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—— METROPOLITAN BOROUGH ——




AGENDA PAPERS MARKED ‘TO FOLLOW’
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 13th May 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):



	2. 
	MINUTES
To receive and, if so determined, to approve as a correct record the Minutes of the meeting held on 8th April, 2010. 

	
[image: image2.emf]PDC Agenda Item 2 -  PDC Minutes 08/04/10


	

	5. 
	APPLICATION FOR PLANNING PERMISSION 74747/FULL/2010 – THE GOVERNING BODY OF ST. AMBROSE COLLEGE – ST AMBROSE COLLEGE, WICKER LANE, HALE BARNS WA15 0HE
To consider the attached report of the Chief Planning Officer. 


	
[image: image3.emf]PDC Agenda Item 5 -  St. Ambrose College, Wicker Lane


	

	6. 
	PROPOSED STOPPING UP OF HIGHWAY AT ROEBUCK LANE, SALE - SECTION 247 TOWN & COUNTRY PLANNING ACT 1990

To consider a report of the Head of Highways, Bridges and Structures. 

	To follow 
	

	
	JANET CALLENDER 
Chief Executive 


	
	

	
	Contact Officer:  Miss Michelle Cody 

Extn.:   2775
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Planning Development Control Committee
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___________________________________________________________________________________





PLANNING DEVELOPMENT CONTROL COMMITTEE



8th APRIL, 2010 


PRESENT: 



Councillor Mrs. Ward (In the Chair), 



Councillors Anstee, Brockbanks, Bunting, Fishwick, Malik, Rigby, Shaw, Smith, Stennett, Walsh, Weston and Whetton. 


In attendance:  Chief Planning Officer (Mr. S. Castle), 


             South Area Team Leader – Planning (Mrs. A. Kite), 



Conservation Officer (Ms. E. Read), 



Senior Planner (Ms. A. Doow),


Senior Development Control Engineer – Traffic & Transportation (Ms. M. Zenner),



Solicitor (Mrs. C. Kefford), 



Communications Officer (Ms. S. Grundy), 



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Baugh, Brotherton, Mitchell, S. Taylor and Mrs. Young. 

105. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 11th March, 2010, be approved as a correct record and signed by the Chairman. 


106. 
ADDITIONAL INFORMATION REPORT 



The Chief Planning Officer submitted a report informing Members of additional information received regarding applications for planning permission to be determined by the Committee. 




RESOLVED:  That the report be received and noted. 


107. 
APPLICATIONS FOR PERMISSION TO DEVELOP ETC. 

		

		(a)
Permission granted subject to standard conditions prescribed by statute, if any, and to any other conditions now determined





		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		74477/HHA/2009 – Mr. M. Shahid – 251 Seymour Grove, Old Trafford. 

		

		Erection of a detached garage block, outbuilding and gymnasium after demolition of the existing garage. 





		

		74680/HHA/2010 – Mrs. Nicola Kassam – 76 Audley Avenue, Stretford. 

		

		Retention of raised decking to rear of property (re-submission of refused H/71401). 





		

		[Note:  Councillor Fishwick declared a Personal and Prejudicial Interest in Application 74680/HHA/2010, as the Applicant’s neighbour is a relative, and left the room during its consideration.] 






		

		(b) 
Permission refused for reasons now determined


 




		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		74517/FULL/2009 – Mr. J. Finlan – Windswood, 4 Park Road, Bowdon. 

		

		Erection of three and four storey building to provide 7 apartments with basement and surface car parking and associated groundworks following demolition of existing buildings.  Alterations to existing access onto Park Road. 





		

		74670/HHA/2010 – Dr. Elspith Giles – 16 Graysands Road, Hale. 

		

		Erection of two storey side extension and single storey part front extension to form additional living accommodation. 





		

		(c)
Application deferred 



		

		



		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		74409/HHA/2009 – Mr. Alastair McFarlane – 7 Acacia Drive, Hale. 

		

		Erection of part two and part three storey rear extension following demolition of existing garage. 





		

		[Consideration of Application 74409/HHA/2009 was deferred in order to allow further investigations to take place.] 








108. 
APPLICATION FOR PLANNING PERMISSION H/70223 – MR. C. HOLT – 41 MANCHESTER ROAD, ALTRINCHAM  


The Chief Planning Officer submitted a report concerning an application for planning permission for the 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. 




RESOLVED – 

(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure:- 

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



(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined. 


109.
APPLICATION FOR PLANNING PERMISSION 74555/FULL/2010 – MR. C. HOLT – 41 MANCHESTER ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the demolition of existing dwelling and erection of five dwellings (two semi-detached and three terraced). 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure: 

· A contribution to play space or sports facilities of £11,460.73 of which £7,771.26 would be towards open space provision and £3,689.47 towards outdoor sports facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’. 


· 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’. 



(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined.

110. 
APPLICATION FOR PLANNING PERMISSION H/71016 – KENDAL BYRNE DEVELOPMENTS – LAND ADJACENT TO 15 URBAN ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a pair of two storey semi-detached dwellings with additional accommodation provided in the roofspace; associated car parking and landscaping. 




RESOLVED – 


(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal 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 towards Red Rose Forest/off-site planting less £235 for each additional tree provided on site. 



(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined. 


111.
APPLICATION FOR PLANNING PERMISSION 74438/FULL/2009 – MAPLELEAF DEVELOPMENTS LTD – 85 BROAD ROAD, SALE 


The Chief Planning Officer submitted a report concerning an application for planning permission for the 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. 



It was moved and seconded that planning permission be refused. 



The motion was put to the vote and declared carried. 





RESOLVED:  That planning permission be refused for the following reasons:-





The proposed development by reason of its scale, height, massing and siting would appear over dominant and result in a loss of spaciousness to the detriment of the street scene and the character of the area.  As such the proposal is contrary to Proposals D1 and D3 of the Revised Trafford Unitary Development Plan.





The proposed development by virtue of its design, height, scale, massing and siting would result in overlooking, a loss of privacy and increased noise and disturbance (particularly from bin store collections and the proximity of the access and parking spaces to the common boundary) to the detriment of the amenities of the occupiers of 87 Temple Road.   As such the proposal is contrary to Proposals D1 and D3 of the Revised Trafford Unitary Development Plan and the Council's New Residential Development Guidelines.



[Note:  Councillor Rigby declared a Personal and Prejudicial Interest in Application 74438/FULL/2009, as a speaker was known to him, he remained in the meeting but did not speak or vote on the Application.] 

112. 
APPLICATION FOR PLANNING PERMISSION 74357/FULL/2009 – REDWING EQUITY LTD – THE BARKWAY RESIDENTIAL HOME, 300-302 STRETFORD ROAD, URMSTON 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a part two, part three storey building to provide a 49 bedroom residential care home, new vehicular access, bin stores, associated parking provision and landscaping. Development to occur following the demolition of the existing building. 




RESOLVED – 


(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal 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. 



(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined. 


113. 
APPLICATION FOR OUTLINE PLANNING PERMISSION 74561/O/2010 – MR. B. WHITTLE – LAND BETWEEN NOS. 3 AND 7 MILLWAY, HALE BARNS 


The Chief Planning Officer submitted a report concerning an application for outline planning permission for the erection of one detached two storey dwelling (details of access, layout and scale submitted for approval). 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure:- 

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


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



(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined. 

114. 
APPLICATION FOR PLANNING PERMISSION 74581/FULL/2010 – McCARTHY AND STONE LTD – FORMER RAF CLUB, OAKFIELD, SALE 


The Chief Planning Officer submitted a report concerning an application for planning permission for the 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.  




RESOLVED – 


(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure:- 


· A contribution to highway network/public transport improvements of £10,386 split between a highway network contribution of £2,628 and a public transport contribution of £7,740 in accordance with the Council’s SPD, ‘Developer Contributions to Highway and Public Transport Schemes’. 


· A scheme for the provision of additional on-site parking should the car park reach capacity. 



(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined. 


115.
APPLICATION FOR LISTED BUILDING CONSENT 74624/LB/2010 – TRAFFORD MBC – FLIXTON HOUSE, FLIXTON ROAD, FLIXTON 


The Chief Planning Officer submitted a report concerning an application for Listed Building Consent for the repair and partial rebuild of the east elevation of the outbuilding. 





RESOLVED:  That the Council is minded to grant Listed Building Consent subject to 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 Buildings and Conservation Areas) Act 1990 and Regulation 13 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and also subject to the conditions now determined. 

116. 
APPLICATION FOR PLANNING PERMISSION 74449/FULL/2009 – MR. ARFAAN MOHAMED – 3-9 MOSS LANE WEST, OLD TRAFFORD 


The Chief Planning Officer submitted a report concerning an application for planning permission for the 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). 





RESOLVED:  That planning permission be granted subject to the conditions now determined and to the following additional condition:- 



Notwithstanding the submitted details, no development shall take place unless or until a scheme for the installation of a gate and associated management scheme for the pedestrian access between Moss Lane West and Augustus Way has been submitted to and approved in writing by the Local Planning Authority.  The approved gate and management scheme shall be implemented and brought into use before the first occupation of the development hereby approved and shall be retained thereafter unless approved in writing by the Local Planning Authority.



Reason: In the interests of residential amenity, having regard to Proposal D1 of the Revised Trafford Unitary Development Plan.

117.
APPLICATION FOR PLANNING PERMISSION 74549/FULL/2010 – THE GOVERNORS OF ALTRINCHAM COLLEGE OF ARTS – ALTRINCHAM COLLEGE OF ARTS, GREEN LANE, TIMPERLEY 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a three storey extension to form Sixth Form Centre for 200 pupils and housing post-16 teaching facilities.  Associated additional car parking provision and drop-off/access alterations. 





RESOLVED – 


(1)
That the Council is minded to grant planning permission for the development and that the application now be notified to the Department for Communities and Local Government as Green Belt Development, consisting of a building where the floor space to be created by the development is 1000 sq.m or more, in accordance with the requirements of the Town and Country Planning (Consultation) (England) Direction 2009, which is currently in force. 


(2)
That should the Secretary of State decide not to intervene, that the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure:- 


· A financial contribution of £2,500 towards highway improvements at the junction of Thorley Lane and Green Lane. 



(3)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions and reasons now determined. 


118. 
URGENT BUSINESS 


[Note:  The Chairman agreed to allow consideration of the following matter as an item of urgent business in order to allow timely determination of the Application due to the funding deadline.] 



Application for Planning Permission 74270/FULL/2009 – Broadoak School – Broadoak Comprehensive School, Warburton Lane, Partington 



The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a two storey youth facility, including a theatre, dance studio, recording studio, ITC suite, catering, activity hall and arts area.  Erection of external play equipment, multi use games area (MUGA), basketball court, bin store, substation, fencing and associated landscaping and serving area. 





RESOLVED:  That planning permission be granted subject to the conditions now determined. 



[Note: Councillor Rigby, being a Governor of the School and Councillor Whetton, being a representative on the Governing Body, both declared a Personal and Prejudicial Interest in Application 74270/FULL/2009, they remained in the meeting but did not speak or vote on the Application.] 


The meeting commenced at 6.30 p.m. and concluded at 8.48 p.m. 
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		WARD:Hale Barns

		          74747/FULL/2010 



		DEPARTURE:No





		ERECTION OF NEW THREE STOREY SCHOOL BUILDING INCORPORATING SWIMMING POOL & SPORTS HALL LOCATED TO NORTH WEST SIDE OF SITE.  FORMATION OF NEW ALL WEATHER PITCH WITH FLOODLIGHTING AND SECURITY FENCING, 2XGRASS RUGBY PITCHES, ONE JUNIOR FOOTBALL PITCH, RETENTION OF EXISTING GRASS RUGBY PITCH AND ERECTION OF DETACHED MAINTENANCE STORE.  CREATION OF ADDITIONAL VEHICULAR ACCESS ONTO HALE ROAD.  PROVISION OF NEW CAR PARKING, CYCLE STANDS AND ON SITE COACH/SCHOOL BUS PARKING AREA.  NEW HARD AND SOFT LANDSCAPING THROUGHOUT SITE.  DEMOLITION OF EXISTING SCHOOL BUILDINGS AND ANCILLARY STRUCTURES.

St Ambrose College, Wicker Lane, Hale Barns





		APPLICANT:The Governing Body of St Ambrose College





		AGENT: Sheppard Robson





		RECOMMENDATION: MINDED TO GRANT, SUBJECT TO SECTION 106 AGREEMENT
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SITE

The application site is located on the south side of Hale Road and includes the main school buildings and playing fields.  St Ambrose College is a Catholic voluntary aided boy’s selective grammar school for11-18 age groups.


There are two accesses from Wicker Lane to the east with an exit only onto Hale Road along the north side of the site.  The site is located in a predominantly residential area with residential properties located along part of the northern boundary and along western and southern boundaries.  Hale Croft Park is situated on the other side of Hale Road to the north of the site.  The school site is located on the edge of Hale Barns village centre which is to the east of the site.   The site is also located outside the South Hale Conservation area, the boundary of which extends along part of the northern boundary and along the entire western and southern boundaries.  The application site area is approximately 7.3 hectares (ha) in size.

To the north-west side of the site the school shares a boundary with numbers 4,6,8 & 10 Ashmeade, two storey detached residential properties, the boundary treatment consists of both timber fencing and railings approximately 2m in height.  Adjacent to 10 Ashmeade on the northern boundary of the site, is an area of hardstanding with a access onto Hale Road.  The remainder of this northern boundary with Hale Road consists of a row of mature trees and low level timber post and rail fence.

To the east side of the application site is Holy Angels Church which has a shared access with the school from Wicker Lane, an area of mature trees and dense landscaping separates the Church and the school.  Beyond the south east corner of the application site is St Ambrose Preparatory School which has a shared access with St Ambrose College from Wicker Lane.  Also located beyond the application site to the south east but within the vicinity of the grounds is the Christian Brothers House (Woodeaves House) which also shares an access from Wicker Lane with the school.

Beyond the southern boundary of the site is a public pathway leading from Wicker Lane in the east across to Broad Lane to the west.  The boundary treatment on the school side consists of a 2m high concrete sectional fence with a belt of mature trees within the application site.  On the other side of the public pathway to the south of the site are residential properties within a housing development called ‘The Coppice’, these are detached two storey dwellings.

To the west side of the site is the boundary with residential properties along Broad Lane, these are large detached properties, the rear gardens of which back onto the school boundary.  Boundary treatment varies with each property and includes approximately 2m high walls, fences and hedgerows augmented with trees and bushes of varying heights.

The main school buildings are situated to the south side of the site close to the southern boundary with The Coppice.  The school has been extended previously and has a sprawling footprint with buildings at single and two storey level with the main classroom accommodation located in two storey blocks facing onto an area of tarmac playground and a row of three portacabins adjacent to the southern boundary.  This area is enclosed by steel palisade fencing.  The school has its main playing field to the north side of the site nearest Hale Road which is marked out for rugby with the area of open space to the west side of the site marked out for varying sports including football and cricket.  A number of mature trees are located around the site boundaries and immediately to the north side of the school buildings along the access road.

PROPOSAL


The application proposes the erection of a new three storey school building located in the north west corner of the site, upon its completion the existing school buildings will be demolished.  


The new building will provide 11,537sqm of gross internal floor space, the existing school building has 6,182sqm of gross internal floor space.  The new building will be positioned 13.5m from the boundary with 10 Ashmeade at the nearest point to the north side and will retain a distance of 50m to the boundary with 5 & 7 Broad Lane at the nearest point.

The footprint of the new building will be in the form of a Celtic Cross; the concept of which follows the Catholic ethos of the school.  The layout includes a central circular area with four splayed sections (wings) extending out north, south, east and west.  Each of these sections is named after a school house and the specific faculties located in that particular wing.  They include Aquinas House the northern wing (music and lecture theatre), Augustine House the east wing (languages), Ignatius House the south wing (sports) and Newman House the west wing (design technology).  To the south side of Ignatius House wing is the rectangular foot print of the swimming pool and sports hall building which forms the stem of the Celtic Cross on plan form.  Augustine House and Newman House to the east and west respectively are three storeys in height (13.8m ground to ridge) and Aquinas House and Ignatius are both two storey (9.8m ground to ridge)

The ground floor of the school will incorporate the main entrances to the school for both pupils and visitors and includes various classrooms, main administration areas, lecture theatre, kitchens, swimming pool and associated changing rooms.  Either side of the sports block are the external sports stores and plant rooms.  The central circular atrium is designed as a multi-functional space for assembly, dining and social.  A chapel area is also located within the central atrium.

The first floor area includes the sports hall (with viewing gallery to south facing elevation) and gym with the main learning and teaching areas throughout all four wings.  Headmaster and other senior staff offices are located overlooking main atrium area.  The second floor area includes teaching and learning areas to the east and west wings with common and 6th form rooms, libraries and plant rooms overlooking central atrium.  The building is designed in a contemporary style with flat roofs and the pallet of materials will include grey engineering brick, render and large areas of glazing.

The proposal will also include the creation of a new vehicular access onto Hale Road and will be located approx 30m to the east side of the most northern point of the site where it adjoins Hale Road.  This access will be for ingress and egress for cars only with coaches and school buses only permitted to use it for exit only.  The existing access onto Hale Road will be used for access to the site for coaches and buses.  A new access road from the new site entrance will be formed along the north and north-east side of the school building with 87 car parking spaces provided (including four disabled spaces) and 112 cycle spaces.  Space for coaches to park on site will be provided to the south side of the existing main rugby pitch.

To the south side of the site two new grass rugby pitches will be formed.  A medium sized rugby pitch (96mx61m) and a junior rugby pitch (87mx46m) between both pitches will be a new synthetic cricket wicket.  To the east side of these pitches and in the area currently occupied by the main school buildings a new all weather pitch (100mx68m) will be created.  This pitch will include a 3.2m high weldmesh perimeter fence with 6-8m high temporary ball-stop cotton netting at either end.  The pitch will also have 8x14m high floodlighting columns around the perimeter of the pitch.  The pitch is 4th generation (4G) synthetic turf suitable for rugby to IRB regulations.


 An existing synthetic pitch which is in the ownership of the Christian Brothers but used by the school will be retained, this is located to the east side of the existing school buildings.  A new junior grass soccer pitch will be formed to the west side of the existing access road from Hale Road.  The existing rugby pitch along the Hale Road boundary will be retained with the formation of another synthetic cricket wicket and two grass wickets between both these pitches.  A running track will be marked out around the perimeter of these two pitches, with other markings provided for associated field sports.

Extensive soft and hard landscaping is proposed throughout the site.  In addition a trim trail, allotments, contemplation garden, orchard and wetland habitat area are provided as part of the overall site redevelopment.  A hard playground area is located to the south-west side of the school building.

Ancillary structures proposed include a maintenance store located to the southern side of the site, a United Utilities electrical sub-station to the northern boundary and bin store area located adjacent to the boundary with 10 Ashmeade.  A spectator’s canopy is proposed to the north-west side of the all weather pitch and a timber seed shelter within the contemplation garden.  CCTV cameras are proposed to cover all aspects of the school building and car-park and all weather pitch.  External lighting proposed to buildings and throughout site including access roads and carparking areas.

Following the redevelopment of the site the school student population will increase from its current level of 850 to 1050 pupils, this will be split 750 11-16 year olds and 300 16-18 year olds.


Amended plans and additional information have been received during the course of the application proposing a number of amendments to the submitted scheme.  These include:-

· The link between the sports hall/pool building and the main school building has increased in height from 7.6m to 8.8m a 1.2m increase (due to construction design development).  However due to a 0.550m reduction in the proposed ground floor level from +65.00m AOD (original), to + 64.450m AOD (amended) as a result of increased ground excavation by 0.550m.  Therefore the net top of parapet height is (0.550m-1.250m) 0.7m higher than as original planning submission.

· Increase to plant stores either side of pool/sports hall at ground floor level to form external P.E stores, the submitted plant room area projected out 10.6m, this now increased to 14.6m projection from either flank of pool/sports hall.


· At ground floor a number of changes are proposed to the internal layout of Ignatius House in relation to changing rooms/w.cs and sports teaching areas.  Exit doors to pool building moved on flank elevations.  Change to windows at ground floor on west elevation with two new pedestrian doors and introduction of structural support piers to original cantilevered first floor area.  Additional glazing to main entrance area on north elevation

· At first floor enlarged areas of cladding to north elevation, internal changes to fire exit doors to sports hall, change in fenestration on wing flanks.

· At second floor changes to glazed area above link between sports hall and school building and changes to windows to open roof plant areas and changes to windows on wing flanks.


· On the roof plan 3 new roof lights above southern wing fitness studio and reconfiguration of roof lights over central atrium.


· Detailed Flood Risk Assessment submitted for consideration

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


DP5 – Manage travel demand; Reduce the need to travel and increase accessibility


L1 – Health, Sport, Recreation, Cultural and Education Services provision


EM18 – Decentralized Energy

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

Protected Open Space

Adjacent to South Hale Conservation Area


PRINCIPAL RELEVANT  REVISED UDP POLICIES PROPOSALS


D1 – All New Development

D2 – Vehicle Parking


OSR1 – Open Space


OSR5 – Protection of Open Space


ENV16 – Tree Planting


T6 – Land use in Relation to Transport and Movement


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


T17 – Providing for Pedestrians, Cyclists and the Disabled

RELEVANT PLANNING HISTORY


There is an extensive planning history to the site, the most recent application is:-

H/59406 – Retrospective application for the erection of three temporary portakabin classrooms – Refused by the LPA 12/07/2004, appeal allowed 05/04/2002


APPLICANTS SUBMISSION

The applicant has submitted a number of supporting documents as part of the application; these include a Design and Access Statement, Ground Investigation Report, Flood risk Assessment, Noise Report, Transport Assessment, Travel Plan, Tree Survey and Ecological Desktop Study.  These are summarised as follows:-

Design and Access Statement

St Ambrose College is a One School Pathfinder Project under the Building Schools for the Future (BSF) programme and was selected in preference to Sale Grammar School for redevelopment due to the very poor condition of the existing school buildings.  Notwithstanding that, St Ambrose College is a very high achieving academic school with a strong sporting heritage in the 11-18 age groups.  The established target area for the new school is 9,858sqm funded under BSF.  The school also wish to separately fund a new swimming pool to be built as part of the new school project.  St Ambrose has specialist status in mathematics and computing and intends to become a sports specialist school with rugby and swimming being the major sports.

The Catholic ethos was the central driver for the design of the building both in terms of the building as a whole and the interiors.  The headmaster gave a clear indication that our option based on the shape of the ‘Celtic Cross’ was much preferred to the others because it represented the Catholic faith implicitly.

The multi-functional heart of the community has been developed to house a number of activities within the centre of the school.  The seating area, as well as serving house or full school assemblies (in combination with the central seating and balcony space) also acts as vertical circulation to move pupils and staff from the ground to the first and second floors.  The space also serves performances and a variety of different dining and breakout spaces for pupils and staff wishing to enjoy lunch and morning breaks.


In relation to out of hours use, separating the sports facilities has enabled a distinct entrance to the south wing which can utilise all of the facilities to the ground floor of this wing for sport changing facilities without having accessing the main body of St Ambrose.  The sports facilities have then ordered the geometry of the pitches creating a unique viewing platform that will frame the sports hall and open up to the pitches as a pavilion.  St Ambrose will have the ability for both its lecture theatre and central performance space to be accessible for public use without the disruption of moving through or around the general learning areas and faculties

Coach access will be provided from a new entrance to the east along Hale Road .   This will also form the access for visitors and staff of the Preparatory school (which will now exit onto Wicker Lane to avoid conflict between the two drop-off/pick-up points).  A new lay-by facility to the south of the 1st XV pitch.  Here pupils can safely disembark and move west along a pedestrian route directly into a new pupil plaza and into the main pupil entrance.  Coaches will then exit to the west of Hale Road, which will also form access/egress for vehicular routes for visitors, staff and service vehicles to St Ambrose College, with car parking located to the north and east of the new building.  The vehicle parking will also link directly into a new public/staff entrance plaza to the north east corner of the site to offer an open and welcome arrival point.

The sport pitches along Hale Road are retained to provide a ‘village green’ vista.   Design 


of the external landscape aims to provide and enhance the attractive site setting.  The location of the building requires the removal of some trees however this is minimised.  Additional tree planting is provided to the north and west of the new school building on the boundary to reinforce these areas and provide screening to the adjacent properties.  Hard play is provided both to the east and west of the building and the west area can be accessed from the central atrium to provide an area for external dining in the summer.  The areas of external sports pitches have been maximised in the external design. 

The materials have been positioned in the building in a clear and ordered fashion and will be developed to minimise over zealous detailing in order to give elegance and refinement to the finished school.  The materials selected include grey engineering brick, white render, plant areas specifically in gun-metal grey aluminium horizontal louvre, fenestration and glazing.  Hard landscaping materials will be selected for their robustness and life cycle value.  Key spaces such as the approach and arrival spaces will adopt a ‘shared surface’ approach, an intensively used and viewed space which will be surfaced in ‘Masterint’ coloured asphalt suitable for vehicular loadings with high quality stone used for drainage channels, kerbs and feature banding.  Fast  play areas will be surfaced in a dense bitumen macadam and with other informal play/social spaces using porous surfaces where appropriate.  Surface treatments to the car park will be a dense bitumen macadam suitable for vehicular loadings to the road with textured concrete paving to the perimeter footpath.  A ‘Cellweb’ system will be used for the parking bays; this is a permeable surface for sustainable drainage which will feed into the wider attenuation strategy for the site.

The landscaping scheme will include the provision of an allotment area, contemplation garden, orchard and wetland habitat providing students with a resource for ‘land based’ syllabuses and informal learning and social spaces.  Soft landscaping throughout with additional tree planting proposed.

The new St Ambrose College will be able to offer facilities for wider community use.  It is the aspiration of St Ambrose and the stakeholders that the new accommodation will appeal to the local community through the provision of facilities, including the new sports centre and all weather sports pitch, access to lecture facilities, performance areas and the use of the central area for end of year events or large community gatherings.  To support these activities, the requirements for access and inclusion have been catered for respective of the Disability Discrimination Act and is fully Part M compliant.  The main use of the building is by the school during the day with community use after school hours and at weekends and holidays.

Ground Investigation Report

Concluded that apart from two areas identified within the site that will require further investigation (north-eastern corner and south western corner), that there should be little risk to the end users of the site from the measured contamination levels.

Flood Risk Assessment


The site is within Flood Risk Zone 1 of the Environment Agency Floodplain map.  Zone 1 is defined in Planning Policy Guidance 25 (PPG25) as an area with little or no risk to flooding where the annual probability of flooding with defences where they exist: River, tidal & coastal is<0.1% i.e. less than 1 in 1000 years.

Recommendation of submitted survey that a level 2 scoping Survey is undertaken to support any planning application for this site.


Noise Report

A noise survey was undertaken at locations around the St Ambrose College Site at which noise levels are considered representative for the residential properties close to the new school.  Background noise levels during the day are dominated by traffic movements on Hale Road.  During the night noise levels drop significant and are dominated by distant motorway noise and occasional aircraft movements.  Considering the measured daytime background noise levels, noise limits for building services noise associated with the new school have been derived in accordance with BS4142 during the night, the low background noise level excludes the use of the BS 4142 assessment methodology and a more pragmatic approach has been undertaken.

The noise limits will be used as a basis to specify equipment and attenuation measures for the new school’s heating, ventilation and cooling systems and subsequently their noise emission is not expected to cause disturbance to the nearby residents.


Transport Assessment

New college will be compliant with appropriate national, regional and local policies/guidelines in relation to highways issues.  Vehicular access for staff will be via a new access of A538 Hale road, with the existing accesses to the college being used to produce a one-way link for drop off/pick up for students from Hale Road through Wicker Lane.

The main pedestrian access into the site will be provided via the A538 Hale Road with a new puffin crossing across Hale Road to the east of the proposed new access.  A review of the local accident records has confirmed that the area does not have a history of incidents which give rise to any highway safety concerns.  The new access arrangements have been modelled and they will operate without queuing or capacity constraints as well for those turning right into the new parental drop-off access.  The transport assessment has determined that the proposed site will be accessible by sustainable transport modes, with a number of dedicated services to the college.  The development of a Travel Plan for the school will actively seek to reduce the number of pick ups and drop offs by private car.


Travel Plan

The aims of the Travel Plan are to reduce car use and increase travel by more sustainable modes such as walking or cycling and increase road safety awareness, by assessing current travel patterns and identifying specific actions that the school and stakeholders can take to meet individual travel needs.  Initial targets will need refining and a process of monitoring and review will need to be established in collaboration with the Council.

Tree Survey

The tree survey concludes that some trees will be lost for the development proposal as detailed in the submitted survey plans, whilst others need to be removed for their current condition to maintain acceptable safety standards.  The demolition and site clearance will require fencing to protect trees and areas of landscape and the supervision of a competent Arboriculturalist.  Protective fencing and signs will be required to control the site and to prevent damage to retained trees and areas of landscape.  It is proposed to mitigate loss of trees on site with the provision of new trees on a 2 for 1 basis.

Ecological Desktop Survey

The Greater Manchester Ecology Unit was commissioned by Trafford MBC to carry out a preliminary ecological assessment of St Ambrose College in Hale Barns.  The survey consisted of a desk-based survey of existing ecological information within a 1km radius of centre of site with an emphasis on recording the presence of protected sites and species.  In addition a simple ‘walkover’ survey of the site by experienced ecologists was undertaken to record the dominant habitat types and the presence of any important habitats, together with an assessment of the potential of the site to support any protected & priority species.  The site was systematically walked over in April 2007.  Comprehensive species lists were not taken, and no specific surveys for protected species were undertaken, although habitat assessments for the potential of the site to support protected species were carried out.

In relation to bats, the site is likely to be used by foraging bats, but the main school buildings were considered to have only low potential for supporting bat roosts, and therefore no further survey of these buildings is considered necessary prior to commencing any works.  Some of the mature trees on the site have holes, cracks and crevices suitable for use by roosting bats.  If works are proposed to any of these trees then the trees should be inspected more closely for the possible presence of bat roosts.  If roosts are found then method statements will need to be prepared giving details of how any possible disturbance to bats is to be avoided.

In relation to trees and woodland, the most important features of nature conservation interest on the site are the fine mature trees and the small woodland block between the main college site and the church.  Lowland broadleaved woodland is a priority habitat for conservation as listed in the Greater Manchester Biodiversity Action Plan.  No felling of trees or clearance of hedges or shrubs should take place during the optimum period for bird nesting (March to July inclusive) unless nesting birds have been shown to be absent by a competent person.  Japanese knotweed was not recorded on this site

CONSULTATIONS


LHA – Parking -To meet the Councils car parking standards  the provision of 60 spaces should be made for staff based on 1 space per full time teaching staff member, 12 spaces should be made for non teaching staff based on 1 space per 3 full time staff members.  The provision of 5 visitor car parking spaces should be provided for the secondary school and 30 parking spaces for students.

Therefore the provision of 107 spaces should be provided to meet the Councils car parking standards, the provision of 87 car parking spaces are made in the main car park and 4 further spaces provided in the maintenance area, giving a total of 91 car parking spaces overall within the site.  Therefore the car park is deficient by 16 spaces; however these parking standards are seen as maximum standards.


Whilst there are no issues with the layout of the car parking provided, on the site layout plan submitted the dimensions appear to fall short of the Councils standards, parking spaces are required to be 4.8m length, 2.4m wide and aisle widths of 6m.  The applicant should be requested to submit a revised car parking layout to a larger scale in order to satisfy the LHA.


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.


In terms of cycle parking the proposals include 112 cycle spaces in line with Greater Manchester cycle parking standards.  The proposed parking is to be spread across the site which is acceptable in principle, but a large number of the cycle parking spaces seem quite remote from the entrance and therefore these need to either be relocated to a location with better surveillance or covered by CCTV for security purposes.  In addition details submitted in the application state that a number of covered cycle stands will be provided, the LHA would reiterate that all cycle stands need to have the potential for multiple locking points, ie to be able to lock both wheels and the cycle frame securely which is often not found on covered shelters.



Access arrangements


The site access to the site will be as follows:


· Car access and drop off will be via a new in/out access to the west of Hale Road


· Coach and minibus access will be via an improved entry to the east off Hale Road enabling drop off in a layby south of the senior rugby pitch. Coaches then egress from the site via the western car park entrance in a ‘one way’ arrangement


· Pupils arriving by foot will have a dedicated pedestrian entrance located adjacent to the western vehicular entrance off Hale Road which will avoid vehicular traffic.


The servicing of the facility will take place off Hale Road, the largest vehicle for deliveries is anticipated to be a 7.5T rigid lorry that delivers food and goods during the week along with smaller transit vans.  A service access is located south off the car park and therefore vehicles would need to route through the car park to service this area.  Swept path plans for a 10m rigid have been provided.


A refuse store is located just north of the proposed car park and swept paths have been submitted that satisfactorily demonstrate that a refuse vehicle can safely enter and exit the site.


The LHA does have some concerns with the pedestrian access arrangements, whilst the pupils arriving by foot from Hale Road have a designated path those walking through the site from the Wicker Lane end have to used a shared surface with the coaches, there is no clearly marked safe route for pedestrians which would be advisable.


In addition, can the applicant be asked to confirm what the proposals are for student pick up and drop off as it is noted that there is a barrier proposed across the site which only allows coaches access.


Traffic Generation


Trip generation data has been included in the Transport Assessment which states that the maximum RFC would be 0.296 at the proposed new access in the PM peak as staff left the college site.  The levels are below the notional capacity and therefore there are acceptable on highways grounds.


Construction phase


The TA states that construction traffic will be barred from approaching the works during periods of peak school traffic movements and that they will utilise weekly prepared material schedules to manage volume and timing of incoming deliveries and working hours will be arranged to minimise disruption to the existing schools activities.  Whilst this is acceptable, concern remains that there is no mention of parking for construction vehicles, as such parking on local roads could cause road safety issues.  Therefore the LHA would request that the applicant provides further information in relation to construction traffic parking and that the applicant funds the provision of temporary traffic regulation orders in the vicinity of the site to aid the free flow of traffic.


Travel Plan


The plan submitted does not meet the necessary standards for a Sustainable Travel Plan as set out by the DCSF/DfT.  If there is a condition to produce a Travel Plan then the school needs to take this plan, amend it, update the survey results and show that it has consulted with the appropriate people.  St Ambrose need to submit it, not a consultant.

Public highway concerns


On page 19 of the TA it states that ‘It is also recommended that potential TRO measures in the form of ‘no waiting or loading’ during am and pm school peaks and a puffin crossing facility may be required in the future if patterns of parental drop offs and students crossing Hale Road are observed once the college is redeveloped”.


Although there are currently no parking or pedestrian issues in the vicinity of the site, the LHA is concerned that the provision of TROs and a puffin crossing will be required as part of this development due to the relocation of the school entrance and to encourage students to travel more sustainably to the site.  Therefore it is the LHA’s view that a puffin crossing and TRO’s are required as part of this development and should be installed at the applicants cost prior to the completion of the development.


Pollution and Licensing (Contamination Land)– The application site is located on Brownfield land – Standard contaminated land condition to be included.


Pollution and Licensing (Noise/Lighting) – 


Noise


The Applicant shall submit for approval, in writing, an assessment of the impact of the proposed development on neighbouring sensitive premises. The assessment shall address the potential for any noise nuisance to occur which may impact upon the amenity of neighbouring sensitive premises both during the construction phase and the operational phase of the proposal. The assessment shall identify fully all control measures which are required to control the impact of the nuisance. 


All approved measures identified shall be implemented and retained throughout the duration of any works during the construction phase. 


All approved measures for the operational stage shall be retained and maintained thereafter. 


No works shall be permitted on site until the control measures have been agreed in writing with the Local Planning Authority. 


A verification report shall be submitted for written approval to the Local Planning Authority confirming that all measures recommended by the noise report have been implemented in full prior to the final occupation of the site.


Deliveries, servicing and collections, including waste collections, shall be taken at the site only between the hours of 07.30 hours and 20. 00 hours.  No deliveries are to take place at any time on Sundays, Bank Holidays or Public Holidays. 


Should the applicant propose to attach any equipment that is likely to generate noise to the premises it is recommended that it be acoustically treated in accordance with a scheme designed so as to achieve a noise level of 10dB below the existing background (LA90) in each octave band at the nearest noise sensitive location.  The existing background should be taken at the quietest time that the equipment would be operating.

All measurements and assessments should be undertaken in accordance with British Standard BS 4142: 1997.

 


Details of the scheme should be submitted to this section prior to the commencement of any works.


Extraction / Ventilation

Suitable ventilation extraction equipment shall be installed to suppress and disperse fumes and smell created from cooking on the premises. The equipment shall be effectively operated and maintained in accordance within manufacturers instructions for as long as the proposed use continues. The equipment shall be installed in full working order. Details of the equipment shall be submitted to and approved by the Local Planning Authority prior to commencement of the development.


Lighting


The supporting documentation on the proposed lighting scheme has been assessed.  The applicant’s lighting engineer has been asked to demonstrate how the proposed floodlighting scheme to the artificial pitch falls within the Institute of Lighting Engineers Guidance Notes for the Reduction of Obtrusive Light.  Other lighting proposed on the site should also comply with this guide.


Environment Agency – The Flood Risk Assessment submitted with this application does not comply with the requirements set out in Annex E; paragraph E3 of Planning Policy Statement 25 (PPS25).  The submitted FRA does not therefore; provide a suitable basis for assessment to be made of the flood risks arising from the proposed development.  The Environment Agency considers that the Phase 1 FRA undertaken is a scoping report rather than a full FRA.  Furthermore, it recommends a detailed level 2 FRA should be undertaken for the site in support of any planning application.  In order to overcome this objection the applicant will need to provide a full flood risk assessment for approval prior to determination.

Sport England – It is understood that the site forms part of, or constitutes a playing field as defined in the 1996 Statutory Instrument No.1817, as amended by the 2009 Statutory Instrument No.453.

Sport England has therefore considered the application in the light of its playing fields policy and paragraph 15 of PPG17.  The aim of this policy is to ensure that there is an adequate supply of quality pitches to satisfy the current and estimated future demand for pitch sports within the area.  The policy seeks to protect all parts of the playing field from development and not just those which, for the time being, are laid out as pitches.  The policy states that;


Sport England will oppose the granting of planning permission for any development which would lead to the loss of, or would prejudice the use of, all or any part of a playing field, or land last used as a playing field or allocated for use as a playing field in an adopted or draft deposit local plan, unless, in the judgement of Sport England, one of the Specific circumstance applies.

Reason; Development which would lead to the loss of all or part of a playing field, or which would prejudice its use, should not normally be permitted because it would permanently reduce the opportunities for participation in sporting activities to the social and economic well-being of the country.


Overall the scheme will result in a significant level of investment in both indoor and outdoor sports provision at this site, with the provision of a new swimming pool in addition to those existing facilities being replaced at the site.


Whilst the proposal will result in the loss of part of the existing grass playing field, the proposal does involve equivalent replacement provision in the form of a new grassed area of playing field to accommodate two rugby pitches and the provision of a new full size synthetic turf pitch (STP) to compensate for this loss.  The supporting statements also refer to improvements being carried out to the retained area of playing field to improve their carrying capacity (although no specific details have been submitted).

Given that there will be some downtime between existing indoor and outdoor sports facilities being cleared and the new provision being in lace, it will be important that measures are put in place to ensure that the P.E curriculum can still be delivered and that any other users of these facilities e.g clubs, are accommodated at alternative facilities during this period.  This is something which could be covered by way of planning condition.


Therefore in light of all the above points I am satisfied that the proposal would accord with exception E4 of the above policy in that;


The playing field or playing fields that would be lost as a result of the proposed development would be replaced by a playing field or playing fields of an equivalent or better quality and of equivalent or greater quantity in a suitable location and subject to equivalent or better management arrangements, prior to the commencement of development.


This being the case, Sport England does not wish to raise an objection to this application.  Four conditions are requested by Sport England (see  Recommendation section at end of this report)

United Utilities (Water) – In accordance with PPS25 surface water should not be allowed to discharge to foul/combined sewer.  This prevents foul flooding and pollution of the environment.  This site must be drained on a separate system, with only foul drainage connected into the foul sewer.  Surface water should discharge to the 225mm diameter surface water sewer located in Hale Road at a rate not exceeding 151/s.  Surface water run off from playing fields and play areas not to be discharged to the public sewer network.  It is the developers responsibility to provide adequate drainage without recourse to the use of the public sewer system.  No sub-soil drainage associated with playing fields is to be discharged to the public sewer network.

All surface water drains must have adequate oil interceptors.


Land drainage or subsoil drainage must be connected into the public sewer system directly or by way of private drainage pipes.  It is the developers responsibility to provide adequate land drainage without recourse to the use of the public sewer system.


A water supply can be made available to the proposed development.  A separate metered supply to each unit will be required at the applicant’s expense and all internal pipe work must comply with current water supply (water fittings) regulations 1999.  The developer should ensure that a pump and storage system is put in place to ensure security of supply.


United Utilites (Electricity) – The development is shown to be adjacent to/include a UU electricity distribution equipment and therefore, it is essential that the applicant check that they are within their own land ownership and that UU maintenance and /or access rights are maintained.  The applicant should also be advised that should there be a requirement to divert the apparatus because of the proposed works, the cost of such a diversion would usually be borne by the applicant.  The applicant should be aware of UU requirements for access to inspect, maintain, adjust, repair or alter any of our distribution equipment.

Greater Manchester Ecology Unit – No comments received at time of report preparation, any comments received will be included on the additional information report.

Greater Manchester Police (GMP) – No objections to the proposed development – Condition should be imposed which requires the applicant to give full consideration to site and building security.  The condition should require the applicant to achieve the Secured by Design standard for the development or that the developer submits a crime prevention plan to support the proposal and that the plan is approved and implemented prior to occupation of the school.  In terms of security plan/details GMP would like to see, inter alia, the following:-

· All glazing at ground floor level should include laminated glass with a minimum thickness of 7.5mm.


· All doors including fire doors should be fitted with loss Prevention Certification Board standards LPS1175 Security Rating 2 or doors which meet the PAS 24 standard.  Fire doors should have no external ironwork.


· Lighting should be provided within the site to a uniform level (as defined within BS 5489) so as not to allow any areas of pooling/shadowing.


· A CCTV and intruder alarm plan should be prepared.


· Perimeter fencing and gates should be designed so that they do not provide easy footholds at the locking points, for example, that they make scaling easier.


Greater Manchester Passenger Transport Executive (GMPTE) - No comments received at time of report preparation, any comments received will be included on the additional information report.


Manchester Airport  - no Comments received at time of report preparation, any comments received will be included on the additional information report.


REPRESENTATIONS: 

Eleven letters of objection have been received from local residents, the main issues of concern as follows:-


· Inappropriate siting of new building in close proximity to residential properties.


· New building will overlook nearby residential properties.


· After-school use of the building and school facilities detrimental to residential amenity


· Noise from plant and maintenance installations will impact on residential amenity

· The application is deficient in that it shows no costings or evidence of serious professional consideration of the pros and cons of the alternatives.


· Previous breaches of planning at site ignored and the current application simply adds to the history of evidence that the board of governors of the college do not and have never recognised that they have any need to consider the effects of their actions on the community.


· Potential for flooding of nearby residential properties is a serious problem and the impact this would have on property values.  If such flooding where to occur Trafford Council would be responsible and claims would be directed to the Council.


· Occupants at 9 Broad Lane will consider their position in regards applying for injunctive relief in relation to any nuisance and/or annoyance due to noise and floodlighting.


· Local residents will be exposed to car fumes as a result of having a new car park close to residential boundaries.

· Will result in a significant increase in traffic volumes and congestion as a result in the increase of student numbers.  New access onto Hale Road will result in problems at rush hour.  This is not our local senior school, but rather one which draws its pupils from a much wider area.


