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—— METROPOLITAN BOROUGH ——




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

Place:  Committee Suite, Trafford Town Hall

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

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



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


	
	

	2. 
	MINUTES
To receive and, if so determined, to approve as a correct record the Minutes of the meeting held on 10th June, 2010. 

	
[image: image2.emf]PDC Agenda Item 2 -  PDC Minutes 10th June 2010


	

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

	To be

Tabled 
	

	4.
	APPLICATIONS FOR PERMISSION TO DEVELOP ETC.
To consider the attached reports of the Chief Planning Officer. 

	
[image: image3.emf]PDC Agenda Item 4 -  Application Index - 08/07/10 
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	5. 
	APPLICATION FOR CHANGE OF USE  74521/COU/2009 – P. M. STATHAM – UNIT 7, CROWN INDUSTRIAL ESTATE, CANAL ROAD, TIMPERLEY 

To consider a report of the Chief Planning Officer. 

	To follow
	

	6. 
	APPLICATION FOR PLANNING PERMISSION 75087/FULL/2010 - EXECUTORS OF MS. M. E. EVANS - LAND OFF WYNDCLIFF DRIVE AND TO THE REAR OF 4 WESTERN ROAD, FLIXTON
To consider a report of the Chief Planning Officer. 


	To follow
	

	7. 
	BARTON SQUARE, BARTON DOCK ROAD, TRAFFORD CENTRE – DEED OF VARIATION TO S106 AGREEMENT 

To consider a report of the Chief Planning Officer. 


	To follow
	

	8. 
	S106 CONTRIBUTIONS – POSITION STATEMENT 2009/10

To note the attached report of the Chief Planning Officer. 


	
[image: image5.emf]PDC Agenda Item 8 -  S106 Contributions - Position Statement 09/10


	

	9.
	URGENT BUSINESS (IF ANY)

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


	
	

	
	JANET CALLENDER 
Chief Executive 


	
	

	
	Contact Officer:  Miss Michelle Cody 

Extn.:   2775
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PLANNING DEVELOPMENT CONTROL COMMITTEE – 8th JULY 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 BOROUGH COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE - 8th July 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



		74382

		130a Flixton Road Urmston M41 5BG

		Urmston

		1

		Minded to Grant



		74541

		19 Vicarage Lane Bowdon WA14 3AT

		Bowdon

		10

		Minded to Grant



		74764

		Currys Altrincham Retail Park George Richards Way Altrincham WA14 5GR

		Broadheath

		21

		Minded to Grant



		74800

		4 Eyebrook Road Bowdon WA14 3LR

		Bowdon

		30

		Grant



		74904

		163 Marsland Road Sale M33 3WE

		Brooklands

		39

		Grant



		74922

		Delamere School Irlam Road Flixton M41 6AP

		Davyhulme West

		52

		Grant



		75025

		Woodheys Primary School Meadway Sale M33 4PG

		St Marys

		57

		Grant



		75101

		Woodheys Primary School Meadway Sale M33 4PG

		St Marys

		65

		Grant



		75085

		Land at Golf Road Sale M33 2JT

		Sale Moor

		71

		Refuse



		75139

		Partington & Carrington Children’s Centre 106 Central Road Partington M31 4FL

		Bucklow St Martins

		92

		Grant



		

		

		

		

		



		

		

		

		

		



		

		

		

		

		





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



_1339393026.doc
		WARD: Urmston

		74382/FULL/2009




		DEPARTURE: No





		ERECTION OF A PART THREE STOREY, PART TWO STOREY BUILDING TO ACCOMMODATE 5 FLATS WITH ASSOCIATED CAR PARKING AND LANDSCAPING AFTER DEMOLITION OF EXISTING BUILDINGS





		130a Flixton Road, Urmston





		APPLICANT:  Black or White Ltd






		AGENT: Heslip Architects and Surveyors





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO SECTION 106 AGREEMENT
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SITE


The site comprises of a rectangular shaped parcel of land occupied by a two storey detached dwellinghouse from the 1970’s. There is a large private garden to the rear that backs onto the private gardens of the properties on Glenhaven Avenue. The frontage to the property is hard surfaced and there is a 2m high boundary wall and gate along the front of the site. The site is adjoined to the east by a double fronted, two storey Victorian villa that is currently occupied by a children’s day nursery whilst to the west is a similarly designed Victorian property that is currently vacant with planning permission for use as a Doctors Surgery. The opposite (south) side of Flixton Road is dominated by a mix of dwellinghouses and flats varying in size, age and design.


PROPOSAL


It is proposed to demolish the existing dwelling on the site and erect a new part three storey, part two storey building to accommodate five two bedroom apartments. It is to be set further back into the site than the existing property to align with the adjacent properties and provide off street parking to the front. Five off street parking spaces are provided with a small area of landscaping adjacent to the front boundary whilst the rear garden is to be retained as amenity space. 


The building itself has a roughly rectangular footprint with the north west corner stepped in away from the west boundary. The three storey element fronts Flixton Road with the eaves height matching that of no.132 and the ridge matching that of no.130 whilst the roof slopes down to the rear and the building steps down to two storeys. It is to be constructed of reclaimed Cheshire brick with timber windows and a slate roof.

REVISED TRAFFORD UDP


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

PROPOSALS MAP NOTATION 


No notation


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


ENV15 – Community Forest


ENV16 – Tree Planting


H2 – Location and Phasing of New Housing Development


H3 – Land Release for New Housing Development


RELEVANT PLANNING HISTORY


H/OUT/67795 – Outline application for demolition of existing dwellinghouses and erection of 12 no. affordable two bedroom flats with associated parking. Consent sought for layout, scale and access, all other matters reserved. Withdrawn 22 October 2007.

APPLICANT’S SUBMISSION 


Relevant detail addressed in Observations section of the report.


CONSULTATIONS


Local Highways Authority – No objection subject to submission of detailed parking plan outlining the car parking layout, access and proposed landscaping area.


Environmental Protection – Comments to be reported


Greater Manchester Ecology Unit – No objection

Built Environment (Drainage) – No objection


Built Environment (Highways) – No objection


Built Environment (Street Lighting) – No objection


Built Environment (Public Rights of Way) – No objection


REPRESENTATIONS


Two letters of objection has been received from the occupants of 124 and 362 Flixton Road. Concerns are as follows;


· The proposal contains insufficient parking.


· The proposed development will result in inconsiderate parking blocking footpaths and accesses.


· The area has lost too many parking spaces recently.


· The new parking will mean the loss of the planting on site.

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The proposal 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’. The North West of England Plan Regional Spatial Strategy to 2021 published by the Secretary of State in September 2008 must now, however, carry significant weight in the determination of planning applications to the extent that it must take precedence over the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the adopted SPG (September 2004). 

2.
With regard to new housing provision, RSS Policy L4 significantly raises the annual average requirement figure for the Borough from a net (excluding clearance) figure of 270 dwellings a year to a net figure of 578. Additionally, this requirement is expressly described as a minimum​ figure. In relation to this new target requirement, therefore, 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’, which 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’.


3.
The relevant policies from the Regional Spatial Strategy that can now be applied to this proposal are as follows:


DP4 – Make the Best Use of Existing Resources and Infrastructure


RDF1 – Spatial Priorities


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


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


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


5.                Policy RDF1 identifies 3 priorities for growth. The first priority for growth should be the Regional Centres of Manchester and Liverpool. The second priority should be the Inner Areas surrounding these centres, with emphasis placed on areas in need of regeneration. The third priority is the centres and inner areas of a number of important towns and cities, which includes Altrincham. Outside of these areas, Policies L4, MCR1 and MCR3 make it clear that new housing development proposals in sustainable locations well served by public transport should be allowed where they support local regeneration strategies and/or meet identified local needs.  


6.
The application proposal is a wholly general market housing development which falls outside the priority areas described in the paragraph above. As a wholly general market housing proposal in this area it falls to be considered against the RSS criteria (set out in Policy L4 and Policy MCR3): -

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


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


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


7.
In terms of criteria (b) the proposal can be agreed to be acceptable as the site is previously developed land as defined in Planning Policy Statement 3 and is not greenfield land. It is considered to be within a relatively sustainable location given its proximity to Urmston Town Centre where comprehensive services and facilities are available.

8.
In terms of criteria (c) the site is considered to be well served by public transport as there are bus stops on Flixton Road and Urmston Railway Station at the junction of Flixton Road and Station Road within easy walking distance providing links to Manchester City Centre and Warrington.  


9.
 In relation to criteria (a), however, the merit of the proposal as a development supportive of a local regeneration strategy is less clear given that the site is not within one of the Priority Regeneration Areas designated by the Council.  


10.
The strategic spatial planning imperative set out within the 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.


11.
Whilst the proposal does not strictly align with the development focus set out in RSS Policy L4 it is modest in scale and cannot be said to conflict with the development focus set in Policy L4 (the application site being located within the southern part of the city region as defined in the LDF Core Strategy Preferred Options consultation document of July 2008).

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

RESIDENTIAL AMENITY


13. The property has been sited to align with the adjacent properties on either side and is therefore set further back into the site than the existing property on the site. Whilst the property to the east is in a non-residential use, it is no.132 to the west that is to be the most affected by the proposal being sited on the boundary. Although this property has planning permission to operate as a doctor’s surgery, there is no evidence that this permission has been implemented at the time of writing and the property could therefore be brought back into residential use at any time. The rear of the property is to extend 5.5m beyond the main rear wall of no.132 at it’s furthest point, although it projects 2.5m, 1m from the boundary before stepping away. Were this to be a house extension, the applicant would be entitled to project 1.5m beyond the main rear wall of the adjacent property at two storey plus any distance it is set away from the boundary. This would allow a projection of 2.5m for a property, and although this is not an extension to a residential property, the impact will be identical and the guidelines are a material consideration. To this extent therefore, the proposal complies with the guidelines. The height is also stepped down from three to two storeys, further reducing any sense of overbearing impact on No.132.


14. The adjacent property to the east, no.130 is set further away from the proposal, with a distance of 8m being retained between the two properties whilst no.130 extends further back into the site, beyond the proposed main rear elevation of the proposed development. In light of this, the likelihood of the siting and massing of the proposal resulting in any loss of amenity to no.130 from overshadowing or loss of outlook is small. Furthermore, the property is currently in use as a children’s day nursery and whilst it is noted that there are windows on the side elevation on three storeys, it is not considered they will suffer a loss of outlook as a result of the proposal. The room on the second floor is not used whilst those on the ground and first floor are activity rooms for the children that attend the nursery, and although these two lower rooms are occupied, they already face the side elevation of the existing property and do not require an outlook in the same way a residential property would. There are therefore no concerns in this regard.


15. The building itself is reasonably well laid out with the main access for most units being through the entrance on the east elevation and only the front ground floor flat being accessed through the building’s front door. There are windows on all four elevations although most of the main habitable room windows are to the front and rear, with those on the side elevations serving as secondary windows to habitable rooms. The only exception to this is the window to bedroom two of the ground floor front flat where the only window to the room is in the east elevation of the building, 1.3m from the boundary of the property and adjacent to the main entrance to the building. Whilst it is noted that this is far from ideal, this is the only relationship in the development that would not normally comply with the SPG standard on minimum outlook distances, it serves the second bedroom to one unit. The limited outlook experience from this is window is not considered to be sufficient to justify refusal of this application, particularly when measured against the characteristics of the site at present and the level of improvement this development would represent both to the site itself and the general character of the area.


16. The existing garden area to the rear of the property will be retained as the amenity space for the flats. The Council’s Supplementary Planning Guidance ‘Planning Guidelines: New Residential Development’ requires a minimum of 18m2 of adequately screened communal area per flat, a level of provision that would require amenity space totalling 90m2 for the development. The amenity space provided covers an area of 206m2, more than twice the minimum requirement, all of which is considered reasonable and useable in its siting, layout and level of privacy afforded to residents. The bin store is to be located to the front of the site in an area of land between the parking spaces and the front boundary treatment. Amended details relating to this area of the site have been requested to show that there is sufficient space to accommodate an adequately screened bin store of a size appropriate for the type and number of bins required for a development of this size.


