render and concrete slate tiles. 

9. The design and appearance of the development remains relatively unchanged under the current planning application, particularly when viewed from Oakfield and Ashlands.  Amended plans have however been requested from the applicant which show the five dormer windows on the south elevation of Block 2 reduced in size, returning them to the dimensions approved under the earlier planning application (ref. H/69568).  This follows officer’s concerns that the windows, which previously measured between 1.4m and 1.8m in width, and which would increase to between 1.8m and 2.2m in width, would dominate the roof of this part of the development.  All other proposed amendments are considered to be acceptable and subject to the receipt of these amended plans, the application is considered to be acceptable in this respect in accordance with Proposal D1 of the Revised Trafford Unitary Development Plan.

IMPACT ON STREETSCENE AND CHARACTER OF AREA

10. Properties fronting Oakfield are different in character and style to those on Ashlands.  The southern end of Ashlands is characterised by 1930’s two storey semi-detached and detached residential properties, situated approximately 8m from the back of the highway.  Each property has a driveway extending to the side which measures approximately 2.8m in width.  This layout provides a regular pattern of development along the street.   To the west of the application site, Block 2 would be situated 10m from the back of Ashlands (2m behind the adjoining properties).  This part of the development would be 2 storeys in height and would retain distances of 5.6m and 20.2m to the north and south site boundaries respectively.  Within the site, Block 2 would increase in height to three storeys, however this accommodation would primarily be provided within the roofspace.  


11. The layout of the development as proposed would provide a good degree of frontage to Ashlands and would complement the general character and layout of the adjoining properties.    Furthermore, six mature trees along the west boundary of the site would be retained, softening the appearance of the development.  The proposed development is considered to be acceptable in this respect. 


12. In contrast, Oakfield is characterised by a greater mix of property styles and types.  This includes several large three storey detached and semi-detached Victorian buildings set within large grounds (including Forest Park School, 35 Oakfield and 59-61 Oakfield); three storey 1960’s and 1970’s apartment developments (Guardian Court and Rusland Court) and 1980’s 2/3 storey housing developments (Hunters Mews and Walnut Grove).  Buildings situated on the west side of Oakfield follow a common building line, approximately 11m from the back of the highway and mature trees extending along the road frontage soften the surrounding development and create a sylvan quality to the streetscene.  To the east of the application site, Block 1 would front Oakfield and would be three storeys in height, rising to four storeys.  The proposed development would measure 31m in width and distances of 7.5m and 9m are retained to the north and south boundaries respectively.  Whilst there are no other four storey buildings along this stretch of Oakfield, the surrounding Victorian buildings have raised ground floor levels and greater floor to ceiling heights than the proposed development.  Furthermore, Block 1 would step down to 3 storeys in height at both sides and a good degree of space would be retained between the development and the side boundaries.  The proposal would be similar in width to other developments on Oakfield and the applicant intends to retain all existing mature trees along the east boundary of the site.  As such, the proposed development is considered to be acceptable in this context and would complement the existing proportions and rhythm of properties along Oakfield.  


13. It must also be noted that the proposed development would replace a vacant and rundown site which was previously occupied by a poorly designed and dilapidated building with extensive areas of tarmac extending to all sides.  With the exception of several matures trees along the site boundaries, the existing development only serves to detract from the surrounding area and the character of the streetscene and provides poor frontage to both Oakfield and Ashlands.  It is therefore considered that the proposed development would represent a significant improvement which would complement the character of the surrounding development along both Oakfield and Ashlands.  The proposal therefore complies with Proposals D1 and D3 of the Revised Trafford UDP in this respect.  

RESIDENTIAL AMENITY


14. The development is adjoined by residential properties on all sides.  To the south no. 35 Oakfield comprises serviced apartments.  The owner of this property lives within the main building.   The side elevation of Block 1 is situated 9m (rising to 9.5m) from the common boundary with this property and 16.4m from its side elevation.  Several habitable room windows are proposed within the side (south) elevation of Block 1 and these would face towards the common boundary with no. 35. Whilst some of these windows are the main source of light to kitchens within apartments, others are secondary windows to living rooms.  A condition is recommended below which would require obscure glazing to be fitted in the living room windows, however as the kitchen windows proposed are the sole source of light, it would be unacceptable to impose a condition in this respect.  The Council’s Planning Guidelines for New Residential Development state that a minimum distance of 10.5m should be provided between main habitable room windows and rear garden boundaries.  The proposal fails to comply with the Council’s minimum standards for New Residential Development in this respect, however the area to the side of no. 35 appears to be used as an access to the rear of the property and is not used as amenity space.  Furthermore, several existing and proposed trees and a single storey brick building to the rear of this site would screen views between these windows and the rear garden of this property.  On this basis, it is considered that the proposed development would not result in a significant loss of privacy for the occupants of this development. 


15. To the north, a distance of 12.4m is provided between kitchen windows on the side elevation of Rusland Court and the side elevation of the proposed development.  The Councils Guidelines recommend that a minimum distance of 15m should be provided between main habitable room windows and blank gable walls.  Whilst the proposal falls short of the recommended minimum separation distance, a large proportion of this separation distance (8m) is provided within the development site, as Rusland Court is situated only 4.4m from its common boundary.  The applicant sought to address the Council’s concerns in the earlier application by submitting amended plans, increasing the separation distance by 3.6m (from 8.8m to 12.4m).  It is considered that it would be unduly onerous to require the applicant to increase this separation distance further, and would seriously restrict the development area on the site.  Three kitchen windows are proposed on the side (north) elevation of Block 1 (one on each floor).  However, these are situated at an angle to the existing windows within Rusland Court and mature trees would screens views between them.  The development is considered to be acceptable in this respect.  


16. Residents of Rusland Court objected to the first planning application, raising concerns that the development would appear overbearing.  Whilst they have not objected to the current application, the impact on these residents from the current proposal is addressed below.  Block 1, situated directly south of Rusland Court, would extend approximately 10.8m beyond the rear elevation of this development.  However, this part of the building would be situated 9.6m (rising to 15.4m) away from the side elevation of Rusland Court, at 3 storeys in height.  This element of the scheme has altered from the previous approved scheme, which retained a distance of 10m (rising to 15.4m).  The current proposal would therefore be 0.4m closer.  A small additional single storey extension is proposed on this part of the building, and the ground floor would therefore extend to within 8.6m of this building.  The relationship between this part of the proposed development and Rusland Court was considered to be acceptable on the previous planning application, and as amended it is still considered that the development would not appear unduly overbearing to the occupants of Rusland Court.  


17. The proposed resident’s lounge would extend towards the common boundary with Rusland Court.  However, this element is only single storey in height and would be screened from the grounds of the adjoining development by the existing single storey garage block within Rusland Court, a boundary wall and existing and proposed landsaping.  This element of the current proposal would not therefore appear unduly overbearing to the occupants of the adjoining development.


18. Block 2, fronting Ashlands, is a considerable distance from the rear elevation of Rusland Court (31m at its closest point) and the closest main habitable window (a first floor kitchen window) within this part of the development would be over 33m away from main habitable room windows in the rear elevation of Rusland Court.  This would exceed the Council’s recommended minimum privacy distance between main habitable room windows across private gardens (27m).  Furthermore, this first floor window would be situated 13.8m from the rear garden boundary of this development (defined by a single storey garage building) which again would exceed the Council’s privacy distances (10.5m) in this respect.  The garage building and existing/proposed mature landscaping on the north boundary of the development site would further soften the appearance of the development and screen views between main habitable room windows.  The proposal is therefore considered to be acceptable in this respect. 