· Security lighting, CCTV and floodlighting would be very intrusive


· The proposed building is entirely incompatible with the character of its surroundings and does not enhance the area (scale, massing, height, and design not in keeping)

· In July 2006 the original initial report to the Public Executive prepared by the architect and the Development Services Manager, maintained that ‘there would be ample space to rebuild on the current site’.  If this was the case in 2006 why is it no longer the case?.  There is of course an alternative, namely that the existing school is demolished and a new school be built on the same site, as in the original proposed plan.  Temporary accommodation for the school is a perfectly viable proposition and there are precedents for this.

A letter of objection has been submitted by a planning consultant (Knight Frank) on behalf of the residents of the Sunrise Senior Living home which is situated to the north side of the site, main points raised include as follows:-


· Conservation Area - No reference is made to the adjacent conservation area and the impact the proposal could have on the character and appearance of that area.  A full justification would be expected of how the design has developed.


· On site floodlighting – Given the potential impact for use of the flood lights until 10.00pm, a further detailed explanation is requested which would demonstrate that the lux levels associated with this lighting would not have a negative impact on the residential amenity enjoyed by the existing residential properties to the south of the site and the living conditions of residents at the Sunrise Senior Living home on the opposite side of Hale Road.  Confirmation is requested that the impact of the additional lighting to car parks and pedestrian walkways has been adequately assessed and will not cause material harm to adjacent occupiers.

· New access onto Highway Road/highways issues – Section 8 of the transport assessment identifies that additional trips being generated by the college are simply the increase of hundreds of students and the associated am and pm car trips.  Given the significant increase in floorspace on the site and the potential for the general public to use the sporting facilities, the actual increase in trips may be significantly higher than suggested.  In relation to the new access onto Hale road it is my client’s experience of the traffic flows along Hale Road, particularly during the morning and evening peak hour, the road can suffer from congestion.

A further letter and detailed representations report have been submitted by a planning consultant (CW Planning) on behalf of residents on Ashmeade and Broad Lane.  Summarised as follows:-


The format of the representations refers to the lack of/inadequacy of supporting information and the specific concerns of residents with regards the proposed development.


There is no evidence that the applicant has sought to attest under the Town and Country Planning (Environmental Impact Assessment) regulations 1999 whether or not the proposed development requires a statutory EIA and no formal request to screen the development under the EIA’s regulations.  The Council should be satisfied that the proposed development has been considered in line with the appropriate statutory requirements of the EIA regulations.


Lack of appropriate open space assessment in line with Planning Policy Statement 17 (PPS17) ‘Planning for Open Space, Sport and Recreation’.

Lack of stage 2 Flood Risk Assessment, residents have indicated history of flooding within their sites.


Lack of landscape character assessment to accompany the design proposals


Noise survey submitted is inadequate in that it only deals with noise from external plant and machinery associated with the ‘building services’.  No information provided on noise associated with the new building and the new access road and car park.


The main issues of concern from residents are:


Proximity of new building will result in considerable loss of amenity from overshadowing of gardens and loss of privacy.


The proposed new building by reason of its scale, height mass and bulk will be oppressive and dominating that will obliterate the outlook from neighbouring properties.

The inclusion of various windows throughout will give rise to serious loss of privacy from overlooking both passive and direct overlooking.


The close proximity of the car park and new building will give rise to greater levels of noise and disturbance from the activities associated with the new school operations and use of the car park.

The creation of an all weather flood-lit pitch will bring light pollution into the site.


Concern regarding intensive use of outdoor facilities in the evenings


The lack of any assessment of the open space issue in relation to the policy tests of PPS17 and UDP policy OSR5 make it very difficult to understand the justification for the proposed building being sited where it is shown on the present plans.  The applicant does not consider whether the proposal would satisfy open space policy tests, for example whether loss of the current provision of 4 rugby pitches and football prep pitch make to be compensated for by only 2 new rugby pitches and an all weather pitch is an appropriate ‘equivalent’ level of provision in terms of the test under policy advice set down in paragraph 15 of PPS17.

The applicant has made no serious attempt to consider the alternatives and the current siting for the proposed new building is influenced purely on the basis of the requirements of the college.

The school building project has a set budget the funding of which is generated from the Labour Governments Schools pathfinder programme.  Bearing in mind that a possible change of government would not protect the currently agreed educational sector public funded projects there must be a question mark over the delivery of the whole project.


Two particular ‘constraints’ have driven the final selection of the site option, neither of which have any particular relevance to the architect’s own list of site constraints.  These are the constraint imposed by the client team wanting to ensure that the new development did not impinge on the ‘highly visible sporting prowess from Hale Road’ and the second one being that option 2 was not suitable because it was seated too deep into the site.

OBSERVATIONS

PRINCIPLE OF DEVELOPMENT

1. The application site (excluding the built footprint and playground) is allocated within the Trafford Unitary Development Plan as protected open space and therefore must be assessed under Policy OSR5 – Protection of Open Space which states that:-


The Council will safeguard and protect all types of open spaces described in Policy OSR1. The development of all or part of an open space will not be permitted unless: - 


A) It is for formal or informal recreational purposes; 


B) Replacement facilities of an equivalent or greater community benefit within the locality are provided; 


C) The proposed development is ancillary or complements the principal use of the site 


D) It can be clearly demonstrated that the development would not result in a local deficiency...of recreational open space and facilities, taking account also of the site’s wider environmental and community value. 

2. In reference to Policy OSR5 of the UDP the school is proposed to be built on protected Open Space.  However it is noted the existing school site will be demolished and returned to open space use and facilities will be provided that will be of a higher quality and of improved community benefit than the present facilities.  The outdoor Facilities Study (June 2009) highlights the need for more community sports facilities in the Hale area and it is felt that if the wider community can benefit from these new facilities the outdoor sports provision in the area will be greater as a result of the proposed development and there will be no net loss in open space.


3. Sport England have been consulted on the application and have raised no objections to the proposal on the grounds that whilst the proposal will result in the loss of part of the existing grass playing field, the proposal does involve equivalent replacement provision in the form of a new grassed area of playing field to accommodate two rugby pitches and the provision of a new full size synthetic pitch to compensate for this loss

4. However Sport England have requested that a number of conditions be attached to any planning approval ensuring that appropriate facilities/provision are in place during construction period; that proposed works meet relevant Sport England design criteria; details of playing field drainage (improvement and maintenance implementation programme) be submitted and that a community use scheme for both outdoor and indoor sports provision is also provided.

5. The proposed extension is part of the redevelopment/remodeling of the existing school and is therefore considered to be ancillary to/complements the principle use of the site.

6. It is therefore considered that, in this case, the application proposals would comply with the above policy on the basis that replacement sports facilities of an equivalent or greater community benefit would be provided.  In addition, the proposed development complements the principle use of the site and the development would no result in a local deficiency in terms of recreational open space and facilities. 

DESIGN, VISUAL AMENITY AND IMPACT ON STREETSCENE

7. Planning Policy Statement 1 – Delivering Sustainable Development, paragraph 34 states that ‘Good design should contribute positively to making places better for people.  Design which is inappropriate within its context, or which fails to take the opportunities available for improving the character and quality of an area and the way it functions should not be accepted.’ Paragraph 38, states that ‘Design policies should avoid unnecessary prescription or detail and should concentrate on guiding the overall scale, density, massing, height, landscape, layout and access of new development in relation to neighbouring buildings and the local area more generally.  Local planning authorities should not attempt to impose architectural styles or particular tastes and they should not stifle innovation, originality or initiative through unsubstantiated requirements to conform to certain development forms or styles.  It is however, proper to seek to promote or reinforce local distinctiveness particularly where this is supported by clear plan policies or supplementary planning documents on design.’  Proposal D1 of the Council UDP states that ‘The Council will seek to ensure that all new developments are of a high standard of design and layout’ and will grant planning permission for proposals that ‘are compatible with the character of the surrounding area’ and ‘do not adversely affect the street scene by reason of scale, height, layout, elevational treatment or materials used’.


8. A number of the representations from local residents suggest that the proposed new building is incompatible with the character of the surrounding area in relation to its height, scale, massing and design.  The proposed new building is necessarily far larger than most of the adjoining residential properties; it is designed to make a bold statement in relation to its plan form and contemporary design and is not intended to ‘blend in’ in relation to the surrounding residential properties or to reflect the design of the existing school buildings.  

9. The surrounding area is mainly residential with a mixture of early/mid-twentieth century and more modern properties, all of which to the west, southern and some to the north are within the South Hale Conservation Area.  PPS1 warns against local planning authorities attempting to impose particular architectural styles and it is not considered that the character of the area should be frozen in time by requiring that all new/future development is built in traditional style.

10. The building is situated to the south side of houses along Ashmeade and to the east side of the rear boundaries of houses along Broad Lane.  This location makes the building visible only when approaching the site along Hale Road from the east side from Hale Barns village.  The boundary treatment along Hale Road is relatively dense mature trees which will permit glimpses of the new building.  It is therefore considered that the building will not have any adverse impact on the streetscene or detract from visual amenity offered by the site.

11. It is considered that the use of grey engineering brick on the end elevation of each wing and white render on the return flanks with punched windows in varying sizes and configuration are appropriate in relation to the modern design of the building.

RESIDENTIAL AMENITY


12. The nearest residential properties are the houses on Ashmeade to the north, Broad Lane to the west and The Coppice to the south side of the site.  At the nearest point the proposed new building will be positioned 13.5m from the rear boundary and 25m to the nearest point of the building which is a single storey out rigger.  10 Ashmeade has a two storey rear outrigger which projects out beyond the main rear elevation with the small single storey outrigger beyond that which houses a store room.  There are no windows on the rear elevation of either the two storey or single storey outrigger.  The property has a conservatory to the rear which is part of an all-through kitchen area, the conservatory projects of the main two storey rear elevation and abuts the side of the two storey outrigger (west side of outrigger) and projects out the same distance, although it is screened by the single storey outrigger which extends out further beyond the two storey outrigger. The main habitable window to the kitchen is on the east facing elevation (facing towards the Hale Road boundary).  At first floor level above the kitchen area is the main bedroom window and changing room window both of which face eastwards towards Hale Road and not southwards towards the proposed school building.  On the main rear elevation of the house is a first floor bedroom window and stairwell window facing towards the site.  The main habitable windows at 10 Ashmeade will be unaffected by the new building in relation to loss of light.

13. Boundary treatment consists of a 2m high closed board timber fence.  The proposed school building has been designed to have the north and south wings of the building at two storey in height (9.8m from ground to ridge).  Discussions with the applicants have revealed that the building cannot be shifted southward away from 10 Ashmeade without losing one of the pitches which would be unacceptable to the school and Sport England. Shortening the length of the building by losing accommodation or reconfiguring some of the accommodation would also pose problems for the organisation of the school layout and a significant loss of play space for students.  It is accepted that the building would involve some loss of amenity for the occupiers of 10 Ashmeade through loss of outlook, mainly from their private rear garden, and the visual impact of a relatively large building.  However it is considered that on balance this relationship can be accepted given the separation distances involved and the orientation of the school building and the house.

14.  In relation to the properties along Broad Lane the new school building will be positioned 50m from the rear boundary of 5 Broad Lane and approximately 70m retained between the new build and the rear elevation of 5 Broad Lane (similar distances are retained from 7 Broad Lane to the new building as that at number 5 Broad Lane).  Although the proposed school building is large it is considered that the proposed new building will have no significant adverse impact on the occupants of these properties in terms of loss of residential amenity due to the proximity of the building from the boundaries and dwellings.

15. The proposed new access road will be positioned 6m from the rear boundary of 10 Ashmeade.  The car parking area will be located in the north west corner of the site providing 87 car-parking spaces.  A landscaped buffer zone is to be created between the boundaries of properties on Ashmeade and Broad Lane and the new car parking area.  The nearest car-parking space to Ashmeade will be positioned 7m from the boundary with No.8, whilst a distance of 16m will be retained from the car-park to the nearest point of the Broad Lane boundary.  The landscaping scheme submitted as part of the application proposes semi-mature trees around the buffer zone between the car park and the residential boundaries to the north and west to assist in reducing noise and disturbance to the residential amenity of these occupants.

16. Some residents have expressed concerns regarding the use of the site after school hours as the proposed hours of use are 0800-2200hrs Monday to Friday and at weekends 0800hrs to 1800hrs.  These are the existing hours of use for the school in relation to operating after hours.  Although the improved internal and external facilities will provide greater opportunities for wider community benefit outside school hours, it is considered such use can be accommodated adequately on site without affecting nearby residents and also by imposing relevant conditions relating to hours of use.

17. The new all weather synthetic pitch located on the south side of the site will be developed following the demolition of the existing school buildings on site during the redevelopment of the site.  This all weather pitch is proposed to also have eight floodlighting columns, four along each side (east and west side of pitch) measuring 14m in height.  The all weather pitch will retain a distance of five metres to the southern boundary at the nearest point.  Two flood lighting columns will be positioned at either corner of the site, the column to the most south-easterly part of the pitch (pitch is positioned at angle to boundary) would be 8m from the boundary with 14 The Coppice and 12m to the boundary of Little Seedlings.  The school has proposed hours of use for school and outside groups up to 2200hrs for extra curricular use which would include the use of the pitch.

18. The floodlighting luminaries are designed to achieve downward lighting and prevent light spillage beyond the pitch area.  The properties to the south of the site currently experience the normal activities from a school building and its environs and it is considered that the positioning of a new all weather pitch in this location will not result in any disamenity to these occupants in relation to noise from the all weather pitch.  In relation to the floodlighting provision, a number of mature and semi-mature trees are positioned both within and outside the school boundary which provide an element of screening between the residential properties and the school site.  It is also considered that additional mature screening is provided along this southern boundary to supplement existing screening.

19. Two new rugby pitches are proposed on the southern part of the site, south of the new school building.  These pitches are proposed to be at a slightly lower level than the school building, due in part to the sloping nature of the site from north to south and the proposal to create a natural terrace to the north of the pitches for viewing purposes.  It is not considered that the use of this area for formal sport/recreation purposes will have any adverse impact on the residents to the south side and west side of the site.  This area is already used for informal recreation purposes and the proposal will provide established pitches in this area.  The school currently uses mobile goalposts for games within this area and also where the new building is proposed.

20. The proposed development has raised a number of concerns from local residents in respect of overlooking and loss of privacy.  The nearest windows to residential boundaries are positioned on the two storey northern elevation facing the rear boundaries of the properties on Ashmeade.  The windows on the first floor northern wing of the school building (Art Room) would retain a distance of 13.5m to the boundary with 10 Ashmeade and 25m at an oblique angle to the nearest part of 10 Ashmeade’s rear elevation.  As stated earlier in the report the main habitable kitchen window and bedroom window are on the side elevation of 10 Ashmeade.  Council Residential Privacy Guidelines require a distance of 10.5m from second floor windows to a boundary and 27m for the minimum interface distance across private gardens.  These distances are taken from the Council’s New Residential Development SPG and although not directly applicable to this current application, it would be considered to be appropriate to require similar interface distances.  It is considered that at 13.5m adequate distance is retained from the first floor windows towards the rear boundary of 10 Ashmeade.  In addition no interlooking would result given a distance of 27m from the nearest side window to the school building, this view is at an oblique angle which would prevent any direct interlooking   It is also considered that no loss of privacy or interlooking will occur to the occupants of Broad Lane given a distance of approximately 50m to the nearest residential boundaries on this particular side from the new school.

ALTERNATIVE LAYOUTS


21. A number of the objectors have suggested that the development would be more acceptable in terms of visual amenity and residential amenity if the proposed building was were to be sited on the footprint of the existing school or to be sited further into the school grounds and away from the residential boundaries to the north and west of the site.


22. The school has identified three proposed areas for the siting of the new school buildings as part of their planning submission.  Option 1 proposed the siting of the school building towards east side of the site near to the existing exit road, close to the Hale Road boundary and would have involved developing the existing main rugby pitch. The new pitches would have been positioned along the entire western boundary and to the centre of the site.  This option was not pursued as the school wanted to maintain their visible sporting prowess that they felt the existing rugby pitch provided adjacent to Hale Road.  Feedback from the local community was that they enjoyed this frontage to Hale Road, emphasising the village and collegiate feel throughout the winter with rugby and the summer with cricket.

23. Option 2 involved the siting of the school close to the south-west corner of the site, retaining the main rugby pitch adjacent to Hale Road with new pitch provision to the north and south of the school building.  This option was dismissed due to a desire for the school to be more visible from Hale Road rather than being set back into the site.  Issues relating to the access arrangements within the site and the potential to impact on pupil safety were also a concern.  In addition the change in levels to the south side of the site presented problems with the layout and construction

24. Option 3 was the preferred option and the precursor for the scheme currently submitted.  This involved the new building being situated towards the north west corner of the site, retaining the main rugby pitch along Hale Road and provision of pitches to the west side and south side of the new building.  Although this initial layout has been altered in terms of removing the pitch along the western boundary, this option was considered to fulfill all the requirements of the school in terms of having a highly visible school and maintaining the relationship between the pronounced sports pitches and the local community, promoting the schools desire to become a sports specialist institution.

25. The Headmaster has provided a further letter of justification regarding the siting of the new building.  Saint Ambrose College was judged by Ofsted to be an ‘outstanding school’ and singled out for its sports provision.  The college is successful in all areas of sport, with rugby in particular being exceptionally good.  Consequently the college is seeking Sports College status.  The college is committed to meeting the Government’s recent target of “all young people having access to high-quality PE and sport so they take in five hours a week”.  Facilities have been designed and arranged to deliver that entitlement to all pupils.  The sport provision in the present building and site is used to capacity; any subsequent decrease in new build would be detrimental to curriculum and to extra curricular sport. 

TRAFFIC GENERATION AND HIGHWAY ISSUES


26. In order to meet the Councils Highway car parking standards, the provision of 60 spaces should be made for staff based on one space per full time teaching staff member and 12 spaces should be made for non-teaching staff based on 1 space per three full time staff members.  The provision of 5 visitor car parking spaces should be provided for the secondary school and 30 parking spaces for students.  Therefore the provision of 107 spaces should be provided to meet the Council’s car parking standards.  The provision of 87 car parking spaces are made in the main car park area and four additional spaces at the maintenance store to the south side of the site.  This provides 91 spaces which is deficient by 16 spaces, however the Council parking standards are seen as maximum standards and the proposed car parking provision is considered acceptable with no objections from the Local Highway Authority.  

27. Four spaces for mini-buses are provided to the north side of the existing smaller synthetic pitch and a four coach/bus pick up/drop off area is proposed on the internal access road linking both Hale Road accesses.  The LHA have requested that more detailed car-parking plan is provided in order to establish that car-parking spaces meet minimum dimensions this would be dealt with by appropriate condition.

28. 112 cycle spaces are provided which is in line with Greater Manchester cycle parking standards.  Appropriate condition should be included to ensure that some of the proposed cycle parking is relocated to other areas within the site which have better surveillance or covered by CCTV.  This condition will also require details of cycle stands to have multiple locking points.

29. Trip generation data has been included in the applicant’s transport assessment which is considered acceptable by the Local Highways Authority.  A condition will be attached to any planning approval to provide details of construction traffic on site as parking on roads and parking and vehicle movements within the site could cause safety issues.

30. The Local Highway Authority has requested that Traffic Regulation Orders are required as part this development and that a puffin crossing be provided and funded by the applicant on Hale Road

OTHER ISSUES 


31. A representation on behalf of the residents of Ashmeade and Broad Lane has questioned if a Environmental Impact Assessment is required as part of the application or if a screening opinion has been requested from the applicant to the Local Authority.  A request for a screening opinion has been submitted by the applicant, and a response to this will be included in the Additional Information Report.

32. It has also been raised from the same representation as above that no detailed assessment of the impact of the development on PPS17 has been submitted by the applicant.  The Council’s Outdoor Facilities Study (June 2009) highlights the need for more community facilities within the Hale Area, with the wider community benefiting from these new facilities, the outdoor provision in the area will be greater as a result of the proposed development and there will be no net loss in open space. The site is private land and not public open space, readily open to the public.  Sport England support the development of the site and it is considered that the proposal meets the requirements of PPG17 ‘Planning for Open Space, Sport and Recreation). The representation has also stated that the noise report is insufficient, The Councils Pollution and Licensing section have raised no objections to the proposal and have requested specific condition to be attached to any approval requesting submission of additional noise report for consideration and approval prior to work commencing on site.

33. A detailed Flood Risk Assessment has been submitted and is currently being assessed by The Environment Agency.  A landscape character assessment is not required as part of the planning application.

IMPACT ON CONSERVATION AREA


34. The proposal site is located adjacent to South Hale Conservation Area, the boundary of which runs along the Ashmeade boundary to the north, Broad Lane boundary to the west and The Coppice to the South.  It is considered that the proposed development will have no adverse impact on the character or appearance of the adjacent Conservation Area.  The demolition of the existing school buildings will open up the school site improving views through to the south side.  The design of the new building although contemporary in style is considered to contribute positively to the character of the area with a bespoke landmark building positioned on the edge of the Conservation Area.

TREES 

35. The Council’s Arboricultural officer has no objections to the removal of trees from site and the proposed planting scheme.  Recommend that a standard condition requiring the provision of a tree protection scheme is attached to any planning approval. The arboricultural consultant makes a number of recommendations relating to site monitoring by a qualified arboriculturalist employed by the developers within the draft Method Statement. As this would be advantageous to the Local Planning Authority, and would help to ensure the well-being of retained trees within the site.

FINANCIAL CONTRIBUTIONS 

36. The Council’s adopted Supplementary Planning Document, SPD1 ‘Developer Contributions to Highway and Public Transport Schemes’ states that contributions will be required for community and education buildings above a threshold of over 2500sqm internal floor space.  The existing school has a gross internal floorspace of 6,182sqm, the proposed total gross internal floorspace of the new school building is 11,537sqm, and therefore the net increase in gross internal floor space is 5,355sqm.  A contribution would therefore normally be required on this basis.  The school site falls within the ‘Least accessible’ area as illustrated in the Appendix 4 to the SPD.  However the guidance does not set a level of contributions for community uses (including education) but states that they will be determined through separate negotiation.  The level of the above contributions therefore remains to be resolved and it is anticipated that a precise figure will be proposed in the Additional Information report.  The contributions will need to be secured through a Section 106 Agreement

CONCLUSION


37. The proposed development will provide a modern secondary education college with excellent, up to date facilities for its students which would appropriately reflect the success and attractiveness of the school within the borough.  It is accepted it will result in the loss of a number of mature trees on site with additional noise, activity and traffic generation associated with the proposed building being relocated within the application site.  However it is considered that the proposed development is of a high quality design that will add interest and variety to the street scene and area.  It is also considered that the impact of any additional traffic is likely to be offset by the provision of additional car-parking spaces, the removal of school buses and coaches from parking on Wicker Lane to within the site and the continuing updating of the Travel Plan.  

38. It is considered that any impacts on residential and visual amenity and highways concerns and general activity within the site associated with the daily operation of a school site would not be so detrimental as to justify refusal of the planning application and should be balanced against the significant benefits for existing and future pupils of St Ambrose and for community of Hale Barns and for the wider borough.

RECOMMENDATION:- 


(A) That the Council is minded to grant planning permission subject to a Section 106 agreement to secure:-


1. A financial contribution towards the provision of highway and public transport infrastructure.

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


1. Standard


2. Approved Plans


3. Submission of materials


4. Permeable surfacing for hardstanding – standard condition

5. Use Class Condition


6. Tree Protection


7. No development shall take place until a final Method Statement for Arboricultural Works associated with access, temporary protective fencing, felling and pruning, hard surfacing and phasing / timing of works, in accordance with the arboricultural consultant's recommendations (Page 17 of the Arboricultural Impact Assessment [AIA]), has been submitted to, and approved in writing by, the Local Planning Authority.

8. The developer's consulting arboriculturalist to forward a monthly summary of monitoring undertaken during planned monthly visits to site to the Local Planning Authority, in accordance with 8 (Communication) and 9 (Supervisory Arrangements) of the Draft Construction Method Statement for Arboricultural Works (Page21).

9. Landscaping


10. Submission of noise survey


11. Deliveries, servicing and collections, including waste collections shall be taken at the site only between the hours of 0730hours and 2000hrs.  No deliveries are to take place at any time on Sundays, Bank Holidays or Public Holidays.

12. Details of any external plant/air conditioning units to be submitted and acoustically treated in accordance with a scheme designed so as to achieve a noise level of 10dB below the existing background (LA90) in each octave band at the nearest noise sensitive location.  The existing background should be taken at the quietest time that the equipment would be operating (In accordance with BS 4142:1997)


13. Retention of access and parking facilities

14. Provision of access and parking provision

15. Prior to the commencement of development details for the phasing of development, including the provision of the sports facilities and playing pitches, and temporary replacement pitch provision to protect and ensure the continuity of the existing use (including community use where this currently takes place and the delivery of the national curriculum for sport) during the construction period shall be submitted to and approved in writing by the Local Planning Authority after consultation with Sport England.  The scheme shall ensure that the temporary replacement pitches remain at least as accessible and at least and at least equivalent in terms of size, usefulness, attractiveness and quality and include a timetable for implementation. The development shall be carried out in accordance with the approved details.


16. Prior to the commencement of the development full details of the design, specification and layout of all indoor and outdoor sports facilities shall comply with relevant Sport England/National Governing Body Technical Design Guidance Notes including ‘Natural turf for Sport’, ‘A guide to the design, specification and construction of MUGA’s and STP’s, ‘Accessible Sports Facilities’, ‘Sports Halls Design and Layouts’ and ‘Swimming Pool Design’ shall be submitted to and approved in writing by the Local Planning Authority in consultation with Sport England.  The Sports facilities shall be constructed in accordance with the approved design and layout details prior to the new school first being brought into use or within a timescale to be first agreed in writing with the Local Planning Authority after consultation with Sport England.


17. Before the development hereby permitted is commenced a scheme for the improvement and maintenance of playing field drainage, based upon an assessment of the existing playing field quality and ground conditions of the existing school buildings to be demolished including an improvement and maintenance implementation programme, shall be submitted to and approved in writing by the local Planning Authority after consultation with Sport England Authority.  The playing fields shall thereafter be improved and maintained in accordance with the approved scheme.


18. Prior to the commencement of the development a Community Use Scheme for both indoor and outdoor sports provision shall be submitted to and approved in writing by the Local Planning.  The scheme shall include details of pricing policy, hours of use, access by non-school users/non-members, management responsibilities and include a mechanism for review.  The approved Scheme shall be implemented upon commencement of use of the development.


19. No use of the flat roof areas to be used except for maintenance purposes.


20. Notwithstanding the details submitted to date, no permission is hereby given for the bin store in its current location.  As such, and prior to the commencement of development, details of a revised location for the proposed bin store within the site and details of the size, scale, design and materials of the bin store shall be shall be submitted to and approved in writing to the LPA.


21. Details of external maintenance store, spectator shelter structure and seeding shelter to be submitted.


22. Details of proposed United Utilities electric sub-station to be submitted

23. Hours of use external playing pitches

24. Updated Travel Plan

25. Submission of cycle rack and store details


26. Submission of car-parking layout


27. Submission of parking layout provision for construction vehicles.

28. Submission of traffic management plan for the construction phase.


29. Wheel wash measures (construction traffic)

30. Details of external lights and CCTV to be submitted


31. Contaminated Land condition
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SITE 


The application site is one of approximately 0.2ha located on the junction between South Downs Road and Marlborough Road and currently incorporating a large detached single dwellinghouse.  The site is adjacent to the Ashley Heath Conservation Area, the boundary of which runs along the northwest boundary to the Grade II listed Moss Cottage, 58 South Downs Road, which lies adjacent to the application site on the opposite side of Marlborough Road. 


‘Arncliffe’ is a 5 unit apartment building lying adjacent to the site to the northwest.  Number 1 and 3 Marlborough Road are detached residential properties lying to the northeast of the site.  Opposite the application site to the southwest lie residential properties on South Downs Road, including the Grade II Listed “Moss Farm” and “The Barn”, accessed from South Downs Road and set behind number 55 South Downs Road.  To the southwest of the application site is the playing ground to Bowdon Cricket Club.


An existing Tree Preservation Order covers the collection of trees (1 no. Scots pine and 3 no. Sycamore) to the eastern corner of the application site, and 4 no. individual Tree Preservation Orders cover 3 no. trees in the southern corner (Maple, Larch and Silver Birch) of the site running along the South Downs Road boundary and 1 no. tree (Beech) in the western corner to the site.


PROPOSAL


The application involves an outline application for the demolition of the existing 2 storey detached dwelling, with accommodation in the roof space, and its replacement with a 4 storey detached building (including one storey accommodation at basement level) containing 5 no. 3 bed apartments.  


The building will contain underground parking for 12 no. vehicles and 8 no. stands for cycle storage.  The basement level will be served by an access ramp.  There will be an additional 4 no. vehicle spaces provided on-site above ground, 1 no. of which will be a disabled parking bay. Hence, total parking provision will be 16 no. spaces.


A proposed detached single storey bin store will be located within the site to the western corner of the site. The bin store will be brick built with timber access doors and will be open-topped save for a timber trellis fixed across the top of the walls.  


A new access to the site will be formed from Marlborough Road and the provision of a curved entrance arrangement containing new brick piers and attached gates (vehicle and pedestrian) is sought.  A 5m set back is sought from gates to back of pavement along Marlborough Road.  Furthermore, the existing panel and post boundary fence around the site is to be replaced with 1.5m high railings with new planting in behind in the areas where planting does not currently exist.

Consent is sought for means of access, layout, appearance and scale only.  Landscaping is to be reserved for subsequent approval.


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 


Adjacent to Ashley Heath Conservation Area


Tree Preservation Order


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands

ENV12 – Species Protection


ENV14 – Tree and Hedgerow Protection

ENV16 – Tree Planting

ENV21 – Conservation Areas


ENV23 –Development in Conservation Areas


ENV24 – Buildings of Special Architectural and Historic Interest

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/20874: Retention of a 2 metre high boundary fence. APPROVED. Feb 1985.


H/26169: Erection of single storey extensions to front, side and rear of existing dwellinghouse and re-location of access to South Downs Road. APPROVED with conditions. Dec 1987.


H/47056: Erection of a detached building to form 6 no. apartments incorporating basement car parking following demolition of existing dwelling.  Formation of new vehicular access to Marlborough Road.  APPROVED with conditions. July 1999.


H/49041: Erection of 2 no. storey detached building following demolition of existing garage to form additional living accommodation; erection of single storey rear extension to form additional living accommodation with associated patio and decking areas; erection of front porch and associated alterations to front elevation, formation of additional hard standing in front garden and alterations to basement.  APPROVED with conditions. June 2000.


APPLICANT’S SUBMISSION 

A Design and Access Statement was submitted with the application.  The main points contained therein are summarised below:


· The character of the area consists of varied architecture, with little consistency between the buildings.  There are large apartments in the area as well as thatched roof cottages and traditional pitched roof houses.  The majority of the properties in the area have a rendered finish although some of the newer developments are brick built.


· Overall scale of the area is generally large 2 no. storey houses and 3 no. storey apartments.


· The proposed character of the new scheme continues the theme of facing brickwork and plain tiled roofs to harmonise with the surrounding area rather than contrast it.


· Intention to retain as many trees along the boundaries to limit loss of amenity and retain as much screening as possible.


· 200% parking provision achieved [reduced scheme means figure is greater than 300% when including forecourt parking].


· Located close to Altrincham Town Centre.


A Bat Survey was also submitted with the application (dated 29/09/08) which concluded:


· There was no evidence to suggest bat roost in the one accessible loft.


· The cellar is not suitable for use by bats.


· There are potential roosting places associated with the exterior of the house where pipistrelle bats could roost.


· Two bats emerged from the house at dusk.  Although the exact roost exit wasn’t identified, it is most likely that it is a gap under lead flashing next to the chimney on the front elevation of the house.


· Potential for maternal colony in the house


· Ideally summer survey work should be carried out – with one survey at least in June or July to assess better whether a maternity colony roosts here.


· Repeat Autumn survey recommended


· Likely a European Protected Species Licence would be required for the proposed work at the property.  In any event, care would have to be taken in timing and methodology of demolition and provision would need to be made in the new build to ensure bats could return to roost.


· Garden area presents favourable place for bat-feeding activity.


· Recommendations are made (in section 10 of the report) to protect any bats roosting on site and recommended that a bat consultant should be involved in the planning, in conjunction with the architect, where provision for bats can be made in the new build.


CONSULTATIONS


LHA – Comments were originally received on 4th December 2008 which required amended plans to be acceptable in terms of parking and manoeuvrability within the site.  The applicant widened the vehicular entrance and ramp to the basement parking level The revised comments were received on 27th April 2009 and relevant sections are reported below:


Amended Plans April 2009


In relation to the trip generation of such a development, It is considered that the main times of concern on Marlborough Road are at school times i.e. 9am and 3pm and that therefore there will be minimal impact at 3pm as this is not a peak trip time for residential properties and that there will be only a marginally higher impact at 9am which is dependent on the age and nature of the residents.


The applicant will need to provide a minimum of two secure cycle lockers as part of the development, it is noted that there is a cycle store located in the basement.


Amended Plans December 2009


The amended scheme was received on 24th December 2009 and the comments below are in response to the amended details:


The proposals are for 5 no. 3-bedroom apartments.  To meet the Councils parking standards the provision of 2 car parking spaces per apartment are required, therefore the provision of 10 car parking spaces overall.  The proposals include 12 car parking spaces provided in a basement arrangement which meets the Councils parking standards.


Therefore, there are no objections in principle to the proposals.  The proposals include a revised access to the site from Marlborough Road.  Whilst there is no objection to the location of this access there are highway safety implications resulting from the location of an existing build out located on Marlborough Road to create a priority give way arrangement.


It is the LHAs view that in order for the proposals to be acceptable on highways grounds the build out and associated lining and signing should be removed at the developers cost by the developer under the Councils supervision or by the Council at the developers cost.


Concern remains that the removal of the traffic calming feature will result in requests from local residents and businesses for alternative traffic calming.  Therefore, should the need arise the provision of a £5,000 contribution should be made by the developer towards replacement traffic calming arrangements.


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.  In addition, the provision of dropped kerbs and uncontrolled buff tactile paving should be installed at the site access at the developers cost, the design of which will need to be approved by the LHA.


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 (Highways) – No objection.  New vehicle crossing to be agreed with the LHA.  Any redundant crossings to be reinstated.

Built Environment (Drainage) – Recommended informatives to be attached to any planning permission granted: R2, R6, R12a, R17 and R19.  The design of the basement parking to comply with the Greater Manchester Act 1981.  Also discussion should take place with the relevant emergency services.


Environmental Protection (Contaminated Land) – The site is situated on Brownfield land and as such, the section recommends a standard Contaminated Land Condition be attached to any planning approval


Environmental Protection (Pollution and Licensing) – No objections.  Should the applicant propose to attach any equipment that is likely to generate noise to the premises, it is recommended that it be acoustically treated in accordance with a scheme designed so as to achieve a noise level of 10db below the existing background (LA90) in each octave band at the nearest noise sensitive location.  The existing background should be taken at the quietest time that the equipment would be operating.  Details of the scheme should be submitted to this section prior to the commencement of any works.


Strategic Planning – Comments incorporated in the Observations section under Principle of Development.

Tree Officer – No comments received


REPRESENTATIONS


Councillor Paula Pearson – endorsed the comments made (by a neighbour) in relation to the lack of scale bar measurements or dimensions on the submitted plans and as such considers that plans are unfair to residents who are unable to form a proper opinion through inability to appreciate scale.

Neighbours – 8 no. letters of objection to the original plan proposals were received from neighbours.  The planning related objections raised can be summarised as follows:


· No local need is being met with this development


· Regional and draft local policy states that urban areas of character will be protected.  This application should be refused on this basis.


· Additional traffic congestion on South Downs Road and Marlborough Road which is already at dangerous levels, particularly at school pick up/drop off times.


· The proximity of 2 no. schools and a leisure centre with long opening hours mean there are already major traffic issues on Marlborough Road.  In addition Altrincham Grammar School is being extended.


· Safety concerns for pedestrians.  The intensification in traffic levels will deter pedestrians from using the already extremely busy pavements.


· Lack of parking at the nearby school leads to frustration and confrontation in drivers.  The introduction of 6 no. more apartments will exacerbate the current traffic problem.


· Proximity of new proposed vehicular entrance on Marlborough Road to the existing traffic calming island will greatly affect flow and safety of traffic. Visibility from entrance will only add to concern over pedestrian safety.  


· Electric gates will exacerbate queuing traffic issues along Marlborough Road.


· Local Grade II listed Moss Farm, Moss Cottage and The Barn, in the vicinity will be dwarfed by the development to the detriment of an important reference point in Trafford and Cheshire’s history.


· Demolition of a fine Edwardian House (built between 1899 and 1910 with many original features internally) will be a great loss to the characterful street scene of the area.  No need for demolition.


· Inappropriate scale of the development (overdevelopment, massing and height), particularly where replacing single storey parts of the existing dwelling with 3 no. times the size development.  Increase of 500% in terms of occupancy.  Out of character with area.


· Layout and siting inappropriate and unsympathetic


· Visually overbearing 


· Unsightly boundary fence is being retained [Now removed and replaced by 1.5m railings as part of amended scheme]

· Proposed wall is overbearing, out of character and will adversely affect the street scene.


· Loss of soft landscaping is detrimental


· Noise disturbance from the entrance to the basement car-park.


· Overlooking and loss of privacy to no. 1 Marlborough Road from third and fourth storey level windows.


· Concern over any proposed external lighting (not shown on plans). Light pollution concerns.


· Removal of at least 3-5 no. mature trees (3 no. stated on plan, 2 no. more will probably die as a result of construction work) will be detrimental to character of area.


· Close proximity of a refuse bin-store to boundary with no. 1 Marlborough Road will cause nuisance.


· Flooding and standing water on the site are historic.  Seems folly to include in the plans concrete pavers for vehicle access and parking.  Water supply and drains cross no. 1 Marlborough Road property 


· Major disruption from construction traffic.


In May 2009 and again in December 2009 amended plans were submitted.  The scheme was reduced to 5 no. apartments (from 6 no.).  6 no. additional letters of objection (from previous objectors) were received in response to the May 2009 amended plans and 7 no. letters of objection (from previous objectors) were received in response to the December 2009 amended plans.  It was generally considered that the scheme had not materially changed and as such the above objections were echoed, and the following additional points raised:  


· Increased vehicular/pedestrian conflicts


· The committee should appraise themselves of:


· Actual traffic volumes


· Road widths


· Inadequacy of footpaths


· Increase in traffic that has already come from recent developments on South Downs Road


· Committee invited to see traffic volumes on South Downs Road and Marlborough Road at 08:00 – 09:00 on a weekday prior to making decision


Bowdon Conservation Group - made the following representations in relation to the original plans and amended plans:


· No identified local need for the dwellings therefore goes against guidance in the RSS (Regional Spatial Strategy) for the North West.


· Existing building is good architecturally and no need for demolition


· Increase in mass and height mean it is not in keeping with developments on Marlborough Road and those opposite in the Ashley Heath Conservation Area.


· Unacceptable harm to the living conditions of 1 Marlborough Road (overlooking and loss of privacy).


· Vehicular access is unacceptable being so close to traffic calming measures.


· Very busy road, increase in traffic unacceptable.


· No plan for protection of trees during construction.


Altrincham and Bowdon Civic Society - endorsed the comments made (by a neighbour) in relation to the lack of scale bar measurements or dimensions on the submitted plans and as such considers that plans are unfair to residents who are unable to form a proper opinion through inability to appreciate scale.


OBSERVATIONS

PRINCIPLE OF THE DEVELOPMENT 

1. Planning application H/47056 (see above) was approved with conditions in July 1999.  Permission was given for a very similar scheme to that which was originally applied for here, although the 5-year permission has now lapsed.  H/47056 was a “Full” planning application (see above description).  The differences between the 2 no. applications relate to 


a. The previous application was a “full” planning application, this current application is an “outline” application, with landscaping reserved for subsequent approval.


b. Reduction of the scheme from 6 no. apartments to 5 no. apartments with associated elevation detailing alterations and a reduced overall mass.


c. a slight excavation of the site to facilitate the wider access ramp to basement level and seeing the introduction of new front entrance steps; 


d. a wider vehicular access ramp down into the basement, 


e. Amendments to the car parking provision within the basement level to facilitate the wider entrance, and also within the site to include a disabled bay above ground.  


f. The new scheme proposes a bin store located to the northeast of the building within the site. 


g. The boundary wall and entrance gate detailing has been submitted with this application


2. The above changes are not considered to significantly alter the scheme from that which was approved in 1999 (H/47056), although the overall impact has reduced, and as such, the planning considerations relating to this current application are similar to those that existed for the previously approved scheme now lapsed.


3. Furthermore, in considering the weight that can be attached to the lapsed approval (H/47056), it is necessary to examine any changes in planning circumstances, policy or legislation that would now mean that the development is not considered acceptable in planning terms.  The revisions to planning policy, including the introduction of the Regional Spatial Strategy (RSS) and the new Planning Policy Statement 3 (PPS3) in the intervening period have introduced increased housing targets which are discussed below.  The new Planning Policy Statement 1 (PPS1) has replaced Planning Policy Guidance 1 (PPG1) but in terms of this development has not materially changed the assessment criteria against which this application should be considered and as such, a refusal of this application on those aspects of the scheme which remain unchanged could not be sustained.  PPS1 and other publications such as the By Design series has meant an increased emphasis on, and appreciation of, good design within planning applications and it is considered that the applicant has responded to this idea by amending the design and mass of the proposed scheme, whilst effectively retaining the previous footprint and general form of the development.

4. The previous application was assessed in terms of design and appearance (scale, height, siting, means of access and layout), the residential amenity impact and the impact of the proposed development on the 3 no. listed buildings in the vicinity.  In all of these areas, the scheme was considered to be acceptable.  Those aspects of the scheme remain essentially consistent or have been reduced in their impact.

5. An application such as this would have fallen to be considered against the provisions of the Adopted SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’ (September 2004).  The previous application (H/47056) preceded that SPG.  Equally, the changes to the Regional Spatial Strategy published by the Secretary of State in September 2008, which 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 former published 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), have meant that a Borough-wide control over the supply of land made available for new housing development can no longer be justified.

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 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.  Nonetheless, and in light of the above, this application is considered an acceptable development.


DESIGN AND APPEARANCE


9. The proposed new building has a hipped main roof with gable projections to the South Downs Road (front) and rear elevations.  It contains aspects of varying architectural styles, including the use of timber boarding to gable projections and castellated features to balconies.  The amended plans have introduced uniform glazing (with glazing bars) treatment throughout the property, and all dormer windows will be flat roof.  It is considered that although some elements of varying styles are employed in the architecture of the proposed building, it now sits more comfortably in the street scene than the previous approval (H/47056).


10. The main building is shown to have a maximum width of approximately 25.2m (not including porch or bay) on the South Downs Road elevation and a maximum depth of 16.6m (not including front bay) with a maximum ridge height of 11.5m measured on the South Downs Road elevation.  The building is located a distance of between 4m and 5m due to splay of the site from the northwest side boundary and approximately 19m (not including porch) from the southeast (Marlborough Road) side boundary.  The distance to northeast (rear) boundary is 13.6m at the closest point with the distance to front boundary shown to be approximately 10m at the closest point.


11. Whilst the proposed scheme represents a wider and deeper mass in terms of two/three storey accommodation than the existing property, the applicant has demonstrated that the actual scheme has a lower roof ridge than the existing property and the previously approved scheme (H/47056) – see plan 1503 – 211 – Comparative Analysis Existing/Proposed/Approved.  Equally, the distance to northeast (rear) boundary has been increased over the existing, albeit the scheme encroaches towards Marlborough Road and South Downs Road.


12. Furthermore, the amended plans (December 2009) have reduced the massing of the proposed property adjacent to ‘Arncliffe’ to the Northwest and to the southeast (Marlborough Road) elevations.  This has presented a more comfortable relationship with both ‘Arncliffe’ and the listed building ‘Moss Cottage’ on the opposite side of Marlborough Road.  The Planning Committee previously accepted the Officers conclusions (H/47056) that the proposed scheme was a “sufficient distance away from the neighbouring listed buildings so as not to have a negative impact on the setting of those buildings.”  That finding represents a strong material consideration when assessing this revised application.  The applicant has reduced the massing opposite the Listed Moss Cottage to a small degree and removed the turret, which has benefited the scheme.