DESIGN/STREET SCENE


17. In broad terms, the building has been designed to address the constraints of the site and provide a more sympathetic development than the building which currently occupies it and sits more centrally on the site retaining a 1m gap to the west boundary and a 1.3m gap to the east. The front elevation has been designed to reflect the style and character of the two adjacent properties. It is similar in height and the eaves lines follow through with no. 132. The use of bay windows at ground and first floor serves to break up the façade whilst echoing the features on both no.’s 132 and 130 and assist in giving the building a similar vertical emphasis to those on either side.


18. The side and rear elevations are less detailed and do not benefit from the same features as the front elevation. However, they have been designed to follow the general form of the windows on the front elevation being of a vertical sash style although they will not be visible from outside the site in the same way as those to the front. The street generally in this area of Flixton Road has no uniform pattern or character with the area having been developed in an ad-hoc fashion over time and design of the proposal reflecting those of the immediately adjacent buildings is considered appropriate, particularly given that they also represent the most attractive buildings in the area surrounding the site. The proposed hard standing to the site frontage is not considered ideal as it would dominate the front garden space. The frontage is also enclosed by a 2m high boundary wall and a high fence to the western boundary. This redevelopment proposal provides an opportunity to open up this frontage and improve its appearance with sensitively planted landscaping to assist in softening the impact of the car parking spaces and the bin store which will need to be sited to the front of the building. A more detailed plan in relation to boundary treatment and landscaping has been requested from the applicant. It is anticipated that these details will be received prior to the committee meeting and so will be included on the Additional Information Report. 


19. The proposal is located in an area where there is no defined character and is to replace a building that is at present, considered to appear dated and appears out of character with the properties on either side. It has been designed to reflect the buildings that adjoin the site on either side, and it sits reasonably well within this immediate context. The redevelopment of the site as proposed, subject to the receipt of a sensitively laid out parking area and associated boundary treatment will serve to improve both the appearance of both the site and the wider street scene in general and will assist in developing a more uniform character to the street scene.


ACCESS/PARKING


20. The Council’s parking standards for a development of this type would normally require the provision of 1.5 parking spaces per unit, resulting in 7.5 spaces for this proposal. The applicant has proposed 5 parking spaces all of which are to be located on the frontage to the building, a number that is considered acceptable for a development of this type in this location. The spaces have been laid out to meet minimum dimension standards and an aisle width of 6m has been retained with each of the spaces being able to be accessed. As such, there are no concerns relating to car parking, access or highway safety. 


ECOLOGY


21. The proposal being for the demolition of an existing building, there is the potential for bat roosting on the site. Given that the existing building on site is to be demolished, the applicant has been required to conduct a survey of the building to ascertain whether or not there are any bats present and what mitigation measures are to be undertaken. The survey found that there was no evidence of bats or bat related activity within the existing building and none of the structures to be demolished are conducive for bats to use for hibernation or roosting at any time. The report has been assessed in detail by Greater Manchester Ecology Unit who have confirmed the conclusions of the report and advised that no remedial measures are required in respect of bats. It has been advised however that the applicant be informed the building should be inspected for nesting birds prior to any demolition work commencing and that all nesting birds are protected under the terms of the Wildlife and Countryside Act 1981. An informative along these lines may be attached to any planning permission.


FINANCIAL CONTRIBUTIONS


22. The site is located in an area identified as being deficient in open space and outdoor sports facilities. As such, a financial contribution will be required as part of the application for open space and tree provision should the application be approved in line with Trafford’s adopted SPG’s; ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ and ‘Developer Contributions Towards Red Rose Forest’. A sum of £5,767.74 is required for informal/children’s play space and £2,916.79 for outdoor sports facilities provision whilst 4 trees are required at a rate of one per additional unit of accommodation, costing a total of £940 to be reduced by £235 for every tree planted on site as part of an approved landscaping scheme.


23. A total financial contribution of £9,624.53 will therefore be required should this application be granted planning permission. This will need to be undertaken through a Section 106 Legal Agreement.


CONCLUSION


24. The application proposes the demolition of an existing two storey detached dwellinghouse and erection of a three storey building of five self-contained flats. The site has been arranged in such a way that there will be no loss of amenity to the surrounding or future occupants of the site that could sustain refusal of planning permission and the parking and amenity space is considered sufficient. 


25. The proposal will result in a development that better sits within it’s context, being of a size and massing reflective of the buildings immediately adjacent and of a much more sympathetic design and flush with the building line. The existing building on site is dated in it’s design and does not relate well to the surrounding properties, whilst this proposal represents a significant improvement and the remodelling of the frontage and will improve the overall appearance of the site. It is for these reasons that it is recommended the application be approved.


RECOMMENDATION: MINDED TO GRANT SUBJECT TO A 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 secure a contribution of £9,624.53 for:


· A contribution to children’s playing space and outdoor sports facilities provision of £8,684.53 split between a contribution of £5,767.74 towards children’s playing space and £2,916.79 towards outdoor sports facilities in accordance with the Council’s adopted SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’;


· A contribution to Red Rose Forest of £940 towards tree planting in accordance with the Council’s adopted SPG ‘Developer Contributions Towards Red Rose Forest’ less £235 for every tree planted on site as part of an approved landscaping scheme.

(B)

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


1. Standard time limit


2. Materials samples


3. Landscaping scheme


4. Landscaping maintenance scheme


5. Details of bin store


6. Details of boundary treatment


7. Details of meter boxes


8. Details of fenestration, reveals, head and cills to windows


9. Access/Parking arrangements implemented and retained.


10. Obscure glazing to first and second floor windows on east and west elevations.


11. Compliance with plans. 


RM
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		74541/FULL/2010




		DEPARTURE: No





		ERECTION OF ONE PAIR OF SEMI-DETACHED HOUSES WITH ASSOCIATED PARKING FOLLOWING DEMOLITION OF EXISTING DWELLING.  






		Pamford, 19 Vicarage Lane, Bowdon






		APPLICANT:  Mr M Dutson






		AGENT: Cunningham Planning






		RECOMMENDATION:  Minded to Grant subject to s106 
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SITE


The application relates to a site at the junction of Vicarage Lane with Brereton Close on the eastern side of Vicarage Lane and to the north of Bowdon Vale shops.  The site is occupied by a single dwelling that fronts Vicarage Lane with a vehicular access to Vicarage Lane.


Surrounding properties are varied with a similar sized detached house on Vicarage Lane to the south, large semi-detached period properties to the north and on the opposite side of Vicarage Lane and smaller detached properties on the Brereton Close (the immediately adjacent site at 3 Brereton Close is currently under development for a replacement house).


Tree Preservation Order 146 included a birch tree (T10) within the site; this has subsequently been confirmed as having had an untreatable fungus and as such is exempt from protected status under Section 108(6) of the Town and Country Planning Act 1990, the sub-section dealing with dead, dying and dangerous trees.  The tree has not yet, however, been removed.


PROPOSAL


As originally submitted it was proposed to replace the existing house with a terrace of three houses.  This proposal raised concerns and the scheme has been amended such that it now proposes a pair of semi-detached houses.


The houses are two-storeys with further accommodation in the roofspace including dormer and second floor gable windows.  The houses are of a traditional Victorian period style incorporating several elements of period detailing.  The use of traditional materials is proposed.  It is also proposed to incorporate solar photovoltaic panels and solar thermal water heating panels on the roof.   It is also proposed to provide the houses with underground rainwater harvesting tanks and air source heat pumps.


The building would be positioned fairly centrally within the site with space all around it.  It would be no closer to either the rear or southern side boundaries than the existing house.  Each house would have its own vehicular access and driveway directly from Vicarage Lane.  No garages are proposed.


REGIONAL SPATIAL STRATEGY FOR THE NORTH-WEST


PRINCIPAL ADOPTED RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses of Existing Resources and Infrastructure


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


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – reduce Emissions and Adapt to Climate Change


RT1 – Integrated Transport Networks


RT2 – Managing Travel Demand


RT9 – Walking and Cycling


MCR3 – Southern part of the Manchester City Region


REVISED TRAFFORD UDP


PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV12 – Species Protection


ENV16 – Tree Planting


OSR9 – Open Space in New Housing Development


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


RELEVANT PLANNING HISTORY

None


APPLICANT’S SUBMISSION 


The application is accompanied by a supporting planning statement incorporating a Design and Access statement and by a bat survey.


The design and access statement concludes:-


· the proposal seeks permission for the replacement of an existing dwelling with new properties built in a style which will complement and improve the character of the area by removing a poorly maintained and unsightly building which is located in an inappropriate position on the site


· the resulting development will enhance the character and appearance of the area by incorporating elements typical of the traditional residential properties inn the vicinity


· it will achieve and appropriate level of residential development, enhance the character of the area and provide appropriate levels of outdoor amenity space and vehicle parking facilities


· the proposal satisfies national and local policies 

The bat survey concludes:-

· there is no evidence to suggest that bats have been in the loft and access to the loft does not seem  to be readily available


· in its current condition the house is unlikely to be used by more than a casual pipistrelle and its demolition is unlikely to affect the favourable conservation status of bats


· the loss of a casual roosting place should be compensated for in the new build and the easiest way to do this is to incorporate purpose made self-contained roost units in the external walls of the new build, towards the eaves and not directly above windows and doors


CONSULTATIONS


LHA – On the original plans for 3 houses:- The proposals are for the erection of a terrace of three 3-storey townhouses with associated parking following the demolition of the existing dwelling.  The proposed dwellinghouses are 4 bedroom and therefore to meet the Councils standards the provision of 4 parking spaces is required; however, the provision of 2 car parking spaces per dwelling would be accepted in this case.

Whilst there are no objections in principle to the proposals, the plans do not indicate the provision of pedestrian paths to the properties, the proposed driveways are below the Councils required width of 3.1 m.  Therefore, the LHA requests that a revised plan is submitted either providing separate pedestrian paths or widening the driveways to 3.1 m wide.


It is also requested that the applicant’s attention is drawn to the need to gain further approval from Trafford’s streetworks section for the construction, removal pr amendment of a pavement crossing under the provision of section 184 of the Highways Act 1980.


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


On the amended plans:- Any comments will be incorporated in the Additional Information Report.

Drainage – No objection raised.  Suggest standard informatives – R6, R10, R12 and R17.


Highways – No objection.  Any works affecting the adopted footways of Vicarage Lane and Brereton Close to be agreed with the LHA.


Pollution and Licensing – The application site is situated on brownfield land.  As such it is recommended that a contaminated land condition is attached.


GMEU – The bat survey has been conducted by a suitably qualified ecologist, and although the survey was not conducted at an optimum time for surveying for bats, this constraint has not significantly affected the conclusions of the bat survey report. There is no reason to disagree with the conclusions of the report; that is, that the proposed development is unlikely to affect a significant bat roost or the local conservation status of bats. There are therefore no objections to the application on nature conservation grounds. 


However, there remains a small possibility that single or small numbers of bats may use part of the building to be demolished. As a precaution, it is recommended that the applicant be advised to follow the recommendations made in the bat survey report (section 10).