19. The proposed resident’s lounge would have a large flat roof and the applicant intends to use part of this roof as a balcony for one of the apartments.  This balcony area is marked on the floorplans and would occupy only a small part of the roof, at a distance of 13m from the boundary with Rusland Court and 22m from the rear garden boundary of 29 Ashlands.  Whilst the balcony is considered to be acceptable as proposed, a condition is recommended to ensure this balcony area does not increase in size, using more of the roofspace and coming closer to the common boundaries of the adjoining properties.  


20. To the east a distance of 33m is provided between main habitable room windows within the development and main habitable room windows on the front elevation of 40 Oakfield.  To the west, a distance of 30m is provided between main habitable room windows within the development and no.s 36 and 46 Oakfield.  These separation distances comply with the Council’s New Residential Guidelines and would not result in a loss of privacy for the occupants of these properties.  


21. Within the development site, a distance of only 10m is provided between main habitable rooms on the rear elevation of Block 1 and the blank gable elevation of Block 2.  However, buyers of the apartments will be fully aware of this situation when considering whether to purchase a property in the development.  The proposal is therefore also considered to be acceptable in this respect.


22. Between Blocks 1 and 2, and to the west of Block 2, the applicant proposes two small garden/amenity areas for future residents. The proposed alterations would result in a reduction in the overall area of amenity space available for the future occupants of the development (reducing from 800 sq.m to 740 sq.m).  The area reduced would equate to approximately 20.5 sq.m of amenity space for each apartment, and as amended would still therefore be in excess of the 18 sq.m of private amenity space considered generally to be sufficient for apartments.  The development is therefore considered to be acceptable in this respect.  


23. The proposed access road to the rear car parking court and the car parking spaces would be situated in close proximity to the common boundaries with no.s 41 Ashlands and 35 Oakfield.  However, a 2.5m high boundary wall and a landscaped strip measuring approximately 1.6m in width (comprising existing and proposed trees and shrub planting) within the site would provide an element of screening to these areas.  The existing vehicle access and car parking for the RAF club already extends along the south boundary of the site.  The proposed development would have significantly fewer car parking spaces and would provide additional soft landscaping.  As such, the proposal would represent an improvement on the existing situation for the occupants of the adjoining properties. 

24. It is considered that the current proposal would not have an unduly detrimental impact on the amenity of the neighbouring residents and future residents of the development.  On this basis, the application is considered to be acceptable in this respect in accordance with Proposal D1 of the Revised Trafford UDP.

CAR PARKING AND ACCESS ARANGEMENTS

25. Whilst the Council’s Car Parking Standards require 23 car parking spaces for a development of this size, the Site Plan approved for the earlier application indicated 26 car parking spaces.  This higher level of car parking was agreed under earlier application ref. H/69568 due to problems associated with similar developments elsewhere within the borough.  As stated in the committee report for the earlier application, it is considered that parking restrictions would stop any overflow parking along Oakfield and a condition restricting the creation of any access points between the development and Ashlands should discourage residents from parking on these adjoining highways. Any additional demand for parking would have to be accommodated either on the internal access road, within existing town centre car parks (i.e. Oaklands Drive) or on nearby residential roads without parking restrictions.  To address concerns regarding the impact of parking on surrounding residential roads and any additional noise and disturbance for residents of properties on these roads the applicant has indicated a willingness to provide additional car parking on site should this prove necessary in future.  This matter was covered through a S106 agreement on the earlier application with the following requirements:-

· After ‘a settling in period’ following the occupation of the development, the operator should be required to monitor the car park occupancy levels;


· Should the car park occupancy reach/exceed an agreed trigger percentage on more than a set number of occasions during an agreed monitoring period then additional on-site car parking would need to be put in place by the developer/operator within an agreed timescale and retained and utilised thereafter.


26. The LHA have confirmed that the level of car parking proposed for the revised mix of apartments is acceptable and provided that the applicant is again willing to enter into a S106 agreement for the provision of additional on-site car parking if required the proposal is considered to be acceptable. 

IMPACT ON PROTECTED TREES

27. The site contains a number of mature and semi-mature trees, mainly concentrated along the boundaries of the site.  The applicant intends to remove 4 trees within the site which are diseased or dying.  The applicant also intends to remove a semi mature Beech tree to the west of the site to allow a better form of development to be achieved.  The removal of these trees (which are covered by a Tree Preservation Order) was agreed in principle when considering the earlier planning application.

28. The applicant intends to plant 31 trees within the site to compensate for those lost and to help provide an attractive environment within the development and to the site frontages.  Most of these would be planted along the north and south boundaries of the site, however new trees will also be planted to fill existing gaps on the two site frontages.  An assessment submitted outlines tree protection measures to protect those trees to be retained.  However, this relates to the original layout and does not take into account subsequent alterations.  Therefore, a condition requiring the submission of a revised tree protection scheme is recommended below.  


FINANCIAL CONTRIBUTIONS


29. The Council’s Supplementary Planning Guidance, ‘Developer Contributions towards Red Rose Forest’ was adopted in September 2004 and seeks to further the establishment of the Red Rose Community Forest.  As with the previous application, the development would necessitate that provision of 36 trees. The Proposed Site Plan submitted indicates a total of 31 trees on site as well as shrub and hedge planting. Whilst there is a shortfall of 5 trees, these could easily be accommodated within the development and it is unlikely therefore that a commuted sum would be required.  This matter will be addressed when the detailed Landscaping Scheme is submitted to the LPA in accordance with the condition outlined below.

30. The Council’s Supplementary Planning Document ‘Developer Contributions to Highway and Public Transport Schemes’ was adopted on 6 March 2007 and applies to all major developments such as this. Contributions will be used by the Council and GMPTE to implement public transport and highways improvement schemes within the locality of the new development. The site falls within a ‘Most Accessible’ area as defined by the SPD and therefore the relevant contribution based on the number and size of residential units proposed would be £10,386.00. This would be split between a highway network contribution (£2,628.00) and a public transport contribution (£7,740.00).  The level of the contribution remains the same as under the previous application, as although the mix of units change, the calculation is based on the total number of units proposed.  


31. If committee members resolve to grant planning permission, these matters should be secured through a S106 legal agreement.


CONCLUSIONS

32. The proposed development is considered to be acceptable in terms of its layout, design and car parking provision.  It would also represent a significant improvement to the existing streetscene by replacing an existing poorly designed and dilapidated building.  It is therefore considered that the scheme complies with the relevant policies of the Revised Trafford UDP and the Council’s Adopted SPG ‘New Residential Guidelines’.  As such the application is recommended for approval subject to the completion of a legal agreement securing a financial contribution towards Highway Network and Public Transport Improvements and the provision of additional on-site car parking if required.  


RECOMMENDATION: MINDED TO GRANT


(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and such legal agreement be entered into to secure:


(i) a contribution to highway network/public transport improvements of  £10,386.00 split between a highway network contribution of £2,628.00 and a public transport contribution of £7,740.00 in accordance with the Council’s SPD, ‘Developer Contributions to Highway and Public Transport Schemes’.

(ii) a scheme for the provision of additional on-site parking should the car park reach capacity.