13. Furthermore, the officers finding - which was accepted by the Planning Committee  -that the impact on the adjacent Conservation Area and the street scene within Marlborough Road was acceptable also acts as a material consideration when considering this application.  The applicant has reduced the massing on the Marlborough Road elevation and has simplified the detailing in an attempt to reduce any competition with the properties within the adjacent Conservation Area and retain the balance on the Marlborough Road street scene.

14. The design of the proposed apartment building has been simplified since the previous approval (H/47056) and the turret feature has been removed.  The fenestration is now more uniform throughout the development and although the castellated features remain, all elevations are regarded as an aesthetic improvement over and above the previously approved scheme. 


15. The roof eaves and pitches are more uniform throughout and the visible roof is greater than previously approved which presents a more balanced property.


16. Although there remains concern over the design, size and appearance of the proposed scheme, the previously approved scheme (H/47056) does represent a strong material consideration when considering this application and it is considered that the changes made to that scheme have created a more sympathetic scheme, acceptable in design terms in this area adjacent to, but not within, the Ashley Heath Conservation Area.


RESIDENTIAL AMENITY


17. The main concern in terms of residential amenity remains the impact on number 1 Marlborough Road.  The 2 no. proposed windows at second floor level on the northeast (rear) elevation would serve bedrooms and would be set a distance of 14m and 15.2m away from the common boundary with 1 Marlborough Road.  The Councils approved planning guidelines for new residential developments state that private rear gardens should not be closely overlooked.  It reveals a minimum distance of 13.5m from main windows to rear garden boundaries from 3 storey houses or flats should be achieved to avoid a loss of privacy.  The side elevation of 1 Marlborough Road has no apparent habitable room windows in the side elevation facing the application site and the garden is screened to a degree by a high level Leylandii hedge and several mature trees.  In light of the compliance with guideline figures to avoid loss of privacy to the occupants of number 1 Marlborough Road, it is considered that a refusal on loss of privacy could not be sustained.  The distance between the relevant second floor windows and the boundary with number 3 Marlborough Road is in excess of 40m and as such that property would not be unduly overlooked.


18. There would be additional noise to the occupiers of 1 Marlborough Road from the proposed vehicular access to the site and to the basement car parking.  However, this was considered acceptable previously and it is considered that the intensity of use from 5 no. apartments would not be so undue as to warrant a refusal of this application.

19. Additionally, it is not considered that the siting of the bin store in relation to 1 Marlborough Road will cause undue nuisance to the occupants of number 1 Marlborough Road.  The Environmental Protection team did not raise any concerns in relation to this bin store.  Nonetheless, any concerns could be addressed through the imposition of a condition to ensure odour and noise issues are addressed through design solutions incorporated into the proposed store.


20. The en-suite window at first floor level on the northwestern (side) elevation facing ‘Arncliffe’ should be conditioned to be obscure glazed and either fixed shut or of restricted opening to avoid any potential loss of privacy to the occupants of ‘Arncliffe’.

VEHICULAR ACCESS


21. A new vehicular access to the site is proposed from Marlborough Road.  Permission has previously been granted for this new vehicular entrance.  Nonetheless, the traffic calming features which exist in close proximity to the proposed entrance on Marlborough Road are a cause for real concern to the Local Highways Authority.


22. However, it is considered that these concerns can be addressed by the removal of these traffic calming features (consisting of the build out and associated lining and signing) at the developers cost by the developer under the Councils supervision, or by the Council at the developers cost.  The LHA have also suggested an additional financial contribution of £5,000 from the applicant/developer towards any potential replacement of traffic calming features in the vicinity to address the likely concerns of residents.


CAR PARKING


23. The proposals are acceptable in terms of off-street car parking in this area. The requirement for 10 spaces is surpassed.  12 no. spaces are provided in the basement, which is more than sufficient, and an additional 4 no. parking spaces (including one disable space) are provided within the forecourt of the building. (See LHA comments above).


TREES


24. The only trees to be lost are where the proposed new vehicular entrance will be located on Marlborough Road.  The cluster of 2 x Sycamore, 3 x Lombardy Poplar trees will be affected with the 3 no. Poplars identified as to be removed.  These trees are classed as “C” type trees of “Those of low quality or value” within the Tree Survey report submitted by TBA Landscape Architects dated September 2008.


25. Permission was given previously for the removal of these Poplar trees.  These low value trees can be removed without significant detriment to the overall scheme on the basis that quality replacement planting is achieved within the site through the Landscaping details reserved for subsequent approval, and potentially through a s106 commitment to plant more trees on site (see below).  


26. It was also considered previously that the excavation work to create the vehicular access ramp and basement would not to result in any undue damage to trees and hedging on the rear boundary.  This opinion has not changed.  Furthermore, the Tree Survey Report of TBA Landscape Architects indicates that necessary tree protection fencing will be erected in accordance with relevant national standards/requirements. 


27. All other peripheral trees and hedges are shown to be retained.


BOUNDARY TREATMENT AND LANDSCAPING


28. Landscaping is being reserved for subsequent approval.  However, the applicant has applied for a new vehicular entrance on Marlborough Road, which will provide a new gated vehicular and separate pedestrian entrance with brick piers to support the gates.  The applicant has submitted amended plans which now indicate that the existing post and panel fence is to be removed and replaced with 1.5m railings with planting behind around the entire perimeter of the site.  This is considered a significant improvement aesthetically and in terms of the leafy character of the area. 

BATS


29. A bat survey was submitted with the application and no evidence of a bat roost was found in the loft of the property although evidence of 2 no. bats emerging from the house was found.  The expert concluded that it is possible that there is either a maternity colony of bats or a breeding male uses the property.  It is therefore likely that a European Protected Species Licence would be required.  In any event, the expert recommends that further surveys should take place prior to commencement of any development (in particular demolition work).  Their recommendations and any suggested mitigation measures suggested should be adhered to and these are set out in the submitted report.  A condition requiring adherence with the recommendations of the report should be attached to any permission.

S106 FINANCIAL CONTRIBUTIONS


30. The proposed development falls within a category for which financial contributions would normally be required towards public open space and Red Rose Forest/off-site tree planting.  The required contributions would be £9,669.99 towards the provision and maintenance of public open space (including outdoor sports provision and children’s play space) and £940.00 towards off-site tree planting.  The financial contributions would need to be secured through a Section 106 Agreement.  


31. The applicant has indicated that they will provide additional trees on-site, and as such a clause in the s106 agreement could give the option of providing trees on site or paying the financial contribution for Red Rose Forest / off-site trees provision.  The provision of trees on-site as opposed to a financial contribution is the preferred option of the Council.

32. Additionally, as discussed above, the relocation of the vehicular entrance onto Marlborough Road will require the relocation of the existing traffic calming features.  This should be done at the applicant’s expense, either by the applicant/developer under the supervision of the Council or by the Council at the applicant’s/developers expense.  Furthermore, the reintroduction of traffic calming measures in the vicinity to address neighbour concerns is a likely requirement and as such an additional financial contribution of £5,000 should be secured from the applicant/developer to meet that envisaged cost.

CONCLUSION


33. It is considered that the proposed dwelling 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 the following:-


· a financial contribution of £9,669.99 towards the provision and maintenance of public open space


· a financial contribution of £940 towards off-site tree planting or the provision of a minimum of 4 no. new trees on site


· the removal of the existing traffic calming features on Marlborough (consisting of the build out and associated lining and signing) at the developers cost by the developer under the Councils supervision, or by the Council at the developers cost.


· A financial contribution of £5,000 towards replacement traffic calming arrangements.


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


1. Outline Condition No. 1


2. Outline Condition No. 2


3. List of approved plans (amended 24/12/09 & 08/04/10)

4. Materials 

5. Tree Protection Condition No. 1 (including method statement)

6. Tree Protection Condition No. 2 (retention)

7. Provision of Access Facility Condition No. 2

8. Retention of Access Facilities Condition

9. Closure of redundant access prior to development being brought into use.

10. Permeable Surfacing for hardstanding areas standard condition

11. Obscured Glazing Condition (First Floor on the Western Elevation)

12. Cycle Storage details to be submitted

13. Notwithstanding the plans hereby approved and prior to the commencement of development, details of the entrance gates, gateposts and railings shall be submitted to and approved in writing by the Local Planning Authority.   The development shall be carried out in accordance with the approved details.

14. Prior to the first occupation of the dwellings hereby approved, the replacement boundary treatment shall be erected and the existing boundary fence shall be removed in its entirety.

15. Compliance with the recommendations as set out in section 10 of the report by Angela Graham Bat Consultancy Service dated 29th September 2008.

16. Wheel Cleansing Condition

17. Bin store details to be submitted to address potential odour/noise issues

18. Window reveals of a minimum of 100mm unless otherwise agreed in writing.

19. Contaminated Land Standard Condition (CLC1)
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SITE


The application relates to two separate sites. The employment development is proposed on the former National Grid gas works site off Common Lane in Partington. This main development site is approximately 26.75 hectares in area and has previously been in use for gas production and storage with associated offices. The smaller site, which is proposed as a replacement wildlife habitat, is approximately 5.2 hectares in area and lies to the south-east of the main development site and is greenfield land.


The main development site is roughly triangular in shape and comprises large areas of hardstanding and scrub vegetation together with a man made pond. Most of the vegetation within the site is self-seeded. The existing buildings are set back from Manchester Road with grass and tree planting to the front of these. Most of the existing buildings are redundant.


The site excludes parts of the National Grid facility which will remain in operation for the foreseeable future, including the large gas holders immediately to the south. Vehicular access to the site has historically been via Common Lane.


To the south, the site borders onto the disused, wooded, railway embankment, which separates it from Partington village. The western boundary is formed by the A6144 Manchester Road and, beyond this, lies the Council Depot and a site with planning permission for a paper recycling factory (H/69865), which is currently under construction and is also the subject of another current application (74880/VAR/2010) for revisions to the original scheme. The northern boundary is formed by Common Lane, beyond which lies the Shell petroleum plant. To the north-east, there is an existing farm dwelling (Ashphodel Farm). The land to the east is open farmland. 


PROPOSAL


The application proposes the development of an employment park comprising B1, B2 and B8 uses with ancillary retail uses (A1, A3 and A5). The total gross floorspace of the development would be a maximum of 94,295 sq.m. with the B1 office elements being ancillary to the B2 and B8 units. The application also proposes engineering works to provide a replacement wildlife habitat on a separate piece of land to the south-east.


The application is submitted in outline form with all matters reserved except for access.


The application includes an Illustrative Masterplan. The main vehicular access would be provided from Manchester Road, towards the southern end of the site frontage. The junction would include a dedicated right turn lane on Manchester Road to ensure that through traffic is not impeded. The existing site junction off Common Lane would be permanently closed. 


The proposed works to the replacement habitat site would include the creation of a pond with the surrounding area managed to keep it fairly open for nesting and feeding birds.  


The application is accompanied by a Design and Access Statement, a Planning Statement, a Regeneration Report, a Transport Statement, a Travel Plan Framework, a Flood Risk Assessment, a Low Carbon and Renewable Energy Options Report, a Geo-Environmental Assessment, a Noise Impact Assessment, an Air Quality Assessment and an Ecology Report. 


Planning permission H/69238 has previously been granted for remediation works, focussed on hot spots of contamination within the site. Planning permission H/69250 has also been granted for a temporary soil treatment facility in an area of land (9.5 hectares) in the south eastern corner of the site. This permission would allow the treatment of soils imported from other National Grid sites around the north-west over a temporary three year period. In the longer term, it is proposed that this part of the site would be redeveloped in accordance with the current application.


PRINCIPAL RELEVANT RSS POLICIES


DP1 – Spatial Principles

DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Use 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 Priorities


W1 – Strengthening the Regional Economy


W3 – Supply of Employment Land


RT2 – Managing Travel Demand


RT9 – Walking and Cycling


EM1 – Integrated Enhancement and Protection of the Region’s Environmental Assets


EM3 – Green Infrastructure


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 the Regional Spatial Strategy for the North West (RPG13), now forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION 


Carrington Priority Regeneration Area


Main Employment Area


Health and Safety Development Control Sub Area


Site for Reclamation


Protected Linear Open Land


Wildlife Corridor


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


The relevant Policies and Proposals of the Plan are as follows: -


D1 – All New Development


D2 – Vehicle Parking


D4 – Industrial Development


D5 – Special Health and Safety Development Control Sub Areas


D13 – Energy Considerations in New Development


A1 – Priority Regeneration Areas


ENV9 – Sites of Importance for Nature Conservation


ENV10 – Wildlife Corridors


ENV11 – Nature Conservation and Assessment of Development


ENV12 – Species Protection


ENV15 – Community Forest


ENV16 – Tree Planting


ENV27 – Road Corridors


ENV30 – Control of Pollution


ENV32 – Derelict Land Reclamation


ENV33 – Contaminated Land


E1 – Overall Supply of Land for Development


E2 – Land for General Industrial Development 


E7 – Main Industrial Areas


E15 – Priority Regeneration Area: Carrington


OSR6 – Protected Linear Open Land


T6 – Land Use in Relation to Transport and Movement


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


T12 – Lorry Management Schemes


T17 – Providing for Pedestrians, Cyclists and the Disabled


T18 – New Facilities for Cyclists


RELEVANT PLANNING HISTORY


74880/VAR/2010 – Variation of Condition 23 (listing the approved plans) of planning permission H/69865 (proposed recycled paper mill) to refer to revised drawings indicating alterations to the position and design of buildings, plant and equipment, layout of vehicular access and layout of truck and parking areas Land at Manchester Road, Partington – Current application 

H/69250 – Use of land as a Soil Treatment Facility (involving the remediation and soil washing of imported soils) for temporary period of three years. Erection of portacbins and bund. Alterations to hardstanding areas – Permitted – 26th August 2008

H/69238 – Engineering works required in connection with remediation of site – Permitted – 26th August 2008


Nearby Sites


H/69865 – Development of a recycled paper mill including external raw material storage area, raw material preparation and paper making building, finished goods warehouse and loading canopy, workshops and engineering stores, electricity and steam generating plant, water treatment plant, offices and associated buildings and equipment, together with car and lorry parking and revised access to the A6144 Manchester Road – Land at Manchester Road, Partington – Permitted – 30th December 2008


H/OUT/66449 – Outline application for an Employment Park (B1, B2 and B8 uses) –  Land at Manchester Road, Partington - Permitted – 17th April 2008


APPLICANT’S SUBMISSION


The applicant has submitted a Planning Statement, which makes the following comments: -


It is estimated the proposed development will, directly and indirectly, create between 1450 and 1750 new job opportunities, the vast majority of which will be made available to the local population. The proposals will ensure that this long under-utilised piece of land will be brought back into beneficial economic use.

The applicant has submitted a Design and Access Statement and a Sustainability Statement, which make the following comments: -


The previously developed site is located within easy walking distance to public transport links, Partington village centre and local services. The development will potentially contribute to the viability of local services including public transport and the village centre. The development will also provide good employment opportunities for local residents and the close proximity to residential areas will significantly reduce travel time. The site has long been identified as a development opportunity within successive Trafford UDPs.

Manchester Road will provide the main point of access to the site whilst an emergency access can be provided off Common Lane. The arrangement of buildings and routes will ensure that the need to travel is minimised and that pedestrian and cycle routes are promoted. This strategy will be combined with design that encourages natural surveillance and community safety. 

The site provides an opportunity to create an improved and strong frontage on Manchester Road with improved public realm. The site has the potential to create a new gateway for Partington and to contribute to the overall image of the settlement. There is the potential for a building of appropriate scale and massing in the north-west corner of the site that can create a strong gateway for Partington.


Primary infrastructure constraints such as gas easements need to be considered in the Illustrative Masterplan. Existing uses such as the gas holders and communications mast will be retained on site and these form part of the development constraints. 


A development of this size affords the opportunity to provide a proportion of the predicted energy requirements of the scheme from de-centralised and renewable or low carbon sources. The adopted North West RSS states that the aim should be to deliver at least 10% of the energy requirements of a development from such sources. The accompanying Low Carbon and Renewable Energy Options Report demonstrates that this should be both feasible and viable on the site. 


The key objectives for the site are as follows: -


· To accommodate a good mix of employment units;


· To improve connectivity and permeability in and round the site;


· To achieve development with good scale and massing;


· To deliver good quality landscape;


· To implement a high level of sustainability credentials.


The Illustrative Masterplan is indicative only and is not a fixed layout. The intention of the drawings is to illustrate how the development could provide the desired quantum of development alongside the required infrastructure, car parking and landscaping. Individual developers may provide a different interpretation of these principles within subsequent reserved matters applications.


National Grid has had pre-application discussions with planning and highway officers and has consulted the local community. A public exhibition was held between 9 and 17 February 2009 and written feedback was received from members of the local community. Some of the key issues raised relate to employment creation, traffic generation, residential amenity particularly during the construction process and support for environmental enhancement.

CONSULTATIONS


SP & D: Comments incorporated into Observations section of report


LHA:  


No objections in principle, subject to conditions

Trip generation


In terms of assessing trip rates, a worst case scenario of all B2 use class has been assumed, even though the implementation of the development is likely to be on the basis of 80% B8 use and 20% B2 use. On this basis, it is calculated that the development is likely to generate 414 and 347 two way movements in the AM and PM peak hours respectively.  However, it should be noted that, in practice, shift patterns may mean that some of these journeys do not actually take place in the peak periods.


The current junction layout at the Manchester Road/ Flixton Road /Carrington Lane/ Isherwood Road junction already constrains traffic flows at busy periods.  The proposed development will significantly add to the traffic flows at this junction and therefore increase congestion.  An improvement scheme has however already been approved for this junction which would satisfactorily cater for the increased development traffic and it is assumed that this improvement will be in place prior to any development taking place at the application site.


Parking


The parking for the development has been assessed using the Regional Spatial Strategy (RSS) parking standards of 1 space per 60 sq m for B2 use and 1 space per 100 sq m for warehousing. In this case, the LHA’s comments are based on the worst case scenario of 100% B2 use. According to these standards, the provision of 1574 car parking spaces are required for the B2 use and the provision of 9 car parking spaces for the A1 use, giving a total requirement of 1583 spaces.  The application makes no reference to the number of parking spaces but the Highways Agency has required a condition limiting the parking provision to 900 spaces. Whilst the above number of spaces is based on the assumption that the split of floorspace would be approximately 20% B2 and and 80% B8, the applicant has asked that no restrictions be made in terms of the classification of the B2 or B8 uses and therefore these calculations are questionable.  Based on these assumed floorspaces, the RSS would require 1073 car parking spaces which is clearly higher than the 900 car parking spaces proposed.  However, if the site was developed purely for B2 use, this would be 674 car parking spaces short of the RSS standards.

The cycle parking required to fulfill the Councils parking standards is a total of 135 spaces, These are required to be cycle lockers or stored in a secure area as they are predominantly for the use of staff.


Junction arrangements


The original Transport Assessment (TA) proposed a priority ghost island T Junction at the site access from Manchester Road. However this type of junction would not be able to operate adequately with the revised higher traffic flows that resulted from parameter revisions and the proposals therefore now include a signalised junction at this access.  However, the LHA considers that a signalised junction could lead to delays to traffic on Manchester Road and should only be installed if the traffic flows justify it.  At the current time, it is not certain whether the traffic flows justify the provision of a signalised junction or not as this will depend on the percentage split of the end use development and the level of car parking in the site.  

Works to the highway required


Noting the low level of parking provided within the site, concern remains that the development could cause on-street parking on Manchester Road and therefore the provision of appropriate waiting and loading restrictions should be installed on Manchester Road at the developers cost.


There are a number of committed developments in the Partington area, which would add trips to the highway network and impact on the capacity of the Moss Lane roundabout.  However, on existing committed planning approvals, conditions were placed on the applicant to carry out improvements to the Moss Lane roundabout to enable the junction to operate within capacity.


Travel Plan


The LHA considers that the provision of an umbrella travel plan is applicable but that any of the units that exceed the sizes specified will need to have individual travel plans that relate to the umbrella travel plan.



The submitted umbrella travel plan indicates that targets will be developed based on the results of the travel to work surveys and will ensure a reduction in single occupancy private car travel. However, the LHA considers that these should also seek to increase levels of public transport usage, walking and cycling. There are also no penalties set out in the travel plan for not achieving the targets and the LHA considers that these should be an integral part of the travel plan, particularly given the low level of parking provision. Alternatively a condition could be imposed on the planning approval that limits the level of B2 use within the site.


The LHA is concerned that the umbrella travel plan places onus on the Council to assess specific travel plans for each individual occupier of the site. It is considered that the onus should be on the developer to provide travel plans for all occupiers. The Travel Plan co-ordinator should compile all data from the occupiers and submit progress reports for the approval of the LHA.


The Travel Plan states that there will a car park management team to prevent any on street parking, implement charges where necessary, check for illegal parking and ensure the necessary permits are displayed in vehicles.  Whilst it is accepted that charging for parking is a deterrent to staff parking within the site, it is not necessarily a deterrent to staff parking on local roads without cost. 


The Travel Plan has referred to negotiating with local bus operators for discounted season bus passes. Whilst this is welcomed, a useful addition would be to offer season ticket loans for bus passes.


The Travel Plan states that it will be in operation for five years. However, it is Council policy for Travel Plans to be in place for ten years and therefore a relevant condition needs to be employed.


Conclusion


Whilst there is no objection in principle to the proposals, the LHA considers that conditions covering the following issues will be required and that further detailed work will need to be carried out prior to development commencing.


1.  A condition requiring the applicant to demonstrate to the LHA’s satisfaction that the junction of the site access with Manchester Road can operate satisfactorily once the end use is known in detail. Should a traffic signal controlled junction be required, this shall be provided at the applicants expense and to a design approved by the LHA. A commuted sum is also required to be paid for future maintenance of the traffic signal controlled junction.  Phasing of the development can be considered in this respect.


2.  The Moss Lane/ Manchester Road roundabout will require improvement to enable the proposed development to operate without adding significant congestion at this junction. A condition should therefore be attached requiring improvements to this junction if these have not previously been implemented.


3.  A revised travel plan is required in order to satisfactorily address the issue of targets and penalties for reducing car trips. The management of the travel plan is to be the responsibility of the applicant to enable progress reports to be provided to the LHA for assessment in respect of compliance with targets.


4.  The legal agreement should include a commuted sum of £10,000 towards the cost of introducing waiting / loading restrictions on Manchester Road and / or other local roads.


 

Built Environment: No objections in principle, subject to satisfactory detailed highway layout being agreed.

Highways Agency: Directs that, if planning permission is granted, the following conditions should be attached: -


1. The Travel Plan measures (outlined in the document reference 3P7008/03F/310040/Man dated 2 November 2009) shall be implemented and monitored in accordance with the details set out in the plan and the results of the monitoring shall be submitted to the Local Planning Authority within one month of the end of each monitoring period. Where targets are not achieved, the Travel Plan Co-ordinator shall be notified in writing by the Local Planning Authority and the Travel Plan shall then be reviewed and updated and submitted to the Local Planning Authority for approval within one month of receipt of the Local Planning Authority’s notification. The updated Travel Plan shall be implemented within one month of the date of the Local Planning Authority’s approval.


2. The individual buildings within the development shall be provided with the following maximum totals of allocated car parking spaces: -


Total Maximum Car Parking Spaces: 900 spaces


Partington Parish Council: No objections

Environmental Protection: 


Construction Noise – It has been agreed that a full quantitative noise assessment does not need to be carried out but a construction management plan will need to be submitted prior to the commencement of construction works, specifying mitigation measures to protect local receptors from noise disturbance.  


Operational Noise – The noise rating level, as specified in BS4142, of plant shall not exceed the limits stipulated below: -


Location

Daytime LAeq


Night time LAeq





(1hr) dBA


(5 min) dBA


Ashphodel Farm
37



39


Heath Farm

27



25


Broadway

38



30


Vicarage Gardens




36


At detailed design stage, further information must be submitted in relation to the location of service yards and the impact of loading / unloading activities and vehicle manoeuvres. If it is determined at the detailed design stage that exceedences are possible, the further mitigation measures must be incorporated as necessary to ensure compliance.


Air Quality – The Air Quality Assessment submitted with the application adequately identifies and quantifies the air quality impacts associated with the development. Mitigation identified for the construction phase should be employed to reduce the adverse impacts on local receptors.


Contaminated Land – A condition should be attached requiring a site investigation for contaminated land. 

Environment Agency: No objections subject to the following conditions: -


1. The development to be implemented in accordance with the approved Flood Risk Assessment including mitigation measures to limit the surface water run-off so that it will not increase the run-off from the undeveloped site and not increase the risk of flooding off-site. 


2. Buildings B5 and B6 to be surveyed for evidence of use by bats prior to demolition and, if bats are found to inhabit the buildings, a scheme for the conservation of the species to be agreed.   


3. A scheme for the provision and maintenance of the replacement wildlife habitat to be submitted and implemented. 


4. A scheme to deal with the contamination of the site to be submitted and implemented.


The Outline Remediation Strategy was previously agreed in principle but the need for further site investigation and risk assessment was highlighted in the report. The Agency has no objections to the current document but is still awaiting supporting information with regards to the remedial strategy for Area D. No information has been received in relation to contamination issues at the Sinderland Road site.


Greater Manchester Geological Unit: The Ecology Unit has had pre-application discussions with the applicant’s consultants. The Unit is satisfied with the level of survey undertaken at the site and considers the proposals for replacement habitat to be appropriate to the scale of impact of the application. 


The mitigation measures outlined in Section 7 of the Ecology Report, including the summary of additional work (paragraph 7.39) should be required by an appropriate condition or form part of the Section 106 Agreement.   

Natural England: No objections subject to conditions. The development may affect statutory protected species as identified in the Ecology Report. Provided that the full mitigation strategy is implemented in accordance with appropriate planning conditions, there should be no significant harm to these species. The GM Ecology Unit should be consulted on the design of the replacement habitat and the long term management requirements needed to maintain the status and quality of the habitat.


HSE: Does not advise against (on the condition that no building would be over two storeys in height or would be occupied by more than 100 people).


4NW: RSS development principle policies DP4, DP5, DP6, DP7 and DP9 are relevant, including making best use of existing resources and infrastructure, managing travel demand, increasing accessibility, marrying opportunity with need, promoting environmental quality and addressing climate change.


The proposals are for predominantly B2 and B8 uses on a brownfield site within an established industrial area so they should generally be in line with Policy DP4. DP5 requires that development should be located so as to reduce the need to travel. Although the development is within an existing developed area and close to Partington village, it will inevitably increase the need to travel and so a strong approach to travel planning along with adequate provision of public transport will be important.


Employment – The principle of the development broadly accords with DP6, W1, MCR1 and MCR3. Policy W1 promotes opportunities for economic development that will strengthen the economy of the north-west and the proposed uses would fit with some of the types of employment highlighted in this policy. Policy MCR1 encourages investment in areas that accord with the spatial principles policies. Policy MCR1 focuses development on towns and on brownfield sites in order to support the overall economic growth of the region and to meet regeneration requirements. The planning statement indicates that this area of Trafford has deprivation issues and limited employment opportunities so the development could potentially support policies DP6 and W1, which promote linking areas of economic opportunity to the areas of greatest need. Good public transport links will be important in this respect. 


The planning statement suggests that office uses will be ancillary only and that there is no intention to develop the site as a business park. Policy W3 directs office development where possible to town and city centres and major office development on this site would not be in accordance with RSS policy. Therefore relevant conditions should be used to restrict the development of B1 office uses at the site to ensure that these are in fact ancillary to the main B2 and B8 uses.


Transport – The modelling in the Transport Assessment suggests that the traffic generated by the development will not have a significant impact on the network, especially at Junction 8 of the M60. It will be important to ensure that the development does meet the requirements of Policy RT2 (Managing Travel Demand) with respect to early consultation with the Highways Agency and the impact on the M60. 


There is a commitment to sustainable access in the application and it is stated that the development will be accessible by foot and cycle from nearby residential areas. However, the relative isolation from areas of denser population means that it will be essential that regular bus services are provided. It is essential that a strong final Travel Plan is developed for the site to meet the requirements of Policies DP5, RT2 and RT9 and to address the relative isolation of the site.


Environment - Policies EM1, EM3, EM5 and DP7 are relevant to the application and offer advice on promoting environmental quality. When preparing the landscape framework, consideration should be given to these policies. In particular, Policy EM3 deals with green infrastructure and it is important that the proposed open space meets the aims of this policy. It is encouraging to note that green and landscaped avenues have been proposed throughout the development.


Given that the site has, in the past, been a breeding ground for a rare bird, the Little Ringed Plover, it will be important to protect this species and any other species of ecological importance found on the site. It is encouraging to note that a new dedicated wildlife area is to be provided.


Policies EM5, EM15, EM16 and EM18 establish a framework for sustainable design and construction, including water management, energy efficiency and use of decentralised renewable and low carbon energy. It is important to ensure that the sustainable design measures set out in the Sustainability Statement are incorporated within the development wherever possible.


The requirements of Policy EM18 should be considered and the development should secure at least 10% of its energy requirements from decentralised and renewable or low carbon sources, unless it can be demonstrated that this is not feasible or viable. It is encouraging to note that consideration will be given to providing 10% of the energy for the development from renewable sources.


In relation to waste management, Policies EM10 and EM11 are relevant. Every effort should be made to minimise waste during development and to maximise the use of recycled materials during construction. 


North West Regional Development Agency:  The application site adjoins the Carrington strategic regional site, which was designated by the Agency in 2001 on the basis of its potential as an inter-modal freight terminal. The Agency is undertaking a review of the strategic regional sites and has proposed that the Carrington site is deleted on the basis that the proposal was not taken forward in the Trafford UDP. The comments on the current application are made without prejudice to the Agency’s consideration of the issues raised in the review of strategic regional sites. 


Both parts of the current application site are designated as “main industrial areas” under UDP Proposal E7. The main development site also lies within the wider Carrington Priority Regeneration Area as designated under UDP Proposal E15. Subject to certain criteria, both of these policies support B1, B2 and B8 employment development.


The proposed development has the potential to create a substantial number of jobs in an area identified as a Priority Regeneration Area for employment development. The application site also adjoins the Partington Priority Regeneration Area, which is one of Trafford’s most deprived areas. 


The proposal will help to bring a substantial area of under-utilised brownfield land back into beneficial use and would therefore be supportive of Action 84 of the Regional Economic Strategy, which seeks to develop new uses for brownfield land. 

GMPTE: This large site of 27 hectares is not easily accessible by public transport as most of the proposed development will be located in excess of what GMPTE considers to be acceptable walking distance to a bus stop. The application states that there could be 1600 employees and it is important to ensure that there is a choice of modes of transport in accordance with national policy to promote sustainable travel for new developments and reduce reliance on the private car. 


It is noted from the Transport Assessment that the applicant will make a financial contribution in accordance with SPD1 to help fund public transport improvements in the vicinity of the site. GMPTE would welcome discussions as to how this might best be spent in order to improve bus access. For example, it may be possible to introduce a new bus service to link with trains at Flixton or Urmston stations or the Metrolink at Sale or Stretford. As the site grows, it may become financially viable for a bus operator to serve the site but, to begin with, a financial contribution could be used to ensure that the site is accessible by bus from the first occupation as, once people’s travel patterns become aligned to the car by necessity, it is difficult to change that travel behaviour. It is suggested that a meeting should be held with GMPTE’s service planners and the bus operators to explore options as to how the site might best be served by bus. It is also important that the design of the layout accommodates bus penetration into the site, as this is considered essential in view of the lengthy walking distance to the bus stops. 


The applicant is proposing to create a bus lay-by in the direction of Partington village by taking land from the site. However, a lay-by is likely to cause difficulties for buses re-entering the traffic stream. It may be better to have localised carriageway widening, which would enable traffic to pass a stationary bus more easily but still allow the bus to move off after setting down / picking up. There is also a need for facilities to be provided to enable pedestrians to safely cross the road to and from the bus stop on the other side of the highway.  


The Transport Assessment indicates that significant additional traffic movements will be generated and this could adversely impact on bus service reliability. Buses have difficulty running to schedule in the peak periods due to the effects of traffic congestion at its current level. This could be addressed by the inclusion of bus priority measures at junctions and along the A6144.


The submitted Framework Travel Plan (FTP) is of a generic nature and appears unclear in terms of its commitment to the provision and use of public transport. The use of the words “may” and “could” should be replaced with the words “will” and “would” throughout the document. The FTP needs to be much more specific in terms of the measures to be introduced in order to encourage the use of public transport.


The FTP should be split into two sections – the “umbrella” Travel Plan, which would relate to the whole of the masterplan area, and the “occupier” Travel Plan, which would relate to individual developments. This would enable development related commitments, such as improvements to public transport, to be provided by the developer whilst also requiring more detailed and employee-specific action, improvements and targets via the Occupier Travel Plans. The FTP must include definite targets together with certainty of funding and implementation.


There is no reference in the FTP to car park management and it is not clear how many spaces will be provided. The management of parking demand will be a key element in encouraging the use of sustainable travel. Potential measures would be the establishment of a car club or assistance with the purchase of season tickets for those not taking up a parking space. 


In order for the FTP to be meaningful and deliverable, enforcement measures should be included, which could take the form of financial penalties or restrictions on future development. The developer should appoint a Travel Plan Co-ordinator in advance of the first occupation with a budget for travel plan measures.   

GM Police Design for Security: 


Infrastructure Planting – The planting proposals should be developed in tandem with the lighting designs in order to take account of the anticipated growth of trees and shrubs. In vulnerable locations, such as besides entrances, parking areas and footpaths vegetation should be kept to a minimum height of 1000mm and tree canopies should be maintained above 2000mm. 


Interim Treatments – There have been problems with off-road motorbikes in the areas around the site, together with unauthorised access by travellers. It is likely that some of the plots will remain vacant for some time prior to development and therefore it is recommended that an interim site treatment is put in, including mounding and low deterrent fencing to deter access.


Pedestrian Access – Whilst one of the objectives is to provide employment opportunities within walking distance of Partington, there are concerns about the security of the footpath along Manchester Road, in particular in the vicinity of the underpass beneath the former railway. The applicant should be required to upgrade this area as part of the overall development.


Secured by Design – Due to the location and nature of the proposed development, it is strongly recommended that a condition should be imposed to ensure that the development is constructed to Secured by Design standards.


Warburton Parish Council: No objections in principle but raise concerns regarding the inevitable increase in traffic levels passing through Warburton. The movement of HGV’s is the primary concern due to the weight restrictions over the toll bridge and the road leading into Lymm. There is already a problem with HGV’s attempting to cross the bridge, which could be exacerbated. There must be high visibility signage at the development site to indicate these weight restrictions leading into Warburton and Dunham Massey. The Council find it hard to believe that a development of this size will only generate approximately 28 HGV’s in each direction. The application indicates that this would only amount to 7% of vehicular movement. If this is the case, 93% of the vehicular movements would comprise of light goods vehicles or private cars. Are there sufficient car parking spaces available? It is unrealistic to rely on car sharing, cycling, walking and taxis from Flixton railway station. Where have these car space calculation figures come from? The Council feel that it is imperative that improvements are made to the Carrington Spur and Flixton Road junction prior to the development as the present road system is inadequate to deal with the increase in traffic.   

United Utilities:  No objections subject to conditions. Since the original discussions were held, further information on capacity has been received. There is a second large development proposed in the vicinity and there is now a higher risk to combined and surface water networks.  To mitigate the risk of flooding and maintain levels of service, UU must now insist that the developer discharges all surface water drainage from the entire site (including the proposed soil treatment facility) to UU manhole 3702. and the discharge rate must be limited to 36 l/s unless the connecting pipe (private) can be upsized between manholes 3702 and 2702. This would be at the developer’s expense and may need agreement from the landowner, the local authority and the Environment Agency. 

REPRESENTATIONS


One letter of objection has been received, stating that the information submitted in respect of the “replacement wildlife habitat” is vague and does not give any indication of the scale of the proposal.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application site is within the Carrington Priority Regeneration Area and a Main Employment Area and is designated as a Site for Reclamation on the Revised Trafford UDP Proposals Map.  The site is previously developed land, having previously been used for gas production and storage with associated offices.


2. Proposal E7 of The Revised Trafford Unitary Development Plan states that, within the main employment areas, the Council will grant permission for business, industry, storage and distribution and similar uses where such proposals can be satisfactorily integrated with existing or planned development nearby, can be satisfactorily accessed and serviced from existing or programmed roads and are or can be made accessible by a range of modes of transport.


3. The site is specifically listed in Proposal ENV32 – Derelict Land Reclamation – which states that the Council will seek to secure the reclamation or improvement of areas of derelict, neglected or unsightly land and support measures which will bring them into productive use taking into account existing recreation and nature conservation interests.


4. The proposed development would also be generally in accordance with the policies of the Regional Spatial Strategy including W1, which promotes economic development that will strengthen the north-west economy and MCR1, which encourages development on previously developed land in order to support economic growth and regeneration.


5. Furthermore, a number of other planning permissions have recently been granted for significant employment development within the Priority Regeneration Area and Main Employment Areas in the Partington / Carrington area.  Outline planning permission H/OUT/64409 has previously been granted for 41,800 square metres of B2 and B8 employment floor space on 17.5 hectares of land on the opposite side of Manchester Road. Planning permission H/69865 has also been granted for a paper recycling factory (26,813 square metres total floor space) on a slightly reduced area (15.75 hectares) of the same site. In addition, planning permission H/59354 has previously been granted for the development of an employment park (B2 and B8 uses) on a site of approximately 17 hectares in area at the former Carrington Power Station approximately 1km to the north of the current application site. 

6. The applicant estimates that the proposed development will, directly and indirectly, create between 1450 and 1750 new job opportunities, the vast majority of which will be made available to the local population. It is therefore considered that, subject to a requirement in the Section 106 Agreement in relation to local employment conditions (primarily to ensure that, both during construction and the operation of the development, employment opportunities are widely advertised in the Partington and Carrington areas), the proposed development would have a significant beneficial impact in terms of economic regeneration and employment creation within Partington and Carrington.

7. The Planning Statement submitted with the application states that office uses will be ancillary only and that there is no intention to develop the site as a business park. Policy W3 of the RSS directs office development to town and city centres, where possible, and major office development on this site would therefore not be in accordance with RSS policies. It is therefore considered that a condition would need to be attached stating that the B1 office use must be ancillary to the B2 and B8 uses.


8. It is also considered that the very limited amount of retail development proposed, would be acceptable on the basis that it would be ancillary to the proposed B2 and B8 uses and that no detailed Retail Statement is required in this case. 

9. Whilst the railway embankment on the southern boundary of the site is designated as Protected Linear Open Land and a Wildlife Corridor, this would be retained as part of the proposals. 


10. It is therefore considered that the proposed development is acceptable in policy terms and would provide significant benefits in terms of economic regeneration, derelict land reclamation and employment creation within a Priority Regeneration Area.


DESIGN AND VISUAL AMENITY


11. The main development site comprises large areas of hardstanding and scrub vegetation together with a man made pond. Most of the vegetation within the site is self-seeded. The existing buildings are set back from Manchester Road with grassed areas and tree planting to the front of these. This provides a green frontage along the main road and also helps to partially screen the industrial buildings to the rear. The vegetation along Common Lane becomes denser towards the eastern end of the road and, as a result, the nearby Ashphodel Farm is surrounded by trees that largely screen the existing site.

12. The A6144 at Carrington is referred to in Proposal ENV27 – Road Corridors - as a major road corridor where developers will be required to pay particular attention to the elevational treatment of buildings fronting the road and provide a complementary standard of planting, ground surfaces and boundary treatment. 

13. The site includes an Illustrative Masterplan, which shows a variety of different sized buildings and plots across the development site. This suggests that larger, more landmark buildings could be sited close to the Manchester Road frontage but as the plan is only indicative, this is not fixed at this stage. The Design and Access Statement states that the aspirations for the built form include the following: -


· To encourage uses and layout that will support activity throughout the day;


· To locate active elevations and entrances fronting onto the main road;


· To create interesting and varied architectural treatments to elevations with corner features at prominent locations;


· To provide sufficient space to accommodate significant landscape buffers around the perimeter of the site alongside green internal pedestrian routes.


· Wherever possible, to locate servicing areas to the rear of buildings where they are relatively well screened from view.  


14. It is proposed that all of the required contribution for Red Rose Forest tree planting (comprising 1,180 new trees) would be provided on site. The Landscape Proposals Plan shows the type and location of proposed tree planting. That plan and the illustrative Masterplan suggest that a planting area of between approximately 8m and 25m in width would be provided along the Manchester Road frontage. Across the site as a whole, it is suggested that the proposed tree planting would be provided in four key areas: -


Avenue Trees – Standard trees would be planted along the internal road network in order to create instant impact. A selection of native and non-native trees would be used to create seasonal interest.


Woodland Edge – A native woodland mix is proposed around the edge of the site, which is intended to create valuable habitat for flora and fauna. This is particularly important along the southern boundary where new planting would create an extension to the existing green corridor. It is also intended that, over time, this will strengthen the green buffer between Ashphodel Farm and the site and screen the retained gas holders from within the site. Future maintenance will need to be controlled through an agreed Management Plan.


Common Lane – It is intended to plant a native hedgerow with hedgerow trees. The new landscaped edge would measure approximately 2-3m in width and encompass the hedgerow, hedgerow trees and amenity grass. A good visibility splay will be needed between the top of the hedge and the bottom of the tree canopy.


Manchester Road – Where possible, it is intended that existing vegetation will be retained along this frontage and further native tree groups will be provided with amenity grassed areas. The mix of species would be as per the woodland edge mix. 

15. A requirement for the planting of trees on site and / or a contribution towards Red Rose Forest off-site tree planting would be required as part of the Section 106 Agreement. In addition, it is recommended that, whilst landscaping would form part of the reserved matters submissions, a condition should be attached requiring the details and implementation of structural landscaping and boundary treatment at an appropriate point in the development in accordance with the Indicative Landscape Proposals Plan.

16. It is therefore considered that, whilst the detailed design of the development will need to be considered in the various reserved matters applications, the addition of the above condition and the tree planting requirement in the Section 106 Agreement will ensure that the visual appearance of the key frontages to Manchester Road and Common Lane would be of an appropriate quality. In order to ensure sustainable design, it is also recommended that a condition should be attached requiring that, unless agreed otherwise in writing by the LPA, at least 10% of the energy supply of the development shall be secured from renewable or low carbon energy sources in accordance with Policy EM17 of the Regional Spatial Strategy.

NOISE AND VIBRATION


17.
The submitted Noise Impact Assessment identifies a number of potential noise and vibration impacts during both the construction and operational phases and identifies potential mitigation measures. The existing railway embankment to the south of the site forms a visual and acoustic barrier between the proposed facility and the main residential areas of Partington. With the exception of Ashphodel Farm (which is only approximately 45m from the boundary of the site), there are no habitable residential properties either adjoining the site or close to the site boundary. There is also existing woodland between the site and Asphodel Farm.


18. The Environmental Protection Section states that a construction management plan will need to be submitted prior to the commencement of construction works, specifying mitigation measures to protect local receptors from noise disturbance.  The Environmental Protection Section has also set noise limits for noise levels from plant and states that, at the detailed design stage, further information must be submitted in relation to the location of service yards and the impact of loading / unloading activities and vehicle manoeuvres. If it is determined at the detailed design stage that exceedences are possible, then further mitigation measures must be incorporated as necessary to ensure compliance. On the basis of these conditions, it is therefore considered that the proposed development would be acceptable in terms of noise impacts.

AIR QUALITY


19.
The Environmental Protection Section states that the Air Quality Assessment adequately identifies and quantifies the air quality impacts associated with the development and recommends that mitigation identified for the construction phase should be employed to reduce the adverse impacts on local receptors. On the basis of a condition to this effect, it is therefore considered that the proposed development would be acceptable in terms of air quality impacts.