REPRESENTATIONS


Neighbours – 10 letters of objection to the originally submitted proposals:-


· over-development of the site


· no need for the additional private housing


· proposal out of character based on their design and height


· the buildings will dwarf the properties behind


· loss of light to neighbours


· overlooking of adjacent property

· overbearing to neighbours


· garden sizes too small and inadequate for the size of house proposed


· inappropriate massing major impact on traffic and parking problems in an already congested area


· there is a blind bend near the site and increasing traffic in the vicinity of this and having more cars reversing out of the site would be an increase in danger to highways and pedestrians


· Vicarage Lane cannot cope with the extra traffic


· Brereton Close cannot cope with extra traffic or parking and there should not be access from Brereton Close


· loss of boundary hedge would detract from street scene and loss of tree would reduce habitat for local birds


· inadequate parking provision, two off-street spaces per house is not enough


· poor parking allocation for the middle townhouse squeezed in from Brereton Close would cause problems in the close and result in unattractive boundary treatments


· loss of natural drainage/soakaway will have an impact on flooding to the houses on Brereton Close and Ash Grove where current drainage provision is inadequate


· loss of green space - gardens are not all brownfield land 


· there is no landscape proposal


· a smaller development such as a large detached or a pair of semi-detached houses would be better


On the amended plans:- 2 further letters raising the following concerns:-


· proposed semi-detached is substantially bigger than the house to be demolished


· windows would be intrusive to adjacent properties


· design incompatible with surrounding properties


· additional traffic and congestion


· loss of green space


· design inappropriate for this section of the road


· scale and massing not in keeping and would be detrimental to the vicinity


· overlooking from side facing windows which would not be addressed by the indicated 1.5 metre opaque glazing


· proposed parking insufficient in this location and would result in increased parking in front of neighbours property


OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT 

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


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


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


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


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


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


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


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


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


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


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


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


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


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


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


10. In terms of (b) it can be agreed that the proposal is located in a sustainable location as it proposes the reuse of previously developed brown-field land in an urban area.  In terms of (a) and (c), however, the merits of the proposal are very much less than clear given its relatively distant location (of approx.1.2 kilometres) from the edge of the Altrincham Town Centre Priority Regeneration Area.

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


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

IMPACT ON RESIDENTS AMENITIES


Privacy


13. The distance retained across the street to houses on the opposite side of Vicarage Lane would be over 25 metres.  This is similar to the existing situation for many properties along Vicarage Lane and would exceed the Councils guidelines for such a relationship.  It is considered that the development would not unduly impact on the amenities of neighbours on the opposite side of Vicarage Lane.  


14. The proposed new house closest to Brereton Close would have main windows in the north elevation facing across the close to the house on the opposite side to the north.  The distance between them would also be over 25 metres which is considered to be acceptable and is in excess of the Council’s guidelines for privacy distances.


15. The southern most one of the pair would include windows in a two-storey projecting bay from the south elevation, the bay being at a distance of some 4.5 metres from the boundary with the adjacent house (21 Vicarage Lane).  These windows would be to a kitchen/dining room on the ground floor and a bedroom above and would not be the main windows to either of those rooms – the main outlooks being to the rear (facing towards 3 Brereton Close).  There would also be two rooflights on this elevation (serving a bedroom in the roofspace that also has a front facing gable window, and a bathroom.  The first floor windows in the bay would, if left as clear windows, result in an unacceptable loss of privacy for the occupiers of 21 Vicarage Lane; whilst the applicants propose to fit the lower portion of this window with obscure glazing, it is unlikely that this would fully address the issue and fitting these windows completely with obscure glazing would be required to protect the privacy of the neighbouring residents.  That bedroom also has a window facing to the rear so obscure glazing of the side window would not create an unacceptable environment in the room.  It is considered that the lounge would not cause undue loss of privacy to the neighbours.  The rooflights could be obscure glazed and fixed shut to ensure no overlooking from those.


16. The rear elevation incorporates habitable room windows on the ground floor (kitchen/dining rooms); on the first floor there would be 4 bathroom/WC windows and 1 bedroom window; there would be 4 rooflights (serving landing areas and bedrooms, which also have dormer windows to the front).  Whilst the bedroom window in the proposed rear elevation would be only 5.5 metres from the boundary with 3 Brereton Close, the existing house also contains a bedroom window in the rear elevation.  It is considered that the overlooking to the rear would not be significantly different to the existing situation such as to justify refusing permission.  Regard has also been given to the recent approval for a replacement house at 3 Brereton Close; the approved plans for that house have the garage closest to the boundary with the application site and no main habitable room windows on the side elevation closest to the boundary.


Overbearing


17. The only properties really affected in this respect would be the adjacent house at 21 Vicarage Lane and the new house to the rear at 3 Brereton Close.  The new building would not extend beyond the rear elevation of 21 Vicarage Lane and would be approximately 4.5 metres at its closest to the boundary between the two.  It is considered that when taking the existing situation into account the physical impact of the new building on No.21 would be limited and would not be so harmful as to justify refusing permission.  In relation to the house under construction at 3 Brereton Close, the main impact would be on the driveway area and the garage which is closest to the boundary; the rear garden and main habitable room windows would not be so affected, particularly when the existing house at the application site is taken onto account.


More intensive use of the site


18. It is considered that whilst two houses would be likely to generate more activity of all types than the single house currently on site, the level of additional activity would not be so great or be of a nature that neighbours amenities would be unduly harmed.


IMPACT ON THE STREET SCENE AND CHARACTER OF THE AREA

Design


19. The building is of traditional design, incorporating numerous interesting design features and proposes the use of traditional materials.  Whilst not reflecting so much the design style of the immediately adjacent houses the scheme takes a clear lead from other residential properties nearby on Vicarage Lane and as such is considered to be appropriate to the area.  


Massing


20. The building in its amended form would be some 6.3 metres high to eaves and 9 metres to the ridge; it would have a frontage to Vicarage Lane of almost 20 metres with an overall width, including the projecting side bays, of 21.5 metres and an overall depth of 10 metres.  The design incorporates dormer windows within the roof space.


21. The applicants have submitted a street scene incorporating adjacent houses on Vicarage Lane including on the north side of Brereton Close.  Whilst larger than the existing house on the site and higher than the adjacent house to the south, the mass of the building does reflect others in close proximity on Vicarage Lane.  Its ridge height is indicated on the street scene drawing as less than 1 metre above that of 21 Vicarage Lane; given the space between the proposed buildings and those on either side it is considered that it would not appear out of scale or disproportionate within the street scene as a whole.


Spaciousness


22. The scheme would reflect the distances to the front boundary of many properties in the immediate vicinity leaving some 4.5 to 5 metres to the front boundary and 5 to 6 metres to the side boundary with Brereton Close.  Similar distances are retained at the front and sides of adjacent properties.  The building would retain some 3.5 to 4.5 metres to the boundary with the adjacent house on Vicarage Lane and approximately 5 metres to the rear boundary.  

23. It is considered that the space around the proposed building would be consistent with the character of the area.  The development would not appear cramped on its site, nor would it appear unduly intrusive in the street scene.  The increased enclosure it would give to Brereton Close would not be so harmful as to warrant refusal of planning permission.


Garden space/trees


24. The two houses proposed would each have private garden space to the side and rear as well as front garden areas.  Notwithstanding the relatively short rear garden length each house would be provided with an adequate level of private amenity space that would not be overlooked to an unacceptable level.


TRAFFIC AND CAR PARKING

25. The amended proposals incorporate separate driveways for each house, accessed directly from Vicarage Lane.  Each house also has a separate pedestrian access to the front door directly from Vicarage Lane.  These accesses are considered to be of appropriate width and location.  


26. The provision of two off-street parking spaces for each house is considered to be acceptable in this location. 


27. Whilst the proposal would result in the potential for more traffic and demand for parking than the existing situation, the levels would not be such as to cause undue highways or pedestrian problems.


OTHER MATTERS


Red Rose Forest Tree Planting

28. Whilst the application does not propose the removal of trees from the site, the Red Rose Forest SPD would require 3 new trees per additional dwelling and to meet this, a financial contribution of £235 per tree (£705 in total) would be required for this proposal; in this location it would be preferable for these to be on site.  Accordingly there should be at least 3 new trees planted.  There is sufficient space to accommodate additional trees and this could be required by s106 and condition.  The trees should be of a suitable local species. 

Open Space and Outdoor Sports Facilities


29. The application being for new residential properties has to be considered against the SPD on open space and outdoor sports facilities.  This is an area of deficiency and as such the development attracts a financial contribution to off site provision.  Based on one additional house of 4 or more bedrooms (5 in this case) the required contribution would be a total of £2,865.19 (this is made up of £1942.82 for open space provision and £922.37 for the outdoors sports contribution).

RECOMMENDATION: MINDED TO GRANT 

A:  That the application will propose a satisfactory development for the site upon the completion of an appropriate legal agreement and that such an agreement be entered into to secure a total financial contribution of £3570.19 (comprising £1942.82 towards open space provision, £922.37 towards outdoors sports facilities provision and a maximum of £705 as a contribution towards Red Rose Forest tree planting off site which would be reduced by £235 per tree planted on site as part of an agreed planting scheme);

B:  That upon completion of the above legal agreement, planning permission be            GRANTED subject to the following conditions and standard reasons:-


1. Standard


2. List of approved plans


3. Materials 


4. Landscaping 


5. Obscured glazing/non opening windows – (first floor bay in south elevation, first floor bathroom/wc windows and rooflights in east elevation)


6. Withdrawal of rights to alter or extend


7. Contaminated land


8. Follow recommendations set out in the submitted Bat Survey report and incorporate provision for bats in the new development


GE
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		WARD: Broadheath

		74764/FULL/2010




		DEPARTURE: No





		INSTALLATION OF MEZZANINE FLOOR TO PROVIDE ADDITIONAL RETAIL FLOORSPACE  






		Currys, Altrincham Retail Park, George Richards Way, Altrincham






		APPLICANT:  DSG International PLC






		AGENT: Nathaniel Lichfield and Partners






		RECOMMENDATION:  MINDED TO GRANT










SITE


The application relates to the existing Currys store on the established Altrincham Retail Park in Broadheath.


Altrincham Retail Park is located in Broadheath some 1.2 km to the north of Altrincham town centre.  It is situated on the western side of the A56 and between George Richards Way to the south and Sinderland Road to the north.  The main access to the retail park is from George Richards Way which itself has a traffic light controlled junction with the A56.  Service access is from Craven Road.  There is a bus stop adjacent to the site on Manchester Road.


The retail park is occupied by several large retail outlets arranged in a typical layout around a large car parking area.  The Currys unit is located almost opposite the main access to the retail park.


Surrounding properties include a listed public house on Manchester Road at the junction with George Richards Way (The Railway Inn), residential properties to the north and Broadheath Retail Park to the south of George Richards Way.


PROPOSAL


The application seeks permission for the insertion of a mezzanine floor to provide an additional 777 square metres (net sales) of retail floor space within the existing Currys unit to create a new “2 in 1” PC World and Currys store.  The additional floorspace would predominantly be used for the sale of household electrical goods items.  The existing Currys store comprises some 2315 sq.metres gross with a sales area of 1508 sq.metres net and an existing storage mezzanine.  This existing storage mezzanine will be retained and extended by 822 sq.m of which 777 sq.m will be sales floorspace.  Gross floorspace will increase to 3137 sq. metres.


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.  In this new format the ground floor would generally be used for the sale of smaller, higher value products while many of the bulkier goods would be sold from the new mezzanine floor.  The product range will increase slightly to sell the wider range of electrical products sold by PC World, in addition to those already sold in the existing Currys store.  The applicants state that this increase in products sold will be limited by the overlap within the Currys and PC World product range.