(B) That upon completion of the legal agreement referred to at (A) above, planning permission be granted subject to the following conditions:-


1. Standard condition;


2. Materials condition;


3. Landscaping condition;


4. Landscape maintenance condition;


5. Amended Plans condition;


6. Tree Protection Condition 1;


7. Tree Protection Condition 2;


8. Provision of access facilities condition 2;


9. Retention of access facilities condition;


10. Surface water drainage;


11. Minimum age requirement for future occupants (single occupant - over 60 years. couples –one over 60 years and second over 55 years);


12. No access to be created for pedestrians or vehicles between the application site and Ashlands and existing vehicular/pedestrian access to be closed and stopped off; 


13. Contamination condition;


14. Obscure glazing condition;


15. Condition restricting the size of the balcony above residents lounge to that area marked on floorplans only.  


VM





		WARD: Flixton

		74624/LB/2010



		DEPARTURE: No





		REPAIR AND PARTIAL REBUILD OF EAST ELEVATION OF OUTBUILDING





		Flixton House, Flixton Road, Flixton, M41 5GL





		APPLICANT: Trafford MBC.






		AGENT: Environment Strategy





		RECOMMENDATION:  MINDED TO GRANT subject to referral to the Secretary of State








SITE


The application site is a late 18th century grade ll listed outbuilding adjoining immediately north of Flixton House. The site also lies south of a public car park. A separately listed grade ll, late 18th century garden wall forms part of the curtilage of the outbuilding and also that of Flixton House.


The proposal site is accessed from Flixton Road via the public car park. The outbuilding formerly a barn is currently used as a gardener’s store. The east elevation of the outbuilding was structural unsafe and required partially rebuilding to ensure its structural integrity and its continued survival. 


PROPOSAL


Retrospective consent is sought for the repair and partial rebuild of the east elevation of the outbuilding which measures 20 metres in length, 8.4 metres in width, 7.2 metres to the ridge and 5.2 metres to the eaves. The outbuilding is a brick built structure of solid wall construction using Flemish bond with a section of English Garden present on the east elevation. The roof has been covered using Welsh slate to match that of Flixton House; however during the twentieth century this was replaced on the east facing slope with asbestos slate. The outbuilding has a number of notable features including a double opening barn doors below a timber lintel, stone dressed pitching holes and a open octagonal cupola with columns supporting a lead covered canopy and ball finial, positioned on the ridge.

The outbuilding was designated as a dangerous structure with two temporary timber shores erected by Trafford Council’s Structural Engineers, positioned on the east elevation. An unstable section of brickwork was carefully taken down, measuring 3.8 metres in length by 5.2 metres in height, adjacent to an existing door which provides access to a store. The area of brickwork was rebuilt matching the existing bond and existing materials. The doorway with stone lintel above was also reinstated in the same position. 


The application also seeks to replace and reinstate two cast iron down pipes, reinstate a section of guttering and fascia board and replace in a like for like manner a failed timber lintel positioned directly below the eaves, 0.9 metres above the double opening barn doors. All proposals are to the east elevation of the outbuilding. Additionally it is proposed to re-plaster internally the section of rebuilt brickwork which forms the store. 


REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West (RPG13), now forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION 


Protected Open Space

Protected Landscape Character


Green Belt

PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS

D1 – All new development.


ENV24 – Buildings of Special Architectural or Historic Interest.

C4 – Green Belt

RELEVANT PLANNING HISTORY

H/13454 – Listed Building Consent for demolition of outbuildings – Approved 11th June 1980.


H/26233 – Change of use and conversion of former barn from storage, offices & mess room to heritage centre including exhibition areas, library & meeting room & alterations to external appearance – Approved with conditions 7th January 1988.


H/26234 - Re-roofing alteration and conversion in connection with proposed change of use to heritage centre - Approved with conditions 7th January 1988.


APPLICANT’S SUBMISSION 


The applicant has submitted a design and access statement in accordance with the requirements in the Town and Country Planning (General Development Procedure) (Amendment) (England) Order 2006, which also provides a justification for the proposals, summarised as follows.


The barn at Flixton Park is a grade 2 listed structure, constructed by Ralph Wright whose family had grown to be wealthy landowners in Flixton. The existing condition of the structure is unsatisfactory with various sections of wall in poor condition and a section of wall (approximately 3 metres long) is in a dangerous condition and propped up by temporary shores to avoid collapse as deemed suitable by Trafford Council’s Structural Engineers. 


A section of existing wall is in dangerous condition, it requires taking down and rebuilding. It is proposed to restore/rebuild part of external wall of Flixton Park barn using existing materials. Imported materials will only be used where absolutely necessary. The existing rotten timber beam above the barn door is to be replaced using similar materials. This is necessary since the existing timber beam is deemed to be unsafe by Trafford’s Structural Engineers. The structure maybe accessed on foot directly from the car park via Flixton Road. 

CONSULTATIONS


English Heritage – No comments received to date

REPRESENTATIONS


Neighbours – None received 

OBSERVATIONS

PRINCIPLE


1. Paragraph 3.12 of Planning Policy Guidance Note 15: Planning and the Historic Environment states in judging the effect of any alteration or extension it is essential to have assess the elements that make up the special interest of the building in question. This is carried through to Proposal ENV24 of the Revised Trafford Unitary Development Plan which states that the Council must ensure all proposals for the alteration or extension of listed buildings are in keeping with the character and special interest of the building. 


2. The site is Protected Open Space, Protected Landscape Character and Green Belt as designated in the Revised Trafford Unitary Development Plan. None of the related policies/proposals in the UDP presume against this type of development so the main issue to consider is whether the restoration and rebuild of the listed building is acceptable. 

 IMPACT ON LISTED BUILDING

3. It is considered that the rebuilt 3.8 metre by 5.2 metre section of the east elevation is an acceptable work due to the previous instability of the structure. The wall was rebuilt using existing brickwork and is of solid wall construction. The rebuilt section was fully toothed in to match the existing Flemish bond and constructed using a lime based mortar. The results of a mortar analysis of existing pointing are submitted with the application forming a specification. The wall was pointed in accordance with the specification providing an accurate match to the original mortar used to construct the outbuilding. The doorway to the store room with stone lintel above and stone quoins were reinstated in exactly the same position using the same materials. 

4. The application also includes proposals which provide the opportunity for beneficial re-instatement and repair. The re-instatement of 8.1 metres of cast iron guttering and timber fascia board located above the store room and double opening barn doors and also the re-instatement of 2 cast iron down pipes are considered necessary to remove water ingress to the east elevation. The deterioration of the brickwork on the east elevation and also the timber lintel positioned under the eaves has been exacerbated by water penetration. The lintel measuring 4.4 metres in length will be replaced in a like for like manner and carefully repositioned. 


REFERRAL TO THE SECRETARY OF STATE


5. If Members are minded to approve this application they are only empowered to make a recommendation on the proposal. The development is an application by the Local Planning Authority in relation to its own land and under Section 82 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and Regulation 13 of the Planning (Listed Buildings and Conservation Areas) Regulations 1990 the application must in fact be made to the Secretary of State. It is deemed to have been referred to the Secretary of State under the call in provisions and is dealt with in the same way as, for example, a departure from the development plan.


CONCLUSION


6. It is considered the partial rebuild of the east elevation and also proposals to repair and reinstate materials to the outbuilding will have no adverse impact on the listed building in accordance with Proposal ENV24 of the Revised Trafford Unitary Development Plan and government guidance provided in PPG15. 


7. The application is therefore considered acceptable.  However as the application has to be referred to the Secretary of State the recommendation is one of ‘minded to grant’.


RECOMMENDATION: MINDED TO GRANT, subject to


A    Referral to the Secretary of State for determination as an application by the Local Authority in relation to its own land in accordance with section 82 of the Planning (Listed Building and Conservation Areas) Act 1990 and Regulation 13 of the Planning (Listed Buildings and Conservation Areas)Act 1990 and;

B   the following conditions

1. Standard listed building condition


2. The development hereby permitted, shall not be carried out otherwise than in accordance with the applications as amended by the revised/additional plans date stamped received by the Local Planning Authority.