TRAFFIC IMPACT, HIGHWAY SAFETY AND PARKING PROVISION


20.
The application proposes a new vehicular access off Manchester Road. The new junction would include a dedicated right turn lane on Manchester Road to ensure that through traffic is not impeded. The existing site junction off Common Lane would be permanently closed. No new access for regular use would be proposed off Common Lane, although there would be an emergency access. This is intended to ensure that the development proposals do not compromise a potential Carrington Bypass along this route.


21.
There are existing bus services operating along Manchester Road, which provide access to a range of destinations including Partington village centre, Carrington, Urmston, Sale, Altrincham and Manchester. The nearest bus stops are located on Manchester Road, close to the junction with Common Lane and are therefore within easy walking distance of the site. It is intended that the bus stop on the east side of Manchester Road will be significantly improved, including the provision of a lay-by, a shelter with seating and a raised platform. 

Traffic Generation


22.
On the basis of a worst case scenario of 100% B2 use, it has been calculated that the development would generate 414 and 347 two way movements in the AM and PM peak hours respectively.  However, it should also be noted that, in practice, shift patterns may mean that some of these journeys do not actually take place in the peak periods.


23.
In terms of the impact on the strategic highway network, the Highways Agency originally issued a holding direction and required further information in relation to the likely traffic generation on the motorway. Following the submission of further traffic modelling information and discussions with the applicant, the Highways Agency has now lifted the holding direction and raises no objections to the proposed development in principle, subject to conditions. These would require the implementation of a Travel Plan and a limit on the total number of parking spaces to no more than 900 in order to limit the use of the private car and promote the use of sustainable modes of transport. 

24. In terms of the impact on the local highway network, the current junction layout at the Manchester Road/Flixton Road /Carrington Lane/ Isherwood Road junction already constrains traffic flows at busy periods.  The proposed development will significantly add to the traffic flows at this junction and therefore increase congestion and delay.  An improvement scheme has however already been approved for this junction which would satisfactorily cater for the increased development traffic.  It is therefore assumed that this improvement will be in place prior to any development taking place at the application site. 

25. In respect of the Moss Lane/ Manchester Road roundabout in the centre of Partington, it is identified that this will require improvement to enable the proposed development to operate without adding significant congestion at this junction.  However, these junction improvements are already a requirement of the Partington Canalside residential development proposed by Peel Holdings (H/OUT/68617) and it is therefore considered likely that these improvements will be implemented in any case, either prior to commencement of the current application proposals or at an early stage in the development. .

Site Access

26. The original Transport Assessment proposed a priority ghost island T Junction at the site access from Manchester Road but this type of junction would not be able to operate adequately with the revised higher traffic flows that have resulted from parameter revisions and the proposals therefore now include a signalised junction at this access.  However, the LHA considers that a signalised junction could lead to delays to traffic on Manchester Road and should only be installed if the traffic flows justify it.  Given that the precise split of uses is not known at this stage, it is not certain if the traffic flows justify the provision of a signalised junction or not. It is therefore recommended that a condition should be attached requiring the agreement of an appropriate trigger point for the provision of a signalized junction. The LHA has also stated that a commuted sum would be required for future maintenance of the traffic signal controlled junction. This would need to be included within the required Section 106 Agreement. 

Parking Provision

27. The Regional Spatial Strategy (RSS) parking standards suggest a maximum of 1 space per 60 sq m for B2 industrial use and 1 space per 100 sq m for B8 storage and distribution use. In the worst case scenario of 100% B2 use, a maximum of 1574 parking spaces would be required plus 9 spaces for the A1 use, giving a total maximum requirement of 1583 spaces.  The application makes no reference to the number of car parking spaces but, as noted above, the Highways Agency has required a condition limiting the parking provision to 900 spaces. Whilst the above number of spaces is based on the specific assumption that the split of floorspace would be approximately 20% B2 and 80% B8, the applicant has requested that no restrictions be placed on the development in terms of the proportion of B2 and B8 uses.  Based on the assumed 80% - 20% floorspace split, the RSS suggests a maximum of 1073 parking spaces which is still significantly higher than the 900 car parking spaces proposed.  


28. Given, the restriction on the maximum number of parking spaces to be provided on site, the LHA has concerns that the development could cause on-street parking on Manchester Road. It is therefore considered that appropriate waiting and loading restrictions should be installed on Manchester Road at the developers cost. This would need to be secured through a Section 106 Agreement.

29. The cycle parking required to fulfill the Councils parking standards is a total of 135 spaces. These are required to be cycle lockers or stored in a secure area as they are predominantly for the use of staff.

30. It is therefore considered that, subject to conditions requiring off-site highway works at the site access and an improved Travel Plan and subject to Section 106 contributions including bonds to cover the provision of waiting and loading restrictions on Manchester Road and the maintenance of a signal controlled junction if necessary and in relation to penalty clauses in the Travel Plan, the proposed development would be acceptable in highway terms.

COMMUNITY SAFETY CONSIDERATIONS


31.
GM Police Design for Security has raised no objections in principle subject to a number of concerns. In particular, Design for Security recommend that an interim site treatment is implemented on those parts of the site that would not be developed until the later stages. This could include mounding and low deterrent fencing to deter unauthorised access by off road motorbikes, travellers etc. Due to the location and nature of the proposed development, Design for Security also recommended that a condition should be imposed to ensure that the development is constructed to Secured by Design standards.


32.
Design for Security has also recommended that the applicant should be required to upgrade the underpass beneath the former railway viaduct where it passes over Manchester Road. However, it is considered that this would not be a reasonable condition, particularly given that there were no such requirements placed on the applications at Partington Wharfside (H/OUT/66449 and H/69865). It is therefore considered that, subject to conditions relating to boundary treatment and Secured by Design, the proposed development would be acceptable in terms of community safety.


ECOLOGICAL CONSIDERATIONS


33. The submitted Ecology Report identifies a number of potential ecological impacts including Little Ringed Plover, Song Thrush and other birds, Great Crested Newts and Bats. The ecological surveys concluded that it was unlikely that Great Crested Newts breed on the site and the buildings and trees on the site were all concluded to have low bat roost potential. 


34.
The site has previously been the breeding habitat for a rare bird, the Little Ringed Plover. In order to provide an improved habitat for these birds, it is proposed to dedicate an area to the east of Sinderland Road for the creation of a purpose built refuge. It is intended that this area will be maintained to meet the preferred conditions of the Little Ringed Plover but will also provide a habitat for other wildlife. 


35. The GM Ecology Unit has stated that it is satisfied with the level of survey undertaken at the site and considers the proposals for replacement habitat to be appropriate to the scale of impact of the application. The Ecology Unit and Natural England have therefore raised no objections to the proposed development subject to a condition requiring the implementation of the mitigation measures outlined in the Ecology Report.   


36.
In addition, whilst a full ecological survey including bat surveys has been submitted with the application, it is recommended that, given the tendency for this species to move frequently, a condition should be attached requiring precautionary bat surveys prior to the demolition of buildings B5 and B6 on the existing site plan. 


DRAINAGE CONSIDERATIONS


37.
A Flood Risk Assessment has been submitted, which concludes that the only potential risk of flooding on the site arises from local drainage issues, such as lack of capacity or temporary local ponding at times of high rainfall. The report states that such events are likely to be of limited depth, extent and duration and can be further mitigated by suitable management measures employed on the site and as detailed in the Assessment. The Environment Agency has stated that the details within the Flood Risk Assessment are acceptable.


DEVELOPER CONTRIBUTIONS


38.
The proposed development falls within a category for which financial contributions would normally be required towards public transport improvements, highway infrastructure improvements and Red Rose Forest / off-site tree planting. The requirements in this case would be for a contribution of £274,790 towards public transport provision and a contribution of £133,764 towards highway infrastructure improvements in accordance with the adopted SPD, Developer Contributions to Highway and Public Transport Schemes.  In addition, there would be a requirement for a contribution of £276,991.56 towards Red Rose Forest / off-site tree planting minus £235.00 for each tree planted on site as part of an approved landscaping scheme in accordance with the adopted SPG, “Developer Contributions towards Red Rose Forest” 

39.
It is anticipated that the development will be built out on a plot by plot basis over a considerable period of time. The payment of the financial contributions would therefore need to be phased to correspond with the commencement of each section of the development. 


CONCLUSION


40.
It is therefore considered that, subject to a Section 106 Agreement and appropriate conditions, the proposed development would be acceptable in terms of planning policy and in terms of design and visual amenity, residential amenity, traffic generation and parking provision and ecological impacts. It is also considered that the development will provide significant benefits in terms of economic regeneration, employment creation and the reclamation of derelict land within a Priority Regeneration Area. It is therefore recommended that planning permission should be granted, subject to a Section 106 Agreement and subject to conditions.


RECOMMENDATION: MINDED TO GRANT, subject to: -


(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and such legal agreement will be entered into to secure a total contribution of £685,565.56 plus additional requirements as follows:


· A financial contribution of £274,790 towards public transport provision in accordance with the adopted SPD (payments to be phased to correspond with the commencement of each section of the development); 


· A financial contribution of £133,764 towards highway infrastructure improvements in accordance with the adopted SPD (payments to be phased to correspond with the commencement of each section of the development);


· A financial contribution of £276,991.56 towards Red Rose Forest / off-site tree planting minus £235.00 for each tree planted on site as part of an approved landscaping scheme in accordance with the adopted SPG, “Developer Contributions towards Red Rose Forest” (payments / planting to be phased to correspond with each section of the development); 


· Prior to the commencement of development, a bond of £10,000 to be paid for the provision of appropriate waiting and loading restrictions to be installed on Manchester Road and / or other local roads, should the LHA determine that these are required as a result of the development

· Prior to the commencement of development, a bond of £10,000 to be paid for maintenance of the signal controlled junction should this type of junction be required at the site access from Manchester Road in accordance with Condition 10


· Prior to the occupation of development, a bond of £50,000 to cover penalty clauses in the Travel Plan 


· Local Employment Conditions


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


1. Application for approval of reserved matters to be made within five years and the development to be begun no later than two years from the approval of reserved matters


2. No development to take place on any phase of the development without the prior written approval of the Local Planning Authority of the reserved matters in respect of that phase of the development (i.e.:layout, scale, appearance and landscaping)


3. The total gross floorspace of the development hereby permitted to be limited to a maximum of 94,295 sq.m. 


4. The office (Use Class B1) floorspace of the development hereby permitted to remain ancillary to the main industrial / warehousing (Use Class B2 and B8) uses on the site. 


5. The retail use (Use Classes A1, A3 and A5) to remain ancillary to the main industrial / warehousing (Use Class B2 and B8) uses and to be limited to a maximum of150 sq.m in total.


6. List of approved plans including amended plans


7. No buildings to be over 2 occupied storeys in height or to be occupied by more than 100 employees.

8. Structural landscaping and boundary treatments to be provided to the overall perimeter of the site and to the estate roads in compliance with the principles established through the Indicative Landscape Proposals Plan in accordance with a detailed scheme and timetable of works to be submitted and approved prior to the commencement of development. The scheme to include an interim site treatment to be implemented on those parts of the site that would not be developed until the later stages in order to deter unauthorised access by off road motorbikes, travellers etc. Details and implementation of a management plan for future maintenance of the landscaped areas.


9. The vehicular access from Manchester Road to be provided, constructed and surfaced in full accordance with the approved plans prior to the occupation of the first industrial or warehouse unit or to a timetable to be submitted and approved in writing prior to the commencement of development. The appropriate lengths of estate road to be provided, constructed and surfaced in full accordance with the approved plans for each phase of the development either prior to the occupation of the first industrial unit in that phase of development or to a timetable that shall have been agreed in writing by the LPA prior to the commencement of development.


10. Prior to the commencement of each phase of development, an assessment  to be submitted to and approved in writing by the Local Planning Authority, demonstrating whether the approved “non-signalised” site access junction can operate satisfactorily with the cumulative level of traffic generated by that phase and all earlier phases of development. Should the assessment determine that signalisation is required, the approved signalised site access junction shall be provided, constructed and surfaced and shall be operational prior to the occupation of any industrial or warehouse unit within that phase of development.  

11. Prior to the commencement of development, a scheme for the provision and management of the replacement wildlife habitat to be submitted to and approved in writing by the Local Planning Authority. The replacement wildlife habitat area to be implemented and completed in accordance with the approved details prior to the commencement of development within the area outlined in the plan submitted on 29th April 2009 defining the area of existing habitat value. The proposed habitat area to be maintained and managed in accordance with the approved details for 15 years from the date of completion of the habitat area.


12. Prior to the commencement of development, a Construction Environmental Management Plan, incorporating all ecological mitigation measures identified in the Ecology Report (including correct scheduling of site clearance, little ringed plover monitoring and supervision by licensed bat watcher) to be submitted to and approved in writing by the Local Planning Authority. Construction work to be undertaken in full accordance with the approved Construction Environmental Management Plan.


13. At least 10% of the energy supply of the development hereby permitted to be secured from renewable or low carbon energy sources. Details and a timetable of how this is to be achieved, including details of physical works on site, to be submitted to and approved in writing by the Local Planning Authority as a part of the reserved matters submissions. The approved details to be implemented in accordance with the approved timetable and retained as operational thereafter.


14. Prior to the commencement of development, a Site and Construction Management Plan to be submitted and approved. The Plan to include details of working methods, mitigation measures and pollution monitoring in respect of control of airborne contamination, dust, vapours, odour, noise and vehicle movements. The development of the site to be implemented in full accordance with the submitted details. 


15. Prior to the commencement of development on each plot, a further detailed assessment of potential noise disturbance relating to that plot to be submitted and approved. Unless otherwise agreed in writing by the Local Planning Authority, the assessment to ensure that, during the operation of the uses hereby permitted, the noise rating level, as specified in BS4142 of the plant shall not exceed the limits stipulated below: -


Location

Daytime LAeq


Night time LAeq





(1hr) dBA


(5 min) dBA


Ashphodel Farm
37



39


Heath Farm

27



25


Broadway

38



30


Vicarage Gardens




36


Prior to the commencement of development, any necessary mitigation measures required to protect the amenity of sensitive receptors to be submitted and approved. The development to be implemented in full accordance with any approved mitigation measures. 

16. Contaminated Land condition


17. No demolition of buildings B5 and B6 (as defined in the Ecology Report) to commence until buildings B5 and B6 have been surveyed for evidence of use by bats and the results of the survey have been submitted and approved. If bats are found to inhabit these buildings, no demolition of these buildings to commence until a scheme for the conservation of this species including a timetable for this work has been submitted and approved. The approved scheme to be implemented in accordance with the approved timetable.


18. The development to be implemented in accordance with the approved Flood Risk Assessment and the mitigation measures identified in that document including limiting the surface water run-off generated by the 1 in 30 years return period critical storm so that it will not exceed the run off from the undeveloped site and not increase the risk of flooding off-site.


19. Details of surface water drainage to be submitted and approved. The surface water drainage to the sewer network to be restricted to a rate of 36 L/S.


20. Provision and retention of secure cycle parking facilities.


21. Prior to the commencement of development, details of a scheme and a timetable of works to create a bus layby on Manchester Road to be submitted and approved. The approved works to be implemented in accordance with the approved details and in accordance with the approved timetable.


22. All approved matters applications to include details of measures intended to achieve Secured by Design accreditation and such measures to be incorporated into the development.


23. Details of signage directing HGVs away from Partington village and towards the M60 to be submitted and approved. The approved signage to be implemented prior to the occupation of the first industrial or warehouse unit hereby approved and retained thereafter.


24. Wheel washing facilities / a scheme to prevent and minimise the spread of dust and dirt on the public highway to be implemented in accordance with details that shall previously have been submitted and approved. The wheel wash facilities / scheme to minimise the spread of dust and dirt on the public highway to be retained and implemented for the duration of the construction works. 


25. Notwithstanding the submitted Travel Plan, submission and implementation of Framework and Occupier Travel Plans for a period of ten years. Travel Plan to include requirement for appointment of Travel Plan Co-ordinator and requirements for penalty clauses where targets are not met


26. Provision of a maximum total of 900 car parking spaces

SD
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		WARD: Sale Moor

		74214/FULL/2009

		DEPARTURE: No





		ERECTION OF PART TWO STOREY, PART THREE STOREY BUILDING TO PROVIDE 66 BEDROOM RESIDENTIAL CARE HOME; ERECTION OF TWO NO. TWO STOREY SEMI-DETACHED DWELLINGS; NEW VEHICULAR ACCESSES AND ASSOCIATED PARKING PROVISION AND LANDSCAPING






		Corner of Northenden Road and Gratrix Lane Sale Moor






		APPLICANT:  James Callaghan and Sons Ltd.






		AGENT: Howard and Seddon






		RECOMMENDATION:  MINDED TO GRANT, subject to Section 106 Agreement 
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The application has been “called in” for consideration by the Committee by Councillor Bennett who has raised concerns about the height of the building and the proposed access from Northenden Road, which, as originally submitted, would have required a re-location of the bus stop. 


SITE  


The application site is located on the corner of Northenden Road and Gratrix Lane. The land is currently vacant and grassed, having been formerly occupied by the Northlea Residential Care Home and Day Centre. The site is approximately 0.4 hectare in area.


The boundary to Northenden Road and the northern part of the Gratrix Lane frontage is formed by 1m high wooden picket fencing with 1.8m high green metal railings at the southern end. These railings extend around onto part of the southern boundary. There are also 1.8m high railings and a hedge along the rear (western) boundary of the site. The boundary to the houses to the north-west of the site is formed by timber fencing and cement boarding. 


There are a number of trees around the perimeters of the site and outside the site on the highway verge at Gratrix Lane and on the land to the rear (west) of the site. The trees within the site boundary are relatively small with the exception of two large conifers close to the southern boundary. There is also a relatively short length of hedge set between 1m and 3m inside the rear boundary.


The main existing vehicular access is from Gratrix Lane towards the southern end of the frontage.  There is also an existing vehicular access leading into the site from the residential road at the rear. There are double yellow lines on both sides of Gratrix Lane and a bus stop in front of the site on Northended Road.


The character of the surrounding area is wholly residential. The surrounding properties include two storey semi-detached dwellings to the north and west, terraced dwellings to the south and a more recent development of two storey flats and houses on the opposite side of Gratrix Lane with bungalows to the south of these. On the opposite side of Northenden Road, to the north, there are semi-detached bungalows and detached dwellings.


PROPOSAL


The application proposes the erection of a 66 bedroom part two storey, part three storey residential care home and a pair of two storey semi-detached houses. The houses would front onto Northenden Road in the northern part of the site. The care home would be positioned in the centre of the site with the associated parking areas to the south and west of this building.


The proposed houses would be set back approximately 11.2m from the main Northenden Road frontage on the same building line as the existing adjacent semi-detached properties and would be approximately 7.6m in height to ridge level. The houses would be of traditional design with a gabled roof and a large central projecting gable on the front elevation and would be constructed in red brickwork at ground floor level with render at first floor level and grey roof tiles. Both houses would be three bedroom properties. The house at Plot 1, closest to the junction, would have a private drive and detached garage accessed off Gratrix Lane. The house at Plot 2 would have a private drive and attached garage accessed off Northenden Road.


The proposed care home building would have a roughly H-shaped footprint and would be predominantly two and three storey with a small single storey glazed conservatory element at the rear (south-western corner). The three storey section of the building would be approximately 11.6m in height to the ridge with the two storey sections being approximately 8m in height to the ridge. The building would be roughly 35m wide and 35m deep with the rear (western) wing being slightly longer. The three storey element would occupy the central core of the building running in an east-west orientation, whilst the building would drop down to two storey height on the Gratrix Lane frontage and at the northern and southern ends of the site. The building would have hipped roofs with large two and three storey flat roof projecting bays that would project above the main eaves level on each elevation. The building would be constructed in red brick and grey artificial slates with the projecting bays faced in off-white render. Artificial timber cladding would also be used on each elevation and glazed canopies would be used above doorways. The main front elevation would face towards Gratrix Lane and would be set back approximately 9.5 metres from the road. The main entrance would be in the middle of this elevation within the central rendered projecting element, which, in this case, would be two storeys in height with a further three storey section set back approximately 4m from the main frontage. An outdoor communal terrace area would be provided at second storey level above the two storey section.  


The building would contain 66 bedrooms with 18 on the ground floor, 35 on the first floor and 13 on the second floor. The main communal facilities would be located on the ground floor in the central and southern sections of the building and would include a reception area, entrance foyer, lounge / dining rooms and a consulting room as well as staff rooms and a plant room. In addition, a lounge and computer room / library would be provided on the first floor and a further lounge on the second floor.


The submitted plans show two vehicular accesses to serve the care home; one from Gratrix Lane at the front of the site and one from the residential access road off Sandbach Road at the rear of the site. Both accesses are existing at present, although the access from Gratrix Lane would need to be widened. The front access would serve a parking area with 16 visitor spaces at the southern end of the site. The rear access would serve a parking area of 10 staff spaces adjacent to the western boundary of the site. A new pedestrian access would be formed in the centre of the Gratrix Lane frontage opposite the main entrance doors.


The main communal amenity space would be provided to the north of the care home building, although an additional garden area would be provided adjacent to the south-west boundary as well as a proposed sensory garden on the south side of the building. The site layout plan shows a number of short lengths of 2m high concrete post and timber close boarded fencing to provide screening to the private amenity space. The most prominent section would be erected approximately 6m back from the Gratrix Lane frontage to screen the amenity space on the northern side of the care home with two other sections positioned adjacent to the south-western boundary of the site and another section enclosing s drying area at the north-western corner of the building. 

In terms of boundary treatment, the application proposes 1.2m high railings around the majority of the Northenden Road and Gratrix Lane frontages. The layout includes a short section of 2.1m high railings at the southern end of the Gratrix Lane frontage adjacent to the parking area but these would be set back approximately 4.4m from the back of the pavement. Along the southern (side) and western and north-western (rear) boundaries, 2.1m high railings are proposed and, along the majority of the rear boundary, a 1m high hedge would be retained / provided in front of this. Along the boundaries within the existing and proposed residential properties and around private garden areas within the care home site, 1.8m high concrete post and timber fencing would be provided. The application also proposes the retention of a number of trees close to the northern, southern and western boundaries of the site.

The applicant has submitted a Design and Access Statement, Transport Assessment and Travel Plan.


REGIONAL SPATIAL STRATEGY (RSS)


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


L1 – Understanding Housing Markets


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


RT2 – Managing Travel Demand

REVISED TRAFFORD UDP


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


PROPOSALS MAP NOTATION 


Sale Moor Priority Regeneration Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


H7 – Accommodation for Elderly Persons


T6 – Land Use in Relation to Transport and Movement


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


A1 – Priority Regeneration Areas


ENV4 – Trees, Hedgerows and Woodlands


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting

RELEVANT PLANNING HISTORY

H/37767 – Change of use of ground floor from elderly persons’ care home to resource centre for the elderly; erection of single storey extension and canopy to main entrance – Approved – 27th October 1993


H/39352 – Change of use of first floor of former elderly persons’ care home to offices (Class B1) and formation of car park to provide 27 additional parking spaces - Approved – 30th September 1999

APPLICANT’S SUBMISSION

· The development will make a positive contribution to the social, economic and physical environment in the Priority Regeneration Area.


· The height of the building is commensurate with the street scene, being approximately the same height as the adjacent houses. The proposal would provide regular rhythm to the street scene and would be constructed of materials that are respectful to the surroundings. The windows are of a uniform size and shape and brick soldier courses would be provided to the heads and sills where specified.

CONSULTATIONS


LHA – No objections in principle, subject to amendments to detailed design of parking layout and driveways.


To meet the Council’s standards the provision of 16 car parking spaces for visitors and 10 car parking spaces for staff are required, therefore the provision of 26 car parking spaces are required overall.


The proposals include 10 car parking spaces to be accessed off a rear unadopted road to be allocated for staff use and 16 car parking spaces to be accessed off Gratix Lane.  The proposals meet the car parking standards however the 2 parking spaces at the far end of the visitor car park are not acceptable in their current form as there is no area for them to turn into in order to exit the site in forward gear, and therefore the LHA would request that these parking bays are re aligned alongside the other parking spaces in order to allow vehicles to exit the site in a forward gear. (Amended plans have now been submitted showing this revision to the parking layout).


The provision of 2 cycle parking spaces are required for the care home use, these should be a variety of long stay for staff and short stay for visitors.  It is noted in the staff car park that there is a cycle store proposed for three cycle standard, the LHA would also request that cycle parking is available to visitors of the care home.


The proposals also include the provision of 2 number 3 bedroom dwelling houses, to meet the Councils car parking standards the provision of 2 car parking spaces per dwelling would be required.  Plot 1 is accessed via a newly proposed vehicle access with a detached garage and a driveway for one vehicle.  Whilst there are no objections to this arrangement, the driveway length is required to be 5.5m length in order for an ‘up and over’ garage door to operate. As the driveway falls short of this standard, a roller shutter door condition would need to be applied to the garage.  


The vehicular access arrangements are not acceptable for plot 2 in their current form. The orientation of the driveway would make it awkward reversing down the drive and could restrict vehicle to pedestrian visibility and create pedestrian safety concerns.  The LHA request that either a straight driveway with a length of 10m is provided in front of the property to accommodate 2 vehicles, or the applicant enters into negotiations with GMPTE to relocate the bus stop and shelter at the applicants cost in order to allow a straight driveway to be provided to access the garage. (Amended plans have now been submitted showing a revision to the layout of the driveway to ensure that a straight driveway of 10m in length is provided in front of the property).

The provision of a travel plan is required for the care home. This is required to be for ten years duration.  It is noted that a travel plan has been submitted as part of the proposals but this is not acceptable in its current form and therefore a condition should be applied to any approval granted for the submission of a revised travel plan.  The travel plan will be required for ten years, the targets included for the reduction in single occupancy car journeys and increase in sustainable transport uses should be based on the survey results at the site and not a ward average.


Built Environment – Private drainage from 364 Northenden Road crosses the site and connects to the sewer in Gratrix Lane.


Environmental Protection – No objections subject to site investigation for contaminated land


GM Police Design for Security – 


Houses


· The sides and rear of the houses should be enclosed by 2.1m high walls / railings (1.8m high between private plots).


· The parking space at the rear of Plot 1 cannot be easily overlooked by the occupiers and should be within the private curtilage of the property behind 2.1m high vehicular gates.


· The front gardens should be defined by low railings and lockable gates (1.2m high).


· Lighting should be provided to the front and rear of the properties.


Care Home


· The sides and rear of the care home (including the car parks) should be enclosed by 2.1m high walls / railings.


· The rear car park should be accessed through automatic gates to prevent unauthorised access to the private space at the rear of the building. The gates should be 2.1m high and preferably sliding. 


· The visitor car park should be secured at night or access should be controlled by staff via an intercom.


· The front elevations should be protected by some defensible space defined by low level railings and dense defensive planting. 


· The internal door to the entrance lobby should be controlled by staff. At night the main external door should be secured and controlled by a video entry phone system. 


General

· Lighting should be provided, particularly to all parking areas and entrances.


· Any vegetation at the front of the property or around parking areas should be to a maximum height of 1m and any foliage to trees should be at a height exceeding 2m so as not to impede natural surveillance.


· Any communal bin stores should be fully enclosed and lockable.  


GMPTE – It is noted that it is proposed to relocate a bus stop and shelter on Northenden Road. This bus stop is currently well used and it would be difficult to find a suitable alternative location. GMPTE would therefore like to maintain the bus stop and shelter in its current location, although the bus stop pole could be moved from one end of the shelter to the other, closer to house 364 but not in front of the property. GMPTE therefore objects to the development as currently proposed. (Amended plans have now been received showing a revised siting of the driveway in order to ensure that the bus stop would not need to be relocated. The revised comments of GMPTE are awaited.) 


United Utilities (Electricity) – The development is adjacent to United Utilities’ distribution equipment and it is essential that the applicant checks that they are within their own landownership. Should there be a requirement to divert the electrical apparatus, this would normally be at the applicant’s expense.


REPRESENTATIONS


Six letters of objection have been received, making the following comments: -


· The applicant’s statement says that the proposed building will complement the surrounding properties but these are either bungalows or two storey houses. A three storey building will over-dominate the area, cause a loss of privacy to existing residents and set a precedent for other three storey development. The building would be a monstrous eyesore, towering over the surrounding properties. Loss of privacy and noise nuisance has already been caused by loft conversions within the area.


· The proposed three storey building would result in a loss of sunlight to main habitable room windows in the houses on the opposite side of Gratrix Lane and to houses to the rear. The previous building on the site was a low two storey building, which was very much in keeping with the surrounding residential properties.


· It appears that a tall fence or wall is proposed around the development. The previous building was bordered by a low discreet fence on the Gratrix Lane frontage.


· The traffic generation during construction, and once the care home is operating, will cause inconvenience and congestion. Gratrix Lane is a narrow road in a residential area with a mixed community including young children and the elderly.


· The small road leading to the staff car park is completely unsuitable for that amount of traffic. It is also always full of pot holes and the Council has refused to re-surface it in the past. The extra traffic will make the road unusable for the residents.


· There is already a parking problem in the area. There are double yellow lines along both sides of Gratrix Lane and it is assumed that these will remain. There is already insufficient space for residents and visitors to properties fronting Gratrix Lane and Rostherne Road and any further overflow would not be acceptable. When the previous care home (Northlea) was in use, there were problems with their visitors parking outside the site and residents do not wish to see a repeat of this situation. Parking already takes place across the drives of elderly residents.


· The proposed vehicular access off Northenden Road would require the relocation of the bus stop. The bus stop has been there for many years and is perfectly sited and its relocation will mean that current users including elderly and partially disabled residents would have further to walk.


· The garages could be built in the vicinity of what is shown on the plans as the kitchen garden area and then only one vehicular access (from Gratrix Lane) would be provided.


· Whilst the former Northlea care home was being demolished (which it is understood was arranged by the Council), residents were woken on a daily basis by huge tipper trucks parking on the pavement with their engines running from 6.30am. Neighbouring houses vibrated as a result of the engines of the trucks and complaints were made at the time. Residents will not tolerate this kind of disruption again. 


· The rear access road is in a poor state of repair and is not suitable for servicing and delivery vehicles  The noise and pollution caused by such vehicle movements would be unacceptable.  


· In Section 8, the application form states that neighbours and the local community have not been consulted about this proposal.


· The proposed three storey building will affect the TV aerial reception of nearby properties. This is already not very good due to the existing large trees on the site so aerial boosters have to be used to get a decent reception at present. 


Three letters have been received raising no objections in principle, but raising the following concerns: -


· Whilst it is agreed that the new development would be less of an eyesore than the current site, three storeys would be too overpowering. There would be no objection to a two storey development. 


· The proposed building should be designed to ensure that it does not overlook other properties.


· The parking spaces of nearby residential properties may be used by constructions site workers. Parking is already limited as Gratrix Lane has double yellow line waiting restrictions.


· Some nearby properties have no off-street parking provision and if there are delivery drivers entering and exiting the site via Sanbach Road this will only make it harder to park.


· Is there to be a regular road cleaning programme throughout the day during construction to keep the roads clean and safe?


· The times of noisy construction should ideally be not before 10.00am as nearby residents include shift workers.


· Will the access road from Sandbach Road be resurfaced? The road is already in need of resurfacing and, if it is to be used for more traffic, there will be more damage. The road has pot holes and the surface is broken up with loose stones, which means that, when traffic passes over the road, clouds of dust are created. It is understood that the road is unadopted and that the Council has previously been reluctant to carry out any serious maintenance. The road was previously used by delivery vehicles serving the “Northlea” care home and this contributed to the surface damage.


Two letters have been received raising no objections but posing the following questions: -


· What are the access provisions for construction vehicles? Will there be a ban on construction access from the rear to prevent further damage to an already damaged surface (which has questionable drainage as suggested by poor water run-off from the road)?


· What responsibility will the owners / developers have regarding the maintenance of the unadopted back road as it will be used by goods vehicles delivering and servicing the site and staff access? Refuse collection will now extend to the narrower part of the road not normally used since the Northlea care home closed. Perhaps the developers could bring the standard of the road up to a level where the Council could adopt it and maintain it in the future. Is it the intention of the Council to burden Trafford Housing Trust with the responsibility of maintaining the road for a private profit making development?


· Since the houses at the rear of the site were built in 1965/66, this road has only ever been sketchily maintained by first Sale, then Trafford Housing Department and latterly Trafford Housing Trust. It is in a terrible state, mainly due to the heavy traffic servicing Northlea. It is long overdue for a full and proper re-surface, which it has never had due to lack of money. Perhaps some of the proceeds from the sale of the Northlea site could be diverted for this purpose.


· What type and height of fencing will border Sandbach Road? 


· Is the existing “hedge grove” at the rear of the site going to remain and, if so, are the new owners going to be responsible for its care and upkeep as were the previous owners?


· Will there be enough space for all vehicles to enter and exit the rear vehicular access without blocking the access to the driveways of adjacent residential properties?


· There used to be a “No Parking” sign adjacent to this entrance.


· The rear service road is unadopted and is in a poor state, having never been re-surfaced in 44 years. This part of the road is only 3.9m in width at the rear entrance and, given that there are many small children in the area, will it be made clear to the developers that contractors’ vehicles must not use this as a construction access? 


Councillor Bennett has raised concerns about the height of the building and the proposed vehicular access on Northenden Road, which, in the original submission, would have required the relocation of a bus stop thus causing problems for many elderly residents. (Amended plans have now been received showing an amended driveway position, which does not necessitate the relocation of the bus stop).


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The site is within a predominantly residential area and the previous use of the site was as a care home and day care facility, although that building has now been demolished. It is therefore considered that the proposed use would not be out of keeping with the general character of the area nor would it result in an over concentration of such uses within the immediate locality. There are therefore no objections in principle to the proposed use of the site as a residential care home.


DESIGN AND VISUAL AMENITY


2. The proposed care home would follow a similar building line to the surrounding development, being set back approximately 9.5m from the front boundary of the site, although running parallel to the road rather than at an angle to it as in the case of the terraced properties immediately to the south. The main elevation of the building would face Gratrix Lane and would provide an active frontage containing the main entrance and a significant number of large windows in a regular arrangement. 


3. Overall, the front elevation would have a balanced and symmetrical appearance, although the design would appear somewhat unconventional with the mix of traditional hipped roofs and flat roofed rendered bays. Nevertheless, the three storey section would be set back from the road frontage and it is considered that this element would therefore have a relatively limited impact in the street scene of Gratrix Lane. The two storey Gratrix Lane elevation would have a ridge height of approximately 8m compared with the ridge height of 7.3m on the existing terrace of houses immediately to the south of the site and a ridge height of approximately 8.2m on the two storey flats and apartments on the opposite side of Gratrix Lane. Whilst it is recognised that there is no existing three storey development within the immediate vicinity of the application site, it is nevertheless considered that the proposed design and layout of the building with the three storey section set back from the road frontage would ensure that the height and massing of the building would not appear particularly out of keeping in the Gratrix Lane street scene.


4. Instead, the three storey element of the development would occupy the central core of the building, where it would be furthest away from the boundaries of the site and surrounding residential properties. The rear north-west and south-west corners of the building, closest to the surrounding residential properties, would be two storey and therefore the height would not be out of keeping with these properties. At the south-west corner of the site, the two storey section of the building would be positioned approximately 22.5m from the north-east corner of the nearest terrace of residential properties and approximately 9m away from the boundary with the communal open space around those dwellings. At the north-western end of the site, the two storey section of the building would extend to within approximately 15.5m of the main rear elevations of the two semi-detached properties to the north. The impact on residential amenity is considered specifically in the relevant section below but it is considered that, given the fact that the building drops in height at these corners, the height, scale and massing of the proposed development would not be out of keeping with the character of the area. Furthermore, the revisions to the scheme have ensured that the massing of the building has been broken up and that the rear and side elevations include both two and three storey elements in contrast to the originally submitted rear elevation which was wholly three storey..


5. Whilst the design would be a mixture of traditional and contemporary elements, it is considered that this would add interest to the visual appearance of the building. The projecting bays, which project forwards and also upwards above the main eaves height, would provide articulation to the elevations. The use of red brick and artificial slates would provide a traditional aspect in keeping with the character of the surrounding area whilst the use of rendered and timber clad sections and glazed canopies would add a more contemporary feel. 


6. In terms of boundary treatment, the application proposes 1.2m high railings around the majority of the Northenden Road and Gratrix Lane frontages. The layout includes a short section of 2.1m high railings at the southern end of the Gratrix Lane frontage adjacent to the parking area but these would be set back approximately 4.4m from the back of the pavement and there are existing trees on the verge in front of this section of the boundary. Along the southern (side) and western and north-western (rear) boundaries, 2.1m high railings are proposed and, along the majority of the rear boundary, a hedge would be retained / provided in front of this. Along the boundaries with the existing and proposed residential properties and around private garden areas within the care home site, 1.8m high concrete post and timber fencing would be provided. The application also proposes the retention of a number of trees close to the northern, southern and western boundaries of the site. It is considered that this form of boundary treatment would be acceptable in this context, although it is also considered that further shrub / tree planting could be provided in addition to that shown on the submitted landscaping plan.  


7. It is therefore considered that the context and character of the surrounding area has been taken into account in the design, proportions, materials, height, scale, massing and footprint of the proposed care home. Nevertheless, the building would also have a distinct contemporary character rather than simply being a replication of the surrounding traditional development. The layout also allows the majority of the car parking to be provided away from the main road frontage and the retention of some trees and provision of additional landscaping to soften the impact of the development. It is therefore considered that the proposed development would be acceptable in terms of design and visual amenity and would comply with Proposal D1 of the Revised Trafford UDP in this respect. 


IMPACT ON RESIDENTIAL AMENITY 


8. As stated above, at the south-western corner of the site, the proposed building would be located approximately 22.5m from the corner of the main rear elevation of the nearest residential properties. However, the main habitable room windows of the care home and the dwellings would not be directly facing each other. It is therefore considered that this relationship is acceptable. The first floor windows closest to this corner of the proposed building would also be approximately 10m away from the communal open space around those dwellings and, particularly given that this is a semi-public area rather than a private garden, it is considered that this relationship is acceptable.  


9. At the north-western end of the site, the two storey wings of the building would extend to within approximately 15.5m of the main rear elevation of the detached dwelling to the north (number 364 Northenden Road). However, the windows on the end elevations of these wings would serve wet rooms or would be secondary bedroom windows and it is therefore considered that these could be obscure glazed, thus preventing any loss of privacy to this dwelling. It is also noted that there is a conservatory on the rear elevation of number 364, although given that this is a later addition to the original property, it is not considered that the outlook from the conservatory windows would carry the same weight as main habitable room windows in the main rear elevation. It is also considered that the proposed building would be sufficient distance from the boundary with the garden of this property (at least 8.5m) to ensure that there would not be any unacceptable overbearing impact. 


10. At the front of the site, the two storey section of the building would face the main habitable windows in the front of the houses on the opposite side of Gratrix Lane at distances of approximately 23m-24m, which would comply with the guidelines in the Council’s Supplementary Planning Guidance, New Residential Development. The building would include first floor balconies and a second storey communal terrace area in the centre of this elevation but these would be positioned opposite the vehicular access to the development on the opposite side of the road rather than directly opposite residential properties. The first floor balconies would be between 21m and 22m from the main elevations of the nearest properties on the opposite side of the road but would not be directly facing main habitable room windows. The second storey communal terrace area would be approximately 24m away from the main elevations but this would also not be directly facing main habitable room windows and screening is proposed on the sides of the terrace. The applicant has also stated that planting would be provided on the terrace to provide further screening and also to provide some shade for the occupants. It is therefore considered that, subject to a condition requiring details of the screening and planting and the precise floor level of the terrace area, these relationships would be acceptable in terms of residential amenity. 


11. To the south, the adjacent blocks of terraces have blank gable ends facing the application site and the upper storey windows in this elevation of the proposed care home would serve wet rooms or be secondary bedroom windows and could therefore be conditioned to be obscure glazed. There would therefore be no unacceptable overlooking from this elevation. Furthermore, the two storey element of the building would be at least 14m from the boundary with these gardens and there would therefore also be no overbearing impact.  


12. At the northern end of the site, the two semi-detached houses would be positioned approximately 34m from the bungalows on the opposite side of Northenden Road and there would therefore be no detrimental impact on the redidential amenity of those properties. The adjacent detached house at 364 Northenden Road has several windows on its side elevation facing the two storey side elevation of the nearest proposed dwelling (Plot 2) at approximately 5.5m. These windows include a large, full height first floor landing window and a first floor bathroom window. However, none of these are main habitable room windows and there would be no windows in the side elevation of the proposed dwelling. It is therefore considered that there would be no unacceptable detrimental impact on the residential amenity of this existing dwelling. 


13. The proposed parking area at the southern end of the site would be between approximately 1.6m and 2.8m from the boundary with the gardens of the residential properties to the south. It is considered that there could be some very limited impact on residential amenity as a result of noise from this parking area. However, there is space for some buffer planting on this boundary and it is unlikely that there would be intensive use of the visitor parking area late in the evening when such disturbance would be more likely to be a problem 


14. Overall, it is therefore considered that the proposed development would be acceptable in terms of the impact on the residential amenity of the occupiers of nearby properties.


AMENITY SPACE


15. In terms of the residential amenity for the occupants of the nursing home, the Council does not have specific amenity space standards for care homes, although the 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 proposed layout includes approximately 600 square metres of outdoor amenity space, including private areas at the rear and side of the building. This level of provision is roughly equivalent to other recent care homes that have been granted planning permission in Trafford and is considered to be acceptable in this respect.


16. The two semi-detached houses would have garden lengths of only 6.9m compared with the Council’s guideline of 10.5m in the Council’s Supplementary Planning Guidance, New Residential Development. However, this is not significantly different from the existing adjacent detached property at 364 Northenden Road, which has a garden length of between 7m and 7.5m and is not dissimilar from the garden lengths of a number of other residential properties within the immediate vicinity.. In addition, the private rear garden areas of both proposed dwellings would be between 70 and 80 square metres in area. This is considered to be acceptable given that the Supplementary Planning Guidance suggests that around 80 square metres of private amenity space will be appropriate for three bedroom semi-detached properties. The rear gardens would face the amenity space of the care home rather than the individual private gardens of other houses and it is considered that the communal nature and the overall size of that amenity space would mean that the potential impact of overlooking would be less serious than in the case of small private gardens. It should also be noted that the new permitted development rights introduced in October 2008 allow two storey extensions within 7m of rear boundaries. On balance, given the character of the surrounding area and the nature of the proposed development, it is therefore considered that the rear garden lengths of the proposed dwellings would be acceptable in this case. Nevertheless, it is considered that a condition should be attached removing the permitted development rights of the two dwellings in order to ensure that the impact of any further extensions or outbuildings can be controlled.


ACCESS AND PARKING CONSIDERATIONS


17.
The application is accompanied by a Transport Assessment, which states that the previous use of the site as a day care centre would have generated similar levels of traffic to the proposed care home use and anticipates that 64 vehicles would visit the site per day. The site is within a relatively sustainable location close to bus stops on Northenden Road. 


18.
The submitted plans show a total of ten staff parking spaces and sixteen visitor parking spaces for the proposed care home. The Council’s parking standards for care homes require one space per staff bedroom and one space per two staff on duty at the busiest time. The applicant states that there would be two resident staff and eight staff on duty at the busiest time, creating the requirement for six staff spaces (ten spaces have been provided).  The visitor parking would provide one space per four bedrooms, which is the standard suggested by the Council’s Supplementary Planning Guidance, Residential Care Homes and Nursing Homes for the Elderly. It is therefore considered that the proposed parking provision would be sufficient to meet the needs of the development. 


19. 
The application proposes the re-use of the two existing vehicular accesses at the front and rear of the care home site with the access at the front onto Gratrix Lane widened to 5m. The route to the vehicular access at the rear of the site passes along an unadopted road within the ownership of Trafford Housing Trust. Concerns have been expressed by nearby residents regarding the condition and future maintenance of this access road, particularly given its potential use by service and refuse vehicles but it is considered that the maintenance of the road is a private matter between the developer and the Housing Trust. It is nevertheless considered that a condition should be attached restricting the use of the rear access and rear parking area to staff and servicing only as this is what is proposed in the application. It is also considered that a condition should be attached requiring details of the construction access.


