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—— METROPOLITAN BOROUGH ——




AGENDA PAPERS FOR
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 10th June 2010  
Time:  6.30 p.m. 

Place:  Committee Suite, Trafford Town Hall

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

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



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


	
	

	2. 
	MEMBERSHIP OF THE COMMITTEE 

To note the membership, including Chairman, Vice-Chairman and Opposition Spokesperson of the Planning Development Control Committee for the Municipal Year 2010/2011, as agreed by Council on 18th May, 2010. 
	
[image: image2.emf]PDC Agenda Item 2 -  Committee Membership 10/11


	

	3. 
	APPOINTMENT OF SUB-COMMITTEE 

The Committee is asked to appoint the Planning Development Control (Tree Preservation Order) Sub-Committee comprising the Chairman, Vice-Chairman and Opposition Spokesperson or their nominees for the Municipal Year 2010/2011. 


	
	

	4. 
	TERMS OF REFERENCE

To note the terms of reference for the Planning Development Control Committee. 


	
[image: image3.emf]PDC Agenda Item 4 -  Terms of Reference



	

	5. 
	MEETING DATES 

To note the following scheduled meeting dates for the Committee during the 2010/2011 Municipal Year, as agreed by Council on 18th May, 2010. 
10th June, 2010
8th July, 2010
12th August, 2010
9th September, 2010
14th October, 2010
11th November, 2010
9th December, 2010 

13th January, 2011
10th February, 2011  
10th March, 2011
14th April, 2011
12th May, 2011 

	
	

	6. 
	MINUTES
To receive and, if so determined, to approve as a correct record the Minutes of the meeting held on 13th May, 2010.

	To follow

	

	7. 
	ADDITIONAL INFORMATION REPORT
To consider a report of the Chief Planning Officer. 

	To be

Tabled 
	

	8.
	APPLICATIONS FOR PERMISSION TO DEVELOP ETC.
To consider the attached reports of the Chief Planning Officer. 
	
[image: image4.emf]PDC Agenda Item 8 -  Application Index - 10/06/10 
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	9. 
	DEVELOPMENT CONTROL PERFORMANCE  2009/10

To note the attached report of the Chief Planning Officer.

	
[image: image6.emf]PDC Agenda Item 9 -  Development Control Performance 09/10


	

	10.
	URGENT BUSINESS (IF ANY)

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


	
	

	
	JANET CALLENDER 
Chief Executive 


	
	

	
	Contact Officer:  Miss Michelle Cody 

Extn.:   2775
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PLANNING DEVELOPMENT CONTROL COMMITTEE


Terms of Reference


1. To exercise powers in relation to planning and development control over development proposals in the Borough in the context of Government and Council policies and guidance in order to maintain and improve the quality of life and the natural and built environment of the Borough.


2. To exercise powers in relation to the following functions as specified in schedule 1 to the Local Authorities (Functions and Responsibilities) (England) Regulations 2000:


(i) town and country planning and development control;


(ii) the registration of common land or town and village greens and to register the variation of rights of common; and


(iii) the exercise of powers relating to the regulation of the use of highways.


Delegation


In exercising the power and duties assigned to them in their terms of reference, the Planning Development Control Committee shall have delegated power to resolve and to act on behalf of and in the name of the Council.



_1336909895.doc
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PLANNING DEVELOPMENT CONTROL COMMITTEE – 10th JUNE 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 - 10th June 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



		71194

		Land off Common Lane, Partington. M31 4FB

		Bucklow St Martins 

		1

		Minded to Grant



		74612

		Land adjacent to 3 Grange Road, Bowdon. WA14 3EB

		Bowdon 

		26

		Minded to Grant



		74895

		Blessed Thomas Holford Catholic High School, Urban Road, Altrincham. WA15 8HT

		Timperley

		40

		Minded to Grant



		74943

		Curry’s, Unit 10/J, White City Retail Park, White City Way, Stretford. M16 0GW

		Longford

		54

		Minded to Grant



		75066

		46 Elm Road, Altrincham. WA15 9QP

		Hale Central

		61

		Refuse





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



_1336909972.doc
		WARD: Bucklow St. Martin’s

		H/71194

		DEPARTURE: No





		OUTLINE APPLICATION FOR MIXED EMPLOYMENT DEVELOPMENT (B1, B2 AND B8 USES) AND ANCILLARY RETAIL DEVELOPMENT (A1, A3 AND A5) AND ENGINEERING WORKS TO CREATE REPLACEMENT WILDLIFE HABITAT AREA






		Land off Common Lane, Partington






		APPLICANT: National Grid






		AGENT: Indigo Planning Ltd.






		RECOMMENDATION:  MINDED TO GRANT subject to Section 106








[image: image1.wmf]Boro Const & Ward Bdy


Works


Works


Works


Slag Heap


Manchester Ship Canal


Carrington Moss


Works


ETL


Works


Works


Gas Holder


Works


Gas Holder


Moss View Primary School


)


)


)


)


)


)


)


)


)


)


)


)


)


)


)


)


)


)


)


)


#


)


)


)


#


)


)


)


)


)


)


)


)


#


#


#


)


#


#


#


#


#


)


)


)


)


#


)


)


)


)


)


)


)


#


#


#


)


)


)


)


)


)


)


)


)


)


)


)


)


)


)


)


#




The application was deferred from the Committee of 13th May 2010 due to the need for additional ecological survey work. This has now been undertaken and, on this basis, the GM Ecology Unit has confirmed that it has no objections to the proposed development, subject to conditions.


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 (including additional ecological surveys undertaken since the last Committee) 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 and the Badger Mitigation 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 required by the Ecology Report and the Badger Mitigation Report 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 reference Indigo 1A received on 24th May 2010 and 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) and Badger Mitigation Report 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: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









This application was deferred from the May 13th 2010 Planning Committee in order for site to be surveyed for possible presence of badgers.


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), it is considered that as the scheme is aimed at the affordable housing sector there is  a greater flexibility in allowing 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.


OTHER ISSUES


18. The application was deferred from the May 13th 2010 Planning Committee in order to establish if badgers where present on site following the discovery of a burrow on site.  A survey has been undertaken by an Ecologist who has confirmed that it is a fox den within the site.  A full report from the ecologist will be forwarded to the Planning Department and reported on the additional information sheet as survey report from the ecologist was not available at the time of this committee report preparation.


CONTRIBUTIONS


Red Rose Forest

19. The Council’s approved SPG for developer contributions towards Red Rose Forest (September 2004) does not apply to Affordable Housing Schemes.


Open Space


20. 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


21. 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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SITE


Blessed Thomas Holford Catholic College is a mixed comprehensive school with 780 students aged 11-16.  The school is located within a predominantly residential area with a mix of single, two and three storey dwellings located to the South and South Western boundaries.  Industrial Units adjoin the North Western boundary whilst open fields and public recreational space adjoin the site to the North and East.  The site covers an area of approximately 2.4ha.


The main vehicular access onto the site is via Urban Road with an area of car parking located along the southern boundary.  There is an additional pedestrian access to the rear of the site, located off Oakfield Street.


The existing buildings within the College campus vary in height from single to three storey structures.  The large majority of these buildings are covered with flat roofs and there are a small number of duo pitched buildings.


The College has been extended and altered quite extensively over the years, with a number of ‘infill’ extensions and stand alone buildings.  Whilst the majority of the College buildings retain a typical 1960/70’s architectural language, the additions and extensions have ignored this precedent which has resulted in a piecemeal, ad hoc overall architectural language.