3. No brick cleaning shall be carried out unless or until a method for that cleaning has first been agreed in writing by the Local Planning Authority. Development shall be carried out in accordance with the approved details. 


Reason: To ensure that the works are in keeping with the character and appearance of the listed building and in compliance with Proposals ENV24 and D1 of the Revised Trafford Unitary Development Plan.

4. A sample of the matching replacement timber lintel shall be submitted to and approved in writing by the Local Planning Authority. Development shall be carried out in complete accordance with those details.

Reason: To ensure that the works are in keeping with the character and appearance of the listed building and in compliance with Proposals ENV24 and D1 of the Revised Trafford Unitary Development Plan.

5.  Adequate support and shelter shall be provided at all times to the walls and roof whilst the building works are being carried out.


Reason. To prevent total or partial collapse of the walls and roof in the interests of protecting the character and appearance of the listed building and conservation area in compliance with Proposals ENV24 and D1 of the Revised Trafford Unitary Development Plan.


6. Notwithstanding the submitted information, full details regarding the repair and/or replacement of all rainwater goods including method of support, design and surface finish shall be submitted to and agreed in writing by the Local Planning Authority. A sample shall be provided of all proposed replacement rainwater goods required.  Development shall be carried out in accordance with the approved details.


Reason: To ensure that the works are in keeping with the character and appearance of the listed building and conservation area in compliance with Proposals ENV24 and D1 of the Revised Trafford Unitary Development Plan.


7. Details of all internal wall and ceiling finishes including the method of affixment to existing fabric shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall include the re-plastering of the internal walls to the store room using lime plaster including the proposed finish. Development shall be carried out in accordance with the approved details.


Reason: To ensure that the works are in keeping with the character and appearance of the listed building and conservation area in compliance with Proposals ENV24 and D1 of the Revised Trafford Unitary Development Plan.


ER



		WARD:Hale Central

		    74670/HHA/2010      




		DEPARTURE:No 





		ERECTION OF TWO STOREY SIDE EXTENSION AND SINGLE STOREY PART FRONT EXTENSION TO FORM ADDITIONAL LIVING ACCOMMODATION.

16 Graysands Road, Hale






		APPLICANT: Dr Elspith Giles





		AGENT: Insight (NW) Ltd





		RECOMMENDATION: Refuse









Councillor Mrs Young has requested that this application be determined at the Planning Development Control Committee and supports the proposed extension.


SITE

Proposal site is located on the south side of Graysands Road, Hale and includes a detached two storey dwelling with a single storey flat roof attached garage on the east elevation with a lobby and kitchen area to the rear of the garage.  The property has a very small rear garden which measures approximately between 4.7m-5m from the rear elevation of the house to the rear boundary and is raised near the boundary line.  Small garden area to the front with space for one car to park side ways on.  At first floor level on the rear elevation is one bathroom window which is obscured glazed, there are no clear glazed habitable room windows.  The bedroom window is positioned on the west elevation.


To the rear of the site is 1 The Cove, a detached property which is a two storey dwelling with additional living accommodation within the loft area and has a large dormer on the side elevation facing the proposal site (it is unclear if this window is obscured glazed) the property also has three first floor obscured glazed windows facing towards the application site.  The distance from 1 The Cove side/rear elevation to the shared boundary with the application site is approximately 2.5m.  1 The Cove, is on an elevated level to the application site with a 2m high post and panel fence along the boundary.  A detached garage is positioned next to the application site shared boundary


To the east side of the site is 11 Clarence Road a detached bungalow with an irregular footprint, the bungalow has an obscured glazed window and two doors on the rear elevation facing the application site.  Boundary treatment consists of a 0.8m high wall and a 3m high evergreen hedge (holly) providing a dense screen between sites.


PROPOSAL


This application relates to the erection of a two storey side extension in lieu of the existing flat roof single storey side attached garage, lobby and kitchen extension.  A previous application was withdrawn (Ref:74202/HHA/2009) in December 2009 as the proposed two storey side extension was considered unacceptable due to overlooking from rear bedroom window, impact on streetscene and insufficient car-parking on site.  The applicant has submitted this current application with no change to the proposed rear bedroom window but has reduced the projection out at first floor level and indicated two tandem car-parking spaces to the front parallel to the front boundary.


This existing single storey side extension projects out 3.3m from the side and extends along the entire flank elevation for a length of 9.7m (part of the garage projects forward of the main front elevation by 1m), part of the kitchen wall to be retained.  The proposed two storey extension will project out 4m from the side elevation and extend along the entire flank elevation for 5.6m with a return of 0.8m and extending along the remainder of the flank elevation for 3.1m.  The extension begins level with the existing front elevation at first floor level with only the ground floor projecting forward by 1m.

REGIONAL SPATIAL STRATEGY FOR THE NORTH WEST


PRINCIPAL RELEVANT REGIONAL SPATIAL STRATEGY POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the best use of existing resources and infrastructure


REVISED TRAFFORD UDP

The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West (RSS13), now forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION

None


PRINCIPAL RELEVANT  REVISED UDP POLICIES PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D6 – House Extensions


RELEVANT PLANNING HISTORY


74202/HHA/2009 – Erection of two storey side extension to form additional living accommodation – Withdrawn 02/12/2009

CONSULTATIONS


Built Environment (Drainage): R2, R17


Local Highways Authority (LHA):- The LHA considers that there is inadequate space within the site to afford acceptable manoeuvring space and therefore this will lead to vehicles using the footway as manoeuvring space which is not acceptable on pedestrian safety grounds.  In addition the location of the proposed parking spaces reduces the accessibility to the pedestrian entrance of the property.

REPRESENTATIONS:

Cllr Mrs Young  - supports the application and has requested that the application be called in to be determined at planning committee if officers recommended refusal.  Cllr Young has referred to the close proximity of 1 The Cove to the rear of the application site which has a number of windows facing towards the application site.  Considers that this is an area of Hale where houses are close together and neighbours and residents are used to windows in close proximity to boundaries.

OBSERVATIONS

IMPACT ON RESIDENTIAL AMENITY

1. The existing single storey side extension projects out 3.3m from the side and extends along the entire flank elevation for a length of 9.7m (part of the garage projects forward of the main front elevation by 1m), part of the kitchen wall to be retained.  The proposed two storey extension will project out 4m from the side elevation and extend along the entire flank elevation for 5.6m with a return of 0.8m and extending along the remainder of the flank elevation for 3.1m.  The extension begins level with the existing front elevation at first floor level with only the ground floor projecting forward by 1m.  The extension will retain a distance of 1.5m at the nearest point to the eastern boundary with 11 Clarence Road increasing to 4.2m as the extension extends back into the site and the side boundary tapers out.  A 3m high Holly Hedge is located along this shared boundary with 11 Clarence Road on a 0.8m high retaining wall thereby providing a dense screen along this particular boundary.  As stated previously 11 Clarence Road is a bungalow with an obscured glazed window and two doors on the elevation facing the application site.  The extension will retain a distance of some 16m to this nearest window which is obscured glazed.  It is considered that their will be no undue impact on the amenity of the occupants at 11 Clarence Road given the dense boundary treatment and the distance retained from the extension to the rear elevation of 11 Clarence Road.