REGIONAL SPATIAL STRATEGY (RSS)


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses of Existing Resources and Infrastructure


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


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


W5 – Retail Development


RT1 – Integrated Transport Networks


RT2 – Managing Travel Demand


RT9 – Walking and Cycling


MCR3 – Southern part of the Manchester City Region


REVISED TRAFFORD UDP


PROPOSALS MAP NOTATION 


Retail Warehouse Park Development


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV15 – Community Forest


ENV16 – Tree Planting


S1 – New Shopping Development


S11 – Development Outside Established Centres


S12 – Retail Warehouse Park Development


T6 – Land Use in Relation to Transport and Movement


T7 – Relief of Congestion on the A56


T8 – Improvements to the Highway Network


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


T11 - Quality Bus Corridor


T17 – Providing for Pedestrians, Cyclists and the Disabled


D1 – All New Development


D2 – Vehicle Parking

RELEVANT PLANNING HISTORY

Most recently:-


H/71396 - Erection of four retail units (total 800 square metres) for purposes within Class A1 (shops) and/or Class A3 (restaurants and cafes) with ancillary plant and service area; external alterations to front and rear of existing unit 7; alterations to existing access onto George Richards Way; landscaping and other alterations to public realm; provision of lighting and cctv cameras.  Allowed on appeal 1 April 2010.

Previous applications for the retail park:-


H/OUT/38342 – Demolition of existing buildings and structures and redevelopment  of site as a retail warehouse park including non-food retail units, garden centre, 2 restaurants and associated parking, employment development and construction of new access road.  Granted 7 October 1994.  Condition 8 of that permission states that the Class A1 units shall not be sub-divided into units of less than 930 sq.metres (10,000 sq,ft) gross, unless otherwise agreed in writing by the Local Planning Authority; and shall not have more than 5% of the retail sales area of any individual unit used for the sale of food.


H/ARM/39892 - Demolition of existing buildings and structures and redevelopment  of site as a retail warehouse park including non-food retail units, garden centre, 2 restaurants and associated parking, employment development and construction of new access road (details of siting and means of access).  Approved on 4 January 1995.  Condition 5 restricts the hours of use of the service access to between 0730 and 2000 Mondays to Saturdays and not at all on Sundays.


H/ARM/39994 – Demolition of existing buildings and structures and redevelopment of site as a retail warehouse park including non-food retail units (140,000 sq.feet), garden centre (13,700 sq. m), a restaurant (3000 sq. feet) and associated car parking (751 spaces); employment development and construction of new access road.  Approved on 1 February 1995.  Condition 5 restricts the hours of use of the service access to between 0730 and 2000 Mondays to Saturdays and not at all on Sundays.

H/OUT/39995 – Demolition of existing buildings and structures and erection of extension to retail warehouse park approved in outline under application H/OUT/38342 comprising non-food retail unit (39,400 sq.ft) with associated car parking (137 spaces) and construction of new road linking undeveloped lengths of Huxley Street and Davenport Road.  Granted on 15 February 1995.  Condition 5 of that permission states that the building hereby approved shall not be sub-divided into units of less than 930 sq. metres (10000 sq. feet) gross unless otherwise agreed in writing by the Local Planning Authority; and not more than 5% of the retail sales area of the building (or of any individual unit formed by the sub-division of the building) shall be used for the sale of food.  Condition 9 states that service deliveries to the building hereby approved shall only take place between the hours of 0730 and 2000 Mondays to Saturdays and not at all on Sundays.  Condition 10 required the provision of 40 spaces for the secure parking of cycles throughout the wider retail warehouse development and the retention of those spaces thereafter.  


H/ARM/41090 – Erection of retail warehouse development comprising 16,666 sq fm (179, 450 sq feet) of non-food retail units, 1273 sq m (13700 sq feet) garden centre, a 214 sq m (2300 sq feet) restaurant with associated car parking, access and servicing facilities, following demolition of existing buildings.  (Details of siting, means of access, design and external appearance following the grant of outline planning permission H/OUT/38342 and H/OUT/39995).  Approved on 30 August 1995.  Condition 6 states that service deliveries to the building hereby approved shall only take place between the hours of 0730 and 2000 Mondays to Saturdays and not at all on Sundays.


H/ARM/41665 – Erection of retail warehouse development comprising 16,666 sq.m (179,450 sq ft) of non food retail units, a 1273 sq m (13700 sq feet) garden centre, a195 sq m (2100 sq ft) restaurant with associated car parking, access and servicing facilities, following demolition of exiting building (details of landscape following the grant of outline planning permissions H/OUT/38342 and H/OUT/39995).  Approved on 27 March 1996.


APPLICANT’S SUBMISSION 


The application is accompanied by a Planning Analysis, Design and Access Statement, Retail Statement and a Transport Statement.


The retail statement concludes that:-


· the Trafford UDP in policy S12 refers to non food retail warehouse development and states that it will be concentrated within the three existing retail parks


· the units in Altrincham selling electrical goods are niche, specialist operators and mobile phone shops which trade successfully at present and complement the out of centre provision in the retail warehouse parks


· it is not possible to disaggregate the proposed extension form the present store or to divide it into smaller elements


· alternative sites have been assessed and the proposals fully accord with the sequential approach as set out in PPS4


· the retail impact, in particular the impact on Altrincham town centre has been assessed and it is concluded that most of the trade will be diverted from other similar operators in surrounding retail parks; local centres will experience a very limited level of impact which will not threaten their vitality and viability


· the proposals fully accord with all relevant planning policy including all policies within PPS4 and the Trafford UDP


The transport statement concludes that:-


· the development would be highly accessible by non-car modes of travel


· the location of the development would facilitate diverted and linked trips in line with objectives set out in national policy for reducing the need to travel


· potential changes in traffic on the local highway network as a result of the development have been assessed and it was concluded that the development would not result in a material increase in traffic


· the car park would continue to operate with sufficient spare capacity to accommodate peak demand following the implementation of the development proposals


The applicant has submitted a further letter making the following comments: -


· Circular 05/2005 require that obligations should only be sought where they are: -


· relevant to planning;


· necessary to make the proposed development acceptable in planning terms;


· directly related to the proposed development;


· fairly and reasonably related in scale and kind to the proposed development and:


· reasonable in all other respects.


· Circular 05/2005 also states that “Planning obligations should not be used solely to resolve existing deficiencies in infrastructure provision or to secure contributions to the achievement of wider planning objectives that are not necessary to allow consent to be given for a particular development”. 


· The Red Rose Forest SPG states that “Where off-site planting is justified by the nature of a particular proposal, a financial contribution may be sought from a developer.” 


· Proposal ENV16 – Tree Planting – states that the Council will negotiate planning obligations with applicants…in a way that is fairly and reasonably related in scale and kind to the proposed development.


· Circular 05/2005 also states that “Obligations must also be so directly related to proposed developments that the development ought not to be permitted without them – for example there should be a functional or geographical link between the development and the item being provided as part of the developer’s contribution”. 


· The suggested contribution to off-site tree planting does not meet the relevant tests and is not applicable in this case as the proposal does not relate to any new ground floor retail floor space. The proposal is for an internal mezzanine floor and therefore will not result in any loss of open space or landscaping. The contribution does not have a direct link to the extent that the development ought not to be permitted without it. There is no functional link given the nature of the development and it has not been demonstrated that there is any geographical link.


· The SPG states that any off-site planting must be of relevance to the development and be of benefits to users and clients. It has not been made clear where the financial contribution will be spent and the Council needs to demonstrate that the obligation will be of benefit to the users of the unit.


· The Council’s Greenspace Strategy (2010) states that it will assist and determine where future allocations of s106 funding should be targeted.  It highlights that the Broadheath ward (which includes Altrincham Retail Park) is sufficient in local accessible green space.  The application site is therefore not identified as a location where s106 funding should be targeted.

· In conclusion, the suggested developer contribution does not meet all the policy tests as set out in circular 05/2005; the nature of the proposal has not been taken into account and the contribution will not be directly related to the proposed development.  As such this requirement should therefore be reviewed.    


CONSULTATIONS


LHA – The proposals look to increase the number of 2-way trips in the Saturday PM peak by 34.  A recent Planning Inspectors decision at Altrincham retail park indicates that a refusal on highways grounds would be unlikely to stand up on appeal and therefore there are no objections to the proposals on highways grounds.

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

REPRESENTATIONS


None received.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application site is located within the Altrincham Retail Park which is allocated in the adopted Trafford UDP for retail warehouse development use by virtue of Policy S12.


2. 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.  Notwithstanding that the applicants have submitted a retail statement which concludes there are no sequentially preferable sites and that there will be minimal harm to existing centres.


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 10 full-time and 19 part-time staff to 16 full time and 26 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.  The planning analysis submitted states that the applicant is committed to sustainable development and that this is demonstrated by, amongst other things:- use of 100% recycled plastic in carrier bags; recycling of more than 700,000 products annually including batteries; actively working with the Carbon Trust to cut carbon emissions; working with the charity Waterwise to promote efficiency in appliances; all products sold at Currys have a lengthy replacement cycle and most of the white goods sold have an ‘A’ rating; free recycling services for customers existing appliances.  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.

5. The proposal would therefore comply with these policies, subject to a condition restricting the use to non-food consumer goods retail use.


TRAFFIC GENERATION AND PARKING PROVISION


6. Surveys recently carried out in respect of the application for four new retail units demonstrated, and were accepted by the Inspector on appeal, that the car park generally has significant spare capacity, though recognising that the western end of the car park is generally the busier, with the spare capacity being more towards the eastern side of the car park.  As Currys sits centrally, the less used areas of the car park will be available for any additional customers resulting from the proposed development.  It is concluded that the proposals are unlikely to result in a material shortfall in parking provision such that this would be likely to pose problems for highway safety or free flow of traffic.  (This was the conclusion of the Inspector on the appeal and his decision letter also acknowledged this current application for Currys).


7. A Transport Assessment submitted with the recent application for four new retail units on the retail park indicated that the retail park arm of the 4-arm signal controlled junction on George Richards Way experiences capacity problems during peak periods.  To address this issue, that application proposed the widening of the highway to two lanes on the approach arm of the development to separate the left turning movements from the others.  


8. Consideration has been given as to whether it would be appropriate to require such alterations specifically in respect of this current proposal.  The extended mezzanine floor would provide an additional 822 sq. metres, similar to the 800 sq. metres (gross) for the four retail units.  The nature of the proposed use of the mezzanine, that is the formation of a new format Currys, has different implications for traffic and parking demand than the four new retail units allowed on appeal.  In particular, the incidence of linked trips is likely to be higher and many of the customers will already be attracted to Currys as opposed to the new offer provided in the new retail units which would be more likely to attract new customers to the retail park.

9. It is considered that the nature of the proposed development is such that a requirement for improvements to the approach arm of the access road could not be justified.


DEVELOPER CONTRIBUTIONS


10. As new retail floorspace, the proposal generates 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 is calculated at 1 tree per 50 sq. metres of gross retail floorspace at a financial equivalent of £235 per tree.  The proposed development of 822 sq. metres generates a requirement for 17 trees or £3995.  The contributions would need to be secured through a Section 106 Agreement.

11. With regards to this contribution, the SPG recognises the need for development to be set within a high quality environment and does not make a distinction between external built development and other forms of development. It is therefore considered that it is appropriate that the development should make a contribution to this objective. In addition, the SPG states that the contributions will be used as close to the development site as possible. However, the specific use of the contribution cannot be identified at this stage. It is therefore considered that, notwithstanding the comments submitted by the applicants in respect of this contribution (see under Applicants Submission above) it would not be appropriate to reduce or remove the requirement for the Red Rose Forest contribution in this case.


CONCLUSION


12. In conclusion, it is considered that, subject to a Section 106 Agreement requiring financial contributions towards 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 a legal agreement be entered into to secure a total maximum financial contribution of £3995 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. The use of the mezzanine floor space hereby approved shall be limited to the retail of non-food comparison goods only.

3. Cycle parking


GE
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		CHANGE OF USE OF DETACHED DWELLING INTO ONE DWELLING AND A CHILDRENS DAY CARE FACILITY TO ACCOMMODATE UP TO 30 CHILDREN.  PROVISION OF ASSOCIATED FENCING, CAR PARKING AND NEW ACCESS TO EYEBROOK ROAD.  EXTERNAL ALTERATIONS.  
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SITE


The application relates to an existing large detached house on the western side of Eyebrook Road close to its junction with Stanhope Road in Bowdon.  The area is characterised by large detached properties of different styles, many of which have recently been or are being redeveloped with replacement houses.