PROPOSAL


In response to educational and curriculum demands, the College has recently been successful in a bid to the Learning Skills Council for the provision of a new 300 place Sixth Form facility.  This will therefore provide secondary education on one campus for 11-18 year olds.


The proposed new building would incorporate:


· Science and Art Rooms


· Creative and Media facilities


· Classrooms for the teaching of MFL, Maths, History and Geography, business and IT


· LRC facility


· Study and social areas


· Offices, admin areas and wc’s


The existing sports hall and boiler room situated adjacent to the Astroturf pitch are to be demolished to make way for the new building.  Built over three floors with a flat roof, the Sixth form building takes the form of a formal, rectangular teaching area towards the north (rear) of the site encompassing a wide central corridor together with a free form social space situated the South and East.  This element will be fully glazed.  The maximum height of the proposed building is 12.3 metres to the flat roof, with the roof top plan projecting approximately 2 metres above.  The length of the building is approximately 25 metres and the width approximately 20.2 metres.


The palette of materials is a mixture of rendered block, pre-patinated copper effect cladding and glass.  The North and East elevation are to be finished in render and will have punched windows with a horizontal emphasis.  In instances the windows wrap around the corners linking the elevations.


The West elevation is to be finished with a pre-patinated copper effect cladding to match the finish of the roof and will have punched windows with a vertical emphasis.  A glazed stair tower protrudes through the West elevation and above the roof of the building, forming a visual break in the West elevation allowing light to flood into the main circulation space.  Coloured infill panels will punctuate the windows on the East, West and North elevations providing a common language.


REGIONAL SPATIAL STRATEGY FOR THE NORTH WEST


PRINCIPAL RELEVANT 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

REVISED TRAFFORD UDP


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

PROPOSALS MAP NOTATION 


None

PRINCIPAL RELEVANT UDP POLICIES/ PROPOSALS


D1 – All New Development

D2 – Vehicle Parking

ENV16 – Tree Planting


T6 – Land Use in Relation to Transport and Movement


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


T11 – High Quality Public Transport Network Improvements


T17 – Providing for Pedestrians, Cyclists and the Disabled 


T18 – New Facilities for Cyclists


RELEVANT PLANNING HISTORY

74101/FULL/2009 – Erection of single storey extension to form additional classroom and office space with new reception area.  Alterations to existing high level glazing to gym on south elevation.


Approved 18th December 2009


H/64519 – Erection of additional classroom with ancillary office and store


Approved 28th June 2006


H/64472 – Replacement/expansion of car park and entrance area including erection of 2.4 metre high perimeter fencing and gates and 1.5 metre high fencing and gates within site.


Approved 26th June 2006


H/55712 – Erection of a single storey extension to form library and ICT suite (part amendment to H/54204).


Approved 15th April 2003


H/54204 – Erection of single storey extension to form library


Approved 31st July 2002


H/53645 – Erection of single storey extension to form library


Withdrawn


H/45789 – Erection of two detached science laboratories


Approved 29th June 1998


H/41673 – Creation of classroom by infilling of courtyard to the north of the site with new pitched roof over


Approved 19th December 1995


H/40444 – Erection of 387 metres of 2.4 metre high steel palisade perimeter fencing, with two gates, to be erected in two phases


Approved 12th April 1995


H/14285 – Erection of four 8-10 metre high floodlights around sports area


Approved 7th May 1981

APPLICANT’S SUBMISSION

The applicants have submitted a Design and Access Statement which states the following:


· In plan form the building responds directly to the activities that take place within the building.  An ordered regular shape housing the main teaching areas and an organic free form shape which will house the social break out spaces and the more informal teaching spaces;


· The site analysis study has identified that the most appropriate location for the new Sixth Form building is to the South West corner of the College campus.  This location has been selected because it provides a landmark gateway for visitors entering the campus, prominent views to and from the main vehicular access into the College campus, potential for future physical links with the main College building, minimal impact to the neighbouring properties and no trees or hedges will require removal;


· The building was influenced by a range of education buildings and it was felt that a modern vibrant style was appropriate to the function of the building and to the site.  Moving away from the 1960’s style of the existing buildings would give the campus a modern vibrant feel with 21st century architecture meeting the standards of 21st century education.


· The building was designed with consideration to the E Learning Centre which is currently under construction on the school site.


· The palette of materials of render, patinated copper effect cladding and glass meets the vision for high quality inspirational building.


The applicant has also submitted a comprehensive collection of other supporting documents consisting of a Bat Survey, a Geological Assessment, an Ecological Appraisal, a Community Consultation Feedback Document, a Transport Statement, a Tree Report and Survey and a Flood Risk Assessment. The relevant parts of these are referred to where necessary in the observation section below.

The agent’s have provided the following comments in response to the objections received from Sport England:


1. The site is not a playing field and is not used for sporting activities

2. The synthetic surface next to the proposed building will remain unaffected

3. In the last five years the school has extended its sport facilities and increased participation as shown in the following extract from the Sports Strategy

Sports Strategy

Following an audit of premises needs using the asset management plan the development of the sports facilities were incorporated into timescale of 3 years to achieve all the objectives.  Because of a shortage of money within the school budget the strategy included application to a number of outside agencies for grants to build facilities and support our vision.


The school’s Sport Facilities prior to 2005 was as follows:


1.no gym


1 no. sports hall


2 no. grass football pitches


The sports hall was raised in 2 separate Ofsted inspections as not fit for purpose and making a limited contribution to future sporting activity.  These observations supported the school’s view that its time was limited and other facilities had to be built to meet the demands of a 21st century PE curriculum.


The main objective of our sports strategy objective was to provide first class facilities for our pupils and become a focal point for extensive community sporting participation.  This would allow the school to personalise the curriculum in physical education, improve community cohesion and also contribute to the overall active objectives of the local community.


The New Facilities


In total the school has spent £1.25 million pounds on the following new facilities.  The money is a combination of school money, grants and sponsorship and has allowed the following new provision to be developed alongside existing facilities:


1 no.field turf football pitch


3 no. netball courts


4 no. tennis courts


1 no.rugby pitch


1 no.fitness suite


4 no.changing rooms


1 no.sports analysis suite


1 no. sports rehabilitation room.


Our sports facilities have been used by a number of professional clubs including the England Football Team.


The PE department is now able to offer a personalised curriculum to the majority of pupils, 3 examination courses at level 3 and 4 extra changing areas.


The Academy development is seen as a flagship development in England for the football foundation with over 2000 community users weekly.


Our extended school is now available all year from 8am-9pm, 7 days a week, with over 2000 weekly users in the roles of participation, volunteering, officiating, rehabilitation and accredited learning.


Our partners in development plans for the sports Strategy are FA, England Netball, Rugby League Salford Reds, SSAT and Trafford LA.

CONSULTATIONS


Local Highway Authority – No objection in principle.  Further comments contained in Traffic section of main report.


Manchester Airport – The proposed development has been examined from an aerodrome safeguarding aspect.  Manchester Airport has no safeguarding objections to the proposal.

Greater Manchester Ecology Unit – no objections

GMP (Design for Security) – The school has been subject to a number of burglaries and a condition is therefore recommended which requires the applicant to submit a crime prevention plan to support the proposal and that the plan is approved and implemented prior to occupation of the school.  

Environment Agency – No objection subject to a condition relating to site contamination being attached to permission (see condition 6).