2. The distance retained to the rear boundary from the proposed extension will be 4.7m.  1 The Cove has a side elevation facing the proposal site and it is positioned approximately 2.5m from the shared boundary on a slightly elevated position to that of the application site.  At first floor are three obscured glazed windows and a second floor dormer window which is believed to be clear glazed with no planning history for such works. The existing rear facing elevation of the application property 16 Graysands Road has one first floor window which is an obscured glazed bathroom window.  Trafford Council household extension guidelines require a distance of 10.5m to be retained from a first floor habitable room (i.e bedroom) to a shared boundary.  The distance of 4.7m retained is less than half of this minimum figure and it is therefore considered that the proposed extension would result in undue overlooking to the rear garden of 1 The Cove to the detriment of those occupants.  Although the neighbour does not object, the Council have to consider any future occupants at the neighbouring property who may object to a habitable window so close to the boundary.  1 The Cove has two small conifer bushes on the boundary and a detached garage, but neither of these would provide a complete screen in terms of blocking views into the garden area.  It is considered that that the level of overlooking and resultant loss of privacy would be unacceptable.


CARPARKING


3. The proposal will result in the loss of the existing garage space with the ground floor area to be now used as additional living accommodation.  Currently there is space for one car to park to the front of the garage side ways on.  The applicant has proposed two car parking spaces in tandem along the front of the dwelling using the existing front garden area.  The LHA have objected to this arrangement as there is insufficient space within the site to provide acceptable manoeuvring space and would as a consequence result in vehicles using the footway as manoeuvring space which is unacceptable on pedestrian safety grounds.  The parking arrangement in front of the pedestrian access to the house would only leave a space of approximately 30cm from a parked car and the front door to the property which is not a practicable space within which to access the dwelling or car.  The proposal would therefore not be considered acceptable in terms of pedestrian safety.


RECOMMENDATION: REFUSE for the following two reasons

1. The proposed side extension by reason of the location of the first floor habitable room window in close proximity to the common boundary with the property, 1 The Cove would give rise to undue overlooking and loss of privacy to the detriment of the amenity that the adjoining occupants could reasonably expect to enjoy. As such the proposal is contrary to Proposals D1 and D6 of the Revised Trafford Unitary Development Plan and the Council's approved Planning Guidelines: House Extensions.

2. The proposed development would result in a parking layout which is unsatisfactory and cannot be accommodated on this site in a satisfactory manner with the result that vehicles would be forced to use the pavement for manoeuvring space to the detriment of pedestrian safety.  As such the proposal would be contrary to Proposals D1 and D2 of the Revised Trafford Unitary Development Plan, and the Council's approved 'Car Parking Standards'.

CM
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This application has been brought before the Planning Committee for determination as a as Councillor Fishwick has declared a personal interest through a connection with an affected neighbour.


SITE


The application site is a two-storey 1960s semi-detached property situated on the northern side of Audley Avenue in Stretford, which backs onto the playing fields of Barton Clough Primary School. The surrounding area is predominantly residential and characterised by semi-detached and terrace properties set back from the road with modest sized rear gardens. The rear garden of 76 Audley Avenue slopes downwards in a north-westerly direction, towards the rear of the site and also towards the property of 78 Audley Avenue. The garden is bound on all three sides by 1.6-1.8 metre high fencing, although the common boundary fence with No.74 steps up at intervals due to the slope of the land here.   

The Ordnance Survey plan indicates that previously an access road divided No’s 76 and 78 Audley Avenue. This access may have served the playing fields to the rear. However, it appears that this is no longer used and the land has been divided between the two properties, providing larger than average side gardens to these two semis. The occupants of 76 Audley Avenue have used this additional land to erect a part single, part two-storey side and rear extension which was granted planning permission in August 2007. 


The applicant has erected an unauthorised ‘L-shaped’ section of raised decking and steps, with a footprint of approximately 33.5m², to the rear of the property. This decking forms the subject of this application. 


Planning permission for the retention of the decking as originally erected was refused by the Planning Committee in July 2009 (ref: H/71401). At present the decking has remained unaltered since this decision was issued.


PROPOSAL


Following the refusal of H/71401, planning permission is sought for the retention of the unauthorised raised decking and steps, however, the applicants have proposed to lower the whole of the decking. 


The decking which as drawn on the proposed plans projects a distance of 6.38 metres past the rear elevation of the adjoining property of 74 Audley Avenue at a setback of 300mm from the common boundary. It also projects 3 metres past the existing part-single, part two-storey rear extension at No.76. The decking is setback from the common boundary with No.78 by approximately 1.5 metres. The current application has proposed to break the decking up into two sections which will be set at different levels above the ground. The section of decking which is directly in front of the living room of No.76 (and measures 3.3m x 2.5m), and closest to the rear of No.74, will be lowered by 300mm below its present level. This would be achieved by digging out the earth closest to the living room of No.76 which would subsequently lower the ground-level at this part of the garden. This section of decking would then have a maximum height of 400mm above ground level.


Similarly, the remainder of the decking which sits in front of the building line of the rear elevation of No.76’s existing extension and measures 8.5m x 3.5m in size, will also be lowered. Due to the way that the height of common boundary fence with No.74 steps down as one moves towards the rear of the site, it is proposed that this section of decking will be lowered by approximately 600mm, giving it a maximum height above ground level of 300mm.


Steps would join the two levels of decking together and two further sets of steps would also lead from the kictchen and living room doors out on to the decking.  


The distance retained between the decking and the common boundary with 74 Audley Avenue is set to be increased from 150mm to 300mm through the removal of a strip of the decking. This is to allow the ground level and subsequently the decking at No.76 to be lowered without compromising the condition and stability of No. 74’s boundary fence.


REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West (RSS13), now forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION 

No notation.


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development

D6 – House Extensions

RELEVANT PLANNING HISTORY


76 Audley Avenue

H/71401 – Retention of raised decking to rear of property – Refused 13th July 2009. The reason for refusal was as follows:


The decking by reason of its height, siting, design and projection in close proximity to the 


common boundary with the adjoining property of 74 Audley Avenue, would give rise to undue overlooking and loss of privacy, to the detriment of the amenity that the occupants of the neighbouring properties could reasonably expect to enjoy. As such the proposal is contrary to the Council's Planning Guidelines: House Extensions and to Proposals D1 and D6 of the Revised Trafford Unitary Development Plan

H/67297 – erection of a part single, part two-storey side and rear extension following the demolition of the existing single-storey lean-to.


Approved with Conditions – 7th August 2009.

CONSULTATIONS


No comments received

REPRESENTATIONS


One letter of objection to the plans originally submitted for this application has been received from the occupants of 74 Audley Avenue. The main issue raised is that the decking significantly exceeds the 300mm height allowed under permitted development and that as a result, the decking has had a serious impact on the privacy of the occupants of No.74, both to their garden and to their living room.   


Since the submission of this letter of objection, the applicant has amended the scheme by further lowering the height of the decking. Any additional or revised comments received from the occupant of 74 Audley Avenue will be included in an additional information report. 

OBSERVATIONS


PRINCIPLE

The site is unallocated within the Revised Trafford Unitary Development Plan and therefore falls to be considered against the normal development control criteria that seeks to ensure that all new development is of a high standard of design, is compatible with the character of the area in which it is situated and does not prejudice the amenities of the occupiers of the adjoining and adjacent property.


STREET SCENE


It is considered that the raised decking will not have any impact upon the streetscene as it is entirely located to the rear of 76 Audley Avenue and therefore is not visible from the highway. Additionally, the decking is screened when viewed from the playing fields of Barton Clough Primary School as a 1.8 metre high fence forms the rear boundary to this property.


RESIDENTIAL AMENITY


The most important issue to consider when assessing this amended application is whether or not it has successfully addressed the reason for refusal for the previous application (ref: H/71401). This application was refused because the decking by reason of its height, siting, design and projection in close proximity to the common boundary with the adjoining property of 74 Audley Avenue, results in undue overlooking and loss of privacy, to the detriment of the amenity that the occupants of the neighbouring properties should reasonably expect to enjoy. The amenity of the adjoining property of No.74 was considered to be particularly badly affected by the decking.