20. The two proposed houses would be served by new driveways from Northenden Road and Gratrix Lane respectively and would have two parking spaces (including one garage space) each. Concerns were raised by residents and by the Greater Manchester Passenger Transport Executive (GMPTE) in relation to the originally submitted plans, which showed the re-location of the existing bus stop in order to allow the creation of the private driveway on Northenden Road. Amended plans have now been submitted showing the re-alignment of the driveway to allow the retention of the bus stop in the existing position. The further comments of GMPTE are awaited in relation to this aspect of the scheme. 

21. The LHA has raised no objections in principle, subject to some detailed changes to the parking layout of the care home and the alignment of the driveway to Plot 2 and subject to conditions. Amended plans have been received showing alterations to the parking layout and driveway alignment and, on this basis, it is therefore considered that, subject to the comments of GMPTE, the proposed development is acceptable in terms of highway safety and parking provision.


COMMUNITY SAFETY CONSIDERATIONS


22.
The GM Police Design for Security comments have been taken into account in the design of the proposed boundary treatment. Design for Security has also commented that the parking space at Plot 1 (accessed off Gratrix Lane) should be behind 2.1m high vehicular gates. However, it is considered that this would have a detrimental impact on the street scene and that the parking space is overlooked by properties on the opposite side of the road. It is therefore considered that, given the context of this residential area, the erection of 2.1m high gates would not be warranted in this instance. The application proposes a 1.2m high sliding access gate and this is considered to be acceptable. Conditions would need to be attached requiring details of external lighting and details of security gates to the rear vehicular access to the care home. It is therefore considered that the proposed development would be acceptable in terms of community safety, subject to appropriate conditions.



DEVELOPER CONTRIBUTIONS


23.
In accordance with the provisions of SPD1 ‘Developer Contributions to Highway and Public Transport Schemes’ a financial contribution should be sought to fund improvements to the highway network and public transport services within the vicinity of the site.  The required contribution for two dwellings in this location would be £1272.00. There is no specific formula for calculating the transport contribution for a C2 residential institution use. However, a figure of £9841.28 has been determined, based on similar calculations agreed for other care home developments recently approved by the Council. The total transport contribution would therefore be £11113.28, which will need to be secured through a Section 106 Agreement.


24.    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.  As the care home development would provide accommodation for elderly residents only, and would not generate a need for additional play facilities, a contribution is not sought in this respect. However, a contribution of £5274.83 would be required in respect of the two proposed houses.

25.    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. Proposal ENV16 – Tree Planting – of the Revised Trafford UDP states that the Council will not seek to apply this requirement to elderly persons’ accommodation and therefore a financial contribution towards off-site tree planting is only sought in relation to the two proposed dwellings. This would produce a requirement for £1410.00 minus each tree provided on site (not including replacement trees). This would need to be secured through a Section 106 Agreement.

CONCLUSION


26.
In conclusion, it is considered that there is no objection in principle to a residential care home in this location and that the proposed development would be acceptable in terms of the impact on residential amenity and the impact on the character and visual appearance of the area. It is also considered that the revised scheme would be acceptable in terms of parking provision and highway safety and in terms of community safety. It is therefore recommended that planning permission should be granted, subject to appropriate conditions. 


RECOMMENDATION:
MINDED TO GRANT, subject to:


A. That the application will propose a satisfactory development of the site upon completion of an appropriate legal agreement and that such legal agreement be entered into to secure a total financial contribution of £17798.11 consisting of the following: -


A financial contribution of £11113.28 towards transport improvements, comprising £8577.15 towards public transport and £2100.13 towards highway infrastructure.


A financial contribution of £5274.83 towards public open space, comprising of £3278.50 towards informal / play space provision and maintenance and 1996.33 towards outdoor sports facilities provision and maintenance/


A financial contribution of £1410.00 towards Red Rose Forest off-site tree planting minus £235.00 in respect of each new tree planted on site (not including replacement trees).


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 Condition 

2. List of approved plans including amended plans 


3. Materials to include walls, roofs, windows, doors, sills, lintels, rainwater goods


4. Sections through front elevation at 1:50 scale


5. Landscaping including boundary treatment (notwithstanding the details that have been submitted with the application)


6. The permission hereby granted relates only to two dwelling houses and a residential care home with a maximum of 66 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.


7. Removal of permitted development rights for two houses including extensions and outbuildings.


8. Provision of access, parking, turning and servicing areas in accordance with approved plans (Standard Condition). Surfacing of access, parking and turning areas to be carried out in accordance with details that shall previously have been submitted to and approved in writing by the Local Planning Authority. 


9. Retention of access, parking, turning and servicing areas (Standard Condition)


10. Tree Protection


11. No removal of trees or hedges without approval (with the exception of those shown to be removed on the approved site layout plan)


12. Obscure glazing to first storey windows in rooms in end elevations of wings on north and south elevations. 

13. Submission and implementation of details of the screening and planting to the first floor terrace area and the precise floor level of the terrace area. Screening to be retained thereafter

14. Notwithstanding the submitted details of cycle parking, submission and implementation of revised details of secure cycle parking prior to the first use of the building hereby permitted. Retention of cycle parking thereafter.


15. Details of lighting to external areas to be submitted and implemented in accordance with these details prior to the first use of the building hereby permitted.


16. Site investigation to be submitted to and approved in writing by the Local Planning Authority prior to the commencement of development. Any necessary remediation works to be implemented in accordance with the approved details and a Site Completion Report to be submitted to and approved in writing by the Local Planning Authority.


17. Submission and implementation of drainage details.


18. Submission and implementation of details of bin store


19. Restriction of rear access and rear parking area to staff and servicing only


20. Construction Site access arrangements


21. Submission and implementation of revised Travel Plan (notwithstanding the submitted Travel Plan)


22. Details of existing and proposed ground levels and proposed floor levels and implementation of scheme in accordance with these details


23. Details and implementation of automatic security gates to rear (staff) parking area and details and implementation of measures to secure front (visitor) car park at night  


24. Garage to Plot 1 to be provided with roller shutter door, which shall be retained thereafter


25. Details and implementation of wheel wash / road cleaning


SD
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		WARD:  Davyhulme East

		74321/FULL/2009

		DEPARTURE: NO





		ERECTION OF FREE STANDING CANOPY TO REAR



		Davyhulme Primary School, Canterbury Road, Davyhulme



		APPLICANT:  Mr Patrick McDowell






		AGENT: Mr Stephen Bull






		RECOMMENDATION:  GRANT










SITE


The application site lies to the south of Canterbury Road in Davyhulme and measures approximately 3.28 hectares.  The junior school occupies the building to the north east of the site adjacent to Canterbury Road and the infant school occupies the building to the west of the site.  A detached building occupied by the school’s day nursery lies to the south of the infant school building.  A hard surfaced playground lies to the rear of the junior school.  This area benefits from a covered canopy with tables beneath, which is used as a shelter for the schoolchildren from both rain and sun to allow them to be outside in all weather.  The remaining southern area of the site is occupied by playing fields.  


Davyhulme Park and the Hartford Community Centre lie adjacent to the western boundary of the application site and the park is designated as protected open space.  The private rear gardens of properties on Furness Road to the east of the site and Winchester Road to the south back onto the school playing fields.  2.4m high railings form the eastern and southern boundaries of the site.  


PROPOSAL


Planning permission is sought for the erection of a free standing canopy to the playing field at the rear of the school.  The canopy is proposed to provide a covered play area within the existing playing field to protect the children from direct solar UV rays.  It is proposed to measure 10m by 5m and would provide cover to a 50m2 area of the playing field.  It would be constructed of polyester powder coated aluminium frame and a composite fabric membrane.


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


RELEVANT PLANNING HISTORY

H/LPA/53755- Erection of a 2.4 metre high fence and gates to side and rear boundaries (Approved June 2002).

H/LPA/56532 - Erection of 1.5 metre high railings along front boundary and return on east and west boundaries to existing fencing (Approved June 2003).  


H/59656 - Extension to existing car park to provide 16 no. additional spaces (Approved July 2004).  


H/LPA/71595 - Erection of new canopy for use as shelter for the play area (Approved August 2009).  

CONSULTATIONS


Pollution and Licensing:  No objections.    

REPRESENTATIONS

Two representations have been received from the occupants of No.21 and No.37 Furness Road.  One has no objection to the proposal providing no landscaping is removed from the site boundary.  The second objects to the proposals for the following reasons:


· The proposal would result in overlooking to their private rear garden area


· Privacy would be compromised by a large scale canopy and the volume of people literally feet away from the garden


· No information has been included as to what the canopy will be used for and it is doubtful it is to be used for the children


· Why can the canopy not be located in the playground as with the previous canopy and why should a new canopy be considered if its usage isn’t for the playground?  It is unnecessary and not needed and would detrimentally affect their views


· In summer they would be made very uncomfortable with the volume of people stood in one place presuming the canopy is for spectators watching football matches.  A large group of people stood near the boundary would be unnerving and would result in a loss of privacy and reduce enjoyment of the garden


· At present, the crowd that gathers in the field spread out over a fair amount of distance and that is acceptable


· Their children also have a right to be able to play in swimwear in the garden and with the canopy they would feel uncomfortable letting them continue to do this. 


· The occupants have a right to privacy and feel it would be taken away from them if permission is granted  


APPLICANT’S SUBMISSION


The Design and Access Statement reiterates the design and size of the canopy and further states that the access and car parking will remain unaffected as the canopy is located to the rear of the existing school.  There will be no increase in pupil numbers as a result of the development.   

OBSERVATIONS


RESIDENTIAL AMENITY

1. The canopy is intended to provide a covered play area for the school children to protect them from solar UV rays and it is anticipated that a number of children would therefore utilise this covered area at any one time during break times and outdoor sports lessons.  It may also be used by spectators of activities taking place on the playing fields at various times during the day.  There is an existing canopy located to the rear hard standing area of the playground of the junior school and this has tables and seating beneath.  Planning permission was recently granted by application reference H/LPA/71595 for the erection of a further canopy to a hard standing area of the infant school building.  

2. The proposed canopy would provide cover to an area of the playing field allowing this to also be used in all weather conditions if required similar to the covered hard standing areas.  It would measure 5m by 10m and would be supported by six fixed posts and a double dome covering, with a height to eaves of 2.4m and a total height of 3.3m to the top of the domes.  It would be sited approximately 5m from the rearmost point of the hard standing of the playground area and approximately 65m from the junior school building itself.  

3. Properties on Furness Road adjoin the site to the east and the rear gardens of these properties back onto the playing fields.  The area where the canopy is proposed to be located lies opposite the rear garden area of No.27 Furness Road and it would be situated approximately 32m from the boundary with this property.  Although the proposed canopy may result in a number of people gathering in that particular area of the playing field, when considering that the area is an existing playing field and that the canopy would be located 32m from the boundary and is low in height, it is considered that it would not result in any overshadowing or undue loss of outlook or privacy to the occupants of the properties on Furness Road.  It is considered that the planting of a few small trees to this side would provide a setting for the canopy and once established, provide an element of screening.  A condition should be attached to the permission to this effect.  


DESIGN AND STREET SCENE


4. The proposed canopy would be located to the rear of the school and would therefore not be visible from the street scene.  Negotiations are continuing with regards to the design and materials of the proposed canopy, hence it is recommended that a condition be attached to the permission requiring the submission of a material sample of the canopy membrane and to agree the colour of the canopy and the supporting frame prior to the commencement of the development.  


CONCLUSION


5. The canopy is considered to be acceptable in terms of design and its location within the playing field is considered to be at an adequate distance from the boundary with properties on Furness Road.  It is therefore recommended that permission should be granted for the proposal.  

RECOMMENDATION: GRANT

1. Standard

2. Material samples

3. Colour of frame and canopy to be agreed

4. Landscaping

DR






		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.


The application was deferred from the 8th April 2010 Planning Development Control Committee in order for the Council to consider additional information in relation to the use of the premises to run a business from.


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’, although the applicant has advised that it may be used as an office area to run his business from (see Other Issues later in report).  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.


A total of 20 individual letters and e-mails of objection have been received from 11 different addresses objecting to the proposal, including one from Cllrs Mr and Mrs Young.  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


· Concern regarding the additional increase to kitchen area.  This will dominate rear patio to 8 Acacia Drive resulting in loss of light and will make rear garden area colder and less usable.  This is considered to be a step backwards given that Trafford Planning originally advised the applicant to reduce the scale of the proposed extension.


· Request that the application be deferred so that applicant can make sufficient enquiries and provide suitable evidence regarding the extent to which No.8 will loose sunlight and daylight.  It is requested that the applicant provide a comprehensive report on the impact of their proposal on neighbours using an appropriate software programme to model sun paths and daylight on the use of the patio and adjacent living rooms.


· Windows are of different style, configuration and proportion and do not relate to arrangement of windows on the original house.  No refinement in brickwork or detailed consideration of the eaves and gable junctions.


· Would prefer to see a definite break between house and extension rather than bonding brickwork


· Extension does not show impact of lead flashings which could result in profile of windows having to change.


· Plans do not include details of boundary treatment


· Reduction in hardstanding area to basement does not improve overall design.


· Plans have arrived when a number of residents are on holiday and cannot respond in time for committee. 


· Obscured glazing to side window will not provide full privacy


· Extension bigger on the east side and their will still be significant blockage of light to the east side, window on east elevation made bigger.


· Submission of altered plans are merely an attempt to wear down neighbours on their objections.


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. The planning application was deferred from the 8th April Planning Committee following information received regarding the alleged use of the premises to run a business.  Following further investigations by the Council the applicant has confirmed that a business is run from the premises and has provided the Council with further information in relation to the business activity undertaken.  The applicant and his wife (Mr & Mrs MacFarlane) run an internet based business from the premises MCI Tours Ltd.  This involves motorcycle tours around the world which involves Mr & Mrs MacFarlane accompanying their customers acting as tour guides.  The business has four main component parts, Escorted, Flyride, and race meeting tour programme which are administered from Acacia Drive.  The forth element of the business is the self-guided tour business.  In the five years that it has been in place, the self-guided part of the business has administered from home by one subcontracted operator running it from their own property.  The applicants current self-guided administrator has her own beauty therapy business and works part time for Mr & Mrs MacFarlane.


6. The applicant has employed a second person to cover for them when they are away from the UK on tour.  This person will work partly from home and partly from Acacia Drive.  No customers visit the premises and the business is run from a PO Box address.


7. The Council’s Business Rating Section has visited the premises and has confirmed that the applicant operates a business called MCI Tours Ltd from his home, using his former dining room for this purpose.  The Council’s rating service has submitted a report to the Valuation Office Agency, an agency of HM Revenues & Customs, who is ultimately responsible for determining whether the former dining room will be classed as commercial for rating purposes and will then value accordingly.  The Council planning department currently have not reached an opinion with regards to whether a material change of use has occurred at the dwellinghouse.  However notwithstanding that position, the current application has been submitted for proposed ancillary living accommodation to the main dwelling and the Council’s planning department would conclude that the proposal as submitted is acceptable for the reasons outlined previously in this report.


8. 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: Hale Central 

		74556/FULL/2010




		DEPARTURE: No





		DEMOLITION OF EXISTING SEMI-DETACHED DWELLING AND GARAGE AND ERECTION OF DETACHED DWELLING TOGETHER WITH BUILDING OF GABLE ELEVATION FOR 18 WARWICK DRIVE.






		16 Warwick Drive, Hale






		APPLICANT:  Mr. F. Dillon






		AGENT: Damson Design Limited






		RECOMMENDATION:  GRANT










The application has been called in by Cllr. Candish who has also objected to the proposal for the reasons set out in the report below.


SITE


The application relates to one half of a pair of semi-detached properties on Warwick Drive in Hale.  The houses are substantial and attractive period properties.  The application property is, however, vacant; it is in a bad state of repair and has been getting worse over the last few years.  


There is a mix of property styles on this stretch of Warwick Drive, comprising detached houses, (including a recently built house to the west on the adjacent site), and semi-detached houses to the east along Warwick drive.  Opposite the site is a small area of landscaped open space bounded by Warwick drive and Bower Road.  The site also backs onto the gardens of properties on Lindop Road to the west and Park Road to the south.


Whilst the application site is not within a conservation area, the boundary of the South Hale conservation area does run along the rear boundaries of properties on Park Road to the south and a small part of this is along the boundary of the application site.  Adjacent houses on Warwick Drive and Lindop Road are not within the conservation area.


PROPOSAL


The application proposes the demolition of the existing semi-detached house at 16 Warwick Drive and its replacement with a single detached house.  The application includes works to make good the exposed gable wall to the side of the adjoining semi-detached house, 18 Warwick Drive.


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


MCR3 – Southern part of the Manchester City Region


REVISED TRAFFORD UDP


PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV21 – Conservation Areas


D1 – All New Development


D3 – Residential Development


RELEVANT PLANNING HISTORY

None


APPLICANT’S SUBMISSION 


The application is accompanied by a Design and Access Statement, a Bat Survey and a Pre-Development Arboricultural Report.  In summary these conclude as follows:-


Design and Access Statement


· the proposal will result in a substantial improvement to the appearance of this part of Warwick Drive and will add a high quality detached dwelling in keeping with other properties in the area


· the existing property occupies approximately one seventh of the plot with living accommodation on 4 levels; the new property at No.14 occupies almost one third of its plot whereas the proposed dwelling would occupy less than a quarter of its plot providing accommodation on four floors and having a generous forecourt to the front and a large private garden to the rear


· development has been designed to fit sympathetically with the established traditional streetscape along Warwick Drive


· there would be private and fully enclosed front and rear gardens


· the established building line is maintained and there would be space to either side of the proposed house


· parking and turning space within the site is provided, including a large integral garage


· the scale of the proposal is proportionate to the size of the plot and is in keeping with other properties in the street and in the area as a whole


· the design of the house results in a ridge line height between that of No 18 and No. 14 and is such that the appearance from the street is that the houses fall step down in turn following the natural fall of the road


· size and proportion of windows to the primary elevation reflect those of other properties on the street


· the site is well screened on all boundaries by mature hedges and in the main these will be retained, the mature tree on the front boundary adjacent to the entrance is to be retained and there is space in the rear garden to provide additional planting


· the proposed dwelling echoes more of the appearance of the new house to the west (No.14) than the period property to the east (No.18), it would appear as essentially a two storey building from the front


· the walls would be finished in an off-white render with red/brown concrete roof tiles, timber windows and doors and stone lintols, cills and jambs


· the site is within an accessible area with local services provided in Altrincham and Hale, a transport interchange in Altrincham, Hale Railway station and local cycle routes all nearby


CONSULTATIONS


LHA – The proposals are for the erection of a 5 bedroom detached dwellinghouse.  To meet the Council’s standards the provision of 4 parking spaces is required.  The proposals include the provision of an integral single garage and it is considered that there is adequate space within the site to park an additional three vehicles.  


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.


There are no objections to the proposals on highways grounds.


Pollution and Licensing – The site is on brownfield land and as such a contaminated land condition is recommended.


Drainage – No objection but suggests standard informatives.

REPRESENTATIONS


Councillor Candish – Called the application in and raises objections to the proposed development:-


· too close to the boundary and therefore overbearing to No.18


· inconsistent with the space between other detached properties in the road and so being out of character


· proposals for gable end are not consistent with the opposite gable and would adversely affect the appearance of No.18


· gable needs to be conveyed to No.18


· proposed balcony would mean unacceptable loss of privacy


Neighbours – 25 standard letters; 18 individual letters – main points of objection being:-


· significant and detrimental impact on the character and appearance of the area


· the existing pair of semis, Nos. 16 and 18 are among the most characterful properties in the area


· the proposed house is very large and is close to both boundaries – it will not fit with the spacious setting of other houses in the area and will therefore be out of character and represent overdevelopment of the site


· the proposed new house is too high and will be overdominant and is too close to the side boundaries and should be reduced in height and width


· the existing spaciousness is a significant characteristic of the area and would be eroded by the proposed development


· design of proposed house would not complement the house at No.18


· the suggested treatment of No.18 will be detrimental to the character of the area because the spacing and boundary treatment of the two dwellings will not complement each other – No.18 will not be well set in its own plot and will extend over the boundary with No.16


· if the application had been for two detached houses on both plots no. 18 would not have been allowed to be built up to and over the boundary


· No 18 would look like a sawn off semi, it is not intended for this and No.16 should be refurbished


· there is no access for the owners of No18 to maintain their gable and there is currently no party wall agreement


· the owners of No18 should not be disadvantaged as a result of the actions of others 


· this does not amount to high quality design and contributes to the proposal being out of character


· the property is close to the South Hale conservation area


· the large balcony at the rear, even with the glazed screen, would give rise to overlooking and a perception of overlooking into adjoining properties and the screen should extend across the whole of the rear of the terrace


· too much hard surfacing will increase amount of rain water going directly into the drainage system rather than into the ground


· if permission is granted there should be conditions to ensure the gable of No.18 is appropriately and permanently finished before any works start on No.16


· a strip of land should be given to No 18 to provide appropriate space to the side of that house


· conditions should ensure that the new house is built within a reasonable timescale 


· local residents have had to put up with the deteriorating condition of the property which the owner has deliberately allowed to fall into significant and dangerous disrepair, taking this into account conditions should be attached to any planning permission to ensure a high quality detached property is created at both No16 and No18, the current application does not do this and should be rejected


· the applicant should not be rewarded for his actions by the Council being pressured into granting an inappropriate approval


· the Council should consider the distress that has been caused to the occupiers of No18 and that the same fate could happen to owners of other semi-detached properties


· the best solution would be for the Council to CPO the property and for the existing house to be restored, this would be the most sustainable option; the Council is already considering a CPO which would remedy the harm to the character and appearance of the area


· the design approach as set out in the Design and Access statement fails to address either the character and setting of the locality or the design evolution, the application fails to make reference to or apply any relevant national or development plan policies


· the development would so drastically alter the character and appearance of the area that it would be completely contrary to policy guidance in particular as it fails to deliver high quality design for a new residential development


· the derelict condition of the property and the need to remedy this cannot outweigh identified harm to the area from the current redevelopment proposals 


On the amended plans, 2 letters from and on behalf of the adjoining occupiers:-


· overall size and appearance of the house still fills too much of the plot


· addition of overhang to No.18 is an improvement


· the addition of more opaque glazing to the boundary does not remove the perception of overlooking


· the objections remain the same


· there is a need for a Grampian condition to ensure that the exposed gable is formed before any works commence on the new dwelling


· new PPS5 on the historic environment is a  new material consideration


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


Replacement House


1. The application proposes a replacement house on the site on a one for one basis.  This raises no issues of principle in relation to housing supply policies and is in accordance with Government policy on re-use of previously developed land in the urban area.


Demolition of one half of a pair of semi-detached houses


2. The Council has previously accepted the principle of this approach, and there is no reason in principle to object to the replacement of one form of house on the site with another i.e. replacing a semi-detached with a detached house.  


3. Any ownership issues affecting the party wall, for instance, will be considered under separate legislation.


4. In assessing the planning application the prime considerations are the impact of the proposal on the amenities of neighbours, the street scene and character of the area.  These are considered in more detail below.


CPO Procedure


5. The poor condition of the property has previously been brought to the attention to other parts of the Council and currently the Council’s Legal Services are in the process of seeking a Compulsory Purchase Order for the property.  This is running as a separate process to this planning application and is likely to continue whether or not planning permission is granted.


6. If such an Order is confirmed then it would allow the Council to repair and refurbish the property for sale.


IMPACT ON 18 WARWICK DRIVE, THE ADJOINING SEMI-DETACHED HOUSE

7. There has been a clear concern for the occupiers of No18 who have had to suffer the adjoining semi-detached house falling into disrepair over a number of years to the detriment of their immediate environment and the area in which they live.


8. There are party wall and other procedures that will need to be resolved between the parties involved, but outside planning legislation, in respect of the demolition of the house and the works to the exposed side of No.18, access to that side, structural stability etc.


9. The proposals as set out in the planning application (and as amended on 25 February 2010) include for the formation of a completed gable elevation to the side of the new house.  This gable would include all the details found on the existing property including brick, brick details, render, chimney stacks and on the amended plans, overhanging eaves details.  Subject to the satisfactory implementation of this proposed new gable elevation, as soon as possible following the demolition of No.16, it is considered that the retained house at No.18 would appear as an acceptable design of detached house in this area.


RESEDENTIAL AMENITY


10. The proposed house would as amended be set some 2.3 metres off each side boundary.  At two-storey level it would not extend beyond the main rear elevation of the houses on either side and would retain over 25 metres to the rear garden boundary.  At ground floor and basement level the house would extend less than 1 metre beyond the rear outrigger of No.18 closest to the boundary and at most some 4 metres beyond the part of the main rear elevation closest to the boundary.  Similarly, in relation to the new house at No. 14 the proposal would not extend beyond the rear of that house at two storey level and would project at single storey some 4 metres beyond the closest part of that house.  The single storey element would retain over 20 metres to the rear boundary.  It is considered that the proposed house would not give rise to undue loss of light to houses on either side nor would it appear unduly overbearing to adjacent properties.


11. The proposed house incorporates a significant single storey element at the rear; this is proposed with a flat roof accessed from first floor bedrooms.  Use of that balcony would be likely to give rise to overlooking and loss of privacy for houses on either side.  The design of the house incorporates an obscure glazed screen around the side and parts of the rear elevation of the balcony.  This screen would be 1.8 metres in height.  It is considered that the provision and retention of such a screen would be sufficient to mitigate against any direct overlooking of the adjacent properties.  There may be some perception, however, of perceived overlooking from the balcony to properties on either side.  The proposed house and balcony is positioned such that there would be more than adequate distances to the rear boundaries and properties at the rear to ensure no direct overlooking and the proposal would meet the Council’s guidelines in this respect. 


STREET SCENE AND CHARACTER OF THE AREA

12. The area in the vicinity of the application site includes detached and semi-detached houses of various styles and periods.  This includes a modern detached property on the immediately adjacent site.


13. The proposed house would be of a contemporary style not dissimilar to the new property next door, with a similar palette of materials – render, stone details and tile roof.  Its ridge height would sit between those on either side measuring approx. 9.5 metres, compared to 10.2 metres for No.18 and approx 8.6 metres for the new house at No.14.  There is a natural fall in the road from east to west and the respective ridge heights of the three properties would follow this.  The house would sit along a similar front “building line” to those on either side as well.  As such it is considered that the proposal would not appear too high compared to its neighbours and would not appear intrusive or overbearing in the street scene.


14. Spaciousness is an important element in assessing the impact of a new development on the street scene and character of the area.  The proposal has been amended to provide some 2.3 metres from each side of the new house to the boundary with No.14 and to the new side elevation of No.18.  Whilst there are set space standards in the adjacent South Hale conservation area that set out the requirements for distances to boundaries, this is not the case outside the conservation area.  Nevertheless, spaciousness remains a relevant factor.  In the vicinity of the application site the space between buildings varies considerably as does the distance between the side elevations of houses and their own boundaries; for instance, along this section of Warwick Drive there is some 8 metres between the main side elevations of Nos. 22 and 24, 13 metres between the main side elevations of Nos.18 and 20, and 14 metres between the new house at No.14 and the existing side elevation of No.16.  The proposed development would result in gaps of 2.3 metres between the side of the proposed house and the side of No 18 and 4.3 metres between the side elevations of the proposed house and the side elevation of the house at No.14.  That house provides approx 2 meters and 2.3 metres to its own side boundaries.  As a proportion of the width of the plot, the house at No.14 covers 15 out of 19.3 metres – 77.7%, the retained house at No. 18 would cover 11.3 out of 18.8 metres – 59.8%, whereas the proposed new house would cover 13.5 out of 18 meters – 75%.  From this it can be seen that the proposed house retains less space than the retained house at No.18 but marginally more than the recently built house at No.14.   Whilst the proposal would reduce the existing amount of space between No.14 and No16, and would result in No 18 having no space (within its own curtilage) to one side, the proposed house provides over 2 metres to each of its side boundaries, which is considered to be a reasonable amount of space, and the effect on the character of the area would not be so harmful as to refuse planning permission.  In relation to this issue it is also considered that the proposal will not detract from the character or appearance of the adjacent conservation area, including views into and out of it.


15. The proposed house is slightly deeper than the house next door at No.14, but occupies a significantly larger garden area and as a building would not cover an unacceptable amount of the site.  The proposed plans do indicate a relatively large amount of hardstanding to the front and rear and whilst this is not considered to be excessive, there would be the opportunity to reduce this as part of a landscaping scheme.


16. The application does not propose new front boundary treatment and indicates existing hedges to be retained and trimmed and the existing tree to be retained.  New electric gates are proposed in the existing opening.  These are shown as over 2 metres high, which is considered to be too high; a more appropriate and acceptable height could be achieved and could form part of a landscaping condition.


RECOMMENDATION: GRANT, subject to conditions and standard reasons:-

1. Standard 


2. List of approved plans including amended plans (25 February 2010)


3. Works to gable end of No.18 Warwick Drive shall be fully completed in accordance with the plans hereby approved within 3 months of the total or substantial demolition of the existing house at No16 and prior to the commencement works on the replacement dwelling hereby approved.


4. Materials


5. Landscaping – including details of front gate


6. Tree protection


7. Obscure glazing –including to the balcony – to be provided and retained before the first occupation of the dwelling hereby approved


8. Removal of permitted development for windows/doors/extensions etc


9. Contaminated land


10. Retention of parking facilities


GE






		WARD: Ashton on Mersey

		74565/FULL/2010

		DEPARTURE: No





		ERECTION OF PART TWO STOREY, PART THREE STOREY BUILDING TO PROVIDE 62 BEDROOM RESIDENTIAL CARE HOME WITH ASSOCIATED PARKING PROVISION AND LANDSCAPING






		Site of former Pictor School, 30-32 Harboro Road, Sale






		APPLICANT:  Marantomark Ltd.






		AGENT: Gilling Dod Architects






		RECOMMENDATION:  MINDED TO GRANT, subject to legal agreement 










The application has been “called in” for consideration by Committee by Councillor Lamb who has raised concerns on grounds of size, inappropriate design and road traffic issues. 


SITE


The application site is located on the north side of Harboro Road on the corner with Delaunays Road. The land is currently vacant, having been formerly occupied by the Pictor House School. The site is approximately 0.4 hectare in area.

The character of the area is mainly residential and the nearby uses include private dwellings, residential apartments and other residential care homes. The surrounding buildings are mainly two and three storey in height and include traditional Victorian and Edwardian properties and more modern developments. 


Along the majority of its western boundary, the site borders onto an adjacent part two storey, part three storey residential care home. To the rear (north) of this, it borders onto an access road leading from Kings Road to that adjacent care home and onto a single storey double garage block accessed off Kings Road. Beyond this, to the north of the site there are two storey detached dwellings fronting onto both sides of Kings Road. To the east, on the opposite side of Delaunays Road, the site faces towards two storey, inter-war, semi-detached dwellings. To the south, on the opposite side of Harboro Road, there are 2 no. three storey blocks of flats of more modern design. Further along Harboro Road in both directions, there are more traditional two and three storey Victorian and Edwardian properties as well as more recent developments. 


There are a number of mature trees along the Harboro Road, Delaunays Road and Kings Road boundaries of the site. A low brick wall runs along the Harboro Road frontage and the majority of the Delaunays Road frontage. At its northern end, the Delaunays Road boundary is formed by approximately 1.9m high timber fencing, which extends around the corner and along the Kings Road frontage. The north-west boundary is formed by 2.1m high dark green railings and by the adjacent garage block that abuts it directly.  


The site currently has two vehicular accesses: onto Delaunays Road. There are also gates on the Harboro Road frontage but no dropped kerbs. Prior to their demolition, approximately two years ago, the site was occupied by two and a half storey buildings on the Harboro Road frontage with a single storey extension to the rear.


PROPOSAL


The application proposes the erection of a 62 bedroom specialist rehabilitation residential care home specialising in early onset dementia. The proposed building would be part two, part three storey and would be 11.7m high at its highest point. The footprint of the building would be very roughly U-shaped with three wings: one fronting Harboro Road, one fronting Delaunays Road and one running parallel with the north-west boundary.


On the Harboro Road frontage, the application proposes a three storey section, including 35 en-suite bedrooms together with lounge and dining room facilities. This element of the building would be set back approximately 7.5 metres from the main road. Along the Delaunays Road frontage, a two storey section would contain 27 en-suite bedrooms and would be sited approximately 6.6m back from Delaunays Road. The main communal facilities would be located in a three storey block at the rear of the site, close to Kings Road. The communal facilities would include an art room, a multi-function room, a chapel, dining room and kitchen on the ground floor, consulting rooms, staff training room, therapy suite, OT suite, dining room and office on the first floor and office, storage and plant rooms on the second floor.


The proposed building would be of modern design, incorporating flat roofs, and would be constructed in off-white render, brickwork, timber cladding and light grey rockclad panels.  On the Harboro Road elevation, the lower two storeys would be constructed in brickwork with rendered projecting elements. The upper storey would be set back approximately 600mm from the main elevation and would be constructed in rockclad panels with large, projecting, curved brise soleils. The Harboro Road elevation would also incorporate an entrance door with a glazed canopy above at the eastern end of the frontage, although this would not be the main entrance to the building. 


A curved, rendered, two storey corner feature with large horizontal windows would project forward towards Harboro Road and turn the corner onto Delaunays Road and would incorporate an element of vertical larch cladding on that elevation. The main, two storey, Delaunays Road elevation would also be constructed in brickwork with rendered projecting elements. Towards the southern end of this elevation, a third storey plant room would also be visible, although this would be set back approximately 4.5m from the main elevation. The main entrance to the building (with glazed canopy above) would be formed in the Delaunays Road elevation at the northern end of this frontage.


At its northern end, close to Kings Road, the building would incorporate a curved three storey section, which would be faced predominantly in vertical larch cladding. The upper two storeys of this element would be partially raised on stilts above a ground floor parking area. A service entrance would be formed in the Kings Road elevation.


The site currently has two vehicular accesses: onto Delaunays Road. The application proposes the closing off of the accesses on Delaunays Road and the creation of a new vehicular access from Kings Road. A parking area with a total of 28 spaces would be created in the northern part of the site including a small number of spaces formed beneath the upper storeys of the proposed building. A pedestrian access would be retained from Delaunays Road leading to the main entrance.


In the centre of the site, the proposed development would include a landscaped private amenity area, which would be enclosed by the three wings of the building. The submitted plans also show the retention of the existing trees along the Harboro Road, Delaunays Road and Kings Road elevations.


Along the Harboro Road frontage and part of the Delaunays Road frontage, it is proposed to demolish the existing wall and rebuild a new brick wall with piers and railings. On the Kings Road frontage and the remainder of the Delaunays Road frontage (where there is currently a timber fence), it is proposed to erect 1.8m high metal railings.


The applicant has submitted a Design and Access Statement, a Tree Survey, a Tree Constraints Plan, a Transport Statement and a Travel Plan.


REGIONAL SPATIAL STRATEGY (RSS)


RDF1 – Spatial Priorities


L1 – Understanding Housing Markets


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


RT2 – Managing Travel Demand

REVISED TRAFFORD UDP


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


D3 – Residential Development


H7 – Accommodation for Elderly Persons


T6 – Land Use in Relation to Transport and Movement


ENV4 – Trees, Hedgerows and Woodlands


ENV14 – Tree and Hedgerow Protection

RELEVANT PLANNING HISTORY

H/20855 – Erection of extension to existing double ambulance garage – Approved – 14/01/1985


H/12294 – Erection of building for use as garage for ambulance – Approved – 09/07/1980


H/04921 – Extension to existing kitchen at Pictor House School – Approved 10/03/1977


CONSULTATIONS


LHA – No objections.

To meet the Councils car parking standards the provision of 16 spaces should be made for visitors based on 1 car parking space per 4 beds for a 62 bedroom care home.  In addition a number of car parking spaces should be made for staff, 1 car parking space per full time resident staff member and 1 car parking space per 2 staff at the busiest time, therefore the provision of 10 spaces for staff. Therefore the provision of 26 car parking spaces should be provided overall. The proposals include 28 car parking spaces and therefore there are no objections to the proposals on parking grounds.


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.


In terms of cycle parking provision 2 cycle parking spaces should be provided for the proposals.  As the proposals detail the provision of 11 cycle parking spaces and 2 motorcycle parking spaces, this element is deemed acceptable on highways grounds.


The provision of a travel plan is required for the proposals, a travel plan has been submitted which is broadly acceptable, however the provision of SMART targets will be required in order for this to be acceptable.


Built Environment – Surface water discharge for the whole development to be limited to 10 l/s per hectare or a maximum of 5 litres / second. Construction of the new vehicular access should be agreed with the Local Highway Authority. Any redundant crossings should be re-instated. 


Environmental Protection – No comments received to date


GM Police Design for Security – 


1. Design for Security is always concerned regarding the development of sensitive care homes where potentially vulnerable persons will be residing.  Staff needs to be aware of the potential for miscreant activity around the site, which may impact adversely upon the residents. 


2. Access to the building therefore should be via a well-controlled and ‘user-friendly’ system, which enables authorised access but clearly excludes unwarranted access.  


3. The external envelope of the building therefore should be provided incorporating robust materials with enhanced security components where determined criminals could achieve points of access.


4. The site perimeter should be secure with visually permeable fencing to the three open sides of the site.  In general, the height of the fence should be not less than 1500mm high to Delauneys, Harboro & Kings Roads.  The boundary to the west should be secured at not less than 1800mm high. 


5. Access to the western boundary should be secured at the Harboro Road elevation and at the corner of the NW pinch point of the car park.


6. The vehicular access should be remotely controlled from within the care home i.e. persons entering the site should be permitted to do so via an audio/ visual intercom system.  The gates should be closed during dusk.


7. Similarly, the main entrance to the building should be the point of access for all staff and visitors alike.  This permits a controlled environment avoiding any ‘back-door’ access, which will be exploited by miscreant opportunists.


8. The internal lobby doors should be operated via authorised access control systems to limit illegal access into private areas of the building.


9. Fire exit doors should be used precisely for those purposes and only open in the event of a fire. Otherwise be kept locked at all other times.


10. Doors and windows to the lower accessible levels should comply with enhanced secure specifications of BS 7950 to windows; PAS 024 for doors or LPS 1175 SR2 products with 7.5mm (min) laminated glass in all glazed (ground floor) levels.


11. Boundaries to the rear of the properties should be not less than 1800mm high with side boundaries at 1500mm high (min).


12. The applicant should contact Design for Security to obtain advice about a Crime Impact Statement, which will develop in detail the problems associated with this site and building type/ use.  The scheme should be designed to meet the minimum standards of the Secured By Design (SBD) Award. It is requested that SBD is a condition of any approval.


United Utilities (Water) – In accordance with PPS25, surface water should not be allowed to discharge to a foul / combined sewer in order to prevent foul flooding and pollution of the environment. The site must be drained on a separate system with only foul drainage connected into the foul sewer, Surface water should discharge to SUDS as stated on the application form.

United Utilities (Electricity) – The development could have an impact on UU’s electricity infrastructure and it is essential that the applicant checks that they are within their own land ownership and that UU’s maintenance and access rights are maintained. Should there be a requirement to divert the apparatus, this would be at the applicant’s expense.  


APPLICANT’S SUBMISSION


· There is currently an undersupply of dedicated care facilities for early onset dementia patients in Trafford. This scheme will create a state of the art facility that will benefit Trafford residents.


· The site is in a sustainable location, approximately five minutes walk away from bus routes on Washway Road and approximately 15 minutes walk from Brooklands Metrolink Station.


· The proposed scheme aims to retain and enhance existing mature tree planting as far as possible as well as providing a private landscaped courtyard for residents.


· The scale, massing, height and materials have been carefully considered in relation to the context of the site.  Three storey development is proposed along Harboro Road whilst two storey development is proposed in the more domestic setting of Delaunays Road. The more secluded nature of the northern part of the site and the interface distances to houses on Kings Road would allow the provision of a three storey block in this area of the site. 


· The Golden Section has been used at all times in the design of the windows, bays and facades to ensure that proportions are harmonious and appropriate.


· The innovative design would enhance the character of the area and provide a landmark building that would successfully address the street scene. 


· The project will introduce a new company into Trafford and will stimulate the local economy and create approximately 150 full and part time jobs.

REPRESENTATIONS


Thirty one letters of objection received, making the following comments: -


Design and Visual Amenity


· The surrounding buildings are traditional brick-built, pitched roof dwellings and are set well back from the roads. Whilst the area has a mix of building styles, the proposed contemporary design has no sympathy for the existing buildings. The proposed timber cladding may be vulnerable to ageing, staining, shrinking and decaying.


· The building would be a mish-mash of architectural styles and may go beyond the building lines. The building will be an eyesore not a landmark as suggested by the applicant. 

· The proposal would represent over-development of the site. The footprint of the building extends to the perimeter on all sides – the designated open space (courtyard) is internal. Although there are blocks of flats opposite, these have larger areas of garden around them and, being set at an angle, are less obtrusive. 


· The three storey elements are not in keeping with the area. The large massing, block shapes and roof design will mean that the building will be very obtrusive and will not blend comfortably with its surroundings. 


· A smaller, single-storey, more homely building with more open space would better meet the needs of dementia patients.  


· The proposed vehicular access is shoe-horned into the development and, although the plans state that there will be landscaping around the car park, this will not be feasible due to lack of space.


· The massing should be similar to the former Pictor School, which was mainly single-storey, occupied about a third of the plot and was set well back from the surrounding roads. The current proposal occupies most of the plot, only being set back from the road frontages by approximately 6 metres. 


· The applicant’s statement suggests that it is inappropriate to have a three storey structure facing the residential properties on Delaunays Road but the same argument is valid for Kings Road and Harboro Road. 


· There are already several care homes nearby and a further development of this nature will commercialise this quiet residential area. 


· Residents have endured the existing eyesore on the site and the vandalism to the site and to their own properties and welcome a development. However, the objective seems to be to pack as much as physically possible into the space.


Residential Amenity


· The development would have an overbearing impact and would cause a loss of light to neighbouring properties.


· The neighbouring properties will suffer a loss of privacy from the 24 hour operation. The Pictor School operated only during school hours and during term time. 

· The location of such a large institution in a purely residential area would impose major social costs on the surrounding community in terms of traffic, noise and pollution.


· The three storey section on Delaunays Road has a floor to ceiling window, which will cause overlooking of the properties opposite.


· The dwelling opposite the site, on the corner of Kings Road and Delaunays Road, has its main garden at the front of the property and will be overlooked. 

· In order to create the vehicular access, three trees will need to be removed, which will mean that nearby residents will have an uninterrupted view of the development and will suffer a loss of privacy. 

· The main entrance should be situated on the north-west side away from residential properties as it is expected that this will be a “busy” building. The development may result in a loss of privacy to residents who face the currently proposed entrance.


· The nature of the facility means that the building and car park will be lit 24 hours per day, causing light pollution to nearby residents. 

· There will be disruption to residents at unsocial times due to the shift changes.


Vehicular Access and Traffic

· Kings Road is a narrow, suburban road and is unsuitable for the sole means of access to a major commercial development. There are existing parking restrictions on the corner of Delaunays Road and Kings Road, which were put in place because on-street parking close to the junction increased the risk of collision. There is a bend near to the junction and the road is used frequently by schoolchildren so this section of road is already a hazard without a further access and further on street parking. 


· The application states that the access will be 26 metres from Delaunays Road but it will actually be only 18 metres from this junction. The access will be next to the garage of the adjacent care home where minibuses are frequently reversed in and out. 


· Delaunays Road is also a narrow road and there have been previous accidents and near misses at this junction.


· There will probably be a need for double yellow lines on adjacent sections of both roads, which will mean that cars would be forced to park further along the road. 


· The existing two accesses on Delaunays Road should be used to provide “in” and “out” accesses to the site. This would have the additional benefit of removing the need to cut down mature trees on Kings Road. 


· The access should be from Harboro Road. Traffic on Harboro Road will already have to slow down to enter Delaunays Road so it might as well be entering the site itself at this point. The previous entrance was on Delaunays Road and residents of that time report massive congestion with cars parked on either side of the road.