United Utilities – No objection subject to conditions being met regarding disposal of surface and foul waters (see condition 11) 


Pollution and Licensing – A noise assessment shall be submitted for written approval to the Local Planning Authority which details the levels of internal noise likely to be generated from the Plant Room which is part of this application.  This assessment shall be used to identify and determine appropriate noise mitigation measures (such as soundproofing) required to protect the amenity of adjacent noise sensitive properties.  Any noise mitigation measures identified by the assessment shall be implemented prior to the commencement of the proposed use and retained thereafter.

Sport England – Sport England has considered the application in the light of its playing fields policy and PPG16.  The aim of the 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 in an adopted or draft deposit local plan, unless, in the judgement of Sport England, one of the specific circumstances 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.  Government planning policy and the policies of Sport England have recognised the importance of such activities to the social and economic well being of the country.


It is important to note that the playing field is defined as the whole of a site encompassing a playing pitch or pitches, and not just the parts which are currently marked out as pitches.  The ‘whole of the site’ is given broad scope and meaning so as to encompass other indoor and outdoor sports facilities which are physically and functionally related to the actual area of playing field marked out with pitches.


The proposed scheme would result in the demolition of a sports hall located adjacent to the synthetic turf pitch (STP) in the south west of the site.  A new, three storey, sixth form detached building would be erected on this part of the site.  Based on the description of the proposed accommodation in the design and access statement, no sports facilities would be provided within the new building.


The proposed building would be partly located over the footprint of the demolished sports hall.  However, it would extend further south and result in the loss of a grass area of land.  According to the existing site plan and aerial photographs, this grass area is located to the east of the STP and is bounded to the west by an access road.  Running diagonally across the grassland area is a hard surfaced footpath.  No pitches are marked out on this part of the site.  Furthermore, as a result of the combination of the shape of the area of grass, its dimensions, and the presence of the STP, access road and the footpath, mean that this area of land is incapable of forming a playing pitch or part of a pitch.  A plant enclosure is also shown to the north of the existing STP on the proposed site layout plan.  Again this structure would occupy an area of land laid to grass which is incapable of forming a playing pitch as a result of its dimensions and shape (being bounded by the site boundary, buildings and the STP).


In terms of Sport England’s playing field policy, the proposal meets part of the criteria of specific circumstance E3 which is set out below:


The proposed development affects only land incapable of forming, or forming part of, a playing pitch, and does not result in the loss of or inability to make use of any playing pitch (including the maintenance of adequate safety margins), a reduction in the size of the playing areas of any playing pitch or the loss of any other sporting/ancillary facilities on the site.


However, the requirements of E3 are not fully met as the scheme could adversely affect the STP, and would also result in the loss of a sporting facility on the site (i.e. the sports hall).


Taking the STP first, it is not clear from the information provided with the planning application where the changing facilities and any other ancillary facilities (such as storage areas for equipment) are on the site.  It is possible that these facilities are accommodated within the sports hall which is to be demolished.  If so, the loss of the sports hall would adversely affect the use of the STP.


Turning to the sports hall itself, the information supporting the application refers to the hall as being redundant, disused and derelict.  The design and access statement describes the sports hall as not having been used for a number of years as it fails to meet curriculum requirements, and as having been declared as unfit for purpose by both Ofsted and the Local Authority Asset management assessors during recent inspections.  However, no evidence has been supplied to support this assertion (such as the Ofsted report or the inspection report of the asset management assessors).  Furthermore, there is no information provided on the nature of the hall to be lost (eg layout in terms of court makings; changing accommodation; equipment etc.), when it was last used, and if the users of the hall (both school and community) have been accommodated elsewhere.


Active Places, Sport England’s database of over 50,000 sports facilities has records of two sports halls on the school site: a 180m2, one court sports hall and a 306m2, two court sports hall.  Both are recorded as being available for community use in the evenings and at the weekends.  From the information supplied, it is unclear which of these facilities is to be demolished.


There is also an absence of information on whether there are any other on-site or off-site facilities which are capable of meeting the sporting needs of the school (for curriculum and after school teams) or the community users of the facility.  This information is especially important given that the proposed building would increase the number of pupils on the site by around 300 (and therefore create additional demand/need) but would reduce the quantity of indoor built facilities.


Taking all the above into account, it is clear that the proposal would not result in the loss of an existing playing pitch which meets the definition set out in the statutory instrument.  However, the proposal could adversely affect the use of the STP.  In terms of other sports facilities, the proposal would result in the loss of a sports hall without any replacement facility (at least equivalent in terms of size, usefulness, attractiveness and quality) being provided.  The proposed scheme is therefore considered to be contrary to Sport England’s playing field policy and also PPG17.  As such, Sport England has no alternative but to raise objection to the planning application.


REPRESENTATIONS


Neighbours – Letters of objection have been received from the owners/occupants of one neighbouring property at St James Court and also from the Managing Agent of St James Court, raising objections on the following grounds:


· Adverse impact on the character and appearance of the area – impact on aspect from first floor of neighbouring property;


· Impact on residential amenity – overlooking of neighbouring properties on Urban Road and St James Court;


· Impact of highway/pedestrian safety – exacerbation of existing congestion problems as a result of increased volume;


· Noise and disturbance as a result of building works


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application site is unallocated within the Trafford Unitary Development Plan.  The playing pitch to the rear of the site is allocated as protected open space, however the area to the south side of the school buildings and where the proposed development is located is outside of this designation.  As an extension to the existing school facilities, there are no policy issues and the application falls to be considered against Proposals D1, D2 and T6 of the Revised Trafford Unitary Development Plan.

2. Loss of sports hall and impact on STP. Sport England has lodged an objection to the planning application and requested further information and clarification of sports facilities on the school site. Further information has been forwarded to Sport England and Sport England’s response will be reported in the additional information report.


3. It is therefore considered that, subject to Sport England withdrawing its objection, the proposed development would be acceptable in principle and would represent the provision of enhanced educational facilities on an existing school site within the urban area.

DESIGN AND VISUAL AMENITY


4. 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.”  


5. Proposal D1 of the Revised Trafford Unitary Development Plan 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”.


6. The proposed Sixth Form Building would be set forward of any existing buildings within the school campus, closer to the main site entrance from Urban Road.  Notwithstanding this, sufficient space would be retained around the building and from the main road for the proposal not to be overbearing and dominant within the street scene when viewed in conjunction with the surrounding residential properties.


7. The proposal would provide an interesting, colourful and contemporary landmark building at the entrance to the school site with a fully glazed, rounded frontage to the more informal, social space within the building.   There would be a variety in each elevation of the proposed building with a mix of glazing, render and patinated copper effect cladding together with interesting modelling and articulation, providing visual interest whilst meeting the functional requirements of the school. 


8. As well as providing a landmark building, it is considered that the context of existing school buildings have been taken into consideration in terms of style and height whilst the relationship with neighbouring residential properties with particular regard to siting, have been taken into account in the design of the proposed development.


9. It is anticipated that a sample panel of materials will be available for viewing at the Committee meeting.


RESIDENTIAL AMENITY


Privacy


10. St James Court is a residential development located to the west side of the site.  Boundary treatment with these properties consists of a high wall measuring approximately 3 metres in height with a sports pitch between the boundary and the proposed new building.  With a distance of approximately 39 metres from the rear garden boundaries to the proposed development and 47 metres to the rear of the closest properties, it is considered that there would be no undue overlooking or loss of privacy to these properties.