During the previous application the possibility of raising the height of the common boundary fence to minimise the potential for overlooking into the property of No.74 from the decking was given consideration; however, it was considered that the additional height in fencing required to overcome this issue would result in an overbearing and visually intrusive structure/fence when viewed from the property of No.74 and as such would not be an appropriate solution. As a result the applicants were advised by the LPA to lower the height of the decking in order to address the above mentioned privacy issues.


Following amendments to the plans, the proposed decking is now split over two levels. The proposed ‘upper-level’, sited immediately in front of the living room of No.76 (part of the original dwellinghouse), has been reduced in height so that it will be 300mm lower than originally built; the result is that this area of decking will be raised above ground-level by a maximum of 400mm. The setback of the decking from the common boundary with No.74 has also been increased from 150mm to 300mm. Measurements during a site visit as part of the application process revealed that the common boundary fence exceeds the floor of the decking as originally constructed by 1.6m. Therefore, the lowering of this part of the decking by 300mm would result in the boundary fence exceeding the decking floor by 1.9m. It is considered that a boundary treatment of this height will be sufficient to prevent undue overlooking from this part of the decking into the private rear garden and property of No.74 and as such is acceptable.   


The common boundary fence with No.74 steps down in height at intervals as it runs towards the rear of the site. As a result, the boundary fence only exceeds the height of the decking floor as originally built by approximately 1.1 metres towards its rear edge. This application proposes the lowering of all of the decking in front of the rear elevation building line of the extension at No.76 by 600mm. As a result this ‘lower-level’ of the decking will sit approximately 300mm below the upper level; furthermore, this 600mm reduction in height would result in the adjacent boundary fence exceeding the floor of this part of the decking by a minimum of 1.7m, which it is considered will be sufficient to prevent any significant overlooking into the neighbours garden and house. The floor of the decking would be raised above ground-level by a maximum of 300mm, which represents the limit that could be constructed under permitted development. As such it is considered that the two-part reduction in the height of the decking would successfully address the previous reason for refusal in respect of its impact on the amenity of the adjoining property of 74 Audley Avenue.  


The present application retains the same distance of 1.5m from the decking to the common boundary with No.78 and it will still project 7m past the rear elevation of this neighbouring property. However, the proposed decking will have a maximum height of 300mm above ground-level, which as described in paragraph 6 represents a 600mm reduction from the previous application. Whilst it is considered that an element of overlooking may remain to part of the rear garden of No.78, it is not considered to be significant enough to refuse the application. This is because the common boundary fence could, if the neighbour chose, be increased from 1.6m in height to 2m without planning permission. Additionally, the occupants of No.78 have not objected to the proposals and finally, the maximum height above the ground of the decking closest to No.78 is 300mm, which falls within the limits of what can be built without planning permission using permitted development rights. It is therefore considered that the proposed 600mm reduction in height of the ‘lower-level’ of decking would adequately address the loss of privacy that the occupants of neighbouring No.78 are considered to presently suffer from.


A distance of over 5 metres has been retained between the raised decking and the rear boundary of 76 Audley Avenue, which comprises a 1.8 metre high fence with two trees located in front. It is considered that this separation and rear boundary treatment, coupled with the lowering of the height of the decking, is sufficient to prevent an undue level of overlooking onto the Barton Clough Primary School playing fields and as such is acceptable in this respect.


PARKING


The raised decking does not affect the existing level of off road car parking at the site. Notwithstanding this, two car parking spaces can be accommodated on the property’s driveway, within the curtilage of the site. This is considered to be sufficient for a property with 4 bedrooms and as such is in compliance with Proposal D2 of the revised Trafford UDP. 


CONCLUSION


In conclusion, it is considered that the proposed reduction in the height of the decking that has been erected at 76 Audley Avenue has successfully addressed the reason for refusal for the previous planning application (ref: H/71401). It is considered that the occupants of the neighbouring properties will no longer suffer from a significant loss of privacy, or be unduly overlooked as a result of the lowered decking and therefore the application is in compliance with Proposals D1 and D6 of the Revised Trafford UDP.


RECOMMENDATION: Grant subject to the following conditions

1) Standard


2) Boundary fence with No.74 to be retained at a height of 1.8m-2m unless agreed in writing.


3) Amended Plans


4) Approved level to deck


JK
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		DEMOLITION OF EXISTING BUILDING AND ERECTION OF A TWO STOREY BUILDING TO PROVIDE FOUR COMMERCIAL UNITS AT GROUND FLOOR (USE CLASSES A1: SHOPS AND A5: HOT FOOD TAKEAWAY) AND FOUR RESIDENTIAL FLATS AT FIRST FLOOR WITH ASSOCIATED CAR PARK AND VEHICULAR ACCESS TO THE REAR (RESUBMISSION OF H/71634).  
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SITE


The application site consists of four two storey mid-terraced properties situated on the northern side of Moss Lane West.  The building comprises of commercial premises at ground floor; currently occupied by a newsagents, barbers shop and a hot food takeaway.  The first floor level of the premises contains four residential apartments, although these are currently in an uninhabitable condition and thus unoccupied.  A pedestrian access to the site exists to the rear from Augustus Way.  This is currently used by some of the commercial units for servicing.  The yard to the rear is enclosed by 1.8m high fencing and is overgrown by shrubbery.


The site is situated within Brooks Bar Neighbourhood Shopping Centre as designated within the Trafford UDP.  No.1 Moss Lane West is a hairdressers and bounds the site to the west.  No.11 Moss Lane West is a hot food takeaway and bounds the site to the east.  Augustus Way is a cul-de-sac situated to the rear of the site and comprises of two storey semi-detached residential properties.  The rear elevation of 3-9 Moss Lane West faces into this cul-de-sac.  


The southern side of Moss Lane West is situated within the Borough of Manchester City Council and comprises of residential houses and flats.  Residential houses to the south of the site face into Dunsmore Close and 1.8m to 2m high fencing lies along their rear boundaries with Moss Lane West.


PROPOSAL


The application proposes the demolition of the existing mid-terraced building and the erection of a new two storey mid-terraced building that comprises of four commercial units at ground floor and four residential apartments at first floor.  The commercial units would comprise of three shop units (use class A1) and one hot food takeaway (use class A5).  The opening hours of the shops would be 07:00 to 22:00 Mondays to Saturdays and 10:00 to 16:00 on Sundays.  The hot food takeaway would be open 12:00 noon to 12:00 midnight on Mondays to Saturdays and 12:00 noon to 22:00 on Sundays.  These proposed opening hours are the same as the existing commercial premises on the site.


Each residential apartment would comprise of one bedroom, lounge, kitchen and bathroom with storage space within the roof.  The residential apartments would be accessed from a communal entrance from the rear of the building.


A car parking area for the residential flats is proposed to the rear of the site.  Vehicular access to this car parking area is proposed off Augustus Way.

REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West (RSS13), now forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 


Neighbourhood Shopping Centres


Old Trafford Priority Regeneration Area

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


H10 – Priority Regeneration Area: Old Trafford


S4 – Local and Neighbourhood Shopping Centres


S14 – Non Shop Uses Within Local and Neighbourhood Shopping Centres


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


D9 – Hot Food Take-Away Shops


PRINCIPAL ADOPTED RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses of Existing Resources and Infrastructure


DP5 – Manage Travel Demand; Reduce the Need to Travel and Increase Accessibility


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


RELEVANT PLANNING HISTORY

No.’s 3-9 Moss Lane West

H34390 - Demolition of existing shops & erection of 2-storey building for 3 retail units at ground floor with 4 self-contained flats over, formation of car parking & new access from Augustus Way – Approved with conditions 18/12/1991.