· The main pedestrian entrance on Delaunays Road would encourage people to park on Delaunays Road as there is no off-street parking close to this entrance. This would cause additional disturbance to residents. The main entrance should be from the car park or on Harboro Road.


· The surrounding roads are all residential with many families with small children that enjoy playing in the street. 


· The construction and operation of the care home would cause disruption to local residents with people coming and going and car doors slamming 24 hours a day. Marantomark advertise at another of their properties that visitors are welcome at any time of day or night.  The publicity material also refers to “visits from local schools and churches, a frequent hairdressing service, various visiting entertainers and artists and with external medical services including, but not limited to, GP, dentist, Physiotherapy and Podiatry”. This will all have a direct impact on the area. 


· The development would lead to a significant increase in traffic on what is already an over-used “cut through” road. 


· Public transport is not conveniently situated. The planning application states that the scheme is not too far above the limit of 400 metres from public transport but this defeats the object of having a limit. People will not walk this distance but will use their cars. The shift patterns will mean that only those starting or finishing at 0800 hours will benefit from peak hour transport when trams and buses run more frequently.


Parking Provision


· The most fundamental flaw is the lack of on-site car parking spaces, bearing in mind the number of staff, delivery and maintenance vehicles and visitor’s vehicles. Overspill parking will congregate on the Kings Road / Delaunays Road junction, thus compromising highway and pedestrian safety. 


· The proposal will provide 28 car parking spaces for 150 staff, which is totally inadequate. Where will the extra vehicles be parked? The parking ratio will equate to one parking space for every 5 members of staff and when visits from other medical professionals and visitors are taken into account, this may be more like one per every six or seven staff. The development will also generate visits by health care professionals, social workers and community workers as well as family and friends and there would be no control over the level of activity. There will also be meetings and conferences.


· There are already parking problems since the former IBM building removed some of its parking spaces and the office workers now park on the corner of Delaunays Road and Barkers Lane. Parents of children from St. Mary’s Primary School also park on Delaunays Road, although this only has a short term impact. Whilst the Council will say that public transport should be used, everybody knows that this does not happen in reality. The care home will be a mini-hospital with 24 hour a day parking problems. Ambulances will be arriving / leaving at all times of the day and night. Residents already have problems backing out of their drives. If double parking takes place on Delaunays Road, how will the emergency services and refuse collection services be able to access this narrow road?


· The statement that only 20 staff will be on site at one time is at odds with other statements in the applicant’s submission. When / where will the remaining 90 staff work? 


· How will the parking spaces be managed? Will some be reserved for management and medical professionals and for family members visiting a relative? Is it an absolute certainty that none of the residents will have a car? 

· What is going to happen at shift changeover – especially at 0800 hours? At that time, two shifts will be on site plus there will be the arrival of management and additional nursing, catering and maintenance staff. This will lead to on-street parking at a particularly busy time of the day. This will be followed by the vehicles manoeuvring to claim on-site parking spaces vacated by the night shift. 


· The adjacent residential care home also has insufficient on-site parking and on weekdays there will be upwards of a dozen staff cars parked on Harboro Road and Kings Road associated with that building. The parking on Harboro Road is hazardous as it restricts the view of cars exiting Delaunays Road.  


· The Council’s parking guidelines are inappropriate for this suburban area. Parking problems are already being caused by the flats at the other end of Kings Road, which was subject to similar standards. The site of the flats is considerably smaller than the current application site and the proposed care home will therefore have a bigger impact.


· There is already significant on-street parking associated with the adjacent care home, which has nothing like the number of employees proposed by the current applicant. Photographs have been submitted showing parking associated with that use, which occurs on a daily basis. The double yellow lines only displace the parking further along the road. This parking on the pavement blocks pedestrian, pram and wheelchair access. Has the Council considered allocating some of the land on the current site for car parking for the adjacent care home?


Other Issues


· It is understood that the Council may want to maximise the commercial benefits of the site but it would serve a better community purpose if it was utilised as a recreational area for the children of local schools. 

· The proposed use could be changed to accommodate individuals of any age who may have drug or alcohol problems, mental disorders etc. without applying for further planning permission.


· The development will result in a reduction in property values.


· The proposal should be for a general purpose care home that would accommodate a cross section of the elderly population.


· The site is not currently subject to anti-social behaviour as suggested within the application.


· Do the references to planning for community safety within the design statement suggest a higher risk than at present due to the proposed use?


One letter received from Sale Civic Society, making the following comments: -


· The structure is unacceptable due to its overbearing scale and bulk, being totally incompatible with the character of the surrounding area.


· The architectural style is out of keeping with the traditional style of properties in the surrounding area. The use of acrilyc rendering, aluminium features and wood cladding adds to the unacceptable character of the development.


· The overdevelopment of the site would result in loss of open space and environmental degradation, despite the central courtyard, which appears to be paved.


· The increased traffic flow on Kings Road would be problematic, particularly as these roads are a route to the local primary school.  


One letter has been received from the head teacher of St. Mary’s Primary School, making the following comment: -


· The restricted parking provision will result in traffic congestion and the roads will become more dangerous for children walking to school. Pupils have to walk past the site to access the sporting facilities of Ashton on Mersey High School. 


One letter has been received from a planning consultant on behalf of forty-six local residents, making the following comments: -


· The applicant has not carried out any pre-application public consultation.


· The development would not improve the quality of the environment and is incompatible with the character of the area. The previous development was smaller in scale and set back from the boundaries of the site.


· Many of the proposed design features are not reflected in any development within the vicinity. The intention appears to be for the development to appear prominent and there are several references in the Design and Access Statement to it appearing as a “landmark” building.


· The development would harm the amenity of neighbours by way of overshadowing, visual intrusion and disturbance. There would be an interface distance of 21m between the development and houses on Delaunays Road but, given the scale and massing of the proposals, it is considered that this would have an overbearing impact on these properties. The presence of the trees on this frontage would not significantly diminish this impact, particularly during the winter months. The proposal is not of domestic proportions and would not sit comfortably so close to small residential properties.  


· There will be a harmful impact as a result of noise from the movement of vehicles, given that the proposed access would be off Kings Road. It is not clear why existing accesses off Harboro Road could not have been used.  


· The development would adversely affect the street scene due to its scale, height, layout and elevational treatment. The prominence of the building will be accentuated by its design, massing and siting. The introduction of the brise-soleils on the Harboro Road elevation would make the building more incompatible with its surroundings and does not reflect any existing design feature within the vicinity.


· It is disappointing that a number of trees on Kings Road would need to be removed to provide the access when other access points are already available and that the landscaping could not have created more of a buffer between the development and neighbouring residential properties.


· The Transport Statement does not refer to the anticipated number of traffic movements. Whilst it compares the traffic generation with that of the former Pictor School, that use only operated 5 days a week during term time and at that time there was no access from Kings Road. The proposed development would operate 365 days a year with three shift changes. 


· Kings Road measures only 4m in width close to the proposed access.  With the exception of the area immediately adjacent to the junction, there is unrestricted parking on both sides of the road, which, because of its limited width, severely restricts the extent of highway available for passing vehicles.  The road would not safely be able to accommodate the vehicles associated with the development. The swept path analysis shows that ambulances and refuse vehicles would need to encroach onto the opposite side of the highway when turning into Kings Road from Delaunays Road. This situation would be exacerbated by parked vehicles. 


· There is insufficient on-street parking. No information is given as to how things will work at a shift change. No consideration is given to the anticipated visitor numbers.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. There are no objections in principle to the proposed use of the site as a residential care home. 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. 


2. Proposal H7 states that it is necessary to consider the concentration of similar uses in the immediate locality. There is another residential care home adjacent to the application property and another approximately 50m to the west on the opposite side of the road and, if planning permission were to be granted, there would clearly be a small concentration of such uses in this immediate locality. However, as the site has previously been in use as a school rather than being in residential use, it is not considered that the retention of an institutional use in this location would have any additional detrimental impact on the residential character of the area.


DESIGN AND VISUAL AMENITY 


3. The proposed building would be of modern design, incorporating flat roofs, and would be constructed in off-white render, brickwork, timber cladding and light grey rockclad panels.  The Harboro Road elevation would be three storey with the lower two storeys constructed in brickwork with rendered projecting elements and the upper storey set back approximately 600mm from the main elevation and faced in grey cladding with large, projecting, curved brise soleils. A curved, rendered, two storey corner feature with large horizontal windows would project forward towards Harboro Road and turn the corner onto Delaunays Road and would incorporate an element of vertical larch cladding on that elevation. The main, two storey, Delaunays Road elevation would also be constructed in brickwork with rendered projecting elements. At its northern end, close to Kings Road, the building would incorporate a curved three storey section, which would be faced predominantly in vertical larch cladding. The upper two storeys of this element would be partially raised on stilts above a ground floor parking area.

4. Concerns have been raised by a number of objectors about the scale of the proposed development. However, the proposed building has been designed so that the three storey elements would be located at the northern and southern ends of the site with two storey development facing the nearest houses on the opposite side of Delaunays Road. There is a mixture of two and three storey development along Harboro Road, including two blocks of three storey apartments directly opposite the application site. The overall height of the proposed building would be 11.7m, which is similar to a number of other large developments along Harboro Road. Furthermore, the former Pictor School building, which previously occupied the site, was partly three storey on the Harboro Road elevation. The Delaunays Road elevation, closest to the existing residential properties is two storey and the main roof elements of this part of the proposed building would measure approximately 8.3m in height, which is not significantly higher than the dwellings on the opposite side of the road. The three storey element at the northern end of the site would be approximately 23.5m from the blank side gable of the nearest house on Kings Road and approximately 35.5m from the house on the opposite side of Kings Road and would be set back at least 18m from the Kings Road frontage with a number of trees retained on this boundary. Whilst the acceptability of these relationships in residential amenity terms is considered further below, it is considered that this gives some sense of separation from the smaller residential properties. It is therefore considered that this height of development would not be inappropriate in this context.


5. The former Pictor House school building comprised part two, part three storey traditional Victorian / Edwardian properties on the Harboro Road frontage (although these had been extended and significantly altered) and a more modern single-storey extension to the rear. Overall, the proportion of the site covered by the proposed building would be broadly similar to that at the time of the previous building, although the footprint of the buildings at the rear of the site was different and it is also recognised that the buildings at the rear were only single storey at that time whereas two and three storey development is now proposed. Nevertheless, (with the exception of the projecting corner feature) the proposed development follows the building lines on Harboro Road and Delaunays Road with the building being set back approximately 7.5m from Harboro Road and 6.6m from Delaunays Road, allowing for the retention of trees along these boundaries. It is therefore considered that the siting of the building within the plot would not be inappropriate in this context. 


6. Concerns have been raised by a number of objectors that the design of the care home would bear little relation to the traditional character of the surrounding suburban residential properties. It is recognised that the residential properties on Delaunays Road and Kings Road are relatively homogeneous in character with a mixture of early / mid twentieth century brick and tile two storey detached and semi-detached houses of traditional character. However, there is a variety of more modern development on Harboro Road including the flats directly opposite the application site. Furthermore, Planning Policy Statement 1, Delivering Sustainable Development, warns that local planning authorities should not attempt to impose particular architectural styles nor stifle innovation or initiative through unsubstantiated requirements to conform to certain development forms or styles. It is therefore considered that it would not be appropriate to require that all future development in the area is built in a traditional style. The proposed building is a new separate institutional development on a large plot and it is accepted that it has been designed to make a bold statement as a modern, purpose built facility and not to merely blend in with the surrounding dwellings. 

7. The relevant question is therefore whether the proposed development represents good design that has taken into account the character of the surrounding area. In this case, it is considered that the surrounding urban context has been taken into account in the design of the proposed development in a number of ways: -

· As referred to above, the height of the building relates to the height of other properties in the area. It is also important to note that the apparent scale and massing of the proposed building would be reduced by the projecting and recessed elements that break up the elevation. Therefore, in terms of scale and massing, it is considered that the proposed development would be acceptable in the street scene.


· The proposed building is set on the same building line as the nearby buildings on Harboro Road and Delaunays Road and provides active and interesting frontages to these streets, This has the additional benefits of allowing the retention of existing trees on the perimeters of the site and ensuring that the majority of the car parking provision can be sited away from the main road frontages where it will make less impact in the street scene.


· The proposed use of red brickwork and off-white render continues the theme of the surrounding area, although this is combined with a complimentary palette of more modern materials to create a more interesting and contemporary design approach. (It is anticipated that samples of the proposed materials will be available at the committee meeting).


· The proposed scheme has been designed to allow the retention of the majority of the trees on the perimeters of the site, which will soften the visual impact of the development and ensure some continuity with the previous appearance of the site. A detailed landscaping scheme has also been submitted, which shows the retention of existing trees on all boundaries as well as shrub and ornamental tree planting and a proposed hedge along the road frontages.


8.
It is recognised that the proposed building would be prominent in the street scene and would create a more urban, built up character with the loss of the existing open aspect across the vacant site. There would also be visual impact from the houses on the opposite side of Delaunays Road and Kings Road, although it is an established principle of planning law that there is no right to the retention of existing long distance views from private properties. It is also recognised that the development would result in the loss of a small number of existing trees. However, it is considered that further replacement tree planting can be required as part of a landscaping condition.


9. 
In overall terms, it is considered that this is a well designed, site specific, creative design solution, which will add variety and interest to the street scene. The building would provide an active and interesting frontage to all three roads, with large windows on these elevations as well as a variety of materials and surface treatments, including brickwork, render and timber cladding. There would also be considerable variety in the modelling and articulation of these elevations. The rear elevation of the building would also be of interest with a similar variety of materials, glazing and modelling, including further use of the rendered projecting elements, curved timber cladding and grey rockclad panels. Whilst the design is of a modern style compared with the surrounding residential properties and makes a bold visual statement, it does relate to surrounding development in terms of height, footprint, building line, window proportions and the proposed use of brickwork and render and is therefore considered to be compatible with the character of the area and appropriate within the context of this large site, which has historically been in institutional use. It is therefore considered that the proposed development would be acceptable in terms of design and visual amenity and would comply with Proposal D1 of the Revised Trafford Unitary Development Plan in this respect.


IMPACT ON RESIDENTIAL AMENITY


10. In terms of interface distances, the first storey windows in the side elevation of the proposed building would face the main habitable room windows of the dwellings on the opposite side of Delaunays Road at a distance of at least 23m, which compares favourably with the Council’s normal guideline of 21m across a main road.


11. The windows facing the adjacent care home to the west would be approximately 27.5m from the main habitable room windows in that building. At the Kings Road end of the site, the two and three storey windows on the north elevation of the building would be over 35m away from the main habitable room windows of the dwellings on the opposite side of the road. The interface distances to these properties would therefore be well in excess of the Council’s guidelines.


12. The adjacent dwelling at number 36 Kings Road has no windows in its side gable elevation and there would therefore be no overlooking of the main habitable room windows of that dwelling. The three storey windows would be approximately 22.5m from the boundary of the rear garden of this property The Council’s normal guideline in this respect is a distance of 13m from a second storey window to a rear garden boundary. It is therefore considered that there would also be no unacceptable overlooking in that respect. 


13. Objections have also been raised in respect of overbearing impact, visual intrusion and loss of light, but given the distances referred to above, it is considered that there would be no significant adverse impact on nearby properties in terms of these issues. 


14. It is recognised that concerns have been raised by local residents about the potential impacts on residential amenity in terms of the likely traffic generation, the position of the vehicular access and the main pedestrian entrance and the likelihood of on-street parking. The acceptability of these aspects of the development in highway safety terms is considered in more detail in the relevant section below. However, taking into account the conclusions of the LHA in that respect and the fact that the proposed development would meet the Council’s parking standards, it is considered that, although there would be some additional traffic generation and on-street parking associated with the development, this would not result in so serious a loss of amenity to nearby residents as to justify refusal of the application. 


15. It is also considered that the timing of the proposed shifts (0800 to 1400, 1400 to 2000 and 2000 to 0800) would mean that any noise associated with comings and goings at shift changeover times would not be at particularly unsocial hours and it is therefore considered that there would also not be any unacceptable impact in terms of noise and disturbance.  It is considered that a condition would need to be attached to control details of external lighting.


16.
In terms of the residential amenity for the occupants of the nursing home, the Council does not have specific outdoor amenity space standards for nursing homes, although the Trafford Planning Guidelines, Residential Care Homes and Nursing Homes for the Elderly, state that the site must be capable of providing a landscaped private garden area. The proposed layout includes a landscape garden of approximately 400 square metres in the central courtyard in addition to incidental landscaped areas around the perimeter of the site. This level of provision is roughly equivalent to other recent care homes that have been granted planning permission in Trafford and is considered to be acceptable in this respect.


ACCESS AND PARKING CONSIDERATIONS


17.
The site is in a relatively sustainable location approximately 350m away from a major bus route on Washway Road and approximately 700m away from Sale Town Centre. The submitted Transport Statement concludes that it is likely that peak time traffic levels associated with the former Pictor School would have been higher than the potential traffic generation in respect of the proposed development. The report also concludes that it is considered likely that there would have been short term congestion at the start and finish of the school day as a result of parents dropping off and picking up children. The LHA has raised no objections in principle in terms of the likely traffic generation of the proposed use.


18.
A number of objections have been received from local residents in relation to the position of the proposed vehicular access off Kings Road, The Transport Statement says that the scheme has been designed with an accessible service yard of 13m in length and that it is expected that the majority of deliveries / servicing movements, including kitchen supplies and maintenance vehicles, will be made by a 5.6m box van. The service yard has been designed to accommodate the manoeuvres of this vehicle and the manoeuvres of an ambulance. The LHA has raised no objections to the position or design of the access and turning space.


19. In relation to parking provision, in respect of homes for persons unlikely to be able to drive a car (including care homes and nursing homes for elderly persons), the Council’s parking standards require 1 space per residential unit for resident staff and 1 space per two staff on duty at the busiest time. The proposed development would be primarily for people suffering from dementia including a significant proportion of early onset dementia cases. The applicant has submitted a letter clarifying the proposed staff provision and the conclusions of the Transport Statement with regards to parking provision. This states that the proposed staffing numbers are based on the two units that the applicant already operates elsewhere, both of which are similar in size to the current proposal. The letter states that there will be 150 staff employed in total, which will consist of various full time and part time posts that will equate to 112.5 full time staff.  Staff numbers will equate to an average of 50-60 staff per day over a 24 hour schedule, with staff working one of three shift patterns: 08:00-14:00, 14:00-20:00 and 20:00 to 08:00. (Whilst this number appears to be significantly below the stated total of 112.5 full time equivalent posts, this is due to the fact that employees will not work seven days per week and will take a number of weeks holiday every year). The letter and the Transport Statement therefore suggest that there would be approximately 20 members of staff on duty at any given time, although there would be a weighting towards staff cover during day shifts. There would be no resident staff. The Transport Statement says that the parking provision will also cater for other visitors such as social workers and health care professionals and that the majority of these will take place off-peak between the hours of 10:00 and 14:00. The Statement says that family and friend visits also usually take place outside of peak times as breakfast or evening meals are usually served to residents during these times.


20. On this basis, the Council’s minimum parking standards would generate a requirement for ten staff spaces. The LHA has also requested the provision of 16 visitor spaces giving a total requirement of 26 car parking spaces. The application proposes a total of 28 car parking spaces and the LHA has therefore raised no objections in terms of parking provision.


21. There is also a requirement for 2 cycle parking spaces. The application proposes a total of 11 cycle parking spaces with 2 motorcycle spaces. The Design and Access Statement states that staff cycle provision would include dedicated secure storage spaces and showers whilst Sheffield style cycle stands would be provided for visitors. This aspect of the proposed development is therefore also considered to be acceptable. 


22. It is therefore considered that the proposed development is acceptable in terms of highway safety, traffic generation, vehicular access and parking provision.


DEVELOPER CONTRIBUTIONS


23.
In accordance with the provisions of SPD1 ‘Developer Contributions towards Public Highway and Public Transport Schemes’ a financial contribution should 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 contribution for a C2 use, a figure of £7786.58 in respect of 62 bedrooms has been determined, based on similar calculations agreed for other care home developments recently approved by the Council.  This will need to be secured through a Section 106 Agreement.


24.
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 is not sought in this respect.


25.
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, Proposal ENV16 – Tree Planting – of the Revised Trafford UDP states that financial contribution towards off-site tree planting will not be sought in respect of elderly persons’ accommodation.


CONCLUSION


26.
In conclusion, it is considered that there is no objection in principle to a residential care home in this location and that the proposed scheme would be acceptable in terms of the impact on residential amenity and the impact on the character and visual appearance of the area. It is also considered that the revised scheme would be acceptable in terms of parking provision and highway safety. Furthermore, it is considered that the proposed development would provide a facility that would be of benefit to the community. It is therefore recommended that planning permission should be granted, subject to appropriate conditions. 


RECOMMENDATION:
MINDED TO GRANT, subject to:


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


A financial contribution of £7786.58 towards transport improvements, comprising £5812.68 towards highway infrastructure and £1973.90 towards public transport improvements.


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


3. The permission hereby granted relates only to a residential care home with a maximum of 62 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.


4. Materials including details of walls, roofs, windows, doors, canopies, brise soleils and rainwater goods.


5. Details and implementation of landscaping


6. Tree Protection


7. No trees to be removed (other than those shown to be removed on the approved plans)


8. Demolition of boundary wall to be carried out by hand


9. Provision of access, parking, turning and servicing areas in accordance with approved plans (Standard Condition). Surfacing of access, parking and turning areas to be carried out in accordance with details that shall previously have been submitted to and approved in writing by the Local Planning Authority. 


10. Retention of access, parking, turning and servicing areas (Standard Condition)


11. Notwithstanding the submitted Travel Plan, a revised Travel Plan to be submitted and implemented


12. Submission and implementation of details of secure cycle parking prior to the first use of the building hereby permitted.


13.  Details of existing and proposed ground levels and proposed floor levels and development to be implemented in accordance with these details.


14. Details of any proposed lighting to external access and parking areas to be submitted and implemented in accordance with these details prior to the first use of the building hereby permitted.


15.  Site investigation for contaminated land to be submitted to and approved in writing by the Local Planning Authority prior to the commencement of development. Any necessary remediation works to be implemented in accordance with the approved details and a Site Completion Report to be submitted to and approved in writing by the Local Planning Authority.


16. Submission and implementation of drainage details.


17. Submission and implementation of details of bin store


18. No use of proposed flat roofs as amenity areas. 


19. Details and implementation of security gates and intercom system to vehicular access


20. Details and implementation of wheel wash / measures to ensure that the road is kept free of mud and debris


21. Details and implementation of measures intended to achieve Secured by Design accreditation


SD






		WARD:Bowdon

		           74612/FULL/2010  




		DEPARTURE:No 





		ERECTION OF 14 NO. TWO BEDROOM AFFORDABLE, SHARED OWNERSHIP APARTMENTS IN FOUR STOREY BUILDING (INCLUDING BASEMENT) WITH ASSOCIATED CAR PARKING AND TRIPLE GARAGE.  LANDSCAPING THROUGHOUT.


Land Adjacent to 3 Grange Road, Bowdon





		APPLICANT: Great Places Housing Group





		AGENT: N/A





		RECOMMENDATION: MINDED TO GRANT subject to Section 106 agreement









SITE

The application site is located on the south-west side of Grange Road, Bowdon near to the junction with South Downs Road and Langham Road. The site comprises a former agricultural nursery in a derelict and abandoned condition, the access to the site is from Grange Road with 1-3 Grange Road sharing this access to the rear of their properties.  A number of dilapidated partly demolished structures are situated within the site including glasshouses and timber and concrete stores/garages.  The site is very overgrown with vegetation and there is a significant change in level within the site, with the northern part of the site highest, with a marked reduction as it extends southwards.  Neighbouring residential properties on Ash Grove are at a lower level than the proposed development.


The surrounding area is predominantly residential with dwellings to the north, south and west of the site.  The access to the site onto Grange Road falls within Sub-Area E of the Bowdon Conservation Area whilst the rest of the site falls outside the Conservation Area boundary.


PROPOSAL


This application seeks planning approval for the erection of a four storey detached building containing fourteen 2x bedroom apartments.  The accommodation would include four apartments within each level at lower ground floor (basement), ground floor, first floor and two apartments at second floor (roof space).  A previous application H/64296 was minded to grant at Planning Committee on the 24th August 2006, subject to a contribution in line with the Council’s Supplementary Planning Guidance Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums.  The previous application H/64296 has not been implemented nor has any Section 106 agreement been entered into between the Council and the applicant on that particular application, Dovea Ltd.


This current application proposes an additional four apartments above what was previously approved under H/64296 (ten apartments).  The additional four apartments are to be achieved by incorporating a lower ground floor area (basement) thereby there is no change proposed to the height, scale, mass or footprint of the building as previously approved.


This new application proposes 17 car parking spaces; the previous application included 15 spaces for 10 flats.  In addition it is proposed to erect a detached garage building comprising one double and 2 single bay garages which is for the specific use of the residents of 1-3 Grange Road.  This garage block had been approved previously under planning Ref:H/64908 which expired in July 2009.


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


DP7 – Promote Environmental Quality


EM1 (C) – Historic Environment


L4 – Regional Housing Provision


MCR1 – Manchester City Region


MCR3 – Southern Part of the Manchester City Region


RDF1 – Spatial Priorities


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

Bowdon Conservation Area


PRINCIPAL RELEVANT  REVISED UDP POLICIES PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D3 – New Residential Development


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


ENV16 – Red Rose Forest


H1 – Land Release for Development


H2 – Location and Phasing of New Housing Development


H3 – Land Release for New Housing Development


H4 – Release of Other Land for Development


OSR9 – Open Space in New Housing Development


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


RELEVANT PLANNING HISTORY


H/64296 – Erection of 10 no. two and three bedroom affordable, shared-ownership apartments in three storey building with associated parking – Minded to grant subject to S106 24/08/2006


H/64908 – Erection of 4-car garage – Approved 31/07/2006


H/63075 – Erection of 12 no. two and three bedroom affordable, shared ownership apartments in three-storey building with associated parking – Refused 15/03/2006 for the following reasons:-


1. The proposed development would be deficient in on-site parking and would thereby result in significant levels of on-street parking activity on adjoining residential roads resulting in an unacceptable degree of disamenity and inconvenience for occupiers of residential properties on these roads and inconvenience to other road users. The proposed development is therefore contrary to Proposals D1, D2 and D3 of the Adopted and Proposed Adopted Trafford Unitary Development Plans.

2. The proposed building, by reason of its siting, size and site coverage, would constitute overdevelopment of the site which would detract from the visual amenity of the surrounding area.  The proposed development is therefore contrary to Proposals D1, D3, ENV21 and ENV23 of the Adopted Trafford Unitary Development Plan and Proposals D1, D3, ENV21 and ENV23 of the Proposed Adopted Trafford Unitary Development Plans.

3. The proposed development, by virtue of its size, siting and design, would result in an adverse impact on the outlook of residents on Ash Grove and as such is contrary to Proposals D1 and D3 of the Adopted and Proposed Adopted Trafford Unitary Development Plan.

The main changes subsequently undertaken following this refusal and approved under H/64296 included 


· a reduction from 12 no apartments to 10.no apartments


· Increase in parking provision from 1 space per unit to 1.5 spaces per unit


· Reduction in bulk and massing of building.

H/60929 – Erection of 3 detached dwellings and garage block and alterations to vehicular access following demolition of nursery buildings. – Withdrawn


H/29001 – Erection of a detached dwellinghouse - Withdrawn

APPLICANTS SUBMISSION

Design and Access Statement

The applicant has submitted a Design and Access Statement as part of their submission, main points:-


The application is a new application to intensify the use of planning application (H/64296).  We are seeking to vary the additional 10 unit scheme by including a further four affordable units through the incorporation of an excavated basement level, which ensures that the new scheme retains the same height, mass, footprint and overall physical appearance as the previously approved scheme.  There are no known constraints in terms of Access, infrastructure, contamination or flood risk.  A main sewer runs along the length of Grange Road.


In summary, this amended application offers


· An identical footprint to that approved in H/64296


· An identical overall height to that approved in H/64296


· An identical mass and general appearance to that approved H/64296


· A building whose physical relationship with surrounding structures remains unaltered from that approved in H/64296


· The delivery of additional affordable units, which responds directly to the compounding shortfall of this type of housing provision


The amended application remains identical to the previously approved scheme in terms of ridge and soffit heights as well as above ground mass.  Through excavation into the natural slope, the site will accommodate a lower ground level without changing the proposed buildings relationship with surrounding structures in any way.


Whilst the amended scheme creates an increased site density, this increase does not result in a building that is of any greater mass, height, footprint or physical impact than that of the previously approved scheme.


The lightwells for the basement floor will remain unseen from Grange Road and obscured glass has been used on the south facing windows to maintain privacy.  In addition, high level zero visibility windows have been used for the roof space to eliminate any visual intrusion on the south facing elevation.  The western elevation is screened from view by retaining the existing mature trees on the site.


The 12 bay cycle rack and refuse store has also been sensitively screened from view with a 2m and 1.5m high trellis enclosure.  The existing trees will be supplemented by further soft landscaping.


In terms of siting and privacy, this amended scheme remains unaltered from the previously approved scheme.


Suitable access will be provided to enable both able and disabled people to gain access into and within the proposed building.  Access and means of escape will fully comply with the requirements of the Disability Discrimination Act and Part M of the Building Regulations.


As part of approved application H/64296 a landscape proposal was submitted with the approval of adjoining residents.  The agreed landscape proposal has therefore been incorporated into the amended application.


The amended scheme provides a total of 21 new spaces, the equivalent of 150% parking provision; 17 spaces for the proposed apartments and a four car garage for use by existing residents of Grange Road.


Consistent with many parts of the UK, Altrincham is deficient in the provision of Affordable Homes and, as highlighted in the Council UDP, there is a compounding shortfall in this type of housing


Bat Survey


The applicant has also provided a Bat Survey as part of the planning submission, main points:-


· There is a small chance bats could hibernate within the metal garage or the wooden outbuilding.  


· The asbestos garage has minimal potential for use by roosting bats


· Bats could roost under Ivy cover


· As precaution, long before site is levelled the Ivy stems should be cut at their bases to allow it to die back, to minimise the likelihood of use by roosting bats and/or nesting birds.


· There are known pipistrelle bat roosts within a short distance of this site, and the overgrown vegetation will undoubtedly be used by this species for feeding.


Recommendations include as follow:-


· Three bat surveys undertaken over the months May to September 2010, inclusive, spaced fairly evenly.  Over winter cut paths through the vegetation to allow access to each corner of the site and the wooden building.


· Cut the stems of the Ivy as soon as possible and definitely before spring 2010.


· Do not clear the site during the bird nesting season (1st March – 31st July)


· If site clearance is planned over winter, have the buildings checked again at the time to ensure hibernating bats are absent.


· If at the time of site clearance the Ivy has not died back, it must be removed by hand with care with the bat consultant in attendance.


· Bat consultant must have input to the landscaping proposals.

CONSULTATIONS


Local Highway Authority (LHA):- To meet the Council’s car parking standards the provision of 2 car parking spaces per flat should be provided, however the provision of 1 space per flat will be acceptable.  The application proposes the provision of 19 car parking spaces for 14 flats, however the landscape plan indicates the provision of 17 car-parking spaces and four single garages.  The garage block proposed only indicates 3 garages.


Whilst there is no objection to the proposals on highways grounds, applicant requested to clarify proposals as the plans provided are misleading.  Parking space 1 requires amending as it is too short; it needs to be 4.8m long with a 6m aisle width to be acceptable.  In addition pedestrian access through the car parking spaces is restricted; the applicant should be requested to improve the access.


It is noted that an outdoor cycle store is proposed, the LHA would ask that the provision of 3xno cycle store lockers are required in order to meet the Greater Manchester cycle parking standards and are more appropriate form long term storage of bikes.


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


Built Environment (Highways):- No objection in principle.  The access road will not be adopted by the LHA.  However works affecting the adopted footway of Grange Road to be agreed with the LHA.


Built Environment (Drainage):- Recommends informatives

Pollution and Licensing:- The application site is situated on brownfield land -  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.


Housing Strategy:- No objections, comments incorporated in report.


Strategic Planning and Developments:- Comments incorporated in the Observations section below under Principle of Development.

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.  The survey found no evidence of bats at the time of survey and overall considered the site to have low potential for roosting bats, although the site is likely to be used by foraging bats.  The bat report makes a number of recommendations; however, given the findings of the survey it is unreasonable to require the first of these (10.1).  We would suggest that the following conditions be attached to any permission, if granted:


1) There should be no clearance of vegetation during the main bird breeding season (March to July inclusive).


2) The procedure for ivy clearance as outlined in the bat report (10.2 and 10.4) should be followed.


3) If the buildings are to be removed between November and March (inclusive), an inspection by a bat consultant must be undertaken prior to the works, with the results submitted to the Council.


4) The landscaping scheme should be amended to include locally native species to provide mitigation for the loss of bat foraging habitat.


REPRESENTATIONS:

Neighbours:- 13 Letters of objection have been received from local residents, main points raised:-


· Ownership of site not correct, part of site not in applicant’s ownership (Council note:- The correct ownership certificate has now been submitted to the Planning department and notice served upon other parties with an interest in the application site).


· Three drawings referred to in applicants design and access statement, four made available by the Council for public consultation (Council note: The planning department requested an additional plan following submission by applicant).


· Location of proposed trees to site boundaries, existing services and potential for them to grow and block light.


· Concern that access to residents properties to rear of 1,2 and 3 Grange Road is not affected by the proposal (parking spaces 16 &17 appear to restrict their access)


· Parking provision of 150% is not correct (spaces 18,19,20 and 21, within the garage block are for use by the owners of 1,2 and 3 Grange Road).


· Considered that a full assessment of protected species on site has not taken place as site access is restricted


· No assessment made of additional European Protected Species such as amphibians, there was a pond on site and old water tanks.


· Proposal will result in overdevelopment of the site, previously had 12 apartments refused.  Any intensification of units will increase traffic on surrounding roads and lead to congestion.


· Proposed development will seriously impair natural light and impact on view from houses on Langham Road and Grange Road.  Neighbouring properties will also be affected by noise.


· Parking provision is inadequate 


· Proposed building would be out of keeping with other houses in the area


· Proposal will result in overlooking and reduction in privacy 


· Overshadowing to properties on Ash Grove


· Excavation may undermine neighbouring boundaries and trees


· Proposed apartments would provide poor quality living environment for future occupiers


· Any proposed soakaway must be positioned more than 5m from any building.


Bowdon Conservation Group have also objected to the proposed scheme, main points include:-


· Although part of the site is not within the Bowdon Conservation Area we would suggest that its position means a building on this site should be controlled by the Conservation area Guidelines.


· Design of the building is not sympathetic to the nearby Victorian buildings.


· Footprint/hard standing to plot size is also much greater than normal


· Loss of amenity through overlooking and loss of privacy


· Traffic problems with the site given its proximity to the South Downs Road/Grange Road/Langham Road junction.


OBSERVATIONS

     PRINCIPLE OF DEVELOPMENT


1. The application proposes a development incorporating a detached building comprising 14 affordable residential apartments 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 Proposed Changes to the Regional Spatial Strategy published by the Secretary of State in March 2008 – and now formally published (in September 2008) – must carry significant weight in the determination of planning applications, to the extent that they must take precedence both over the policies of the former published 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 present application is for 14 affordable residential units is considered to be acceptable in housing land supply terms as it involves the development on previously developed land; and is providing a wholly affordable RSL housing development.  In addition the site is in a location well served by public transport located close to bus stops on Langham Road and is also within the ‘accessible’ area on the Trafford Accessibility Plan which defines accessible sites as  being within 400m from a bus stop with a service of at least 15 minutes or 250m from a bus stop with a service of at least every 30 minutes.


6. The merit of the proposal as a development supportive of a local regeneration strategy is less clear given its relatively distant location from the edge of Altrincham Town Centre Priority Regeneration Area.  However, the development supports Council objectives contained within the Trafford Community Strategy; to increase the number, choice and affordability of homes in Trafford and ensure they are greener and better designed; more homes built on previously developed land and ensure that the right kind of homes are planned and developed that meet local needs with access to appropriate services and a minimal impact on the environment.


7. The development also supports delivery of the following Strategic Priorities from the Trafford Housing Strategy 2009-2012:


· SP1 Affordability and access to housing.1a Deliver more affordable homes.


· SP2 Housing’s contribution to economic development.  2c Continue to ensure that development works to achieve a more balanced housing offer across the Borough.


8. 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.


9. The current site is derelict and detracts from the environment in this attractive residential location.  The proposed development will provide much needed affordable housing in this area which is characterised by high house prices.  The Trafford Housing Market Assessment 2006 identifies a significant shortfall of affordable housing in the south of the borough.  As such it is considered that in principle the proposed residential development of the site for 14 affordable residential units is acceptable.


IMPACT ON RESIDENTIAL AMENITY AND STREETSCENE


10. This revised application which seeks an additional four residential units within the basement area will not result in any increase in the overall height or change to footprint or design, scale, siting and massing from the building which was approved under planning Ref:H/64296.  The height of the building will be 8.6m in height and will incorporate a double gable frontage with two dormers on front elevation.  The design of the building includes a ‘cat slide’ roof to the rear which results in a low eaves height as the site slopes southwards to the rear boundary.


11. The position of windows throughout the building are as previously approved, with high level roof lights to the rear elevation to bedroom accommodation at ground floor and first floor level.  The proposed development has been designed so that the major habitable room windows are concentrated in the north elevation, with a separation distance in excess of 16m to the boundary of the garden area at 3 Grange Road and 24m to the facing gable elevation of 3 Grange Road.  No windows are proposed on either flank elevations.


12. The only changes from the approved scheme include an excavated light well to the front of the building to provide light to the living room and bedroom 2 of Apartments 11,12,13 and 14.  In addition bedroom 1 of each of these apartments are positioned to the rear of the building and will incorporate flank windows which look out onto a purpose built privacy screen (wall).  The windows to these rooms will therefore not result in any overlooking to adjacent sites.  Although these windows to the front and rear of the building (basement) will face directly onto blank walls, the previous scheme had accepted high level roof lights to ground and first floor bedrooms which provide no direct view from these rooms.


13. The proposed garage block will be positioned to the north-west corner of the site and is identical to the garage block approved under planning Ref:H/64908 in terms of siting,size and design, and will include a double garage with two attached single garages.  The footprint of the garage will measure 10.7m x 5.5m with a pitched roof measuring 4.5m from ground to ridge height and a length of 10.7m.


IMPACT ON CONSERVATION AREA


14. The site access is the only part of the site that falls within the Conservation Area.  The site is currently in an untidy state with shabby, derelict buildings.  As such it is considered that the proposed development would result in a marginal improvement to the setting of the Conservation Area.


ACCESS AND CARPARKING


15. The proposed scheme will provide 17 car parking spaces for 14 residential units which equates to 1.2 spaces per unit.  Although this provision is less than what is normally required for similar residential apartments of the general market (2spaces), the LHA consider that as the scheme is aimed at the affordable housing sector there should be a reduced level of car ownership.  It should be noted that the refused scheme (H/63075), which was refused on parking grounds amongst others, proposed only 100% parking provision for the occupiers of the new development. The supporting statement submitted by the applicant advises that the scheme is directed at a sector for which car ownership is less prevalent and advises that circular 6/98 Planning and Affordable Housing states that:


‘In particular local planning authorities should be flexible on car parking standards as car ownership rates are generally lower for occupants of affordable Housing than for those of general market housing.  This approach may make it easier for the developer to provide Affordable Housing’


16. The LHA have no objections to the parking provision levels on site and have requested that parking space No.1 be extended to 4.8m in length and the aisle width at this point also be extended to 6m, the applicant has submitted a revised site layout plan showing these changes.  An outdoor cycle rack is proposed and the LHA have requested that three cycle lockers to be provided, details of which to be submitted by way of an appropriate condition.

BATS


17. The bat survey findings suggest that there is a small chance that bats could be present on site.  The survey recommendations and the advice from GMEU is that a further survey be undertaken between November and March if demolition is proposed at that stage.


CONTRIBUTIONS


Red Rose Forest

18. The Council’s approved SPG for developer contributions towards Red Rose Forest (September 2004) does not apply to Affordable Housing Schemes.


Open Space


19. The Council’s approved SPG on Informal/Children’s Playing Space and Outdoor Sport’s Facilities Provision and Commuted Sums (September 2004) sets out when developers will be expected to contribute to such provision.  For residential development, there is a set method of calculating the contributions based on the number of dwellings and number of bedrooms.  In this case the number of residential units is known (14) and the application states that each unit will have 2 bedrooms.  On this basis the contribution would be £16,149.66 towards open space provision and £7,667.18 towards outdoor sports provision, a total of £23,816.84.


Highway and Public Transport Schemes


20. The proposed development also requires a contribution towards public transport provision and highway network provision under the provision of Proposal T9 of the Trafford UDP and SPD1: Developer Contributions to Highway and Public Transport Schemes.  The contribution is also split using a set formula set out within the SPD.   The contribution required would be £1,022.00 towards Highway Network Provision and £3,766.00 towards Public Transport Provision, a total of £4,788.


RECOMMENDATION: MINDED TO GRANT subject to Section 106 Agreement


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


· To ensure that the housing provision is affordable


· To secure a financial contribution of £16,149.66 towards open space provision and £7,667.18 towards outdoor sports facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ giving a total sum of £23,816.84 due.


· To a secure a financial contribution of £1,022 towards Highway Network Provision and £3,766 towards Public Transport Provision in accordance with the Council’s SPD1: ‘Developer Contributions to Highway and Public Transport Schemes’ giving a total sum of £4,788 due.


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


1. Standard Condition


2. Approved Plans


3. Submission of materials


4. Submission of hardstanding materials


5. Landscaping condition


6. Contaminated land standard condition


7. This permission relates to the erection of a detached building comprising 14 affordable residential units with existing vehicular access. Notwithstanding the details on the submitted plans no permission is granted or hereby implied for any new front boundary treatment and/or vehicular gates and gate piers.


8. Retention of garages


9. Obscure glazing to bathroom windows at ground and first floor on rear elevation (south elevation)


10. Provision of Bin stores


11. Provision of 3x cycle lockers.


12. The development hereby approved shall be carried out in accordance with the recommendations of the submitted bat survey undertaken by Angela Graham Bat Consultancy Service dated 30/11/09.


CM
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		ERECTION OF A SINGLE STOREY REAR AND A SINGLE STOREY SIDE EXTENSION TO PROVIDE ADDITIONAL LIVING ACCOMMODATION.
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		RECOMMENDATION:  GRANT










The agent for this application is an officer of the Council and it is therefore required to be determined by the Planning Committee.

SITE


The site comprises of a rectangular shaped parcel of land occupied by a two storey semi-detached residential property dating from the inter-war period on Barnfield Crescent, north of it’s junction with Grosvenor Road. There is a modest garden to the front of the property and a larger private garden to the rear within which is sited a detached garage. The site is surrounded by properties of a similar style, age and design on all sides.

PROPOSAL


The proposal forms one half of a joint application with the adjacent property no. 3 Barnfield Crescent. It is proposed to erect a single storey extension to the side of the property adjoining an identical extension that is to be built within the curtilage of no.3 that is to be used for storage. It is to have a footprint of 2.3m x 6.3m and a height of 2.3 to the eaves and 3.7m to the ridge and is stepped back from the main front wall of the property by 300mm. Double doors are to be installed to the front elevation allowing direct access from the driveway with a single door and window to be installed in the rear.


In addition, a single storey conservatory extension is also to be constructed to the rear of the property. It is to project 3.6m from the main rear wall of the property and extend along the whole of the rear elevation. It is to have a flat roof with a parapet feature and skylight.

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 


UDP Allocation – No notation


PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D6 – House Extensions


RELEVANT PLANNING HISTORY

No planning history


APPLICANT’S SUBMISSION 


Relevant detail contained in ‘Observations’ section of report.


CONSULTATIONS


Local Highways Authority – No objection subject to the proposal not resulting in any loss of car parking to the property.