11. A resident from St James Court has objected on the grounds that the proposal would have an adverse impact on the aspect from the first floor of his property.  It is considered however that the proposed new Sixth Form Building is in keeping with the existing buildings and would be viewed in the context of the wider school campus which the resident overlooks.  It should also be noted that there is no right to a view.


12. The rear gardens to properties to the south of the site on Urban Road are approximately 28.5 metres at the closest point from the proposed new building and again these distances far exceed what would be reasonably expected to ensure that there is no overlooking, loss of privacy or loss of light to neighbouring residential properties.


Noise and Disturbance


13. Noise and disturbance as a result of building work is not a material planning consideration.


TRAFFIC GENERATION AND HIGHWAY SAFETY


14. The Transport Assessment states that there are 758 pupils at the existing school of which 54 are full time staff and 34 support staff.  As such the provision of a total of 63 parking spaces is required.  The existing parking provision is 102 car parking spaces.


15. The proposals are for a sixth form centre for 300 pupils and a further 12 full time teaching staff and 3.5 support staff, to meet the Council’s car parking standards the provision of 46 car parking spaces is required.  There is a spare capacity of 39 car parking spaces in the current car park.  Whilst it is not proposed to make any changes at this time, the Transport Assessment states that the rear car park can accommodate the further 7 car parking spaces if required.  The Council’s car parking standards are seen as maximums and it is the Local Highway Authority’s view that there are no objections on parking grounds.


16. The Council adheres to the Greater Manchester Cycle parking standards which state that there is a requirement for some 119 cycle parking spaces within the whole site.  For these new proposals the provision of 2 cycle parking spaces for staff and 30 cycle parking spaces for students is being provided, bringing the total on site to 50.


17. The proposals state that the provision of 16 covered cycle parking spaces will be made and 16 non covered.  Whilst there is no objection in principle to this, each cycle parking space must allow multi point locking to enable both wheels and the body of the bike to be secured.


ECOLOGY


18. An ecological appraisal providing information to contribute to a BREEAM rating was submitted. BREEAM (BRE Environmental Assessment Method) sets the standard for best practice in sustainable design and is used to describe a building’s environmental performance. The objectives of the ecological survey were:


· Assessment of the ecological value of the habitats within the site;


· Identification of the habitat types within the site, with preparation of plant species lists where applicable, plus classification of any rare/locally distributed plants and/or any invasive and detrimental plant species;


· Assessment of all habitats for their potential to support protected species such as bat species, Great Crested Newt and Reptile species, plus other wildlife such as Priority Species of bird;


· Provision of guidance on any ecological constraints or opportunities;


· Evaluation of the current ‘ecological value’ of the site to subsequently inform a contribution to the BREEAM.


The proposal for construction of a new Sixth Form Centre at Blessed Thomas Holford Catholic College will necessitate demolishing the existing sports centre building, plus removing a sward of grassland and a paved path from the southern side of the building.


19. The proposal will have no effect on trees or shrubs and provided the working area does not extend significantly further east it has no potential to cause the spread of Japanese Knotweed because the nearest stand is at least 50 metres to the east of the proposed building. The sward of amenity grassland has low ecological value and its loss will have no impact on the site’s biodiversity value.


20. In summary, the report concludes that even in the absence of mitigation or compensation measures the proposal has negligible ecological impact.  These findings are accepted and no objection is raised by Greater Manchester Ecology Unit.


Bats

21. A bat survey has been carried out separately to the above report by two licensed surveyors following a methodology which would be likely to identify past or current use of the site by bat species. The site survey found no evidence of bat roosts in the building but there is some low potential for occasional roosts for common crevice dwelling bats under the window sills of the Western elevation of the building.  A further (activity) survey will therefore be required in order to confirm the status of the site for bats and this will be imposed by a condition attached to an approval.


TREE REPORT AND SURVEY


22. There are only three trees within the proposed development area.  All three trees are fairly small Flowering Cherries.  They are all in reasonable condition at the present time and can be safely retained within the development site.  None of the trees are of sufficient value as to warrant retention if this would put any serious constraints on the proposals.  They could all easily be replaced if required. 

FLOOD RISK ASSESSMENT


23. A flood risk assessment was submitted with the application.  The development site has been categorised in accordance with PPS25 as being located within Flood Zone 1 and at a low risk from fluvial flooding.  Therefore fluvial flooding is diminished to such a level that it can be discounted as a flood risk generator to the development site.


24. The applicant is not aware of the Environment Agency having developed flood alleviation strategy for the adjacent Timperley Brook watercourse. The applicant is not aware of any historical or anecdotal evidence of flooding on the site. Other flood risk sources such as groundwater and overland flows have been considered and have been found not to be a flood risk generator to the site.


25. The extensive UU adopted storm water drainage network serving the surrounding urban district ensures that the development footprint is protected from the impact of upstream runoff.  There is no residual flood risk to the development from the surrounding district.  It is speculated that complete protection may well exist beyond a storm equivalent to the 30-year statistical event.  Beyond this projection, there may be a small degree of peripheral ‘Exceedance’ flooding within the low lying external areas within the BTHCC boundary from the public sewers.  However, this is speculated to be localised and restricted to the location of specific manhole covers.  Due to the new college having an increased ground level above these adjacent public sewers, this would negate any flood water inflowing the building.


26. Therefore, no special flood precautions are proposed or required.

FINANCIAL CONTRIBUTIONS TO PUBLIC TRANSPORT AND HIGHWAY INFRASTRUCTURE IMPROVEMENTS


27. The Council’s approved Supplementary Planning Document, “Developer Contributions to Highway and Public Transport Schemes” states that contributions will be required for community and education buildings above a threshold of over 2500 square metres gross internal floor space. The applicant has confirmed that the gross internal floor space would be 2850 square metres and as such a contribution is required.  In terms of the required public transport contribution, the school falls within the “Most Accessible” zone in the Appendix 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. 


28. In previous education schemes the sum for a financial contribution for public transport and highway infrastructure has been based on the equivalent requirement of an industrial scheme of the same size.  


29. A financial contribution figure of £9941 is required (broken down into £5653 for Public Transport and £4288 for Highway Infrastructure).  This figure is based on the fact that the required contribution for an equivalent area of industrial floor space would be £10,374 and that the proposed development generates a need for a slightly reduced number of parking spaces (46 spaces as opposed to 48 for industrial floor space).


30. The contributions will need to be secured through a Section 106 Agreement.


CONCLUSION


31. It is considered that the proposed facility will provide significant benefits for existing and future pupils of Blessed Thomas Holford Catholic College and for the wider community through enhanced choice in terms of sixth form provision in the local area whilst any potential impacts in terms of visual amenity, residential amenity or additional traffic generation and general activity in the immediate would be minimal.  


32. The proposed development is considered to be of a high design quality that would create a landmark building in a prominent position yet which would be set within the school campus and would have no adverse impact on the character of the surrounding area and residential amenity of neighbouring residents.


33. It is considered that the impact of additional traffic generated by the proposed development can mostly be accommodated within the existing car parking area, which has an existing spare capacity of 39 spaces.  It is also considered that the impact of additional traffic is likely to be ameliorated to some extent by financial contributions that will be put towards highway and public transport improvements within the area.

34. It is therefore considered that, subject to Sport England withdrawing its objection, planning permission should be granted subject to a Section 106 Agreement and subject to conditions.