PROPOSAL


The application proposes to convert the existing large dwelling into a semi-detached dwelling on the left side with a childrens’ day nursery on the right side – the nursery would occupy both floors of the property.  Each would have its own separate access arrangements utilising the two existing vehicle accesses onto Eyebrook Road.  There would be new boundary treatments that would separate the parking areas at the front and the garden areas at the rear. 


The main entrance door to the house would remain as existing and a new side door into the nursery is also proposed.  Internally there would be some alteration and there would be no link between the house and nursery.  A new pedestrian access gate within the existing boundary wall would be provided for the nursery.


As originally proposed the nursery was to provide for 50 children in the age range 0 – 5 years.  Also it was proposed to convert the existing detached garage to a playroom for the proposed nursery.  Parking for 9 cars would be provided in the front of the site for the day nursery, with 6 of these spaces in a tandem arrangement.  A separate parking area for the house would also be provided.


Amended plans indicate that the number of children proposed to be provided for at the nursery would be 30 (reduced from the 50 originally proposed) and the existing garage would be retained as such rather than converted into a separate room for younger children.  The parking layout has also been amended to provide 1 – 2 staff parking spaces in the retained garage, 2 staff spaces and 2 visitor spaces in a tandem arrangement in the front area.  The manoeuvring space has been increased as has the width of the access.  A wider pedestrian zone with a different material has also been provided.

It is proposed that the nursery would operate between the hours of 7am to 6pm Mondays to Fridays.


The agent has confirmed that the applicant will remain in the property and will also run the daycare centre.


REGIONAL SPATIAL STRATEGY (RSS)


PRINCIPAL ADOPTED RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses of Existing Resources and Infrastructure


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


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RT1 – Integrated Transport Networks


RT2 – Managing Travel Demand


RT9 – Walking and Cycling


MCR3 – Southern part of the Manchester City Region


REVISED TRAFFORD UDP


PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D8 – Day Nurseries and Playgroups


RELEVANT PLANNING HISTORY

H/17819 – Extension to garage.  Approved 4 May 1983.


H/31806 - Erection of garage attached to side of house; conversion of existing garage into study.  Approved 17 July 1990.

H/33176 - Retention of front boundary wall.  Approved 27 March 1991.


H/48476 - Erection of two storey and ground floor rear extension following demolition of existing rear extension.  Erection of ground floor side extension to north elevation to form car port. Erection of ground floor side extension to south elevation to accommodate 'granny flat'. Conversion of garage to games room.  Approved 19 January 2000.

H/50033 - Erection of front, side and rear extensions to form additional living accommodation. Erection of dormer windows to front and rear facing roofslopes. Erection of car port. Erection of wall, gates and railings to Eyebrook Road boundary.  Approved 25 January 2001.

H/55891 - Side extension to form garage with gymnasium over.  Refused 31 March 2003.

H/68487 - Erection of part two storey/part first floor side extension and installation of two no. dormer windows in front elevation.  Approved 28 January 2008.

APPLICANT’S SUBMISSION 


The application is accompanied by a supporting Design and Access statement, the main points of which are:-


· Eyebrook Road is a wide road and the site is very accessible via the major road networks that surround the area


· The rear garden will provide ample external playing areas for the children attending the day care facility


· The new pedestrian gate will be designed to reflect the main gates to the house creating a cohesive appearance from the front


· 9 parking spaces will be created for staff and parents, with staff spaces permanently in use and visitor spaces only used when dropping off and picking up


· The front of the property is divided by soft landscaping with the rear divided by a 2 metre fence to match surrounding fences


· The front of the property will remain as existing except that the garage doors will be replaced by a window


· The garage is proposed for 0-2 years age group


· An acoustic and fire barrier will be provided to the party wall and ceiling so as to segregate the two uses


· Level access will be provided


· The garden will have a children’s play area designated


· A small shed will house all external play equipment


· The property in terms of scale and location is ideally suited to a children’s day care facility, its proximity to other properties is minimised by the size of the plot whilst the potential impact of the use will be reduced by the operating hours


· Externally the impact will be minimal


CONSULTATIONS


LHA – On the original plans - The existing dwelling house is a 9 bedroom property.  The proposals are for a 4 bedroom residential dwelling and a 50 child nursery.  To meet the Council’s car parking standards the provision of 4 car parking spaces are required for the residential use and 9 car parking spaces for the nursery use.

The proposals do not meet the car parking standards for the residential unit, however, it is not considered that the provision of two car parking spaces is unacceptable.  The proposals include 9 car parking spaces for the nursery use and whilst this meets the number of car parking spaces required the dimensions and layout of the spaces do not meet the Council’s car parking standards.  The spaces are required to be 4.8 m length x 2.4 metre width, where located in a tandem arrangement a length of 10 metres is required in order for a pedestrian to pass between the cars.  Additionally the aisle width between the spaces is required to be 6 metres.


The arrangement looks exceptionally tight and three of the spaces are close to the boundary wall and therefore will be restricted to manoeuvre into, also the access is required to be 4.5 m wide in order to allow simultaneous access and egress.  Therefore, it is considered that in its current form the proposals are not acceptable on highways grounds.


It is also requested that the applicant’s attention is drawn to the need to gain further approval from the Council’s Streetworks section for the construction, removal or amendment of a pavement crossing under the provision of section 184 of the Highways Act 1980.


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


On the amended plans – Comments will be incorporated in the Additional Information Report.

Highways – No objection.  Any work in altering the entrance which affects the adopted footway on Eyebrook Road to be agreed with the LHA.


Drainage – Standard informative relating to sustainable urban drainage system.

Pollution and Licensing - The proposed change of use is likely to result in an increase in noise and disturbance in an area which is residential.  


The applicant has indicated that sound insulation will be applied to the party wall and ceiling so as to segregate the two uses.  There is, however, no information on what measures are to be implemented to minimise noise and disturbance to local residents.  


It is therefore recommended that the applicant submit further information on measures that will be implemented to minimise noise and disturbance to residential premises in the vicinity of the proposed nursery.


REPRESENTATIONS


Neighbours – 75 letters of objection and 1 petition of 19 signatories raising the following concerns:-


Character of area


· proposed commercial use inappropriate to the area


· granting this will set a precedent for similar uses which would adversely affect the character of the area


· excessive car parking at the front would be an eyesore


· the use would represent an overdevelopment of the site


· boundary fencing would potentially damage the existing beech hedge along the boundary with property on Stanhope Road to the detriment of wildlife


· the likely associated sign boards would be out of character with the area


Traffic and car parking


· significant increase in the amount of traffic using local roads in particular at morning and afternoon peaks – 200 additional traffic journeys a day


· insufficient car parking will lead to parking on street


· space for drop offs/pick ups is inadequate


· this is exacerbated by the totally inadequate parking arrangements which are unworkable and which include double banked spaces which cannot be used independently and a substandard access


· insufficient staff parking will result in staff parking on the road


· the existing house already has a driveway full of cars


· Eyebrook Road is not wide and the proposal will result in increased congestion which will delay and inconvenience local residents, cyclists and pedestrians


· The extra traffic and parking congestion will result in danger for road users and pedestrians at the crossroads junction of Eyebrook Road and Stanhope Road


· the junction of Barry Rise with Park Road is already a potentially hazardous one with a lot of school children/school buses using the bus stop


· the area is already subject to continuous activity with home improvements and building sites and this would be a dangerous environment for children and babies attending a day nursery


· the site is not on a bus route and almost all drop offs/pick ups will be by car


· Traffic Regulation Order and/or speed limit reductions may be required


Residential amenity


· this is a quiet area and the level of noise and disturbance generated by the use will seriously affect privacy and use of neighbouring properties


· general adverse impact on the living conditions of local residents


· neighbours would have to overlook a children’s play area


· noise from outdoor play would be unacceptable due to close proximity of neighbouring properties


· the garden size does not meet the Councils guidelines for a nursery of 50 children


· the long hours are inappropriate and noise and disturbance from staff arriving early would be disturbing to neighbours


· the use would affect the quiet enjoyment of the area to which existing residents have a reasonable expectation 


· parking on street would make it more difficult for neighbours to access and exit their driveways


Other issues


· there has been no pre-development consultation with neighbours by the applicant as stated in the forms


· waste disposal form the nursery will have to be from the front of the property


· likely impact on local drainage and sewage systems


· the consultation by the Council was not extensive enough


· proposal must be fully assessed against Trafford’s policies and in all of the above respects the proposal does not comply with the Council’s Planning Guidelines for Day Nurseries and Play Groups


Bowdon Conservation Group – Object to the proposal on the following grounds:-


· this is a quiet residential area and the proposed use would be out of character with the area


· the proposed use would impact adversely on the amenity of neighbours


· neighbours would also be adversely affected by an increase in traffic throughout the day


· there are only 9 parking spaces proposed and as such there would be an increase in parking on the road close to a junction which would be unacceptable and potentially dangerous


· also the junction of Barry Rise with Park Road is busy and difficult


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The proposal to create a children’s day nursery facility in a residential area is considered to be acceptable in principle; day nurseries are appropriate in residential areas and there are many across the borough located in residential areas.  The use of the other part of the property as a dwelling is also acceptable in a residential area.


2. The proposal does however raise a number of specific issues of potential concern.


RESIDENTIAL AMENITY


3. Whilst the whole property is within the same ownership, the provision of a day nursery next to a house within what will effectively be a semi-detached property would not normally be appropriate because of the disturbance likely to be caused to the occupiers of the house adjoining the nursery.  The application states that an acoustic barrier and a fire barrier will be applied to the party wall which would help to mitigate any noise transfer between the nursery and the house.  In this case, the relationship between the house and the nursery is worse than would often be the case due to the provision of the parking area for the nursery extending significantly across the front elevation of the house; and also because there are two windows (second windows to the lounge and main bedroom) that are on the boundary between the house and nursery at the rear of the building.  It has, however, been stated that the applicant will remain in the property and will run the daycare centre.  If permission were to be granted, a condition could be attached to ensure that this situation remains.


4. The reduction in numbers proposed to 30 children does clearly improve the situation as there would be less disturbance than with 50 children.  The garden space provided for the nursery would measure some 13.5 metres wide by 24 metres deep – a total of 324 sq. metres.  This meets the normal requirements set out in the Council’s SPG on Day Nurseries for 10 sq. metres per child.  The retained house would also retain a reasonable garden area of over 380 sq. metres.


5. Neighbouring properties on Stanhope Road to the north-east and Marlow Drive to the north-west also have good sized gardens generally in excess of 600 sq. metres (on Marlow Drive) and around 400 sq. metres on Stanhope Road.  The new house at 6 Eyebrook Road has a substantial garden of over 900 sq. metres.  


6. Given the size of the gardens provided within the site and those for neighbouring properties, the noise from use of the nursery and play in its garden would have a limited impact on neighbours and accords with the SPG in this respect.


7. Neighbours on Eyebrook Road and Stanhope Road close to the crossroad junction would also be affected by increased traffic and general comings and goings to the nursery.  None of the houses are particularly close up to the road and all have reasonable front garden areas.  Whilst there would be some loss of convenience at peak drop off and pick up times, the likely direct impact on neighbours residential amenities would not be unduly harmful.


TRAFFIC AND CAR PARKING


8. The parking provision of 5-6 spaces meets the Councils guideline requirement of 3 spaces for staff and 2 for parents.  The revised layout improves the manoeuvring space within the site, the width of access and the pedestrian route within the site.  It is considered that parking provision that meets guidelines is not a ground for refusal.  It has to be acknowledged that there is likely to be on street parking and manoeuvring in the vicinity but the amendments made to the proposal, including the reduction in the number of children, have addressed the initial LHA comments about impact on highways.