Built Environment (Drainage) – No objection


Built Environment (Highways) – No objection


Built Environment (Street Lighting) – No objection


REPRESENTATIONS


None received


OBSERVATIONS


RESIDENITAL AMENITY


1. The proposed side extension is to be erected over part of the existing drive, set back from the main front wall of the property by 300mm and projecting back 6.3m. One existing window on the side of the host dwelling is to be blocked up by the proposal, although this serves only a small store room and it’s loss will have no impact on amenity. 


2. In respect of its relationship to the adjacent property, as noted earlier in the report, this application forms one part of a joint application between the occupiers of no.3 and no.5 Barnfield with both properties proposing an identical single storey side extension that are to be adjoined to one another, the impacts of each development cancelling one another out. Notwithstanding this, the only window that may have been affected was the storeroom window and whilst it is noted both properties also have a dining room window on the side elevation, this will not be affected by the proposal.


3. In respect of the rear extension, Trafford’s adopted Supplementary Planning Guidance Note ‘Planning Guidelines; House Extensions’ advises that single storey rear extensions should not project more than 2.1m from the main rear wall of the dwellinghouse along the common boundary. However, this distance maybe increased incrementally relative to any distance the proposal is set away from the boundary. This proposal is to project along the boundary and in that respect does not comply with the guidance, however there is an existing singe storey rear extension to the adjoining property no.7 which projects approximately 3.5m along the common boundary. The presence of this extension offsets any impact the rear extension would have on the occupiers of no.7 and in this regard, it cannot be considered to result in any loss of residential amenity. It is set away from the boundary with the other adjacent property, no.3, by 2.4m, a distance sufficient to prevent the proposal causing any overshadowing or loss of outlook to the occupants. All the windows are sited on the rear elevation, significantly reducing the possibility of there being any overlooking to the neighbouring properties. In light of the above, there are no concerns that the proposal will result in any loss amenity.


DESIGN/STREET SCENE


4. The overall bulk and massing of the proposal sits proportionally with the host dwelling, appearing subordinate and respecting the key features and proportions of the property. The side extension is to be set well back within the street scene and the use of materials may be controlled through a suitably worded planning condition. As such, there in concerns with regard to the design of the proposal.


HIGHWAYS/CAR PARKING


5. Three bedroom semi-detached properties such as this would normally be required to provide off street parking for two vehicles and the erection of side extensions on driveways can result in the loss of such a space. However, in respect of this application, the driveway at the side of the house has a width of 2.2m at it’s widest point and 2.1m at it’s narrowest, significantly short of the 3.1m width dimension normally required for off street parking spaces and as such cannot be considered to serve as a space at present. It is also noted that the house benefits from a detached garage being sited at the rear of the garden. Whilst this garage may be wide enough to accommodate a vehicle, it can only be accessed via a 2.1m space at the side of the property, a gap considered unreasonably narrow for a car to be safely navigated though.


6. Visits to the site in the evening demonstrated that this is a recurring problem for many of the properties and that the drive to the side of the house is used neither as a parking space nor as a vehicular access to the rear with many two car properties choosing to park one vehicle on the road without any loss of amenity. This is the arrangement currently adopted by the occupants of the application property. Given therefore that off street parking exists at present for only one vehicle and the proposal does not involve development requiring additional parking, on this basis a refusal of planning permission would be difficult to sustain on parking grounds.


CONCLUSION


7. The proposal is for the erection of a relatively modest extension to the side of the property that is to adjoin an identical extension proposed to the adjacent property. The size and siting of the proposal is such that it will not result in any loss of residential amenity to the occupants of the surrounding properties and has been designed in such a way that it ties in with the character and fabric of the host dwelling and the wider street scene. It is noted that it is to be sited on part of the existing driveway although it is an area of the drive that is too narrow to be used either for access or parking and as such would not constitute the loss of a space. It is for these reasons that it is recommended the application be approved.


RECOMMENDATION: GRANT subject to conditions


1. Standard


2. Material Samples.
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		WARD: Ashton on Mersey

		74687/HHA/2010




		DEPARTURE: No





		ERECTION OF A SINGLE STOREY SIDE EXTENSION TO PROVIDE ADDITIONAL LIVING ACCOMMODATION






		3 Barnfield Crescent, Sale






		APPLICANT:  Mr. M Graham






		AGENT: N/A






		RECOMMENDATION:  GRANT










This application has been submitted by an employee of Trafford MBC and therefore must be determined by the Planning Committee.

SITE


The site comprises of a rectangular shaped parcel of land occupied by a two storey semi-detached residential property dating from the inter-war period on Barnfield Crescent, north of it’s junction with Grosvenor Road. There is a modest garden to the front of the property and a larger private garden to the rear within which is sited a detached garage. The site is surrounded by properties of a similar style, age and design on all sides.

PROPOSAL


The proposal forms one half of a joint application with the adjacent property no. 5 Barnfield Crescent. It is proposed to erect a single storey extension to the side of the property adjoining an identical extension that is to be built within the curtilage of no.5 that is to be used for storage. It is to have a footprint of 2.3m x 6.3m and a height of 2.3 to the eaves and 3.7m to the ridge and is stepped back from the main front wall of the property by 300mm.


Double doors are to be installed to the front elevation allowing direct access from the driveway with a single door and window to be installed in the rear. Planning permission is required for the proposal by virtue of the fact that it encroaches over the boundary with the neighbouring property.

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 


UDP Allocation – No notation


PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D6 – House Extensions


RELEVANT PLANNING HISTORY

No planning history


APPLICANT’S SUBMISSION 


Relevant detail contained in ‘Observations’ section of report.


CONSULTATIONS


Local Highways Authority – No objection subject to the proposal not resulting in any loss of car parking to the property.


Built Environment (Drainage) – No objection


Built Environment (Highways) – No objection


Built Environment (Street Lighting) – No objection


REPRESENTATIONS


None received


OBSERVATIONS


RESIDENITAL AMENITY


1. The proposed extension is to be located to the side of the property, constructed over part of the existing drive, set back from the main front wall of the property by 300mm and projecting back 6.3m. One existing window on the side of the host dwelling is to be blocked up by the proposal, although this serves only a small store room and it’s loss will have no impact on amenity. 


2. In respect of its relationship to the adjacent property, as noted earlier in the report, this application forms one part of a joint application between the occupiers of no.3 and no.5 Barnfield with both properties proposing an identical single storey side extension that are to be adjoined to one another, the impacts of each development cancelling one another out. Notwithstanding this, the only window that may have been affected was the storeroom window and whilst it is noted both properties also have a dining room window on the side elevation, this will not be affected by the proposal.


3. None of the other surrounding residential properties will be affected by the proposal and as such there will be no loss of amenity from overlooking, overshadowing or loss of outlook from the proposal.


DESIGN/STREET SCENE


4. The overall bulk and massing of the proposal sits proportionally with the host dwelling, appearing subordinate and respecting the key features and proportions of the property. It is to be set well back within the street scene and the use of materials may be controlled through a suitably worded planning condition.


HIGHWAYS/CAR PARKING


5. Three bedroom semi-detached properties such as this would normally be required to provide off street parking for two vehicles and the erection of side extensions on driveways can result in the loss of such a space. However, in respect of this application, the driveway at the side of the house has a width of 2.2m at it’s widest point and 2.1m at it’s narrowest, significantly short of the 3.1m width dimension normally required for off street parking spaces and as such cannot be considered to serve as a space at present. It is also noted that the house benefits from a detached garage being sited at the rear of the garden. Whilst this garage may be wide enough to accommodate a vehicle, it can only be accessed via a 2.1m space at the side of the property, a gap considered unreasonably narrow for a car to be safely navigated.


6. Visits to the site in the evening demonstrated that this is a recurring problem for many of the properties and that the drive to the side of the house is used neither as a parking space nor as a vehicular access to the rear with many two car properties choosing to park one vehicle on the road without any loss of amenity. This is the arrangement currently adopted by the occupants of the application property. Given therefore that off street parking exists at present for only one vehicle and the proposal does not involve development requiring additional parking, on this basis a refusal of planning permission would be difficult to sustain on parking grounds.


CONCLUSION


7. The proposal is for the erection of a relatively modest extension to the side of the property that is to adjoin an identical extension proposed to the adjacent property. The size and siting of the proposal is such that it will not result in any loss of residential amenity to the occupants of the surrounding properties and has been designed in such a way that it ties in with the character and fabric of the host dwelling and the wider street scene. It is noted that it is to be sited on part of the existing driveway although it is an area of the drive that is too narrow to be used either for access or parking and as such would not constitute the loss of a space. It is for these reasons that it is recommended the application be approved.


RECOMMENDATION: GRANT subject to conditions


1. Standard


2. Material Samples.
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		WARD: Hale Barns

		74697/FULL/2010



		DEPARTURE: No





		Erection of A NEW DWELLING.






		SITE: 26a Delahays Drive, Hale, WA15 8DP






		APPLICANT:  Mr Stuart McPherson






		AGENT:  Fallows Gowan Partnership






		RECOMMENDATION:  MINDED TO GRANT










SITE 


The application site is one of two plots within the site of a former detached dwelling on a bend in the road along Delahays Drive.  The original property has now been demolished and the building on the adjacent plot within that former site is currently under construction.  Permission already exists for a new dwellinghouse on this plot (H/70255).  This application defines the subdivision of the former site and seeks a dwelling of amended design on the plot identified as the site for this application.  The application site has a wide frontage which, due to the bend in the road, tapers to a narrow point towards the rear.  There are mature trees along the perimeter of the vacant plot to the rear and sides, and mature shrubs and trees to the front boundary.  There are residential properties to all sides.


PROPOSAL


The application involves the erection of a new detached dwelling within the former site of 26 Delahays Drive.  26 Delahays Drive has been subdivided into 2 distinct plots, one of which will accommodate this proposed dwelling.  The dwelling will be 2 storey with additional accommodation within the roofspace.  An integral double garage is proposed with additional parking for a minimum of 2 no. vehicles off-street provided in front of the garage.  The former site at 26 Delahays Drive had 2 no. vehicular accesses and the existing access lying within this particular plot will remain unaltered.  There are no proposed alterations to the front boundary treatment.

There is already permission for a detached dwelling on this plot (H/70255) and this application introduces a new dwellinghouse of different design, scale and layout to that formerly approved.  The previous permission sought contributions towards open space (outdoor sport provision and children play space) and a s106 Agreement was signed by the original applicant.  This application has been submitted by a different applicant and in light of the changes in the design is being referred back to Committee.


REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with the 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

OSR3 – Standards for Informal Recreation and Children’s Play Space Provision


OSR4 – Standards for Outdoor Sports Facilities Provision


OSR9 – Open Space in New Housing Development

RELEVANT PLANNING HISTORY

The site was part of a larger plot which formerly accommodated 1 no. detached house at 26 Delahays Drive.  There has been planning permission for new dwellings on both plots within the former site of 26 Delahays Drive.  These are identified below:


Adjacent plot (26 Delahays Drive):


H/67925: Demolition of existing dwelling and erection of replacement dwelling. APPROVED with conditions. Dec 2007.


H/71539: Erection of a replacement dwelling (as amendment to H/67925). APPROVED with conditions. Sept 2009.


26a Delahays Drive


H/70255: Erection of a new dwelling.  Minded to Grant


APPLICANT’S SUBMISSION 


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


CONSULTATIONS


LHA – To meet Council standards, the provision of 4 no. off-street parking spaces should be made.  The proposal includes a double garage and there is adequate space within the site to accommodate the further vehicles, and therefore there are no objections to the proposals on highways grounds.


The applicant must 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 granted: R2, R12a, and R17.


Strategic Planning – Comments incorporated in the Observations section under Principle of Development.


Manchester Airport – No objections


REPRESENTATIONS

Neighbours – 10 letters of objection were received in response to the application.  The objections raised can be summarised as follows:


· Overlooking/loss of privacy from roof terrace.


· Ridge height is too high


· The LPA when determining the application next door at 26 would not allow second floor accommodation due to restricted ridge heights in the area.


· No evidence of 3 storey accommodation in the immediate vicinity


· Cannot fully assess application without appropriate existing and proposed levels


· Obscure glazing required to side elevation facing no. 26.


· Trees should be kept to front boundary.


· Impact on outlook


· Rectangular footprint sitting in wedge shape plot is uncomfortable.


· Rear elevation close to boundary with number 28.


· Building has no relationship with surroundings or site constraints.


· Construction concerns


· Damage to boundary hedging


· Loss of light due to increase in height.


OBSERVATIONS

PRINCIPLE OF THE DEVELOPMENT 

1. The application proposes the development of a new 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, 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, 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).”


6. 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.


7. 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.”


8. 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.”


9. 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?


10. 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 (a) and (c), however, the merits of the proposal are very much less than clear given its relatively distant location (of almost 2 kilometres) from the edge of the Altrincham Town Centre Priority Regeneration Area and the nearest significant public transport route (although the nearest bus stop is 200m away).


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.


12. 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.

DESIGN AND APPEARANCE


Footprint


13. The proposed dwelling has a regular footprint.  Whereas the previous detached dwelling approved on the site embraced the splayed boundary limitations of the site through tapered walls, this amended design presents a more regular footprint within the site.  To address the splay, the footprint is staggered to the rear with a small section “cut-out” leaving a rather awkward section of roof at the rear of the garage block and a large expanse of uninterrupted rendering atop the first floor rear window.  Nonetheless, this detail is to the rear of the property and will not be visible in the street scene.


Height and Massing


14. The proposed street scene elevation demonstrates a new dwelling which will stand approx. 0.4m proud of the property at number 26 Delahays Drive and 0.6m above the roof ridge to number 28 Delahays Drive.  This is read in conjunction with the differing ground levels in relation to the adjacent plots.  Furthermore, the proposed dwelling introduces much more roof than either the previous approved scheme or the adjacent properties within the street scene.  This has been necessary to facilitate the second floor accommodation.  Whereas the previous scheme was 2 storey with basement accommodation, this current scheme removes the basement accommodation and introduces accommodation within the roof space.


15. The proposed dwelling retains a minimum distance of 2m to side boundary with number 26 and 2.5m to boundary with number 28.  Furthermore, due to the splayed nature of the site, the distance from north-westernmost front corner of the proposed dwelling to the side boundary of number 28 is 6.5m, which, when read in the street scene (mindful that the application site is located on a bend in Delahays Drive) will ensure sufficient spaciousness is retained.


16. The amount of roof and the increased roof ridge height are not directly comparable to adjacent dwellings.  The amended scheme (27/04/10) provides a more accurate street scene representation, demonstrating a relative increase in the height of eaves and roof ridge of the proposed dwelling (due to a ground floor level increase), without actually altering the overall size of the dwelling.  Despite this increase, it is considered that the proposed dwelling sits more comfortably within the street scene, with particular reference to the relationship of the eaves height with number 26 Delahays Drive (under construction).  Furthermore, the ridge line is not so distinct to appear incongruous.

Design


17. The proposed design is simple in form.  The use of render with dark roof tiles is considered acceptable here and reflects other properties in the Drive.  There is an awkward stepped feature of uninterrupted render above the window to bedroom 3 to the rear of the garage block.  This has been introduced due to the splay of the site.  Nonetheless, this feature is to the rear and will be barely visible in the street scene.


18. The visuals submitted by the applicant help to bring the proposal to life and present a more attractive dwelling than the 2-D plans do.

19. The decorative brick course between ground and first floor windows helps to break up the render detail and presents interest in the elevation.  Although the balance of the front hipped gables is skewed, it is considered that in this location, a refusal of the scheme on design grounds could not be sustained. 


20. There is some concern regarding the amount of private amenity space to the rear, although sufficient has been retained to ensure that refusal on these grounds alone could not be sustained.  There is no indication on the plans that trees or shrubs will be removed as a result of the application and none of the trees are protected.

21. Overall, the design is considered to be acceptable

RESIDENTIAL AMENITY


22. There are no habitable room windows on the north-western side elevation to the proposed dwelling facing number 28 Delahays Drive.  There are openings on the eastern side elevation facing the house currently under construction at number 26 Delahays Drive.  These 5 no. openings serve the staircase at ground, first and second floor levels, a landing window at first floor level and a glazed entrance door at ground floor level.  As such, all these windows could be conditioned to be obscure glazed in order to prevent overlooking of the property at number 26 Delahays Drive.


23. Furthermore, the removal of the glazed section within the roof garden (amended plans), coupled with the fact that the opening in the roof is now set a minimum of approx. 1.8m above finished floor level to the roof garden, means there are no overlooking/loss of privacy concerns from the roof garden.  


24. The minimum distance to properties at the rear of the proposed dwelling is approx. 50m to the properties in Hale Carr, which are located at an acute angle from the plane of the proposed rear elevation.  


25. The only other area of concern in terms of residential amenity impact is from the rear window to bedroom 3 at first floor level.  The distance from that window to the splayed common side boundary with number 28 Delahays Drive, ranges from 9m to 13.5m given the splay.  Part of this outlook falls within the 10.5m minimum guideline figure to avoid loss of privacy to the neighbour.  Nonetheless, the 9m measurement is taken from the north-western extremity (surround) of the window opening and the distance from the centre of that window to boundary is in excess of 11m.  The land levels rise approximately 1m to number 28 at the relevant part of the common boundary and there is heavy evergreen foliage to the affected part of the common boundary.  


26. Paragraph 2.3 of Planning Guidelines: House Extensions reveals that:


“Extensions which would result in a window of a habitable room (living room, kitchen or bedroom) overlooking a neighbour’s private garden area less than 10.5m from the sit boundary are likely to be considered unacceptable, unless there is adequate screening.”


27. In this marginal case, it is considered that there is adequate evergreen screening.  Furthermore, the nature of the splay and local site conditions mean that the shortfall from the minimum 10.5m distance to boundary from first floor habitable room windows is negated to an extent and thus it is considered that the impact upon the privacy of the occupiers of number 28 would be minimal.  


VEHICULAR ACCESS


28. The proposal seeks continued use of one of the existing vehicular accesses to the former site of 26 Delahays Drive and as such no issues concerning the siting of the entrance in this location arise.  No additional entrances or entrance alterations are proposed.


CAR PARKING


29. The proposals to incorporate an integral double garage and parking space in front of the garage for a minimum of 2 no. vehicles within the site are considered acceptable in terms of off-street car parking provision in this area for a 5 bedroom house. (See LHA comments above)


BOUNDARY TREATMENT AND LANDSCAPING


30. There are no proposed front boundary treatment alterations and the existing planting is identified as to be retained along the front and relevant side boundary.  No new gates or gateposts are proposed.

31. Amended plans reduced the proposed levels of tarmac in the driveway and have introduced decking and small patio area to the rear.  These levels of hardstanding are now considered acceptable.  Nonetheless, a more detailed landscaping plan is sought to ensure adequate landscaping at the site.

OPEN SPACE AND RED ROSE FOREST CONTRIBUTIONS


32. The proposed development falls within a category for which financial contributions would normally be required towards public open space and Red Rose Forest / off-site tree planting.  The site is within an area of deficiency of informal play space and as such, the required contributions would be £2,865.18 towards the provision and maintenance of public open space (including outdoor sports provision and children’s play space) and £705.00 towards off-site tree planting.  The financial contributions would need to be secured through a Section 106 Agreement, although tree planting on site would be preferred.  


CONCLUSION


33. It is considered that the proposed dwelling 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 totalling £3,570.18 and comprising:-


· a financial contribution of £2,865.18 towards the provision and maintenance of public open space


· a financial contribution of £705 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:-


1. Standard Time


2. List of approved plans

3. Materials to be submitted

4. Tree Protection Condition No. 1

5. Landscaping Condition

6. Withdrawal of Rights to Alter Condition

7. Obscure glazing to south-eastern side elevation


8. Retention of garage 

9. Permeable surface for hardstanding standard condition

MW






		WARD:  Davyhulme West

		74745/FULL/2010

		DEPARTURE: NO





		ERECTION OF DETACHED TWO STOREY DWELLING WITH THREE NO. BEDROOMS AND WORKS ANCILLARY THERETO.  ERECTION OF TWO METRE HIGH REPLACEMENT FENCE TO WESTERN BOUNDARY AND FORMATION OF VEHICULAR ACCESS TO DARESBURY AVENUE





		74 Daresbury Avenue, Flixton



		APPLICANT:  Mr Patrick McAdam






		AGENT: A & S Inman Designs Ltd 






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO S106 AGREEMENT










SITE


The application site occupies a corner plot on Daresbury Avenue, which lies to the front and side due to the curve in the road.  The surrounding area is predominantly residential, with the exception of Davyhulme Millenium Park nature reserve and Hulmesbridge Farm which lie to the rear of the site adjacent to the Manchester Ship Canal.  The surrounding residential area is characterised predominantly by traditional semi-detached properties, with the occasional detached property.  


The application site comprises a detached dwelling, 74 Daresbury Avenue which is located to the south east of the plot and has a significant garden area to the side which is the subject of this application.  74 Daresbury Avenue has been subject to a part single, part two storey side extension.  A low height concrete wall and 2m high post and panel fence form the boundary of the site.  


PROPOSAL


Planning permission is sought for the erection of a detached two storey dwelling with three bedrooms.  The property would have a kitchen, dining room, living room and w.c to ground floor and three bedrooms, one with en-suite and a bathroom to first floor.  The property has been designed to reflect the character of properties within the street scene, particularly 74 Daresbury Avenue.  The property would have a bay window and porch to the front elevation and would be constructed of matching brickwork and tiles.  A new vehicular access and driveway are proposed to Daresbury Avenue.  


NORTH WEST REGIONAL SPATIAL STRATEGY


The Regional Spatial Strategy for the North West (RSS13) was formally adopted in September 2008 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 Use of Existing Resources and Infrastructure


L2 – Understanding Housing Markets


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 (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


D3 – New Residential Development


RELEVANT PLANNING HISTORY

H/56282 - Erection of detached house (Refused May 2003). 


Refusal reason:


1. The development by reason of its location, scale and massing, and its relationship to adjoining properties and to the site boundaries produces a cramped form of development and results in a building which is unduly intrusive in the street scene, out of keeping with the character of the area and would be detrimental to the amenities of adjoining residential occupants

H/57173 - Erection of three bedroom two storey detached dwelling (Appeal Dismissed December 2004).  


Refusal reason:


1. The proposed development would add to the current over-supply of development land for housing within the Borough and as such would be contrary to the provisions of Policy UR7 of Regional Planning Guidance for the North West (RPG 13)


H/59144 - Retention of timber gates (to a height of 1.8 metres) and access to garage from Daresbury Avenue (Approved May 2004).  


H/65426 - Erection of a part first floor, part two storey side extension and a two storey rear extension to form additional living accommodation (Approved October 2006).  

CONSULTATIONS

Local Highway Authority:  No objection.  Applicant is advised further approval is required from Streetworks for the provision of a dropped kerb.  


Pollution and Licensing: Application site is situated on brownfield land and a condition should be attached to the permission requiring a contaminated land report to be carried out.  


REPRESENTATIONS

Three objections have been received from neighbouring occupants.  The main concerns raised include:


· The stables is now a thriving business and combined with the nature reserve attracts a significant number of vehicles which often park on Daresbury Avenue


· An additional dwelling would worsen the parking situation and the road is too narrow to allow access for vehicles and access to the nature reserve would be impeded


· The view currently enjoyed by the occupants would be obscured by the property


· The property is close to those on Daresbury Avenue and therefore doesn’t have windows to prevent overlooking and the sheer brick walls are aesthetically unpleasant


APPLICANT’S SUBMISSION


The garden land to the side is currently unused.  It is proposed to erect a three bedroom dwelling to the west of the existing dwelling.  The proposal complies with building regulations Part M.  Each property would be provided with a site area of approximately 0.035ha.  

OBSERVATIONS


PRINCIPLE


1. The application proposes the development of one additional dwelling 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’.  A previous application for a new dwelling on the site was refused in November 2003 and dismissed on appeal in December 2004 as it was considered to contribute to the oversupply of housing land at that time (reference H/57173).  


2. The Regional Spatial Strategy (September 2008) now takes precedence both over 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. 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.  This target 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.  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.


4. 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.

5. Policy MCR1 indicates that high quality housing 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.  Policy MCR3 states that new residential development should be located in sustainable locations which are well served by public transport.  Similarly, Policy L4 seeks to monitor and manage the availability of housing land and states that housing development should focus on meeting local and affordable housing needs and support agreed local regeneration strategies.

6. The application proposal as described by the applicant is wholly general market housing development.  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.


7. In relation to criterion (a) the site cannot be said to be supportive of a local regeneration strategy.  However, in terms of criteria (b) and (c) the site is located in an established residential area and makes use of previously developed brownfield land.  

8. 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).


9. In conclusion, the erection of a detached dwelling on the site is acceptable in policy terms as it cannot be demonstrated that hence the reason for refusal and dismissal of the appeal in terms of the oversupply of housing land at the time of the application has been overcome.  The principle of a new dwelling is therefore acceptable.  

DESIGN AND STREET SCENE 

10. The property is proposed to reflect the character and appearance of other properties within the street, particularly the property adjacent to which it is proposed to be situated.  It is of the same scale, height and massing of this property as it was originally constructed prior to the extension, with a height to eaves of 5.2m and total height to ridge 7.6m.  The property would have a width of 6.8m and a depth of 10.5m.  


11. The property would have a pitched roof and a two storey bay window and porch to the front elevation.  A distance of 3m would remain between the property and the side boundary at its closest point at the rear corner of the dwelling, increasing to 5m at the front corner of the dwelling.  It is considered that an adequate distance would therefore remain to the side boundary, which would be a landscaped grassed area with planting.  


12. The existing concrete panels to the corner side boundary are proposed to be replaced with a 1m high brick wall, which is to be constructed of the same brick as the new dwelling.  The exiting 2m high panel fence to the side boundary is also proposed to be replaced and it is considered that these alterations will improve the appearance of the site within the street scene.  


13. A bin storage area is proposed to the rear of the property and access to and from the street to this area is provided by a footpath to the eastern boundary of the site.  The bin storage area would not be visible from the street scene and is therefore considered to be suitably located, with ease of access from the kitchen area of the property at the rear.    


14. The first application reference H/56282 for the erection of a dwelling at the site was refused as it was considered to result in a cramped form of development which was out of keeping with the character of the area.  The dwelling was 2.2m from the side boundary at its closest point.  The subsequent application reference H/57173 reduced the width of the dwelling, resulting in a distance of 4.3m to the boundary at its closest point.  Although this served to address the reason for refusal of the previous application, the proposal would have contributed to the oversupply of housing land in the borough at the time of the application.  Furthermore, the Inspector in dismissing the appeal against the refusal of application reference H/57173 noted that a dwelling could be accommodated on the site with no harm to the conditions of nearby occupiers, highway safety or to the character and appearance of the area.  


15. In conclusion, the design of the dwelling has been amended to reflect the character and appearance of the area and the street scene.  Its relationship to the street scene has been improved, as the previous proposals included a side pedestrian access and this has been amended so the dwelling has a front door and driveway to the front elevation in keeping with other properties within the street.  The dwelling would be a minimum distance of 3m to the side boundary at its closest point, increasing to 5m.  It is considered that the reason for refusal of application reference H/56282 has therefore been overcome.


ACCESS, HIGHWAYS AND PARKING

16. Vehicular access and driveway for the parking of two vehicles is proposed from Daresbury Avenue to the front of the property, in keeping with other properties within the street, including 74 Daresbury Avenue.  The hardstanding area is proposed to be permeable and the landscaping and grassed area would continue to the frontage.  The impact of the proposal on access, highways and parking is therefore considered to be acceptable.   


RESIDENTIAL AMENITY

17. As discussed, the Inspector in respect of the previous application noted that a dwelling could be accommodated on the side with no harm to the conditions of nearby occupiers.  The current application is similar to that proposed previously in terms of scale, height and massing, being slightly wider that previously proposed and revised in design.  


18. Windows are proposed to the front elevation to serve the dining room at ground floor and the landing and bedroom at first floor.  To the side elevation facing 74 Daresbury Avenue, a window is proposed at first floor to serve the en-suite which would be obscure glazed.  To the side elevation to Daresbury Avenue, windows are proposed to serve the kitchen and w.c at ground floor and the bathroom at first floor, the latter two of which would be obscure glazed.  A distance of 15m is required by Council guidelines between the side wall of the property and the facing windows of 39 Daresbury Avenue and approximately 20.5m would remain in this case.  

19. The rear wall of the proposed dwelling would project 2.5m beyond the rear wall of 74 Daresbury Avenue.  This projection is in accordance with Council guidelines and would not result in any undue loss of light or privacy to the occupants of this property.  Considering the rear wall of the proposed dwelling is set forward of 74 Daresbury Avenue by 2.5m, it is recommended that a condition be attached to the permission removing permitted development rights for extensions to the property to protect the amenity of these occupants.  It is considered not to be necessary to remove permitted development rights for anything other than extensions given the size of the plot.  

20. The property would have a private garden area to the rear of approximately 135m2 in area and also additional garden space to the side and front of the property.  The property will be separated from 74 Daresbury Avenue by a 2m high dividing post and panel fence.  The amenity space provision is considered to be acceptable for a property of this size.  


21. It is therefore considered that the proposed dwelling would have no detrimental impact on the amenity of the occupants of neighbouring properties and is therefore acceptable.  


DEVELOPER CONTRIBUTIONS


22. The Council’s SPG28 – ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ was adopted in September 2004 and applies to all new residential development which results in a net increase in dwellings.  An open space contribution of £1639.25 and an outdoor sports contribution of £828.98 are attracted by the development.

23. The Council’s SPG29 – ‘Developer Contributions towards Red Rose Forest’ was adopted in September 2004 and seeks to further the establishment of the Red Rose Community Forest. In this case, the provision of three trees on site or a contribution of £705 towards tree planting off site is required, to be reduced by £235 per tree planted on site.  


24. If committee members resolve to grant planning permission, a total financial contribution of £3173.23 should be secured through a Section 106 legal agreement.   

CONCLUSION

25. The proposal makes use of previously developed brownfield land and is located within an established residential area.  The proposed dwelling is considered to be acceptable in terms of design and would have no detrimental impact on the amenity of the occupants of neighbouring properties.  It is therefore recommended that permission be granted.  

RECOMMENDATION: MINDED TO GRANT SUBJECT TO S106 AGREEMENT

(A)
That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement to secure a total financial contribution of £3173.23 comprising:

(i) A financial contribution of £1639.25 towards open space provision in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’;


(ii)
A financial contribution of £828.98 towards outdoor sports provision in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’;

(iii)A financial contribution to the Red Rose Forest of £705 towards tree planting in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’, reduced by £235 per tree planted on site;

(B)

That upon satisfactory completion of the above legal agreement, planning permission be granted subject to the following conditions: -

1. Standard

2. List of approved plans including amended plans


3. Material samples

4. Landscaping

5. Obscure glazing to north and south elevations

6. Removal of permitted development rights for extensions only

7. No further windows to first floor of south western elevation

8. Provision of access and parking

9. Retention of access and parking

10. Submission of driveway materials

11. Contaminated land investigation


12. Submission of details of meter boxes and related servicing


13. Details of window design and depth of reveals

DR
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SITE


The application site measures approximately 15.75 hectares in area and was formerly occupied by the BP fuel terminal, which is believed to have closed in 1999. The site has therefore been vacant and unused for approximately twenty years (except for informal use). During this time, most of the site was re-colonised with naturally occurring regeneration vegetation, including birch scrub. However, most of this has now been removed in connection with the extant permission for the paper mill, H/69865, which was granted on 30th December 2008. 


The north-west boundary of the site is formed by the Manchester Ship Canal and associated docking facilities. On the other side of the Ship Canal is the Irlam Industrial Park within the administrative area of Salford City Council. To the north of the application site there is a restored landfill site. The main eastern boundary of the application site is set back approximately 110m from the A6144 Manchester Road, although two vehicular accesses would be taken from this road at the northern and southern ends of the site. Immediately to the east of the application site is the Trafford Borough Council Highways Depot and to the south of this is a tyre shredding facility. Further east, on the other side of the A6144, there is large scale industrial development associated with chemical works and gas works (part of which is the subject of another current planning application for a large employment park (H/71194)). Immediately to the south of the application site there is an area of open land that has previously been identified as an environmental corridor / habitat creation area. To the south of this is a disused railway embankment, which forms a visual barrier between the site and residential areas of Partington. 


Two public footpaths currently run adjacent to the site’s western and northern boundaries. The site was previously not fenced off and was used for informal recreation, mainly by motorcycle riders. 


A large proportion of the site is also designated as a Grade C Site of Biological Importance. However, outline planning permission H/OUT/64409 was granted in April 2008 for the redevelopment of the site for employment uses (B1, B2 and B8) and, since that time, the site has been largely cleared of vegetation. Land immediately to the south of the application site is also designated as part of the SBI and the landowner, Peel Environmental Ltd., has entered into a Section 106 Agreement to provide a habitat creation area in this location.


PROPOSAL


This is a revised proposal for the development of a paper mill, which would produce paper for corrugated products and would utilise recovered paper from a variety of sources as the principal raw material. The proposal involves the importation of 450,000 tonnes of waste paper and cardboard per annum to manufacture 400,000 tonnes of lightweight recycled paper for subsequent manufacture of corrugated board and boxes in the UK. A fully self contained power station employing natural gas fired Combined Heat and Power technologies would provide all the electrical and 80% of the steam needs of the site, whilst also generating surplus electricity, which may be exported to the National Grid. Residues arising from the process would be further processed in an Energy Recovery Boiler generating the remaining 20% of the site’s steam requirements. Any final residual waste would be deposited off site. Water for the paper making process would be drawn from the Ship Canal and excess water would be discharged into the canal following treatment.


The current application proposes a variation to the condition listing the approved plans to allow the submission of revised plans. The proposed site layout plan still shows the main paper mill building positioned in the centre of the site, oriented on a north-south alignment. This building would measure approximately 230m x 30m in area and approximately 27.5m in height. The floor level of the building would be 1.2m higher than the originally approved building. However, the maximum height of the building itself would be 26.2m (with the exception of two small areas on the western side of the building where the maximum height would be 28.0m). This compares with an overall maximum height of 27.5m on the originally approved plans. Taking into account the reduction in the height of the building but the increase in the floor level, the overall height of the building would therefore be very similar to that previously approved. The main revision in terms of the layout of the building would be the relocation of the maintenance workshop and associated parts warehouse from the south-west corner to the north-eastern corner of the building. The silos that were previously positioned in this location would be reduced in number and relocated to the north-east of the stock preparation plant. The three storey main offices would remain in the same position on the eastern side of the main building and the laboratory and staff facilities have now been merged with the offices to form a single block.  


The car and truck parking areas would be located in roughly the same position as on the original layout - to the east of the main building and to the rear of the Council depot. The number of parking spaces has been reduced from 250 to 135 car parking spaces and from 40 to 35 lorry parking spaces 


As in the case of the originally approved layout, the main items of ancillary plant would be located to the west of the main building. These include the fuel pre-treatment area, Energy Recovery Boiler, Fresh Water Treatment area, Combined Heat and Power (CHP) Plant, gas and electricity sub-station and effluent treatment plant. These items of plant have been re-positioned in relation to one another compared with the original approved layout, although they are still within the same part of the overall site. The freshwater treatment facility has been re-positioned between the CHP Plant and the Energy Recovery Boiler and the water lagoon has been re-located to the western edge of the site. The applicant’s statement says that this rationalisation of the plant has released an area of land for future expansion at the western end of the site.  The two combustion stacks would still be located in this area and would be the same height as on the previously approved drawings - 45m and 68.5m in height respectively. To the south-east of the main building, the roll storage area would be re-configured, although it would remain in roughly the same area. 


The proposed building materials remain unchanged. The buildings would be constructed in pre-cast concrete wall panels to the lower elevations with vertical profiled metal cladding to the upper elevations. The majority of the cladding would be in metallic silver, although some panels and flashing would be green.  


To the north of the buildings, the raw material (recovered paper) storage area remains in the same location as on the originally approved layout. The material would be stored outside on a concrete apron with a protective barrier around it. 


As in the case of the previously approved layout, the development would be served by two vehicular accesses from Manchester Road consisting of an existing upgraded access in the northern part of the site and the creation of a new access closer to the southern part of the site. The main access would be at the northern end of the site with the emergency access at the southern end. In comparison with the previous layout, the main access road would be widened to facilitate better vehicle circulation within the site.


As at the time of the previous application, a 2.4m high security fence would be erected around the majority of the boundary of the site. A 7m high screen would extend around the western, northern and eastern boundaries of the recovered paper storage area. A line of heavy standard trees would be planted outside the 7m fence.


The total gross floorspace of buildings would be 24047 square metres compared with the total of 26,813 square metres at the time of the previous application. This total would comprise 11,941 square metres of industrial space, 4,400 square metres of office space and 7706 square metres of warehousing. The facility would operate on a 24 hour basis and would employ the equivalent of around 200 full time staff.


No changes are proposed to the capacity of the plant or the levels of lorry movements to and from the facility.


The application is accompanied by an updated Environmental Impact Assessment, which includes a Traffic Assessment, Ecology Report, Landscape and Visual Impact Report, Noise Report, Air Quality Report, Drainage and Water Quality Report, Ground Contamination Report and Report on Socio-Economic Effects.


REGIONAL SPATIAL STRATEGY (RSS)


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Use 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 Priorities


W1 – Strengthening the Regional Economy


W3 – Supply of Employment Land


RT2 – Managing Travel Demand


RT9 – Walking and Cycling


EM1 – Integrated Enhancement and Protection of the Region’s Environmental Assets


EM3 – Green Infrastructure


EM10 – A Regional Approach to Waste Management


EM11 – Waste Management Principles


EM15 – A Framework for Sustainable Energy in the North West


EM16 – Energy Conservation and Efficiency


EM18 – Decentralised Energy Supply


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 Revised Regional Planning Guidance for the North West (RSS13), now forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION 


Main Industrial Area


Special Health and Safety Development Control Sub Area


Protected Linear Open Land


Area of Nature Conservation Value


Wildlife Corridor


Sites for Reclamation


Priority Regeneration Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


The relevant Policies and Proposals of the Plan are as follows: -


D1 – All New Development


D2 – Vehicle Parking


D4 – Industrial Development


D5 – Special Health and Safety Development Control Sub Areas


D13 – Energy Considerations in New Development


A1 – Priority Regeneration Areas


E2 – Land for General Industrial Development


E5 – Hazardous and Bad Neighbour Industries


E7 – Main Industrial Areas


E15 – Priority Regeneration area: Carrington


ENV7 – Nature Conservation


ENV9 – Sites of Importance for Nature Conservation


ENV10 – Wildlife Corridors


ENV11 – Nature Conservation and Assessment of Development


ENV12 – Species Protection


ENV15 – Community Forest


ENV16 – Tree Planting


ENV27 – Road Corridors


ENV29 – Canal Corridors


ENV30 – Control of Pollution


ENV32 – Derelict Land Reclamation


ENV33 – Contaminated Land


OSR6 – Protected Linear Open Land


OSR16 – Protection of Access Network


OSR17 – Disused Railway Lines


T4 – Maintaining and Improving the Highway Network


T5 – Sustainable Movement of Goods


T6 – Land Use in Relation to Transport and movement


T8 – Improvements to the Highway Network


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


T16 – Inland Waterways


WD1 – Sites for Waste Disposal


WD3 – Waste Treatment and Recycling


WD4 – Disposal Sites and Treatment Facilities


WD5 – Waste Disposal and Environmental Protection


WD7 – Waste Recycling Facilities


RELEVANT PLANNING HISTORY


This Site and Adjacent Land


H/69865 – Development of a recycled paper mill including external raw material storage area, raw material preparation and paper making building, finished goods warehouse and loading canopy, workshops and engineering stores, electricity and steam generating plant, offices and associated buildings and equipment, together with car and lorry parking and revised access to the A6144 Manchester Road – Approved – 30th December 2008  


H/OUT/64409 – Outline application (including details of means of access) for the development of an employment park (Use Classes B1, B2 and B8) with associated infrastructure and highway works – Approved - 17th April 2008


H/62552 – Change of use from a fuel distribution depot to a tyre recovery plant, erection of a tyre chipper building, conveyor machinery, workshop/oil store, weighbridge, portacabins and outside storage - Former BP Petrochemical Terminal - Approved – 15th September 2005


H/HSC/48582 – Continuation of Hazardous Substances Consent following change in control of part of land – Approved – 6th January 2000


CONSULTATIONS


LHA:  No objections

The proposals look to reduce car parking within the site from approximately 250 car parking spaces to 135 car parking spaces.  However, the application also states that there is additional land that could be made available for parking should that be required.  Whilst the LHA has concerns that this is a relatively low level of parking for the use, it is noted that this is a purpose built facility for the applicant rather than a speculative industrial development.  Due to the proposed 24 hour shift system that will operate at the site, the applicant does not believe that more than 135 car parking spaces will be required at the site even during shift changeover.  It is estimated that there would be five shift teams of 30 staff each, together with 40 management and administrative staff in the main office.  Therefore during normal operation there would be a maximum of 70 staff on site at any one time, with a maximum of 100 present during shift change.


The proposed changes to access arrangements to provide a wider roadway and wider access to and from Manchester Road are now possible following the acquisition of the land to the north.  These revisions will facilitate better vehicle circulation within the site.  The proposed access is at the same location as an approved access for the recently permitted employment park, but would only be used in the event of an emergency or unforeseen closure of the main access.



The applicant must supply a travel plan as required by the previous permission.


Built Environment: No observations


Strategic Planning and Development: Comments included in Observations section of the report.


Renewal and Environmental Protection: 

No objections subject to the conditions relating to noise and contaminated land that were attached to the previous permission.

 


Parks and Countryside: No comments received to date


Environment Agency:  No objections in principle. 


The applicant has made an application to the Environment Agency for a permit under the Environmental Permitting Regulations. 


The hazardous substances section of the planning application refers to storage of 46 tonnes of ammonia. The Environment Agency has discussed this with the applicant and they confirm that they will be storing urea rather than ammonia for use in the effluent plant. 


 
Health and Safety Executive:  The result of the HSE PADHI assessment is “Advise against the development”. (However, it is proposed to revoke an extant Hazardous Substances Consent relating to the application site itself, which will then change the result of the PADHI assessment). 

Greater Manchester Ecology Unit: Since the application only proposes a change in the layout of the permitted development, provided that the ecological protection measures (SBI protection, water provision for the SBI and little ringed plover mitigation) remain unchanged, there should be no ecological issues associated with these changes.

Partington Town Council: No objections.


Greater Manchester Police Design for Security: No observations.


The Rambler’s Association: No comments received to date


North West Development Agency:  No observations. In the context of the development as a whole, the changes now being sought are of a relatively minor nature and are matters of detail for the local planning authority to determine.


Greater Manchester Geological Unit: 


The applicant’s supporting statement says that there will be a net reduction of 0.1m in the height of the vast majority of the main building. However, combining the increase in floor level of 1.2m with the increase in maximum building height of 0.5m equates to a maximum increase in overall height of 1.7m. 


The applicant’s statement says that “The floor level has been revised as a result of detailed calculations on the volume of available material on site and the objective of minimising the volume of fill material exported from or imported to the site”. It would be useful if the quantity of fill material exported from or imported to the site could be confirmed.


The Site Waste Management Plans Regulations 2008 require the preparation of a site waste management plan prior to the commencement of construction work on any project with an estimated cost greater than £300,000 excluding VAT.   

Natural England: No observations as the proposals are not likely to have significant impacts on the natural environment over and above those commented upon at the time of the previous application.


United Utilities (Water): No objections


United Utilities (Electricity): The development is shown to be adjacent to / include UU’s electricity distribution equipment and the applicant should check that they are within their own land ownership.  


Salford City Council: No comments received to date


REPRESENTATIONS


One letter of objection has been received, making the following comments: -


The plans should be available in Partington – not just in Sale.


· All Trafford Council plans in Partington are harmful and unacceptable. They do not benefit the town and cause serious problems.


· When BP were at the site, the traffic generation was mostly at night and did not cause any problems but all work since that time has caused traffic delays. Accidents and delays must be expected on the poor road system. No plans should be allowed that increase traffic or cause delays on the poor road system. 


· The vehicular access to the site will be a problem due to the poor road and bend in the road. Construction and operational traffic will cause unacceptable delays.