RECOMMENDATION: 


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

1. Financial contributions of £5,653 towards public transport improvements and £4,288 towards highway infrastructure improvements

(B) That upon satisfactory completion of the above legal agreement, planning permission be


granted subject to the following conditions: -


1. Standard condition


2. List of approved plans


3. Materials to be submitted


4. Notwithstanding the provisions of the Town and Country Planning (Use Classes) Order 1987 or any order revoking and re-enacting that order, with or without modification, the building hereby permitted shall be used as a sixth form centre (including uses ancillary to the main sixth form use) and for no other purpose within Class D1 of the Use Classes Order unless a further planning permission is granted.

5. A noise assessment shall be submitted for written approval to the Local Planning Authority which details the levels of internal noise likely to be generated from the Plant Room which is part of this application.  This assessment shall be used to identify and determine appropriate noise mitigation measures (such as soundproofing) required to protect the amenity of adjacent noise sensitive properties.  Any noise mitigation measures identified by the assessment shall be implemented prior to the commencement of the proposed use and retained thereafter.

6. Prior to the commencement of development approved by this planning permission (or such other date or stage in development as may be agreed in writing with the Local Planning Authority), a scheme to deal with the risks associated with contamination of the site shall be submitted to and approved, in writing by the Local Planning Authority.

7. Landscaping Condition 


8. Retention of access, parking, turning and loading areas shown on submitted plan (standard condition)

9. Permeable Surfacing for hardstanding standard condition

10. Notwithstanding the submitted details of cycle parking, secure cycle parking shall be provided on site prior to the first use of the building hereby permitted in accordance with details that shall previously have been submitted to and approved in writing by the Local Planning Authority. The approved cycle parking shall be retained thereafter unless agreed otherwise in writing by the Local Planning Authority.

11. Submission of drainage details for the disposal of foul and surface waters.


12. Crime prevention plan.


13. Submission of details for external lighting scheme.


14. Submission of details for the provision of wheel cleaning facilities.


JE





		WARD: Longford

		74943/FULL/2010

		DEPARTURE: No





		INSERTION OF MEZZANINE FLOOR TO CREATE AN ADDITIONAL 1487 SQUARE METRES OF RETAIL FLOOR SPACE






		Curry’s, Unit 10/J, White City Retail Park, White City Way, Stretford






		APPLICANT:  DSG International PLC






		AGENT: Nathanial Lichfield and Partners






		RECOMMENDATION:   MINDED TO GRANT, subject to Section 106 Agreement









SITE


The application site is part of the White City Retail Park, which fronts onto Chester Road to the north and White City Way to the east. The application relates specifically to the Curry’s retail unit (referred to as Unit 10 or Unit J), which is located in the north-east corner of the retail park on the corner of Chester Road and White City Way.


To the west of the retail unit lies the car parking area that is shared between the eleven retail units and the restaurant that currently occupy the retail park (three of the retail units are currently vacant). The customer vehicular access is off Chester Road on the western side of this parking area. The service access is off White City Way. To the west of the shared car park lies an area of vacant land, which was previously occupied by the former Homebase retail unit and which is currently used for match  day car parking.


The Grade II listed White City Entrance Portal also lies approximately 28m to the west of the application unit on the Chester Road frontage. 


The store currently has a ground floor sales area of 2346.7 sq. m. and a first floor mezzanine stock area of 340.7 sq. m. located at the rear of the unit. The entrance to the store is from the car park on the western side of the building. The service yard is positioned at the rear of the building, adjacent to White City Way.


PROPOSAL


The application seeks permission for the insertion of a mezzanine floor to provide an additional 1487 square metres of retail floor space. 


The insertion of the proposed mezzanine would bring the overall floor space in the unit up to a total of 3894 sq. m. The application states that the extension to the existing floor space is part of a nationwide programme of improvements and is sought in order to introduce a new format Curry’s megastore into the unit. 


The application is accompanied by a Retail Statement and a Transport Statement. 


REGIONAL SPATIAL STRATEGY (RSS)


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


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RT2 – Managing Travel Demand 


MCR1 – Manchester City Region Priorities


MCR2 – Regional Centre and Inner Areas of Manchester City Region


REVISED UDP 


PROPOSALS MAP NOTATION


Priority Regeneration Area: Old Trafford


Retail Warehouse Park Development


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


A1 – Priority Regeneration Areas


H10 – Priority Regeneration Area: Old Trafford


S12 - Retail Warehouse Park Development


ENV2 – Improving the Environment


ENV27 – Road Corridors


RELEVANT PLANNING HISTORY


74483/FULL/2009 – Erection of new food retail store (Class A1) (9036 sq. m. gross floor space) and two new non-food retail units (Class A1) (2357 sq. m. gross floor space) with associated parking provision and landscaping, partial demolition and extensions and alterations to existing non-food retail units; alterations to existing car parking layout – Refused - 11th March 2010  - Current appeal


H/68876 – Demolition of “Homebase” Unit and 683 Chester Road and construction of 4 no. retail units with a total gross floor space of 6660 square metres and amendments to parking layout to form an additional 74 spaces – Permitted 24th December 2008 


H/CLD/69691 – Certificate of Lawful Proposed Use for the use of the existing buildings on the retail site for the sale of food – Approved – 12th August 2008


H/54806 – Demolition of existing retail unit, restaurant and leisure units and erection of new non-food retail units; relocation and erection of new management unit and electricity sub-station, revised access arrangements including new access from Chester Road and closure of existing access from White City Way; revised car parking, servicing and vehicle circulation arrangements – Approved – 20th January 2003


CONSULTATIONS


SP & D: Comments incorporated into Observations section of report

LHA:  No objections, subject to conditions.


To meet the Councils standards the provision of an additional 67 parking spaces is required.  The proposals do not provide any further car parking spaces but the submitted Transport Assessment parking survey demonstrates that at peak times there is adequate parking available within the site to cater for this development with just a further 9 vehicles requiring a parking space within the Saturday peak period.


In terms of trips, TRICS data shows the existing store traffic as 95 arrivals and 94 departures in the Saturday peak period. The additional floor space will potentially cause an increase in traffic of 30 arrivals and 30 departures in the Saturday peak period (an increase of 32%). However it is likely that only 70% of the increase will be new trips and therefore there will be 21 extra arrivals and departures within the site. 



On this basis, there are no objections to the proposals on highways grounds.


However, the provision of 7 additional cycle parking spaces will be required as part of the proposals and therefore a condition should be added to any approval stating this is a requirement.


Built Environment: No comments received to date


Greater Manchester Police Design for Security: No observations

Greater Manchester Passenger Transport Executive: Notwithstanding the impacts on particular junctions, a development of this size will add to traffic levels, local air pollution and carbon emissions generally. Therefore, while GMPTE has no formal comments to make on this application, it is concerned about any increase in traffic to White City Retail Park. 


GMPTE would not wish to see bus journey times or reliability on Chester Road or the surrounding highway network adversely affected by additional traffic growth. GMPTE seeks some reassurance that, if the additional traffic proves detrimental to bus movements, bus priority measures can be provided in the area to maintain bus journey times and reliability.   


REPRESENTATIONS


One letter has been received, making the following comments: -


The application states that the extension to the existing floor space is sought in order to introduce a new format Curry’s megastore into the unit. Any consent should be conditioned to limit the proposed megastore to bulky non-food use only. This is on the basis that: -


· The Retail Assessment states that “the additional floor space would predominantly be used for the sale of bulky household electrical goods items” and tests the impact of this proposal only. The introduction of food retail would have different impacts to those tested in the Retail Assessment.