9. There would be additional traffic, on-street parking and manoeuvring in the vicinity of the site which will affect the character of the area and will cause some loss of convenience to other residents and road users.  It is considered however that this would not be so harmful as to refuse planning permission. 


VISUAL AMENITY


10. There are no external changes proposed to the building.  The alterations proposed to the front boundary are to allow for a wider vehicle access (to address LHA concerns) and to provide pedestrian access to the nursery.  These changes are considered to be acceptable.  The parking layout has been amended to reduce the number of spaces associated with the nursery and to allow for planting between the parking area and the boundary.  Other properties including the existing house have extensive front garden hardstanding areas.  However, in this case the concern is the commercial nature will be likely to result in some parking on site all day, whilst the parking extending across the front of the retained house would appear slightly at odds with the residential nature of the area and the street scene generally.  It is considered, however, that with the provision of appropriate landscaping, the development would not have an unacceptable impact on the street scene.  


RECOMMENDATION: GRANT, subject to the following conditions and standard reasons:-

1. Standard time limit


2. Details – compliance with all plans


3. Notwithstanding the approved plans, provision shall be made within the building for a direct internal link at ground floor between the house and the day nursery 


4. Restriction of occupation of house to be associated with day nursery


5. Restriction of use to mixed use as day nursery and dwellinghouse and to no other use including any other use within Class D1


6. Restriction of numbers to a maximum of 30 children


7. Provision of noise mitigation measures


8. Hours of operation to be restricted to 0700 and 1800 Mondays to Fridays.


9. Provision and retention of parking


10. Landscaping

GE
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Councillor Pamela Dixon has called in the application for determination by the Planning Committee for the reasons set out in the report


SITE


The application site lies to the south of Marsland Road in Sale and measures approximately 0.17 hectares.  Saxon Court lies to the west of the site and comprises a part two storey, part three storey apartment building.  Directly to the north of the site opposite Marsland Road are two pairs of traditional semi-detached properties and to the north east is Sale Grammar School.  Adjacent to the eastern boundary of the site is Aylwin Drive, a single vehicle access road that leads to two detached bungalows, one of which lies directly to the rear of the site.  


The site comprises a disused mid 19th century building which was formerly used by the Particular Baptist Chapel and currently lies vacant with boarded windows.  The two storey building is set close to the highway approximately 5m from the front pavement and is forward of the building line to Marsland Road, hence is relatively prominent within the street scene.  The building has various single storey extensions to the rear, although the main two storey elements are both original.  The site has a vehicular access from Marsland Road adjacent to the western boundary of the site leading to a car parking and a grassed area to the rear of the building.  A hedge off approximately 2.5m in height forms the boundary of the curtilage of the site.  


PROPOSAL


Planning permission is sought for the demolition of the existing building and the erection of a two storey building to form a children’s day nursery (Use Class D1).  The nursery would provide day care for a maximum number of 100 children.  The proposed hours of opening are between 7:30am and 6:30pm Monday to Friday, excluding bank holidays.  

The building would line in with Saxon Court to the west and would be similar in height, scale and massing to this building.  The main footprint of the building would be set back approximately 18m from Marsland Road with an additional two storey front element which projects 7m forward of the main front wall.  The building would be sited 2m from the western boundary with Saxon Court and 10.5m from the eastern boundary of the site.  The existing vehicular access to the western boundary of the site is proposed to be relocated to the eastern boundary, providing access to a parking area for 17 cars to the rear of the building.  Two further spaces would be provided along the vehicular access route, hence a total of 19 parking spaces are to be provided within the site.  


The building would have a width of between 18-20m and a depth of 16-24m and would create approximately 630m2 of floorspace over two floors.  It is proposed to measure 6.8m in height to the eaves and 11.4m in height to the ridge and would be relatively traditional in terms of its design.  The main building would have a pitched roof and a small gable projection to the side adjacent to the internal highway, which would form the front entrance.  To the front elevation, a two storey bay feature is proposed to the forward projection and a single storey bay is proposed to the ground floor of the main frontage.   Two ground floor bays are also proposed to the rear elevation and a first floor bay is proposed to the side elevation.  


NORTH WEST REGIONAL SPATIAL STRATEGY


The Regional Spatial Strategy for the North West (RSS13) was formally adopted in September 2008.  On 27th May 2010, the Secretary of State for Communities and Local Government issued a letter to the Chief Planning Officer advising of the intention to abolish Regional Strategies.  Whilst the strategy remains in situ and until a formal direction is issued regarding its withdrawal, the relevant policies are listed below.  It is noted that the letter forms a material planning consideration to which considerable weight is attached.  


PRINCIPAL ADOPTED RSS 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


DP9 – Reduce Emissions and Adapt to Climate Change


RT2 – Managing Travel Demand

REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006.


PROPOSALS MAP NOTATION 


No notation.  


PRINCIPAL ADOPTED REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D2 – Vehicle Parking

D8 – Day Nurseries and Playgroups


ENV27 – Road Corridors


ENV33 – Contaminated Land


RELEVANT PLANNING HISTORY

No previous history since construction.  


CONSULTATIONS

Environmental Protection: A 1.8m high close boarded acoustic fence should be provided to the south, west and east boundaries of the site.  The outdoor play area should be provided with an appropriate soft play surface to minimise generation of noise.  The hours of opening should be restricted to between 07:30-19:00 Monday to Saturday, with no opening on Sundays or bank holidays.  


Greater Manchester Ecology Unit:  As the submitted survey was conducted outside of the bat breeding season (May to August), further surveys are required in line with the findings of the bat survey prior to decision.  Appropriate conditions to be attached to the permission in line with the findings of the submitted bat survey and any subsequent surveys.  

Local Highways Authority: 19 car parking spaces are required and 19 are proposed.  Two of these spaces marked for set down and pick up only and should be clearly marked as such and two are located adjacent to the access route.  Three cycle spaces are required and are provided.  There are no objections to the relocation of the access and the bin store has been amended to allow adequate visibility.  Further approval from the Streetworks Section is required under Section 184 of the Highways Act 1980 for the provision of the dropped kerb.   

Pollution and Licensing:  Contaminated land phase 1 report to be submitted and approved prior to the commencement of the development, the results of which will dictate any further investigations required.  

United Utilities: Proposal would not impact on electricity distribution system and site should be provided with an appropriate sustainable drainage system.  


REPRESENTATIONS

Councillor Dixon has called in the application on the grounds that it is unacceptable as it proposes too large a commercial business operating throughout the year in a residential area.  The traffic problem on Marsland Road is of great concern and will not be able to accommodate 100 cars dropping off nursery age children.  The proposal would affect all houses on 5 different roads in terms of traffic: Marsland Road, Beaufort Road, Georges Road, Greystoke Road and Mowbray Avenue.  


Councillors Baugh, Brotherton and Griffin object to the proposals on the grounds of the increase in traffic on Marsland Road.  A meeting was held last year with residents, the Local Highway Authority and the Headteacher of Sale Grammar school to discuss concerns relating to health and safety issues arising from car and bus parking and the dropping off of children.  Whilst the situation has improved to some extent, there are on going concerns and to introduce further dropping off of young children so close to the school would exacerbate the health and safety problems related to parking which already occur on this section of Marsland Road.  

One comment has been received from a neighbouring occupant who states that they have no objection subject to the boundary hedging being retained as far as possible and the sandstone gateposts being re-used.  


49 letters of objection have been received from the occupants of nearby properties; the Governing Body of Sale Grammar School; Sale Civic Society and Brooklands Residents’ Action Group.  The majority of these objections relate to highway and parking issues on Marsland Road and include:


· Marsland Road would be unable to cope with such a large amount of extra vehicles – 100 children, 100 cars, twice a day when Marsland Road is already full with cars for the Grammar School causing absolute chaos for neighbouring roads  


· The proposed nursery will extend the times at which Marsland Road becomes congested with vehicles, hence the disturbance and inconvenience would be above what is presently at high level and presents problems for the local residents


· The risks that the extra parking and traffic will generate at similar times to the school peak times when the road is already congested.  The road is already a hazard for children wishing to cross and there is one manned zebra crossing but this will not be used by the majority of those children arriving from Brooklands Road direction   


· The nature of the proposal contrasts with the buildings in the immediate vicinity as most of the commercial properties are located further along Marsland Road  


· Residents who live in the vicinity of a school accept that there will be some increase in traffic volume and pupil noise, however this is far different as the nursery will operate 12 months of the year and disruption will therefore be constant.  While the building has lain dormant for some considerable time, the original use as a chapel and activity would have been vastly limited to once or twice each week


· The nature of the signage used by the applicant is very obvious and of a commercial nature akin to that used by, for example MacDonald’s.  This style of sign would be out of place and any presence should be made as unobtrusive as possible, as is the case with other nurseries in the area


· The application form states that the last known use of the building was a Baptist Church, however the property has been paying Council Tax rates as a domestic property up until 2009


· The proposed bin store would result in odour nuisance and youths may congregate there


· The times at which the traffic survey was conducted do not represent the busiest times and therefore the Transport Statement should be revised with new surveys at peak times


Sale Civic Society initial comments are as follows:


· The proposal is a business proposition in a purely suburban quality residential area


· The proposed design is nondescript, with rendered walling, timber cladding and UPVC windows.  It is anticipated the adverts would be strikingly obvious


· The demographic survey included Sale Moor council estate with a high proportion of young and pre-school children – the area has infant schools with nursery attachments, registered child minders and family care for infants, at lower cost


· The traffic surveys were undertaken at a period of severe inclement weather on a day peculiar to reduced traffic volume and the low speeds are due to the warden controlled school crossing and Sale Moor roundabout.  The true definition of the danger in relation to access and egress is not shown


· Parking would be insufficient for staffing and parents and would lead to overspill parking on nearby roads and access and egress problems at peak periods.  The parking area would cause disturbance to residents


· The proposal is ill-designed, out of context with the area (unnecessary at an unsuitable site) creating hazards and unacceptable in terms of neighbour privacy and disturbance


Following amendments to the design of the building, reconsultation was undertaken and a further ten letters were received restating the objections on highway grounds.


Sale Civic Society:


· Dust and fumes and noise from vehicle movement could permeate through the boundary façade to the proposed play area


· Despite the adjustments, they are minimal in positive impact and the main problems first raised – it is a business venture in a purely residential area and the traffic and parking problems and general noise and disturbance still exist


It is estimated that existing building was constructed in the mid 1800s and has over time been extended and altered to its current form.  A trustee of the Sale Particular Baptist Chapel has submitted supporting information which states that the site was acquired by the church in 1919 and opened for worship in 1920.  The site was given over to the Trust in 1927 to be used as a chapel, but also as a dwellinghouse if required by the minister or to be let as a dwellinghouse.  The use of the building as a chapel with ancillary residential accommodation is therefore established.  It has been confirmed by the Council Tax department that the relevant rates were applicable until 2009, at which time the department was notified of its exemption. 


APPLICANT’S SUBMISSION


DESIGN AND ACCESS STATEMENT


The application site lies within a popular rural suburb to the south of Marsland Road, which is of mixed use including housing, apartments, retail services and church buildings.  The last use of the site was a congregational church building with parking to the rear.  The existing church is within the same use category as the proposed nursery and has been identified as a perfect location for one of the applicant’s award winning nurseries.  The two storey brick buildings are dilapidated and of no particular architectural merit and are substantially closer to the road than the adjacent buildings.  Properties within the vicinity of the site are generally constructed in brickwork with tiled and slated roofs, being one, two or three storey in height.  