· No company should be allowed sole use of Partington’s port area as this seriously harm’s the town’s economic prospects and deters other companies from opening in the area and using the canal to move goods and taking traffic off the over-used roads. Montel Chemicals have already gone due to being unable to use the port area since the unacceptable rejection of the freight plans. No plans should be allowed that block access to the port for other companies.


· The Council has ignored the inspector’s report at the time of the UDP Inquiry and has neglected the town’s serious problems that were highlighted as needing urgent positive action.


· How many local people will be employed in the construction or operation of the paper mill?


· Was an independent report done on the flora / fauna damage at the site as this area was untouched for over a century? No plans should be allowed that destroy green, protected land.


· No plans should be allowed for any more dirty, polluting companies in Partington.


· No plans should be allowed in Partington unless they address the serious problem’s of the town’s isolation, unemployment, transport problems, the canal crossing problem and the shopping centre problem.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The proposed development is consistent with the broad spatial principles and Environment, Minerals, Waste and Energy policies of the Regional Spatial Strategy for the North West.  The proposed paper mill will assist in the re-use/redevelopment of this large brownfield site which has been under-used/derelict for a considerable period of time, and will bring much-needed inward investment and employment opportunities to Carrington, Partington and the sub-region as a whole. The facility will involve the processing of waste paper into material which can be used in the manufacture of other products, thereby playing an important part in reducing the amount of waste paper which would otherwise be managed using less sustainable methods of treatment and disposal (including remote landfill). This proposed development would therefore be in accordance with the waste management hierarchy set out in Planning Policy Statement 10. 

2. The site falls within a Main Industrial Area and the Carrington Priority Regeneration Area and is also designated as a Priority Site for Reclamation for Development. In addition, a large proportion of the site is designated as Protected Linear Open Land and large areas of the site are also designated as a Wildlife Corridor and Area of Nature Conservation Value. The principle of the development has been accepted at the time of the previous application (H/69865) and, subject to appropriate planning conditions/legal agreements to safeguard the nature conservation and open space interests within and adjoining the site, including mitigation of adverse environmental effects where these are likely to occur, there are no objections to the development in policy terms. 

DESIGN AND VISUAL AMENITY


3. The site is in a prominent position visible from the A6144 Manchester Road, and adjacent to the Manchester Ship Canal. The visual appearance of the site was previously semi-rural with a large amount of self-seeded woodland but it was accepted at the time of the previous permission (H/69865) that, as a result of the proposed development, the overall visual appearance of the site would change significantly from its previous open character to a more urbanised, industrial one. The majority of trees have now been cleared in preparation for development.


4. The main paper mill building and the 45m and 68.5m high combustion stacks would be particularly prominent from Manchester Road and from nearby public footpaths. However, it was recognised at the time of the previous permission that the main building would be set back approximately 230m from the road, that there are other existing industrial buildings and structures in the vicinity and that the existing railway embankment would screen the development from the residential areas of Partington. It was therefore accepted at the time of the previous application that, subject to appropriate landscaping, the proposed development would be acceptable in terms of visual amenity. 

5. In terms of the amendments proposed in the revised scheme, the proposed site layout plan still shows the main paper mill building positioned in the centre of the site, oriented on a north-south alignment. This building would measure approximately 230m x 30m in area and approximately 27.5m in height. The floor level of the building would be 1.2m higher than the originally approved building. However, the maximum height of the building itself would be 26.2m (with the exception of two small areas on the western side of the building where the maximum height would be 28.0m). This compares with an overall maximum height of 27.5m on the originally approved plans. Taking into account the reduction in the height of the building but the increase in the floor level, the overall height of the building would therefore be very similar to that previously approved. The main revision in terms of the layout of the building would be the relocation of the maintenance workshop and associated parts warehouse from the south-west corner to the north-eastern corner of the building. The silos that were previously positioned in this location would be reduced in number and relocated to the north-east of the stock preparation plant. The three storey main offices would remain in the same position on the eastern side of the main building and the laboratory and staff facilities have now been merged with the offices to form a single block.  It is considered that these amendments would not have a significantly greater visual impact than the previously approved layout.

ENVIRONMENTAL AND NOISE CONSIDERATIONS


6. The development would involve a significant amount of industrial plant including a Combined Cycle Gas Turbine Power Station consisting of a gas turbine, heat recovery generator and a steam turbine. Residues from the process would be further treated in an Energy Recovery Boiler. At the time of the previous application, the Effluent Treatment Plant was identified as the source with the greatest potential for odour impact but the impact on residential properties was predicted to be low due to the prevailing winds and separation distances. The Environmental Statement stated that the impact of emissions from the combustion stacks would be negligible with the exception of nitrogen dioxide in respect of which a slight adverse impact was predicted. 

7. As in the case of the originally approved layout, the main items of ancillary plant would be located to the west of the main building. These include the fuel pre-treatment area, Energy Recovery Boiler, Fresh Water Treatment area, Combined Heat and Power (CHP) Plant, gas and electricity sub-station and effluent treatment plant. These items of plant have been re-positioned in relation to one another compared with the original approved layout, although they are still within the same part of the overall site. The freshwater treatment facility has been re-positioned between the CHP Plant and the Energy Recovery Boiler and the water lagoon has been re-located to the western edge of the site. The two combustion stacks would still be located in this area and would be the same height as on the previously approved drawings - 45m and 68.5m in height respectively. To the south-east of the main building, the roll storage area would be re-configured, although it would remain in roughly the same area. 


8. At the time of the previous application, the Environmental Protection Section recommended that conditions would be required to ensure that the air quality and odour mitigation measures referred to in the Environmental Statement are implemented. The updated Environmental Statement concludes that there would be no change in the dust emissions and that the traffic generation would remain unchanged. The Effluent Treatment Plant was previously identified as the source with the greatest potential for odour impact and the revised layout moves this element further north and further away from the nearest residential properties. The height and location of the combustion stacks remains unchanged and the results of the original dispersion modelling and air quality assessment therefore remain valid for the revised scheme. Nevertheless, the updated Environmental Statement suggests that the final height of the stacks may be reduced as a result of further modelling to be undertaken in relation to the Environmental Permit.


9.
The applicant carried out a Noise Assessment in relation to the proposed development.  The nearest noise-sensitive buildings would be houses located in Partington about 200m south of the proposed Employment Park and on the other side of the disused railway embankment. There are also houses approximately 400m to the north of the site. The noise assessment demonstrated that operational noise levels could, at worst, lead to a situation that would be considered to be between “marginal significance” and “complaints likely” at Orchard Avenue on a Sunday night. However, the development would be designed to include mitigation measures to reduce noise levels. The overall effect of the changes proposed in the revised layout is to move some items of plant and equipment further from the residential areas located to the south and south west of the site. In particular, The Effluent Treatment Plant and the Freshwater Treatment and Storage Plant have been moved significantly to the north. As a result, the revised layout shows no plant in the south west corner of the site with the exception of the water retention basin. In addition, the lorry access to the roll storage building is now on the northern elevation rather than the southern elevation, taking lorry movements further away from the residential areas. The applicant’s updated Environmental Statement concludes that, overall, the proposed revisions are not likely to produce any significant change in the noise predictions but would produce a minor reduction in noise levels experienced at the closest noise sensitive properties. 


10.
In respect of the revised layout, the Environmental Protection Section has raised no objections subject to the conditions relating to noise and contaminated land that were attached to the previous permission (including site management plans for both the construction and operational processes). It is recommended that these conditions should be attached in respect of this revised scheme.


TRAFFIC GENERATION AND HIGHWAY SAFETY


11.
At the time of the previous application (H/69865), it was accepted that the proposed development would result in additional traffic generation on the A6144 Manchester Road but that the number of trips would not be excessive for a development of this size and that the development was therefore acceptable in terms of traffic generation.  There is no anticipated increase in traffic levels as a result of the revised scheme.

12.
It was also accepted that, whilst capacity problems have been identified at the Flixton Road / Manchester Road / Carrington Lane junction to the north of the site, the additional impact on this junction at peak times would be relatively small. In addition, it appears likely that the North West Development Agency will be prepared to fund improvements to this junction. This funding is only likely to come forward as a direct result of the proposed paper mill investment and is likely to be significantly more than the value of the financial contribution that would normally be required towards highway infrastructure improvements in relation to this type of development. It was therefore accepted at the time of the previous application (H/69865) that, in the event that that this funding is made available, it would not be appropriate to require the financial contribution towards highway infrastructure improvements that would normally be generated by the development. Should the NWDA funding not come forward, the revised floor space would generate a requirement for a financial contribution of £37753.79 towards highway infrastructure improvements, which would need to be secured through a section 106 Agreement.

13. In terms of the sustainability of the location, the site is served by a number of bus services along Manchester Road. It was previously accepted that the development would be acceptable in terms of meeting sustainable transport objectives subject to the submission and implementation of a Travel Plan (to be secured by condition) and subject to a financial contribution towards public transport in accordance with the above Supplementary Planning Document (SPD3). Based on the revised gross floor space, the required public transport contribution would now be £66,169.41. This contribution would need to be secured through a Section 106 Agreement. 


14. The vehicular accesses would be as previously proposed although, in comparison with the previous layout, the main access road would be widened to facilitate better vehicle circulation within the site. The LHA has raised no objections to the proposed access arrangements, subject to the conditions attached to the previous permission requiring the provision of the accesses and off-site highway improvements and the safeguarding of the visibility splays. 

15. The car and truck parking areas would be located in roughly the same position as on the original layout - to the east of the main building and to the rear of the Council depot. The number of parking spaces has been reduced from 250 to 135 car parking spaces and from 40 to 35 lorry parking spaces, although the number of staff remains the same at 200. According to the Regional Spatial Strategy parking standards, for a development of this size, a maximum of 349 car parking spaces should be provided. 

16. Whilst the LHA therefore has some concerns that this is a relatively low level of parking for the use, it is noted that this is a purpose built facility for the applicant rather than a speculative industrial development.  It was also previously accepted that many staff will be employed from the local area to encourage staff travel by sustainable modes such as walking, cycling and on public transport and a Travel Plan was required. The applicant has stated that the reduction in parking numbers is not likely to be problematic because the 200 employees would work in five shifts and therefore there would, at most, be only two shifts on site (at changeover time) at any one time. The applicant states that there will be 40 management and admin staff in the main office and five shift teams of 30 staff each and that, therefore, during daytime operation, there would typically be 70 staff on site, with a maximum of 100 briefly present during shift changes. The applicant states that, even if it is assumed that every employee requires a parking space, this only amounts to a requirement for 100 spaces, leaving 35 available for visitors, even during shift changes. The applicant states that, outside of shift changeover and during the night time, there would be at least 65 vacant spaces excluding visitors. The applicant also states that, given the location close to Partington and on a bus route and given the requirement for a Travel Plan, not every employee would have their own car and therefore this is a worst case scenario. It is therefore considered that, given the shift system and employee numbers at this specific facility, it would not be appropriate to require higher levels of parking provision and that the revised layout would be acceptable in this respect. A travel plan would need to be required by condition as at the time of the previous permission.

ECOLOGICAL CONSIDERATIONS


17.
The application site includes part of a Grade C Site of Biological Importance (SBI), although this land has now been largely cleared of vegetation. It was accepted at the time of the previous permission that around 50% of the existing SBI would be lost. However, an area of 7.5ha. of the present SBI site would be retained within an environmental corridor to the north of the railway embankment, together with other areas of open space, which are currently outside the SBI boundary. The key mitigation strategy was to maximise habitat quality in this area by creating larger wetland areas and more varied habitat. In terms of protected species, a condition was also attached requiring appropriate mitigation measures in respect of Little Ringed Plover. On the basis of the approved habitat plans and appropriate conditions, the Environment Agency, the GM Ecology Unit and Natural England raised no objections at the time of the last application. 


18.
The updated Environmental Statement concludes that there will be no additional ecological impact resulting from the revised layout. Although the main access road would be widened, this would take place within an area of land that would already be covered in tarmac on the approved plan.


19.
The Greater Manchester Ecology Unit has commented that, since the current application only proposes a change in the layout of the permitted development, provided that the ecological protection measures (SBI protection, water provision for the SBI and little ringed plover mitigation) remain unchanged, there should be no ecological issues associated with these changes. Natural England has also stated that it has no further comments on the revised application.


20.
The Section 106 Agreement in relation to the previous outline permission, H/OUT/64409, required the landowner to implement the habitat creation works within 12 months of the completion of the Agreement (April 2008) and also required the future maintenance of the area for a period of 15 years. The Section 106 Agreement in relation to the current application would also need to be signed by the landowner and it is considered that a clause should be included reiterating these requirements on their part.  


PUBLIC FOOTPATH CONSIDERATIONS


21.
The revised layout would not result in any significantly greater impact on the adjacent public footpaths then the previously approved scheme. It was accepted at the time of the previous application that there would be a significant visual impact from the footpaths, particularly adjacent to the 7m high fence at the northern end of the site but it was considered that the planting of heavy standard trees outside the boundary of the 7m fence would make this more acceptable.


HEALTH AND SAFETY CONSIDERATIONS


22. When the previous application was considered, the assessment of the scheme against the Health and Safety Executive’s PADHI criteria generated a comment that the HSE advises against the granting of planning permission. One of the key factors that produced this result is that there is an extant Hazardous Substances Consent on the site itself (H/HSD/48383). The HSE agreed that the most straightforward solution was for the Hazardous Substances Authority (Trafford Council) to revoke the consent. This would then change the result of the PADHI consultation to “does not advise against”. The applicant agreed that the Section 106 Agreement should incorporate a clause stipulating that the plant is not brought into operational use until the Hazardous Substances Consent has been revoked. A report on this matter was considered at Committee in December 2009 and it was resolved that a Revocation Order should be submitted to the Secretary of State for confirmation. As the Order is still to be confirmed, this matter will still need to be covered by the Section 106 Agreement.


COMMUNITY SAFETY CONSIDERATIONS


23. 
The Greater Manchester Police Design for Security has made no observations on the current application and it is not considered that the revised layout would raise any new issues in terms of community safety. It was accepted at the time of the previous application (H/69865) that the development would increase the levels of activity in the area and the natural surveillance over the footpath adjacent to the Ship Canal and it is therefore considered that the development is acceptable in terms of community safety.


DEVELOPER CONTRIBUTIONS


24. 
In addition to the highway infrastructure and public transport contributions referred to above, the development falls within a category for which a financial contribution towards off-site tree planting is appropriate under the terms of the Council’s Supplementary Planning Guidance, “Developer Contributions towards Red Rose Forest”, which was adopted in September 2004. The required contribution based on the proposed 24,047 square metres gross floor space would be a total of £70,735 for 301 trees. It is accepted that any on-site tree planting can be offset against this total and therefore the Section 106 Agreement will be worded to allow for some or all of the trees to be provided on site in lieu of the contribution. It is considered that the financial contribution towards off-site tree planting needs to be secured through a Section 106 Agreement.  


CONCLUSION


25.
The application site falls within a Main Industrial Area and a Priority Regeneration Area on the Revised Trafford UDP Proposals Map and is allocated as a Priority Site for Reclamation for Development under Proposal ENV32. It was therefore accepted at the time of the previous permission, H/69865, that the benefits of the proposed development in terms of employment creation and the bringing back into productive use of an area of neglected land within a Priority Regeneration Area outweigh any detrimental traffic, visual and environmental impacts identified above. It is considered that, subject to appropriate conditions and Section 106 requirements, the current revised proposal would not have any significantly greater impact in terms of the Site of Biological Importance, the Wildlife Corridor and the Protected Open Space. 


26.
The revised scheme would not result in any greater traffic generation than the previous permission. Whilst the car and truck parking provision has been reduced since the previous permission, the LHA has raised no objections to the revised layout and it is considered that the applicant’s staff numbers and shift patterns would mean that there would still be adequate parking on site.  In addition, it is considered that there would not be any significantly greater impact on residential amenity in terms of noise, odour and air quality and that the revised scheme would be acceptable in this respect subject to the same conditions as previously.


27.
It is therefore recommended that permission should be granted, subject to a Section 106 Agreement to secure financial contributions towards public transport improvements and off-site tree planting, to ensure that the plant is not brought into use until the extant Hazardous Substances Consent has been revoked, to ensure the implementation of the previous arrangements to secure the creation and long-term management of habitat within the proposed environmental corridor and to ensure that the development makes a contribution toward local employment provision and subject to appropriate conditions. 


RECOMMENDATION: MINDED TO GRANT subject to: -


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


· financial contribution of £66169.41 towards public transport improvements 


· a financial contribution of £70735.00 towards off-site tree planting (Red Rose Forest) minus £235.00 for each tree planted on site within the development area in accordance with an approved landscaping plan; 


· in the event that funding from the North West Development Agency is not made available for the improvement of the Flixton Road / Isherwood Road junction, a financial contribution of £37753.79 towards highway infrastructure improvements; 


· The plant not to be brought into use until the revocation of the extant Hazardous Substances Consent, H/HSD/48383, has been confirmed by the Secretary of State


· the implementation by the landowner (Peel Environmental Ltd.) of the approved habitat creation works in accordance with the requirements of the existing Section 106 Agreement relating to outline permission H/OUT/64409. 


· the maintenance and management by the landowner (Peel Environmental Ltd.) of the habitat area for a minimum period of fifteen years in accordance with the requirements of the existing Section 106 Agreement relating to outline permission H/OUT/64409


· local employment conditions / agreement for construction and final uses.


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


1. Standard Time Limit Condition


2. List of approved plans


3. Materials


4. Landscaping and boundary treatment


5. Detailed design of vehicular accesses from Manchester Road and off-site highway improvements (including provision of islands with bollards) to be submitted prior to commencement of development. Works be carried out in accordance with approved plans either prior to the first operation of the plant or to a timetable to be agreed in writing by the LPA


6. Visibility splays shown on approved plans to be provided and to be kept clear of obstruction over 1 metre in height thereafter


7. Provision of parking, loading and turning areas


8. Retention of parking, loading and turning areas  


9. Remediation Statement for Contaminated Land, implementation of remediation and verification 


10. In the event that further unexpected contamination is found, further investigation and, if necessary, remediation to be carried out.


11. All surface water drainage to be passed through oil interceptors


12. Submission and implementation of Travel Plan


13. Submission and implementation of scheme of Cycle Parking


14. Details of drainage scheme (including surface water management scheme identified in ES) to be submitted and implemented in accordance with timescale to be agreed in writing


15. Details of lighting and CCTV 


16. Submission and Implementation of air quality mitigation measures as identified in Environmental Statement


17. Wheel wash facilities to be provided at site accesses during construction or scheme to prevent spread of soil and dust on highway to be submitted and implemented


18. Submission and implementation of site management plan for construction process 


19. Submission and implementation of site management plan for operation of plant 


20. Submission and implementation of odour mitigation measures as identified in Environmental Statement


21. Submission and implementation of mitigation measures in relation to Little Ringed Plover as identified in Environmental Statement


22. Detailed design of gatehouse and logistics office to be submitted and implemented in accordance with approved details


23. Temporary protective metal fencing to be erected along boundaries of Ship Canal and habitat creation area for duration of construction process


SD
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SITE


The application relates to a vacant rectangular shaped site measuring 2.3 hectares within the heart of Trafford Park.  The site is currently fenced to restrict access and is adjoined on all sides by a mix of large and medium sized industrial and distribution buildings.  The largest of these are Westmill Foods to the north and a large distribution facility for Kelloggs to the south on the opposite side of Fraser Place.  Electric Park has developed over a number of years and this is the last substantial undeveloped site.  


PROPOSAL


The application seeks consent to extend the time limit for implementing planning permission ref H/61890.  New procedures allowing an extension of time were introduced on the 1 October 2009 via the Town and Country Planning (General Development Procedure) (Amendment No.3) (England) Order 2009 (SI 2009 No.2261) and Planning (Listed Building and Conservation Areas) (Amendment) (England) Regulations 2009 (SI 2009 No.2262). The advice from Central Government is that these applications should only be refused where changes in the development plan or other relevant material considerations indicate that the proposal should no longer be treated favourably.


Planning permission ref. H/61890 was granted in June 2005 for the erection of two industrial buildings to accommodate either research and development (Class B1b), light industrial (Class B1c), general industrial (Class B2) or warehouse and distribution (Class B8). This would be a flexible consent which would allow a change of use of either building from and between all the uses listed for a period of 10 years without the need for planning permission (under Class E Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 1995). The development would comprise two large buildings.  Unit 1, situated on the west side of the site would provide 6,897 sq.m and measure 88.5m in length, 72m in width and 10m in height.  72 car parking spaces and a service yard are located to the east of the building.   Unit 2 situated on the east side of the site would provide 4,385 sq.m and measure 93m in length, 43m in width and 8m in height.  57 car parking spaces and a service yard are located to the west of this building.  Access to the two sites would be from Fraser Place, via a central shared access road.   


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 


Trafford Park Core Industrial Area


Strategic Development Sites


PRINCIPAL ADOPTED RSS POLICIES


DP7 – Promote Environmental Quality

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


TP1 – Trafford Park Core Industrial Area


TP7 – Electric Park Strategic Site


E13 – Strategic Development Sites


D1 - All New Development


D2 – Vehicle Parking


T6 - Land Use in relation to Transport and Movement


T9 – Private Funding of Development related Highway and Public Transport schemes


T17 – Providing for Pedestrians, Cyclists, and the Disabled


RELEVANT PLANNING HISTORY

H/35599 – Reclamation of land.  Approved with conditions 13 October 1999.


H/OUT/48640 – Erection of industrial/warehouse units (uses within Classes B1, B2 and B8) (up to 81,287 sq.m).  Construction of internal estate roads and other primary infrastructure; with ancillary car parking and landscaping.  Approved with conditions March 2000.


H/61889 – Erection of industrial building to accommodate either B1 (b) (c), B2 or B8 uses and ancillary development.  Submitted concurrently with application ref. H/61890.  Approved 27 June 2005.


H/61890 - Erection of two industrial buildings to accommodate either B1 (b) (c), B2 or B8 uses and ancillary development.  Approved 29 June 2005.

CONSULTATIONS


LHA: To meet the RSS parking standards, 283 car parking spaces should be provided for the B1 use; 165 car parking spaces for the B2 use; and 99 car parking spaces for the B8 use.  The proposal includes 128 car parking spaces and therefore meets the requirements of the B8 use but falls short of the parking requirement for B1 and B2 uses.  However, the application is for a renewal of a previous approval and there are no material changes to the proposals.  There is therefore no objection to the level of car parking proposed.  Conditions requiring the provision of cycle parking (with 22 cycle parking spaces) and a travel plan are recommended. 


Built Environment (Drainage): Any comments will be included in the Additional Information Report.

Renewal and Environmental Protection: Any comments will be included in the Additional Information Report.

Secured by Design Greater Manchester Police: Recommend that the development is designed and constructed to ‘Secured by Design’ (SBD) standards and would urge the developer to consult immediately with this unit to determine the security measures required to achieve the award.  


REPRESENTATIONS


None


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT

1. Planning policy has changed since the consideration of application ref. H/61890 in 2005.  The Revised Trafford UDP was adopted in June 2006 whilst the Regional Spatial Strategy for the North West was adopted in September 2008.  Nevertheless, Policies TP7 and E7 of the Revised Trafford UDP, state that the Council will permit development for B1, B2 and B8 uses within the Electric Park Strategic Site.  Therefore the general policy position remains the same and the principle of the development is still considered to be acceptable.


DESIGN AND APPEARANCE


2. The design of the two buildings is mainly functional.  They would be constructed in metal profile cladding in the main, with large roller shutter doors for HGV access.  Ancillary offices are proposed at the southern end of both buildings giving them some interest as larger areas of glazing and flat panel cladding are proposed in this area.  The buildings would both face into the site, overlooking adjoining service yards and parking areas located between the two buildings.  A shared vehicle access is proposed from Fraser Place.  The existing 2.4m high powder coated weldmesh fence would remain around the perimeter of the site.  


3. The design, appearance and layout of the development was considered to be acceptable in 2005 when application ref. H/61890 was determined and the policy situation and setting of the site has not materially changed.  The proposal is therefore considered to be acceptable in this respect.  


CAR PARKING AND ACCESS ARRANGEMENTS


4. 128 car parking spaces are proposed to serve the development (71 for the larger unit and 57 for the smaller unit).  This level of provision falls below the Council’s standards and those within the emerging North West Partial Review (RSS) for B1 and B2 uses.  However this level of car parking was considered to be acceptable for planning permission ref. H/61890 and the policy situation has not materially changed.  The development is therefore considered to be acceptable in this respect.


5. The vehicle access is proposed from Fraser Place.  The number of vehicle movements would be relatively small and its positioning is considered to be acceptable subject to the provision of visibility splays.  The proposal is therefore considered to be acceptable in this respect.  


FINANCIAL CONTRIBUTIONS


6. Planning application ref. H/61890 was determined in June 2005, before the Council’s SPD, ‘Developer Contributions to Highway and Public Transport Schemes’ was adopted.  This SPD 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 floorspace of the development would be £39,752.00. This would be split between a highway network (£17,146.00) and public transport contribution (£22,606.00). 


7. The Council’s SPG29 – ‘Developer Contributions towards Red Rose Forest’ is also relevant 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.  In this case, the size of the development would create a requirement for the provision of 136 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 £31,960) to be sought in the event that these can not be accommodated on site.

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


CONCLUSION


9. The principle of the development has previously been accepted by the Council when considering application ref. H/61890. There have been no material alterations to the development plan and no physical changes to the site that would lead to the application no longer being treated favourably.  The application is therefore recommended for approval.

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 £71,712.00 to be split as follows:


· £31,960 towards the Red Rose Forest (subject to tree planting on site);


· £17,146 towards Highway Network Improvements, and 


· £22,606 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 time – 3 years;


2. Approved drawings;


3. Materials condition;


4. Travel Plan condition;


5. Provision of visibility splays at the site access junction with the internal access road;


6. Landscaping condition;


7. Contamination condition;


8. Cycle and motorcycle parking condition.


VM
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SITE


The application relates to a vacant rectangular shaped site measuring 2.3 hectares within the heart of Trafford Park.  The site is currently fenced to restrict access and is adjoined on all sides by a mix of large and medium sized industrial and distribution buildings.  The largest of these are Westmill Foods to the north and a large distribution facility for Kelloggs to the south on the opposite side of Fraser Place.  Electric Park has developed over a number of years and this is the last substantial undeveloped site.  


PROPOSAL


The application seeks consent to extend the time limit for implementing planning permission ref H/61889.  New procedures allowing an extension of time were introduced on the 1 October 2009 via the Town and Country Planning (General Development Procedure) (Amendment No.3) (England) Order 2009 (SI 2009 No.2261) and Planning (Listed Building and Conservation Areas) (Amendment) (England) Regulations 2009 (SI 2009 No.2262). The advice from Central Government is that these applications should only be refused where changes in the development plan or other relevant material considerations indicate that the proposal should no longer be treated favourably.


Planning permission ref. H/61889 was granted in June 2005 for the erection of an industrial building to accommodate either research and development (Class B1b), light industrial (Class B1c), general industrial (Class B2) or warehouse and distribution (Class B8). This would be a flexible consent which would allow a change of use from and between all the uses listed for a period of 10 years without the need for planning permission (under Class E Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 1995). The development would comprise a single large building situated adjacent to the southern boundary of the site.  The building would provide 10,201 sq.m and measure 155m in length, 60m in width and 12m in height.  94 car parking spaces and a service yard are located to the north of the building.   Access to the site would be from Fraser Place, at the south east corner of the development.   


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 


Trafford Park Core Industrial Area


Strategic Development Sites


PRINCIPAL ADOPTED RSS POLICIES


DP7 – Promote Environmental Quality

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


TP1 – Trafford Park Core Industrial Area


TP7 – Electric Park Strategic Site


E13 – Strategic Development Sites


D1 - All New Development


D2 – Vehicle Parking


T6 - Land Use in relation to Transport and Movement


T9 – Private Funding of Development related Highway and Public Transport schemes


T17 – Providing for Pedestrians, Cyclists, and the Disabled


RELEVANT PLANNING HISTORY

H/35599 – Reclamation of land.  Approved with conditions 13 October 1999.


H/OUT/48640 – Erection of industrial/warehouse units (uses within Classes B1, B2 and B8) (up to 81,287 sq.m).  Construction of internal estate roads and other primary infrastructure; with ancillary car parking and landscaping.  Approved with conditions March 2000.


H/61889 – Erection of industrial building to accommodate either B1 (b) (c), B2 or B8 uses and ancillary development.  Approved 24 June 2005.


H/61890 - Erection of two industrial buildings to accommodate either B1 (b) (c), B2 or B8 uses and ancillary development. Submitted concurrently with application ref. H/61889.   Approved 29 June 2005.

CONSULTATIONS


LHA: To meet the RSS parking standards, 312 car parking spaces should be provided for the B1 use; 182 car parking spaces for the B2 use; and 109 car parking spaces for the B8 use.  The proposal includes 94 car parking spaces and therefore falls slightly short of the parking requirements for B8 use and significantly short of the parking requirements for B1 and B2 uses.  However, the application is for a renewal of a previous approval and there are no material changes to the proposals.  There is therefore no objection to the level of car parking proposed.  Conditions requiring the provision of cycle parking (with 26 cycle parking spaces) and a travel plan are recommended. 


Built Environment (Drainage): Any comments will be included in the Additional Information Report.

Renewal and Environmental Protection: Any comments will be included in the Additional Information Report.

Secured by Design Greater Manchester Police: Recommend that the development is designed and constructed to ‘Secured by Design’ (SBD) standards and would urge the developer to consult immediately with this unit to determine the security measures required to achieve the award.  


REPRESENTATIONS


None


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT

1. Planning policy has changed since the consideration of application ref. H/61890 in 2005.  The Revised Trafford UDP was adopted in June 2006 whilst the Regional Spatial Strategy for the North West was adopted in September 2008.  Nevertheless, Policies TP7 and E7 of the Revised Trafford UDP, state that the Council will permit development for B1, B2 and B8 uses within the Electric Park Strategic Site.  Therefore the general policy position remains the same and the principle of the development is still considered to be acceptable.


DESIGN AND APPEARANCE


2. The design of the development is mainly functional.  The building would be constructed in metal profile cladding in the main, with large roller shutter doors for HGV access.  Ancillary offices are proposed at the north side of the building providing some interest as larger areas of glazing and flat panel cladding are proposed in this area.  The existing 2.4m high powder coated weldmesh fence would remain around the perimeter of the site.  


3. The design, appearance and layout of the development was considered to be acceptable in 2005 when application ref. H/61889 was determined and the policy situation and setting of the site has not materially changed.  The proposal is therefore considered to be acceptable in this respect.  


CAR PARKING AND ACCESS ARRANGEMENTS


4. 94 car parking spaces are proposed to serve the development.  This level of provision falls below the Council’s standards and those within the emerging North West Partial Review (RSS).  However this level of car parking was considered to be acceptable for planning permission ref. H/61889 and the policy situation has not materially changed.  The development is therefore considered to be acceptable in this respect.


5. The vehicle access is proposed from Fraser Place.  The number of vehicle movements would be relatively small and its positioning is considered to be acceptable subject to the provision of visibility splays.  The proposal is therefore considered to be acceptable in this respect.  


FINANCIAL CONTRIBUTIONS


6. Planning application ref. H/61889 was determined in June 2005, before the Council’s SPD, ‘Developer Contributions to Highway and Public Transport Schemes’ was adopted.  This SPD 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 floorspace of the development would be £36,109.00. This would be split between a highway network (£15,574.00) and public transport contribution (£20,534.00). 


7. The Council’s SPG29 – ‘Developer Contributions towards Red Rose Forest’ is also relevant 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.  In this case, the size of the development would create a requirement for the provision of 124 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 £29,140) to be sought in the event that these can not be accommodated on site.

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


CONCLUSION


9. The principle of the development has previously been accepted by the Council when considering application ref. H/61889. There have been no material alterations to the development plan and no physical changes to the site that would lead to the application no longer being treated favourably.  The application is therefore recommended for approval.

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 £65,248.00 to be split as follows:


· £29,140 towards the Red Rose Forest (subject to tree planting on site);


· £15,574 towards Highway Network Improvements, and 


· £20,534 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 time – 3 years;


2. Approved drawings;


3. Materials condition;


4. Travel Plan condition;


5. Provision of visibility splays at the site access junction with the internal access road;


6. Landscaping condition;


7. Contamination condition;


8. Cycle and motorcycle parking condition.


VM
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PLANNING DEVELOPMENT CONTROL COMMITTEE



8th APRIL, 2010 


PRESENT: 



Councillor Mrs. Ward (In the Chair), 



Councillors Anstee, Brockbanks, Bunting, Fishwick, Malik, Rigby, Shaw, Smith, Stennett, Walsh, Weston and Whetton. 


In attendance:  Chief Planning Officer (Mr. S. Castle), 


             South Area Team Leader – Planning (Mrs. A. Kite), 



Conservation Officer (Ms. E. Read), 



Senior Planner (Ms. A. Doow),


Senior Development Control Engineer – Traffic & Transportation (Ms. M. Zenner),



Solicitor (Mrs. C. Kefford), 



Communications Officer (Ms. S. Grundy), 



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Baugh, Brotherton, Mitchell, S. Taylor and Mrs. Young. 

105. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 11th March, 2010, be approved as a correct record and signed by the Chairman. 


106. 
ADDITIONAL INFORMATION REPORT 



The Chief Planning Officer submitted a report informing Members of additional information received regarding applications for planning permission to be determined by the Committee. 




RESOLVED:  That the report be received and noted. 


107. 
APPLICATIONS FOR PERMISSION TO DEVELOP ETC. 

		

		(a)
Permission granted subject to standard conditions prescribed by statute, if any, and to any other conditions now determined





		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		74477/HHA/2009 – Mr. M. Shahid – 251 Seymour Grove, Old Trafford. 

		

		Erection of a detached garage block, outbuilding and gymnasium after demolition of the existing garage. 





		

		74680/HHA/2010 – Mrs. Nicola Kassam – 76 Audley Avenue, Stretford. 

		

		Retention of raised decking to rear of property (re-submission of refused H/71401). 





		

		[Note:  Councillor Fishwick declared a Personal and Prejudicial Interest in Application 74680/HHA/2010, as the Applicant’s neighbour is a relative, and left the room during its consideration.] 






		

		(b) 
Permission refused for reasons now determined


 




		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		74517/FULL/2009 – Mr. J. Finlan – Windswood, 4 Park Road, Bowdon. 

		

		Erection of three and four storey building to provide 7 apartments with basement and surface car parking and associated groundworks following demolition of existing buildings.  Alterations to existing access onto Park Road. 





		

		74670/HHA/2010 – Dr. Elspith Giles – 16 Graysands Road, Hale. 

		

		Erection of two storey side extension and single storey part front extension to form additional living accommodation. 





		

		(c)
Application deferred 



		

		



		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		74409/HHA/2009 – Mr. Alastair McFarlane – 7 Acacia Drive, Hale. 

		

		Erection of part two and part three storey rear extension following demolition of existing garage. 





		

		[Consideration of Application 74409/HHA/2009 was deferred in order to allow further investigations to take place.] 








108. 
APPLICATION FOR PLANNING PERMISSION H/70223 – MR. C. HOLT – 41 MANCHESTER ROAD, ALTRINCHAM  


The Chief Planning Officer submitted a report concerning an application for planning permission for the 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. 




RESOLVED – 

(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure:- 

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



(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined. 


109.
APPLICATION FOR PLANNING PERMISSION 74555/FULL/2010 – MR. C. HOLT – 41 MANCHESTER ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the demolition of existing dwelling and erection of five dwellings (two semi-detached and three terraced). 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure: 

· A contribution to play space or sports facilities of £11,460.73 of which £7,771.26 would be towards open space provision and £3,689.47 towards outdoor sports facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’. 


· 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’. 



(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined.

110. 
APPLICATION FOR PLANNING PERMISSION H/71016 – KENDAL BYRNE DEVELOPMENTS – LAND ADJACENT TO 15 URBAN ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a pair of two storey semi-detached dwellings with additional accommodation provided in the roofspace; associated car parking and landscaping. 




RESOLVED – 


(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal 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 towards Red Rose Forest/off-site planting less £235 for each additional tree provided on site. 



(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined. 


111.
APPLICATION FOR PLANNING PERMISSION 74438/FULL/2009 – MAPLELEAF DEVELOPMENTS LTD – 85 BROAD ROAD, SALE 


The Chief Planning Officer submitted a report concerning an application for planning permission for the 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. 



It was moved and seconded that planning permission be refused. 



The motion was put to the vote and declared carried. 





RESOLVED:  That planning permission be refused for the following reasons:-





The proposed development by reason of its scale, height, massing and siting would appear over dominant and result in a loss of spaciousness to the detriment of the street scene and the character of the area.  As such the proposal is contrary to Proposals D1 and D3 of the Revised Trafford Unitary Development Plan.





The proposed development by virtue of its design, height, scale, massing and siting would result in overlooking, a loss of privacy and increased noise and disturbance (particularly from bin store collections and the proximity of the access and parking spaces to the common boundary) to the detriment of the amenities of the occupiers of 87 Temple Road.   As such the proposal is contrary to Proposals D1 and D3 of the Revised Trafford Unitary Development Plan and the Council's New Residential Development Guidelines.



[Note:  Councillor Rigby declared a Personal and Prejudicial Interest in Application 74438/FULL/2009, as a speaker was known to him, he remained in the meeting but did not speak or vote on the Application.] 

112. 
APPLICATION FOR PLANNING PERMISSION 74357/FULL/2009 – REDWING EQUITY LTD – THE BARKWAY RESIDENTIAL HOME, 300-302 STRETFORD ROAD, URMSTON 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a part two, part three storey building to provide a 49 bedroom residential care home, new vehicular access, bin stores, associated parking provision and landscaping. Development to occur following the demolition of the existing building. 




RESOLVED – 


(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal 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. 



(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined. 


113. 
APPLICATION FOR OUTLINE PLANNING PERMISSION 74561/O/2010 – MR. B. WHITTLE – LAND BETWEEN NOS. 3 AND 7 MILLWAY, HALE BARNS 


The Chief Planning Officer submitted a report concerning an application for outline planning permission for the erection of one detached two storey dwelling (details of access, layout and scale submitted for approval). 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure:- 

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


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



(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined. 

114. 
APPLICATION FOR PLANNING PERMISSION 74581/FULL/2010 – McCARTHY AND STONE LTD – FORMER RAF CLUB, OAKFIELD, SALE 


The Chief Planning Officer submitted a report concerning an application for planning permission for the 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.  




RESOLVED – 


(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure:- 


· A contribution to highway network/public transport improvements of £10,386 split between a highway network contribution of £2,628 and a public transport contribution of £7,740 in accordance with the Council’s SPD, ‘Developer Contributions to Highway and Public Transport Schemes’. 


· A scheme for the provision of additional on-site parking should the car park reach capacity. 



(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined. 


115.
APPLICATION FOR LISTED BUILDING CONSENT 74624/LB/2010 – TRAFFORD MBC – FLIXTON HOUSE, FLIXTON ROAD, FLIXTON 


The Chief Planning Officer submitted a report concerning an application for Listed Building Consent for the repair and partial rebuild of the east elevation of the outbuilding. 





RESOLVED:  That the Council is minded to grant Listed Building Consent subject to 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 Buildings and Conservation Areas) Act 1990 and Regulation 13 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and also subject to the conditions now determined. 

116. 
APPLICATION FOR PLANNING PERMISSION 74449/FULL/2009 – MR. ARFAAN MOHAMED – 3-9 MOSS LANE WEST, OLD TRAFFORD 


The Chief Planning Officer submitted a report concerning an application for planning permission for the 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). 





RESOLVED:  That planning permission be granted subject to the conditions now determined and to the following additional condition:- 



Notwithstanding the submitted details, no development shall take place unless or until a scheme for the installation of a gate and associated management scheme for the pedestrian access between Moss Lane West and Augustus Way has been submitted to and approved in writing by the Local Planning Authority.  The approved gate and management scheme shall be implemented and brought into use before the first occupation of the development hereby approved and shall be retained thereafter unless approved in writing by the Local Planning Authority.



Reason: In the interests of residential amenity, having regard to Proposal D1 of the Revised Trafford Unitary Development Plan.

117.
APPLICATION FOR PLANNING PERMISSION 74549/FULL/2010 – THE GOVERNORS OF ALTRINCHAM COLLEGE OF ARTS – ALTRINCHAM COLLEGE OF ARTS, GREEN LANE, TIMPERLEY 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a three storey extension to form Sixth Form Centre for 200 pupils and housing post-16 teaching facilities.  Associated additional car parking provision and drop-off/access alterations. 





RESOLVED – 


(1)
That the Council is minded to grant planning permission for the development and that the application now be notified to the Department for Communities and Local Government as Green Belt Development, consisting of a building where the floor space to be created by the development is 1000 sq.m or more, in accordance with the requirements of the Town and Country Planning (Consultation) (England) Direction 2009, which is currently in force. 


(2)
That should the Secretary of State decide not to intervene, that the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure:- 


· A financial contribution of £2,500 towards highway improvements at the junction of Thorley Lane and Green Lane. 



(3)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions and reasons now determined. 


118. 
URGENT BUSINESS 


[Note:  The Chairman agreed to allow consideration of the following matter as an item of urgent business in order to allow timely determination of the Application due to the funding deadline.] 



Application for Planning Permission 74270/FULL/2009 – Broadoak School – Broadoak Comprehensive School, Warburton Lane, Partington 



The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a two storey youth facility, including a theatre, dance studio, recording studio, ITC suite, catering, activity hall and arts area.  Erection of external play equipment, multi use games area (MUGA), basketball court, bin store, substation, fencing and associated landscaping and serving area. 





RESOLVED:  That planning permission be granted subject to the conditions now determined. 



[Note: Councillor Rigby, being a Governor of the School and Councillor Whetton, being a representative on the Governing Body, both declared a Personal and Prejudicial Interest in Application 74270/FULL/2009, they remained in the meeting but did not speak or vote on the Application.] 


The meeting commenced at 6.30 p.m. and concluded at 8.48 p.m. 
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PLANNING DEVELOPMENT CONTROL COMMITTEE – 13th MAY 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 - 13th May 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



		70413

		The Gables, 60 South Downs Road, Bowdon. WA14 3DR

		Bowdon 

		1

		Minded to Grant



		71194

		Land off Common Lane, Partington. M31 4EF

		Bucklow St Martins

		16

		Minded to Grant 



		74214

		Northenden Road/Gratrix Lane, Sale Moor. M33 2QA

		Sale Moor 

		41

		Minded to Grant



		74321

		Davyhulme Primary School, Canterbury Road, Davyhulme. M41 0QR

		Davyhulme East

		58

		Grant



		74409

		7 Acacia Drive, Hale. WA15 8QZ

		Hale Central

		63

		Grant



		74556

		16 Warwick Drive, Hale. WA15 9DY

		Hale Central

		70

		Grant



		74565

		30-32 Harboro Road, Sale. M33 5AH

		Ashton-on-Mersey

		79

		Minded to Grant



		74612

		Land adjacent to 3 Grange Road, Bowdon. WA14 3EB

		Bowdon

		98

		Minded to Grant



		74686

		5 Barnfield Crescent, Sale. M33 6WT

		Ashton-on-Mersey

		111

		Grant



		74687

		3 Barnfield Crescent, Sale. M33 6WT

		Ashton-on-Mersey

		116

		Grant



		74697

		26A Delahays Drive, Hale. WA15 8DP

		Hale Barns 

		120

		Minded to Grant 



		74745

		74 Daresbury Avenue, Flixton. M41 8GL

		Davyhulme West

		130

		Minded to Grant



		74880

		Land off Manchester Road, Partington. M31 4DH

		Bucklow St Martins

		138

		Minded to Grant



		74946

		Land on north side of Fraser Place, Electric Park, Trafford Park. M17 1HW

		Gorse Hill 

		155

		Minded to Grant



		74947

		Land on north side of Fraser Place, Electric Park, Trafford Park. M17 1HW

		Gorse Hill 

		161

		Minded to Grant





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