· White City Retail Park is identified as a location for bulky goods retail in the Trafford Unitary Development Plan and therefore any other retail use would not be appropriate and would be a departure from the Development Plan.  


OBSERVATIONS


BACKGROUND INFORMATION


1. 
The White City Retail Park was recently the subject of another application, 74483/FULL/2009, submitted by the owners of the retail park, for permanent redevelopment. That application included the erection of a food supermarket on the land formerly occupied by Homebase (on the opposite side of the retail park from the Curry’s unit) as well as new non-food retail units and alterations to the existing non-food retail units on the rest of the retail park. The application was refused in March 2010 and is currently the subject of an appeal.


PRINCIPLE


2.
The application site is located within the White City Retail Park development, which is allocated in the Revised Trafford UDP for retail warehouse development use by virtue of Policy S12. Policy S12 clearly indicates that new retail warehouse development proposals in an S12 allocated location will be acceptable where they comply with the provisions of Development Control Policies D1 and D2.


3. As a proposal conforming with the provisions of an up to date development plan there is no requirement for the development to be assessed in sequential location or local impact terms as set out in new PPS4 – Planning for Sustainable Economic Growth – Policies EC15 and EC16. The proposal would therefore comply with these policies, subject to a condition restricting the use to non-food consumer goods retail use.


4. PPS4 Policy EC10 also advises that all proposals should be assessed for their performance in terms of impacts on climate change, access, design, employment and regeneration. It is considered that the development would raise no design issues, being purely an internal alteration. It is also considered that the development would have positive benefits in terms of employment and regeneration. The application form states that there would be an increase in the number of employees from the existing 20 full-time and 40 part-time staff to 95 full time and 35 part time staff and it is considered that the development is likely to draw additional customers into the retail park, which would benefit the other retail units. In terms of climate change, the alteration does not involve the erection of any new building or extension and would allow a more efficient use of the existing building. The applicant also states that the proposal will utilise low energy lighting and that all mechanical and electrical installations will be provided in accordance with the latest standards. In terms of access, it is recognised that the development would create additional vehicular movements but that the retail park is in a sustainable location well served by public transport and, as noted above, is allocated for non-food retail development within the Trafford Unitary Development Plan. It is therefore considered that this is an appropriate location for an expansion of non-food retail floor space and that the development would meet the tests of Policy EC10 of PPS4.


TRAFFIC GENERATION AND PARKING PROVISION


5.
The submitted Transport Statement concludes that the proposed development would be highly accessible by non-car modes of transport and that the location would facilitate linked trips with other retail units on the retail park. The Transport Statement also concludes that the additional floor space would not result in a material increase in traffic and that the car park would continue to operate with sufficient spare capacity to accommodate peak demand. 


6.
The LHA has commented that, in order to meet the Councils standards, the proposed floor space would normally require the provision of an additional 67 parking spaces.  The proposals do not provide any further car parking spaces but the submitted Transport Assessment parking survey demonstrates that at a peak time there is adequate parking available within the site to cater for this development with just a further 9 vehicles requiring a parking space within the Saturday peak period.


7. The LHA comments that, in terms of trips, TRICS data shows the existing store traffic as 95 arrivals and 94 departures in the Saturday peak period. The additional floor space will potentially cause an increase in traffic of 30 arrivals and 30 departures in the Saturday peak period (an increase of 32%). However it is likely that only 70% of the increase will be new trips and therefore there will be 21 extra arrivals and departures within the site. On this basis, the LHA raises no objections to the proposals on highways grounds.


8. The LHA comments that the provision of 7 additional cycle parking spaces will be required in connection with the increase in floor space and therefore a cycle parking condition should be attached to any permission that is granted.

9. The Greater Manchester Passenger Transport Executive has stated that it has no formal comments to make on this application but that it is concerned about any increase in traffic to White City Retail Park.  GMPTE states that it would not wish to see bus journey times or reliability on Chester Road or the surrounding highway network adversely affected by additional traffic growth and that it seeks some reassurance that, if the additional traffic proves detrimental to bus movements, bus priority measures can be provided in the area to maintain bus journey times and reliability. The development would be subject to a requirement for financial contributions towards public transport and highway infrastructure improvements (see below) and it is therefore considered that the public transport funding could be used for bus priority measures if this were considered to be necessary and appropriate.


DEVELOPER CONTRIBUTIONS


10. As the development proposes more than 1000 sq. m. of new retail floor space and would generate additional trips, there would be a requirement for financial contributions towards public transport and highway infrastructure improvements in accordance with the Council’s Supplementary Planning Document, SPD1, “Developer Contributions to Highway and Public Transport Schemes”. The required contribution in this case would be £54,113.27 in total, comprising £40,269.30 towards public transport improvements and £13,843.97 towards highway infrastructure improvements. 


11.
The development would also generate a requirement for a financial contribution towards off-site tree planting in connection with the Council’s Supplementary Planning Guidance, “Developer Contributions towards Red Rose Forest”. The required contribution in this case would be £7050.00. The contributions would need to be secured through a Section 106 Agreement. 


CONCLUSION


12.
In conclusion, it is considered that, subject to a Section 106 Agreement requiring financial contributions towards transport improvements and off-site tree planting and subject to conditions restricting the use of the proposed mezzanine to non-food consumer goods retail and requiring cycle parking provision, planning permission should be granted.  


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 £61163.27 consisting of the following: -


A financial contribution of £54,113.27 towards transport improvements, comprising of £40,269.30 towards public transport improvements and £13,843.97 towards highway infrastructure improvements.


A financial contribution of £7050.00 towards Red Rose Forest / off-site tree planting. 


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


1. Standard Time Limit


2. Mezzanine floor space to be limited to non-food consumer goods only


3. Cycle parking


SD






		WARD: Hale Central

		75066/FULL/2010




		DEPARTURE: No





		ERECTION OF DORMER TO REAR OF DWELLING FOLLOWING REMOVAL OF TWO EXISTING DORMERS TO FORM ADDITIONAL LIVING ACCOMMODATION






		46 Elm Road, Altrincham






		APPLICANT:  Mrs L Wilkinson






		AGENT: N/A






		RECOMMENDATION:  Refuse









This application has been “called in” by Councillor Candish to be determined at the Planning Development Control Committee who considers the design and appearance of the extension to be in keeping with a period property and with its immediate neighbours.   


SITE


Two storey mid terrace property on south side of Elm Road. An alley to the rear of the properties separates the dwellings from their gardens.  The property currently has 2 no. dormers on the rear elevation (which have been built under permitted development). 


PROPOSAL


Erection of dormer window on rear elevation with dual pitch, extending the full width of the roof.  The proposed dormer would extend from the eaves of the main roof and would be set down from the ridge of the roof by approximately 0.2 metres.


REGIONAL SPATIAL STRATEGY FOR THE NORTH WEST


PRINCIPAL RELEVANT 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 now forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 


None

PRINCIPAL RELEVANT UDP POLICIES/ PROPOSALS


D1 – All New Development

D2 – Vehicle Parking

D6 – House Extensions

RELEVANT PLANNING HISTORY

74699/HHA/2010 – Erection of dormer to rear of dwelling following removal of two existing dormers to form additional living accommodation.


Refused 26th March 2010 on the following grounds:


“The proposed dormer window, by reason of its height, scale, massing, design and external appearance, would form a visually intrusive and incongruous feature within the roofscape that would be detrimental to the character and integrity of the host dwelling and the visual amenity and character of the surrounding area.  As such the proposal is contrary to Proposals D1 and D6 of the Revised Trafford Unitary Development Plan and the Council’s Approved Guidelines: House Extensions.”