H/71634 - Demolition of existing buildings and erection of a part two storey, part three storey building to provide four commercial units at ground floor (use classes A1 and A5) and six residential flats at first and second floor with associated car park and vehicular access to the rear – Withdrawn 02/09/2009.


No.’s 3-7 Moss Lane West 

H13043 – Change of use from restaurant to wholesale and retail sale of drapery and ladies and children’s fashions – Approved with conditions 28/09/1981.


No.3 Moss Lane West


H/66274 - Change of use from retail (A1) to hot food takeaway (A5) installation of new shop front with roller shutter; installation of extraction flue to rear – Approved with conditions 24/04/2007.


No.9 Moss Lane West

H13716 - Change of use from house to shop and provision of new shop window – Approved with conditions 15/01/1981.


H16493 - Change of use from shop to hot-take-away food shop – Approved with conditions 12/08/1982.

Adjacent site – Augustus Way / Chorlton Road

H17489 - Erection of 6 pairs of semi-detached houses and a terrace of 3 houses with associated car parking and landscaping – Approved with conditions 15/02/1983.

APPLICANT’S SUBMISSION 


The applicant has submitted a design and access statement, which states the following:


· The existing premises are not fit for purpose as the three shops have disused basements and the ground floor is approx 800mm above pavement level thus restricting access for the disabled and servicing.


· Due to extensive vandalism and break-ins the rear elevations have had the external doors and windows removed and bricked-up thus giving no access to the rear yards.


· The rear service yard would be accessed through double gates from Augustus Way.  The area would be made secure by a metal and timber security fence having security lighting.


· Access and car parking to the flats is to be provided in the service yard together with a bin store and cycle store.


· The front elevation on to Moss Lane West would maintain the existing characteristics.  The elevation would be rendered as at present with a blue/black slated roof.


· The rear elevation would comprise of facing brickwork with upvc windows and doors.


CONSULTATIONS


Greater Manchester Police Design for Security – Recommend that due to the location and nature of the property that the development is constructed to Secured By Design standards and compliance should be made a condition of planning approval.  Certain concerns were also raised in regards to the design of the proposal, which are discussed in the observation section of this report.


LHA – No objection in principle subject to correct aisle widths being provided in the car park.  It is also noted that the rear car park access is proposed to be taken off Augustus Way, whilst there are no objection in principle to this, it is noted that the car parking on Augustus Way currently differs from the parking layout shown on legal documentation and therefore could result in an overall reduction in parking provision on Augustus Way.  Concern remains regarding the amalgamation of the retail units which could result in serious servicing issues and therefore request a condition is placed on the development to retain the retail units as separate units.  Further comments made are discussed in the observation section of this report.

Environmental Protection – The site is situated on brownfield land and as such a contaminated land condition is recommended.


Built Environment (Drainage) – Recommends conditions relating to drainage are attached if planning permission is granted.

Built Environment (Highways) – No objection in principle, however the private access shown gated on the layout plans is an adopted passageway and a closure order will be required before it can be gated as shown.


Greater Manchester Ecology Unit – Following an initial assessment, if the potential for bats to roost is low then a full bat survey is not required.

REPRESENTATIONS


Two letters of objection have been submitted, one of which has been signed by eleven residents of Augustus Way, seven residents of Nelson Court, two residents of Glenham Court and one resident of Chorlton Road.  The concerns raised are:


· They only have a small vehicular access from Chorlton Road into Augustus Way and have no drives and so their cars are parked in the square, which is not large and on occasion can become over crowded.  The proposal would result in residents having nowhere to park.


· Patients and reps visiting the dentist and doctors usually park their cars (on Augustus Way) when visiting the surgeries.


· It is a family estate with children playing together outside their homes, the proposal will create an unsafe place for them.


· They have fought to have the gap between 3-9 Moss Lane West leading to Augustus Way to be fenced off and securely gated due to drug dealing and burglary.  So if the proposal was to go ahead the problem will reoccur again as the secure gate and fencing will no longer be there.


A letter has also been received from a representative of the owner of 1/1A Moss Lane West which states that they have no objection in principle to the proposals but wishes to note that they are concerned that no regard has been taken regarding the party wall between1 and 1A and 3 Moss Lane West as they have observed that the party wall thickness is only a half brick wall (112.5mm).


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The proposed development would replace an existing building that comprises of four commercial units at ground floor (three shop units and one hot food takeaway) and four residential flats at first floor level with like-for-like uses and a small increase in floor space.  The proposal would therefore not result in a change of use(s) on the site or an increase in residential units within the Borough.  The principle of these uses on the site has therefore already been established.  Furthermore, the site is situated in Brooks Bar Neighbourhood Shopping Centre and thus the improved shop units would maintain and enhance the function of the Neighbourhood Shopping Centre, in accordance with Proposal S10 of the Revised UDP.


RESIDENTIAL AMENITY


2. Two storey residential properties on Augustus Way are situated to the rear of the site.   A minimum distance of 3.8m would remain between the proposed building and No.13 Augustus Way.  This is 1.4m closer than the existing building.  The proposed building would not however project across the front elevation of this neighbouring property.  The proposed building would be situated at a 75o angle to No.’s 7 to 13 August Way and therefore inter-looking would not occur between the proposed flat and these neighbouring residential houses.  


3. It is considered that as the proposal would result in the same uses and number of residential and commercial units on the site, there would not be a significant increase in noise and disturbance than what is already on the site.  It is recommended that a condition is attached requiring the proposed hot food takeaway be located in Unit 9, as the existing situation to further reduce the impact of the proposal on the neighbouring residents of Augustus Way.  It is acknowledged that as the existing flats are not currently occupied, residents coming to and from the proposed flats will generate an increase in activity, however, the existing dilapidated flats could be improved and brought back into use without the need for planning permission.


4. The proposed A1 retail units are proposed to be open between 07:00 to 22:00 Mondays to Saturdays and 10:00 to 16:00 on Sundays.  These hours are considered acceptable and to not unduly impact on the amenity of surrounding residents.  The proposed hot food takeaway is proposed to be open 12:00 noon to 12:00 midnight on Mondays to Saturdays and 12:00 noon to 22:00 on Sundays.  It is considered that opening until 12:00 midnight could lead to undue noise and disturbance to the residents of the proposed flat above and therefore a closing time of 23:30 on Mondays to Saturdays is recommended.  It is acknowledged that the time originally sought by the applicant is in line with the existing opening hours of the hot food takeaway, however, when the existing hot food takeaway was granted planning permission the flat above was unoccupied and the applicant of that application stated that this flat would remain unoccupied.  The applicant has agreed to a closing time of 23:30 on Mondays to Saturdays.