PLANNING STATEMENT


A supporting statement has been submitted by the applicant, Kids Unlimited Nurseries whom have 25 years of experience in the field.  The nursery care provider has operated since 1983 and offer very high standards of care across 53 nurseries, with over 5000 child places.  The applicant has plans to open a further six nurseries by the end of April 2011.   Consent was recently granted for an 88 place nursery in Timperley and the applicant has been attempting to acquire a site in Sale for over 10 years.  There is an under provision of all day child care for ages 3 months to 5 years in Sale and the nursery will be a real asset to the local community, which will also create 28-30 full time equivalent jobs.  The split of age groups would be 35% under 2’s, 40% 2-3’s and 25% over 3’s.   The majority of children will arrive between 7:45-9:15am, however some will not arrive until after 9:30am.  Similarly, the majority will be collected between 4-6pm, however some will be collected between 2:30-3:30pm.  There will be seven childcare rooms, each accommodating 12-16 children and a further activity room.  

TRANSPORT STATEMENT 


The transport statement addresses the impact of the proposed use on the highway network and concludes that the site can be accessed safely and that the site attracted traffic can be accommodated on the local highway network.  It is noted that the existing site use has the potential to attract traffic into and out of the site and also to attract on street parking at times.  


OBSERVATIONS


PRINCIPLE


1. The building was previously occupied by a Baptist church, which also benefited from associated ancillary residential accommodation.  The use of the building as a place of worship officially ceased on 19th March 2007 and the tenant was subsequently permitted to remain in the property for two years subsequent to this date, hence the residential occupation of the building has continued since the cessation of the church use.  As a congregational building, a Baptist church falls within Use Class D1 of the Use Classes Order.  The proposed day nursery also falls within Use Class D1; hence no change of use of the site itself would therefore result from the proposals.  It is inferred that a day nursery could operate on the site without the requirement for planning permission should the existing building be refurbished.  


2. The proposals however include the complete demolition of the existing building and the erection of a purpose built nursery building, development which requires planning permission.  The site is previously developed brownfield land, the re-use of which is considered to be sustainable and in accordance with planning policy.  The main issues for consideration are therefore the proposed design and layout, the impact on residential amenity and highway safety implications.  

DESIGN AND STREET SCENE

3. The existing building is particularly prominent within the street scene owing to its proximity to the front boundary and is architecturally significant, albeit not worthy of listed building status.  Although boarded up and vacant at present, it is of architectural merit and contributes to the character and appearance of the area and the street scene.  In the absence of policies to secure the retention and refurbishment of the building, the principle of its demolition and replacement with a new building is acceptable providing its replacement contributes positively to the character and appearance of the area.  


4. With the exception of the application site, properties to the southern side of Marsland Road are generally set back from the road and follow a distinct building line approximately 11m back.  Saxon Court has a greater setback of 16-18m which is not unusual for a three storey building such as this and those properties set closer to the road are generally two storey in height.  The siting, scale, height and massing of the proposed building would be in keeping Saxon Court to the west and it is considered that this siting is appropriate within the context of the site.  Saxon Court is situated 1.5m from the side boundary and the proposed building would be 2m from the side boundary; a distance of 3.5m would therefore exist between the two buildings thus retaining an adequate degree of spaciousness between them.  The siting and massing of the building is considered to be acceptable and would have no detrimental impact on the street scene.                                                                                                                            


5. The proposed development would result in a greater coverage of the site area than at present in terms of the building footprint and associated external hardstanding and it is therefore considered that a sustainable drainage system is required.  This would serve to ensure that no additional pressure is placed on local drainage systems.  The provision of landscaping and tree planting within the site are also factors which contribute to the sustainable drainage of the site in addition to its impact on the street scene.  


6. The building has been designed to reflect the character and appearance of traditional properties in the vicinity of the site with projecting bay windows, coursing details and headers and sills to windows proposed.  The building would have a pitched roof and the additional front and side projections would be gables.  The roof tiles would be dark grey in colour and the bricks would be red brown in colour with a smooth red brick for feature brickwork and courses.  The windows would be grey UPVC and rainwater goods and eaves details would be black.  


LANDSCAPING, TREE PLANTING AND BOUNDARY TREATMENT


7. The hedge to the front boundary of the site has deteriorated over time and it is therefore proposed to be replaced with a 1.8m high mature hedge to provide instant dense screening.  Behind this hedge and returning to the eastern front corner of the building would be 1.8m hoop top railings to secure the frontage.  To the west, east and southern boundaries a 1.8m high close boarded acoustic fence is proposed to the inside of the existing hedge with climbing plants, to fully enclose the site and to reduce the transmission of noise beyond the site boundaries.  Planting is also proposed be introduced to the borders of the site where possible.   


8. The development is subject to tree planting requirements in accordance with the Red Rose Forest SPG, which prescribes a requirement of one tree per 80m2 of floorspace or a level of tree planting considered necessary in relation to the nature of the proposed development and the site context.  The proposals incorporate the provision of eight trees within the site, which are proposed to be semi-mature native species and of 20-25cms girth, therefore no financial contribution is required towards tree planting off site.  The proposed trees are of a considerable size and would provide an immediate contribution to the character and appearance of the site, as opposed to less mature saplings which require time to become established.  Six trees are proposed to the internal driveway access, two of which would be located on either side of the driveway and in the vicinity of the site access.  Two trees are proposed within the car parking area to soften the appearance of the car parking area.  


9. In terms of the hard landscaping, the internal access route is proposed to be constructed of permeable tarmac and to break up its appearance the parking bays are proposed to be constructed of permeable block paving and permeable pavior rumble strips are also proposed to the internal access and car parking spaces located to the side of the access.  


OUTDOOR PLAY AREA


10. The outdoor play is proposed to be located to the front of the building and would occupy an area of approximately 250m2.  The applicant has stated that the location of the outdoor play to the front rather than to the rear of the site has emerged following discussions with Environmental Protection in relation to previous schemes whereby the outdoor play area has been located to the rear of nursery buildings.  This tends to concentrate play adjacent to the private rear garden areas of neighbouring residential properties, an issue which is recognised by the Council’s adopted Planning Guidelines: Day Nurseries and Playgroups, which suggests an outdoor play space provision of 10m2 per child so that outdoor play need not be unduly close to neighbours.  The primary purpose of this standard of provision is to ensure rear gardens are adequately sized in relation to the number of children in attendance at the nursery to prevent undue noise and disturbance from outdoor play.  


11. The provision of the outdoor play area to the front of the building, thereby away from the private rear gardens of neighbouring properties thus negates such noise and disturbance arising to neighbouring residents from the activity associated with outdoor play.  The 10m2 requirement is therefore not applicable in this case.  The applicant, Kids Unlimited have determined the preference for the outdoor play area to be located to the front of the building adjacent to the highway in order to prevent outdoor play unduly impacting upon local residents.  It is considered that the safety and wellbeing of the children attending the nursery is of primary importance to the nursery care provider and subject to the site frontage being fully secured, its location to the front is considered to be acceptable.   


12. The applicant has submitted an indicative layout of the proposed play equipment and landscaped areas to be provided within the outdoor play area to the frontage of the building.  Low height wooden fencing is proposed within this area, which would be gated to allow control over access to certain internal areas by the childcare provider.  The play equipment would be relatively low level and would nevertheless be screened by the 1.8m high hoop top railings and hedge of similar height to the front boundary and acoustic wooden fence to the western boundary.  


RESIDENTIAL AMENITY


13. The building would be 2m away from the western side boundary and 10.5m away from the eastern boundary of the site.  To the east, 161 Marsland Road has principal windows to the side elevation at both ground and first floor and benefits from a rear extension.  To the west, Saxon Court has six obscure glazed windows to the side elevation; two per floor.  These windows were considered to be secondary windows at the time of the development, with the living, dining and kitchen areas open plan.  Although some overshadowing would result to these windows, considering they are secondary windows and were treated as such when planning permission was granted for the development, there would be insufficient harm to warrant a refusal of planning permission on this basis.  This is therefore considered to be acceptable.  


14. As a number of the side windows of 161 Marsland Road are principal windows, the site layout has been devised with the vehicular access to the eastern boundary to locate the footprint of the building at the furthest distance from this property.  The existing building is within 7m of the eastern side boundary and has windows to the side elevation, although as the building is set close to the road these only partially face 161 Marsland Road.  The proposed first floor windows facing 161 Marsland Road would be located further from No.161 than at present and the provision of obscure glazing would prevent any loss of privacy to the side windows of this property.   


15. The location of the outdoor play area to the front of the building prevents noise and disturbance arising from outdoor play to the private rear gardens of neighbouring residential properties.  The rear of the site is accordingly afforded to car parking, hence some increase in activity would therefore occur to the rear of the site, particularly during peak times when children are dropped off and picked up.  The bungalows to the rear of the site are set close to Aylwyn Drive and have detached garages to the side.  Due to their siting, the rear private garden areas of these bungalows are located to the southern boundary of the plots and would therefore be screened from the activity at the application site.  Similarly, the rear of Saxon Court is primarily afforded to car parking, with an area of amenity space directly to the rear of the building hence vehicular activity occurs to the rear of the site at present.  Due to the layout of Saxon Court and the bungalows on Aylwyn Drive, it is considered that the proposed parking area would have no undue impact on the amenity of these occupants.


16. Aylwyn Drive lies directly to the east of the proposed access route and 161 Marsland Road is located adjacent to the east of Aylwyn Drive.  This existing access therefore has some impact on the private rear garden area of 161 Marsland Road.  Although there would be an increase in activity within the site, the existing 2.5m high hedge to the side and rear boundary and Aylwyn Drive provide a significant degree of separation between No.161 and the internal site access.  A 1.8m high acoustic fence is proposed to be sited behind this hedge, which would further reduce the transmission of noise.  The impact of the proposal is therefore considered to be acceptable in this respect.  

ACCESS, HIGHWAYS AND PARKING


17. The application site is previously developed brownfield land located within a 5 minute walk of the Brooklands tram stop and within a mixed commercial and residential area, with local facilities at the Brooklands local centre to the west and within Sale town centre approximately 10 minutes from the site.  The site is therefore sustainably located for a development of this nature and would serve the local area. Inevitably the use will serve to attract car users, although it is expected that a number of the nursery users and staff would either live and/or work in the local area.  


18. The vehicular entrance to the site is proposed to be relocated from its current position adjacent to the western boundary of the site to the eastern boundary to prevent any undue impact on the amenity of the occupants of No.161 Marsland Road as discussed above in relation to the siting and footprint of the building.  The vehicular access within the site would therefore run parallel to Aylwin Drive and this relocation increases the distance between the junction of Georges Road with Marsland Road and the site entrance.  It is acknowledged that this would serve to alleviate the conflict between these two accesses to the south of Marsland Road.  The relocation of the site access is considered to be acceptable and represents an improvement to the existing arrangement in terms of Georges Road.  


19. A 6m entrance width is proposed and the access route to the rear is 5m wide, allowing simultaneous access and egress and as the access route extends the length of the site, vehicles can wait within the site to access the parking area as opposed to on the highway.  As discussed, the bin store is proposed to be located adjacent to the front boundary of the site, the purpose being for ease of refuse collection.  The bin store would be set back from both the front boundary and access road in accordance with the requirements of the LHA and would therefore not impede visibility in terms of access or egress.  As discussed previously, it would also be screened from view of the road by planting.  Its location within the site is therefore considered to be acceptable.   


20. The parking area to the rear would have 17 car parking and disabled parking bays; two of these spaces are identified as set down spaces only to allow servicing and delivery lorries to turn within the site and depart in forward gear when required, which would be outside of the peak pick up and drop off times.  Two further parking spaces would be located adjacent to the internal access route, hence the proposals include a total provision of 19 car parking spaces.  Planning Guidelines: Day Nurseries and Playgroups require the provision of 19 spaces for a nursery of this size, hence the 100% proposed level of parking is considered to be acceptable to support the development.  


21. The transport statement submitted with the application concludes that the site can be accessed safely.  It further concludes that the site attracted traffic can be accommodated on the local highway network.