APPLICANT’S SUBMISSION

The applicant’s have considered proposing a dormer that could be secured as permitted development and feel that the proposed conversion would reflect the adjacent dormer which s considered to improve the symmetry and balance of the houses.  This includes matching ‘eye brows’ over the 1st floor window and matching pitched roofs.  It is planned to build the dormer very much in the spirit that was used when the houses were originally built over 100 years ago.  The proposed dormer has been sensitively designed so as to have an appropriate pleasing visual impact on the appearance of the property and as such would have no detrimental effect on the character of the building.  The conversion shows a respectful regard to the character of the surrounding area and does not prejudice the amenity of the occupiers of adjacent property by reason of overshadowing, overlooking or any visual intrusion.  The proposal is fully supported by occupants at both adjacent properties.  The conversion would not be seen from the street and therefore does not adversely affect the street scene by reason of scale, height, layout, elevational treatment or materials used.


Overall it is felt that there is no benefit, either in terms of visual or residential amenity if the proposed dormer was replaced by one that could be secured as a permitted development.  Moreover, it is felt that stepping back the dormer a minimum of 200mm from the house building wall as discussed with the planning department will destroy the pleasing affect of a straight line of brickwork from the existing dormer to the proposed dormer, create a complex structural problem as well as an untidy drainage and flashing arrangement, which from an aesthetic point of view will be disappointing for future occupiers of 46 Elm Road.


CONSULTATIONS


None

REPRESENTATIONS


Councillor Candish supports the application on the following grounds:


· The design and appearance of the extension is in keeping with a period property and with it’s immediate neighbours;

· The proposal is not obtrusive in any way to the neighbouring homes;

· The materials to be used will be consistent with the current exterior;

· The design has been adopted at a number of similar properties in the immediate vicinity.

Neighbours – 2 letters of support have been received from the owners/occupants of neighbouring properties, raising the following points:


· The design of the dormer on the adjacent property is well suited to the period property; it is aesthetically in keeping with the rear of the house, the pitched roof and continuous run of bricks up the rear wall of the house gives the impression of an original build third floor, which a number of houses on the street have;


· The continuity of the rear wall, extending on to the loft conversion is far more in keeping with the slate loft conversion, set back which appear to have been placed on, rather than integrated within the original house.


· On a practical level, flashing, guttering and drainage will appear tidier and be incorporated into the build rather than trying to join it if the conversions do not follow the same line;


· No.48 Elm Road intend to submit plans for a near identical build within the forthcoming weeks.


OBSERVATIONS


DESIGN


1. The proposed dormer would cover a significant proportion of the rear roof slope due to its width and height.  The resulting dormer would stretch across the full width of the rear roof and extend vertically from the eaves to almost ridge height.  The dormer would dominate the roofslope and as such would fail to comply with guidance contained in the Council’s Planning Guidelines which state in para 7.5 that:


“A dormer should leave space between it and the ridge of the roof. … Space should also be left at both sides and the dormer should be set back from the eaves unless it is very small and provided with a pitched roof.”

2. The proposed dormer would be very wide, unduly large and out of keeping with the appearance of the property.  For these reasons it is considered that the proposal would be detrimental to the character and integrity of the host dwelling and the visual amenity of the wider area.


3. It is acknowledged that there are a number of other dormer windows to the rear of properties on this side of Elm Road, most notably a similar dormer on the adjoining property, 44 Elm Road.  There is no record of planning permission being granted for this dormer and as such it appears to have been built as permitted development (prior to October 2008).  There are also dormer windows at nos. 34 and 36 that appear to have been erected as permitted development.  Whilst the existence of these dormers is a material consideration, it is not considered they would provide justification for the Council to grant permission for dormers where these need permission but which conflict with the guidelines and planning policy.  Due to its form and bulk the proposed dormer would be substantial and discordant, dominating and wholly incompatible with the scale and character of the host building.


4. The existing dormers are visible from Hawthorn Road and appear incompatible with the host dwellings.  The proposed dormer would be sited even closer to Hawthorn Road and would therefore have an increased detrimental impact on the visual amenity and character of the surrounding area.


5. Planning permission was recently refused for the erection of a large dormer window on the rear of 38 Elm Road (ref H/71313 refused 29th June 2009) on the following grounds:


“The proposed dormer window, by reason of its height, scale, massing, design and external appearance, would form a visually intrusive and incongruous feature within the roofscape that would be detrimental to the character and integrity of the host dwelling and the visual amenity and character of the surrounding area.  As such the proposal is contrary to Proposals D1 and D6 of the Revised Trafford Unitary Development Plan and the Council’s Approved Guidelines: House Extensions.”


The officer’s report also acknowledged the neighbouring dormers as a material consideration but concluded that they did not provide justification for the approval of this application. 


6.
The applicant has been advised that they could erect a dormer window of a similar size under permitted development simply by setting the dormer back from the eaves of the original roof slope so far as is practicable, but not less than 20 centimetres.   


RESIDENTIAL AMENITY


7.
The Council’s Planning Guidelines for house extensions state that windows to habitable rooms should retain 10.5m to the rear boundary and facing windows should retain 21m in order to ensure no loss of privacy.  The proposed dormer would retain approximately 18.8m to the rear boundary of the property and over 50m to the houses on Hale Road which would comply with the above guidelines and ensure no loss of privacy.  

RECOMMENDATION: 

Refuse, for the following reason:

1.
The proposed dormer window, by reason of its height, scale, massing, design and external appearance, would form a visually intrusive and incongruous feature within the roofscape that would be detrimental to the character and integrity of the host dwelling and the visual amenity and character of the surrounding area.  As such the proposal is contrary to Proposals D1 and D6 of the Revised Trafford Unitary Development Plan and the Council’s Approved Guidelines: House Extensions.

JE
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AGENDA ITEM NO.      9

TRAFFORD METROPOLITAN BOROUGH COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE  -  10th June 2010

REPORT OF THE CHIEF PLANNING OFFICER


DEVELOPMENT CONTROL PERFORMANCE  2009/10

PURPOSE


To report to Members on performance of the planning service against key performance indicators relating to the speed of determination of planning applications at the end of the fourth and final quarter of 2009/10 (end of March 2010).


RECOMMENDATIONS


Members are asked to note and welcome the contents of this quarterly report.


Further Information from:


Simon Castle, Planning and Building Control


Extension:  3111


Proper Officer for the purposes of L.G.Act 1972, s.100D :



Chief Planning Officer


Background papers :


PS1 and PS2 returns to DCLG for April 2009 to March 2010 and previous quarters/years

INTRODUCTION


1. The planning service of the Council is the subject of a number of performance indicators set by the Government which measure both the speed of determination of planning applications and the quality of the service provided.  The Council’s performance against these indicators is measured annually and has been published annually in the Council’s Best Value Performance Plan (BVPP) along with targets for improvement in following years.  Performance against the speed indicators is measured quarterly and reported to the Department for Communities and Local Government (DCLG).  These latter indicators are used by the DCLG for a number of purposes including comparison with other councils, assessment of annual Housing and Planning Delivery Grant awards, and identification of poor performing councils meriting special attention.


2. The speed of determination of planning applications is measured by three national indicators.  NI 157a (formerly BVPI 109a) measures the percentage of major applications determined by the Council within 13 weeks, NI 157b (formerly BVPI 109b) measures the percentage of minor applications determined within 8 weeks, and NI 157c (formerly BVPI 109c) relates to other applications also within 8 weeks.