DESIGN AND VISUAL AMENITY


5. The design of the proposed building would be uniform and follow that of the adjacent buildings.  The building would be constructed from render and brickwork with a slate roof.  The ridge line of the proposed building would match that of the existing building and would be situated in line with the adjacent building No.1 and 1A.  Many design features from the original building have been incorporated into the front elevation of the proposed building and it is therefore in keeping with the character of the surrounding area.  The rear of the building would comprise of two two-storey outriggers with hipped roofs.  This design provides the accommodation sought whilst ensuring the building would not appear overly prominent from Augustus Way.  The existing building has a tired appearance, particularly on the front elevation with varying styles of shop fronts at ground floor level.  The proposal includes a uniform relatively simple style of shop fronts to the Moss Lane West Elevation.  This is in accordance with Trafford Planning Guidelines: Shop Fronts, which state that for small shop fronts simplicity can work better than a complicated arrangement of glazing subdivisions.  The existing building also contains large unattractive external roller shutter boxes.  The creation of new shop fronts provides the opportunity for future roller shutter encasements to be internalised within the building.  It is considered that the proposal would significantly improve the appearance of this part of Moss Lane West and would enhance the Neighbourhood Shopping Centre.  The proposal is therefore in accordance with Proposal H10 of the Trafford Revised UDP which states that the Council will take action to improve the quality, appearance and safety of the local environment; promote the redevelopment and re-use of unused, under-used or derelict land and buildings for residential, business and community purposes.


6. The applicant proposes to provide landscaping to the rear of the site, around the proposed car parking area.  This would help to minimise the visual impact of the proposal from Augustus Way and would be a significant improvement to the existing over-grown service yard to the rear of the site.  A landscaping condition is recommended to ensure that the landscaping is of high quality and is maintained.


HIGHWAY SAFETY AND PARKING PROVISION

7. A new vehicular access is proposed to the rear of the site off the head of Augustus Way.  On street parking is provided on Augustus Way for the residents of the cul-de-sac, though is not restricted parking and is not formally marked out.  In the layout that the residents park their vehicles on August Way the proposed vehicular access would result in a loss of one existing car parking space in the cul-de-sac.  However, the parking layout adopted by the residents is not the parking layout that was approved with the scheme for the houses on August Way (H17489).  


8. The application proposes an area of car parking to the rear of the site that would provide four car parking spaces to serve the residential flats.  This provision complies with the Council’s car parking standards and it is considered that the proposed residential accommodation would not lead to additional on-street car parking on Augustus Way.  The concerns raised by local residents have been taken into consideration, however, it is considered that the proposed four flats would not result in significant additional traffic flow to and from the cul-de-sac.  Furthermore, it is once again recognised that the existing four flats on the site could be renovated and occupied once again without the need for planning permission and without the provision of on site car parking, which could lead to residents parking on Augustus Way.


9. The provision of a total of nineteen car parking spaces would normally be required for the proposed retail units, however, it is recognised that the proposed retail units would replace four existing retail units and therefore it is considered that the application could not be refused on the grounds that these nineteen spaces cannot be provided.  Furthermore, the site is situated in a Neighbourhood Shopping Centre and therefore serves many local residents who are within walking distance.  The Centre is also served by many frequent bus services.


10. It is recommended that a condition is attached requiring that the commercial units are serviced from the front on Moss Lane West in order to minimise the impact of the proposal on the residents of Augustus Way.  This will also overcome the concerns set out by the Police’s Design for Security Officer in regards to the risk of conflict of uses between parking, the pedestrian entrances to the rear and service vehicles, which could lead to vehicles or any stored equipment and property in the rear yard vulnerable to theft or damage.  Alongside this a condition is also recommended that prevents the amalgamation of the retail units to prevent the creation of a larger retail unit which is likely to have to be serviced by larger vehicles that could lead to an obstruction on the highway on Moss Lane West.   It is also considered that retaining the retail units as separate units would help to maintain and enhance the Neighbourhood Shopping Centre.


COMMUNITY SAFETY CONSIDERATIONS


11. The Police’s Design for Security Officer has stated that it would be preferable to have the principal entrance for residents from the front of the building facing Moss Lane West.  However, it is considered that if this was implemented it would significantly impact on the visual appearance of the front elevation and compromise the retail functions at ground floor.  The retail functions of the premises are important to the vitality and viability of the Neighbourhood Shopping Centre.  The applicant has however amended the proposal to ensure that the entrance to the flats is not recessed more than 600mm from the rear building line to avoid creating a sheltered / secluded area that could be exploited for criminal purposes, in line with the recommendations of the Police.


ECOLOGICAL IMPACT


12. As the upper floors of the existing building have been vacant for some time, in line with advice from Greater Manchester Ecology Unit, the applicant has instructed a consultant to carry out an initial assessment in regards to the potential for bats to roost in the premises.  This assessment has found that there is a low potential for bats to roost in the building and therefore a full bat survey is not required on the existing building.  Further details of this assessment will be reported in the Additional Information Report.


DEVELOPER CONTRIBUTIONS


13. The Council’s Supplementary Planning Document ‘Developer Contributions towards Public Highway and Public Transport Schemes’ seeks financial contributions to fund improvements to the highway network and public transport services within the Borough.  This document is only applied to schemes which include either ten or more residential units, 1000 sqm or more of internal commercial gross floor area (GFA) or 2500sqm or more of internal community GFA.  As the proposal only includes four residential units and 300sqm of internal commercial GFA, the SPD is not applied to the proposal.

14. Proposals OSR3, OSR4 and OSR9 of the Revised Trafford UDP and the Council’s Adopted SPG ‘Informal/Children’s Playing  Space and Outdoor Sports Facilities Provision and Commuted Sums’ seek the provision of on-site play facilities for all new residential developments within areas of deficiency.  The application site is not situated in an area of deficiency and the development would not result in an increase in residential units within the Borough, a contribution is therefore not sought in this respect.  

15. The Council’s Supplementary Planning Guidance ‘Developer Contributions towards Red Rose Forest’ was adopted in September 2004 and seeks to further the establishment of the Red Rose Community Forest. However, as the proposal would not result in additional residential units and therefore a financial contribution towards off-site tree planting is not sought in this respect.

CONCLUSION


16. The replacement of the existing four commercial units (three shops and one hot food takeaway) and four residential flats on the site with four commercial units of the same uses and four residential flats is considered to be acceptable.  The replacement of the existing neglected building with a new building would enhance the appearance of this part of Moss Lane West and enhance the Brooks Bar Neighbourhood Shopping Centre.  It is considered that the design, massing and scale of the building is acceptable and would not unduly impact on the surrounding residents.  It is also considered that the creation of a vehicular access to the rear of the site onto Augustus Way would not adversely impact on highway safety.  The proposal is thus considered to comply with all relevant Policies and Proposals in the Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance.  The application is therefore recommended for approval.

RECOMMENDATION: GRANT subject to the following conditions:-


1. Standard


2. Materials


3. List of Approved Plans including Amended Plans


4. For the avoidance of doubt units 3,5 and 7 shall only be used for those uses falling within Use Class A1 (Shops) and Unit 9 shall be used for uses falling within Use Class A5 (Hot Food Takeaway) of the Town and Country Planning (Use Classes) Order 1987 (as amended).

5. Landscaping 


6. Colour of railings to be submitted and agreed in writing


7. Contaminated Land


8. Refuse storage to be in accordance with approved plans


9. Provision and retention of car parking spaces


10. Provision and retention of cycle parking provision


11. Submission of porous material for hard standing


12. Opening hours of the A5 unit 12:00 noon to 23:30 on Mondays to Saturdays and 12:00 noon to 22:00 on Sundays.


13. The retail units hereby approved shall be retained as four separate units and shall not be amalgamated.


14. The servicing of the retails units hereby approved shall be carried out from the front on Moss Lane West and not from the rear on August Way at any time.


15. Details of the lighting of the car park to be submitted and approved in writing


16. Fenestration details including the depth of reveals, heads and cills.


17. Notwithstanding submitted details, full details of shops fronts including signage board to be submitted and approved in writing


18. Details of security shutters to the front elevation of the building to be submitted and approved in writing.

19. Details of extraction flue to be submitted and approved in writing.
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