3. The number of applications handled by the Council has reduced as a result of the impact of the national economic climate on development activity within the Borough.  This year (2009/10) Trafford has determined just under 1,400 applications, a reduction of approximately 1,400 from the highest levels recorded five/six years ago.  Of these applications, 2 to 3% are major (which includes residential schemes of over 10 units and large commercial, industrial and retail schemes), 13% are minor (which includes smaller residential and commercial and industrial schemes) and 85% are designated other.  The other category includes house extensions which now account for between 55-60% of all applications determined.  This has reduced from 65-70% a year ago as a result of changes to permitted development rights introduced last year.

4. The Planning and Building Control service is continually continuing to seek and develop ways of improving performance and customer service delivery.  Performance on processing applications is monitored at weekly meetings of managers and procedures are constantly reviewed to ensure improvements are effective and sustained.  This report is one of a series of quarterly reports to the Committee which will provide updates on performance against these key speed indicators.   


ANNUAL DEVELOPMENT CONTROL PERFORMANCE 2009/10






MAJOR
MINOR
OTHER


APRIL 2009 TO MARCH 2010
68%

68%

82%


BVPP TARGET


70%

79%

90%


NATIONAL TARGET


60%

65%

80%


LAST YEAR (2008/9)


42%

70%

84%


5. The past 18 months has witnessed a comparatively low performance for major applications compared to previous years due to the high number of decisions on historic applications which were over 13 weeks old and where negotiations have taken time to complete.  With the economic downturn, there are fewer major schemes coming through the planning process and there is some evidence to suggest that some applicants are delaying finalisation of s.106 agreements to extend the life of a planning consent as long as possible over this current downturn in development activity.  Notwithstanding this, the service has significantly improved its performance over the past year although there is still a significant “backlog” of applications awaiting completion of s.106 agreements which the service is seeking to deal with as quickly as possible to allow a fresh focus on new major applications coming through the system.  

6. The performance on minor applications being lower than target is caused by two factors.  Firstly for customer care reasons in a number of cases officers have sought to negotiate a satisfactory scheme rather than just refuse the application to meet the 8 week target.  Secondly due to the change in policy in the Regional Spatial Strategy towards housing land supply, more applications for small housing schemes (less than 10 dwellings) have been approved.  These require a s.106 agreement governing open space and Red Rose Forest contributions, negotiation and finalisation of which normally takes more than the 8 weeks available to meet the target.  However it should be noted that the performance for all applications is still above government targets. 

APPEALS


7. The Council is required to monitor the proportion of planning appeals that are allowed by the Planning Inspectorate and seek to meet the national target of no more than 40% being allowed.  For 2009/10, this target has been easily met, the Council’s record for this period standing at 29%.  In simple terms this means that this year the Planning Inspectorate has supported the Council’s position in nearly two thirds of the appeals it handles.
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AGENDA ITEM NO.      9

TRAFFORD METROPOLITAN BOROUGH COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE  -  10th June 2010

REPORT OF THE CHIEF PLANNING OFFICER


DEVELOPMENT CONTROL PERFORMANCE  2009/10

PURPOSE


To report to Members on performance of the planning service against key performance indicators relating to the speed of determination of planning applications at the end of the fourth and final quarter of 2009/10 (end of March 2010).


RECOMMENDATIONS


Members are asked to note and welcome the contents of this quarterly report.


Further Information from:


Simon Castle, Planning and Building Control


Extension:  3111


Proper Officer for the purposes of L.G.Act 1972, s.100D :



Chief Planning Officer


Background papers :


PS1 and PS2 returns to DCLG for April 2009 to March 2010 and previous quarters/years

INTRODUCTION


1. The planning service of the Council is the subject of a number of performance indicators set by the Government which measure both the speed of determination of planning applications and the quality of the service provided.  The Council’s performance against these indicators is measured annually and has been published annually in the Council’s Best Value Performance Plan (BVPP) along with targets for improvement in following years.  Performance against the speed indicators is measured quarterly and reported to the Department for Communities and Local Government (DCLG).  These latter indicators are used by the DCLG for a number of purposes including comparison with other councils, assessment of annual Housing and Planning Delivery Grant awards, and identification of poor performing councils meriting special attention.


2. The speed of determination of planning applications is measured by three national indicators.  NI 157a (formerly BVPI 109a) measures the percentage of major applications determined by the Council within 13 weeks, NI 157b (formerly BVPI 109b) measures the percentage of minor applications determined within 8 weeks, and NI 157c (formerly BVPI 109c) relates to other applications also within 8 weeks.


3. The number of applications handled by the Council has reduced as a result of the impact of the national economic climate on development activity within the Borough.  This year (2009/10) Trafford has determined just under 1,400 applications, a reduction of approximately 1,400 from the highest levels recorded five/six years ago.  Of these applications, 2 to 3% are major (which includes residential schemes of over 10 units and large commercial, industrial and retail schemes), 13% are minor (which includes smaller residential and commercial and industrial schemes) and 85% are designated other.  The other category includes house extensions which now account for between 55-60% of all applications determined.  This has reduced from 65-70% a year ago as a result of changes to permitted development rights introduced last year.

4. The Planning and Building Control service is continually continuing to seek and develop ways of improving performance and customer service delivery.  Performance on processing applications is monitored at weekly meetings of managers and procedures are constantly reviewed to ensure improvements are effective and sustained.  This report is one of a series of quarterly reports to the Committee which will provide updates on performance against these key speed indicators.   


ANNUAL DEVELOPMENT CONTROL PERFORMANCE 2009/10






MAJOR
MINOR
OTHER


APRIL 2009 TO MARCH 2010
68%

68%

82%


BVPP TARGET


70%

79%

90%


NATIONAL TARGET


60%

65%

80%


LAST YEAR (2008/9)


42%

70%

84%


5. The past 18 months has witnessed a comparatively low performance for major applications compared to previous years due to the high number of decisions on historic applications which were over 13 weeks old and where negotiations have taken time to complete.  With the economic downturn, there are fewer major schemes coming through the planning process and there is some evidence to suggest that some applicants are delaying finalisation of s.106 agreements to extend the life of a planning consent as long as possible over this current downturn in development activity.  Notwithstanding this, the service has significantly improved its performance over the past year although there is still a significant “backlog” of applications awaiting completion of s.106 agreements which the service is seeking to deal with as quickly as possible to allow a fresh focus on new major applications coming through the system.  

6. The performance on minor applications being lower than target is caused by two factors.  Firstly for customer care reasons in a number of cases officers have sought to negotiate a satisfactory scheme rather than just refuse the application to meet the 8 week target.  Secondly due to the change in policy in the Regional Spatial Strategy towards housing land supply, more applications for small housing schemes (less than 10 dwellings) have been approved.  These require a s.106 agreement governing open space and Red Rose Forest contributions, negotiation and finalisation of which normally takes more than the 8 weeks available to meet the target.  However it should be noted that the performance for all applications is still above government targets. 

APPEALS


7. The Council is required to monitor the proportion of planning appeals that are allowed by the Planning Inspectorate and seek to meet the national target of no more than 40% being allowed.  For 2009/10, this target has been easily met, the Council’s record for this period standing at 29%.  In simple terms this means that this year the Planning Inspectorate has supported the Council’s position in nearly two thirds of the appeals it handles.
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