22. One of the principal concerns raised by the objectors has been in relation to the impact of the proposed development on the local highway network.  Concerns have also been raised with regards to the transport statement submitted by the applicant and the peak travel times identified within this document in relation to Sale Grammar School to the north east of the site.  The school operates a typical school day, commencing at 8:35am and finishing at 3:15pm.  Accordingly, the volume of traffic on Marsland Road increases during peak hours either side of the school start and finishing times associated with the dropping off and picking up of children by both private vehicles and bus services during peak hours.  These times are typically between 8-8:45am and 3-3:30pm.  


23. By virtue of their nature, day nurseries operate to the requirements of parents and caregivers and therefore do not have set times at which children are to be dropped off and picked up, as is the case at the school.  Pick up and drop off times would therefore vary from the set times associated with the school and this is recognised by the national standard for trip generation analysis (TRICS), the system which assesses the transport impacts of new development.  For nursery sites, peak times coincide with the peaks of the local highway network rather than the peaks associated with schools.  It is concluded that the peaks of the proposed nursery could be accommodated on the local highway network at peak times and therefore on this basis the proposal is considered to be acceptable.  


PROTECTED SPECIES 


24. A bat survey has been undertaken which concludes the site has medium potential for crevice dwelling bats.  Nocturnal surveys are therefore required to be undertaken and the building should not be demolished until these have been conducted.  If bats are present, a European Protected Species license would be required, which would dictate the action to be taken with regards to the proposed demolition. The results of these additional surveys are to be reported in the additional information report.  


25. The bat survey also found evidence of House Sparrows nesting on site.  These birds are a protected species and are on the red list of those species with high conservation concerns.  Demolition is not to take place whilst nesting is in progress and a further site visit is to be undertaken to verify that the birds have completed their breeding season prior to the commencement of works on site.  It is further recommended that nesting opportunities are provided by way of nest boxes and that conditions are attached to the permission accordingly.

CONCLUSION


26. The application proposes the redevelopment of disused brownfield land of the same use class as the previous D1 use.  The site is sustainably located and it is considered that the proposal is acceptable in terms of design.  The landscaping proposals would have an immediate impact on the appearance of the site within the street scene.  It has been demonstrated that the proposed use can be satisfactorily accommodated on the local highway network and the proposed level of off road parking is in accordance with Council guidelines for a development of this nature.  It is therefore recommended that planning permission is granted subject to appropriate conditions.  

RECOMMENDATION: GRANT


1. Standard


2. Use restricted to day nursery and for no other purpose within Use Class D1


3. Maximum of 100 children


4. Use not to open to the public outside the hours of 07:30 and 18:30 Monday to Friday and at any time on Saturday, Sunday and public holidays

5. No more than 32 children to be outside at any one time


6. List of approved plans including amended plans


7. Material samples


8. Provision of parking and access

9. Retention of parking and access

10. Provision and retention of boundary treatment


11. Provision and retention of cycle parking facilities


12. Landscaping


13. Landscaping maintenance


14. Details of external lighting


15. Obscure glazing


16. Colour of railings


17. Details of materials for bin store, toy store, buggy store, soft play surface and related structures to be submitted and approved

18. Contaminated land


19. Investigation of loft spaces to establish bat presence in advance of demolition


20. Submission of confirmation that birds have completed breeding season


21. Scheme for provision and retention of bird nesting boxes
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		ERECTION OF A SINGLE STOREY EXTENSION TO THE SOUTH WEST OF THE EXISTING SCHOOL BUILDING TO PROVIDE REPLACEMENT CLASSROOM ACCOMMODATION
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SITE


The site comprises of a rectangular shaped parcel of land occupied by Delamere School and its associated land. The school building itself is single storey and modern in design sitting close to the north boundary of the site alongside Irlam Road from which access to the site is achieved. Immediately to the west and south of the school buildings are the school playing fields with open agricultural land sitting beyond the site to the south. To the east the site is bounded by residential properties and there are residential properties sitting on the opposite side of Irlam Road to the north.


The proposed extension is to be located to the south west of the existing school buildings on an area of the site currently occupied by a pre-fabricated building used for classrooms and an area of landscaping including trees.


PROPOSAL


It is proposed to erect a new single storey extension to the south west of the main school buildings to accommodate two new classrooms with associated WC’s and a quiet room and is to be connected to the main school building with a short corridor on the east elevation. The building itself is modest in size relative to the remainder of the school, having a footprint of 13.7m x 15.5m with a height of 2.7m to the eaves and 5.7m to the ridge being constructed of brick with a tiled roof to match the remainder of the school building. The existing pre-fabricated building is to be removed and it is proposed to remove four trees that sit on the footprint of the proposed building.

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 


Green Belt

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


C4 – Green Belt


C5 – Development in the Green Belt


C7 – Extensions to Buildings


ENV17 – Areas of Landscape Protection


D1 – All New Development

RELEVANT PLANNING HISTORY


Various applications not relating to this proposal and most recently;

H/48695 – Erection of a garage. Approved with conditions 9 February 2000.


H/67918 – Retention of a pre-cast concrete sectional building for use as a store. Approved with conditions 7 March 2008.


APPLICANT’S SUBMISSION 


Relevant detail contained within Observations section of the report.


CONSULTATIONS


Environmental Protection – No objection subject to the imposition of a condition in respect of potential contamination on the site.


Built Environment (Drainage) – No objection


Built Environment (Highways) – No objection


Built Environment (Streetlighting) – No objection


Built Environment (PROW) – No objection


REPRESENTATIONS


None received

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The proposal relates to a school site that is within the Green Belt and the Mersey Valley the policies and proposals for which are intended to constrain the pressures for development in such a way as to protect and conserve the quality, appearance and amenity of the area whilst maintaining its value to the local economy and people. The building is situated outside the existing building envelope of the school but is closely associated with the main school, building and will replace an existing mobile classroom block on the site. It represents a relatively small addition to the built development on the site and is seen, particularly from the west and south, in the context of the existing school buildings on the application site and on the adjoining Wellacre Technology College site. 


2.   The site is located within the Green Belt and the policies and proposals for which, as noted by Planning Policy Guidance Note 2: Green Belts (PPG2), require a general presumption against inappropriate development within Green Belts. Development that is harmful to it’s open character and is not the specifically prescribed by PPG 2 or Proposal C5 of the Revised UDP will not generally be approved. As this proposal fails to meet the requirements of Proposal C5, the applicant is required to demonstrate very special circumstances for the development in order that planning permission may be granted. 


3. The proposal is relatively modest in scale relation to the existing school buildings, and is although it is larger in footprint, it is to sit on the site of an existing pre-fabricated classroom block and adjacent to the main school building on an area of the site that is currently not open. The applicant has also indicated that the proposal does not represent an increase in the number of classrooms or general capacity on site, rather it is to replace an existing unsympathetic pre-fabricated block that has come to the end of its useful life. As an educational establishment, the school has a duty to provide education; the refusal of this application would significantly harm the school’s ability to perform these duties. As the school site is located within the Green Belt, the building could not reasonably be located on land that falls outside the Green Belt boundary. It is considered that in this case, these factors amount to the very special circumstances that are required to be demonstrated in order to allow development of this type within the Green Belt. Moreover, given the siting of the building it is considered that it would have a minimal impact on the openness of the Green Belt.


AMENITY


4. The building itself is located well into the site and away from all the adjacent residential properties. The nearest residential properties are those on Wellacre Avenue to the west of the site and sit approximately 95m from the nearest property. Such a distance is considered significant and the proposal is therefore unlikely to result in any loss of amenity to neighbouring residents. In addition to this, the western boundary of the school site is de-lineated by a row of mature trees, obscuring the view of the proposal from the properties.


5. Four trees are to be removed as part of the proposal to make way for the extension. No Tree Preservation Order exists on any of the trees on site and those that are to be removed are considered to be poor species or in poor condition. The majority of the trees on site are to remain including a number in the group affected by the proposal. Notwithstanding this, there is plenty of scope for replacement trees at a ratio of 2 for every 1 removed to be re-planted on the site to compensate for those being lost and given the nature and number of trees, it is considered this may form part of a landscaping scheme secured through a planning condition.


6. The extension is proposed to be a replacement for the existing prefabricated classroom and it is not proposed to increase the capacity or level of activity on site. As such there is to be no intensification of the use of the site and in light of the above, there are no concerns in respect of amenity.


DESIGN / IMPACT ON THE CHARACTER OF THE AREA


7. The building is relatively simple in its design being of a brick and tile construction, although it sits in well with the host building, reflecting its overall style and proportions. The roof style and window openings reflect those of the main school building and the use of appropriate materials may be ensured through a planning condition. 


8. In terms of the street scene, it is located to the south of the existing school building and will not therefore be visible from Irlam Road, whilst to the West it will for the most part be obscured by the existing mature trees that sit along the boundary, however where it will be visible it will be viewed against the backdrop of the existing school building and represents a more sympathetic solution than the existing pre-fabricated building. Likewise, whilst there are no residential properties to the south, from where it may be seen, it will be within the context of the existing school buildings. As such there are no concerns in respect of the design or its impact on the street scene or the character of the area.


CONCLUSION


9. The proposal is for the erection of a single storey extension to the school to provide additional classroom accommodation to replace that currently provided by an existing pre-fabricated building that is to be removed as part of the proposal. Whilst it is noted that the site is located within the Green Belt, the applicant has provided supporting information outlining very special circumstances as to why the development should be approved. Furthermore, the siting and design of the building is such that it will have only a very limited impact on the openness of the Green Belt and the general amenity of the surrounding area. It is for these reasons that it is recommended the application be approved.


RECOMMENDATION: GRANT subject to conditions;


1. Standard time limit

2. Material samples


3. Landscaping scheme including replacement trees


4. Landscaping maintenance scheme


5. Compliance with plans


RM






		WARD: St. Mary's

		75025/FULL/2010



		DEPARTURE: No





		DEMOLITION OF EXISTING MOBILE CLASSROOMS AND TOILET BLOCKS; ERECTION OF SINGLE STOREY SIDE AND REAR EXTENSIONS TO FORM ADDITIONAL CLASSROOMS, TEACHING FACILITIES AND TOILETS.  CREATION OF ADDITIONAL HARDSTANDING CENTRALLY WITHIN THE SITE TO FORM EXTENDED HARD PLAY AREA.






		Woodheys Primary School, Meadway, Sale





		APPLICANT:  CYPS - Trafford Council





		AGENT: Trafford Council





		RECOMMENDATION:  GRANT









SITE


The application relates to Woodheys Primary school, which is situated on the western side of Meadway, in a predominantly residential area.  The site comprises of single storey and two storey buildings and mobile classrooms.  The school dates from 1936 and was built using traditional red clay brick.  Typical of its time the school has a symmetrical U-shaped plan which originally formed a boys wing and a girls wing.  The school has since been extended to the south elevation to form a nursery.  A playground and fields to the school are situated to the west of these buildings.  Residential properties on Meadway and Willow Drive bound the site to the north, residential properties on Grasmere Drive bound the site to the west and residential properties on Elton Road, Ashley Drive and Meadway bound the site to the south.


PROPOSAL


The application proposes the erection of single storey side and rear extensions to form seven new classrooms, a teaching studio, toilets and cloakrooms and a staff room.  The proposed extension would also replace existing corridors serving the north and south wings that were originally covered external walkways that were later enclosed.  The extension would also form an internalised courtyard.  Windows and doors are proposed to all elevations.  The existing hardstanding playground would also be extended further into the site resulting in a loss of part of the existing grassed area.  The proposed development would facilitate an increase of one hundred and five pupils to the school, three additional teaching staff, two additional non-teaching staff and one ancillary member of staff.


The development would occur following the demolition of the existing two mobile classrooms to the north of the site and two single storey toilet blocks to the rear of the existing school buildings.

REVISED TRAFFORD UDP


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

PROPOSALS MAP NOTATION 


Protected Open Space

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


OSR5 – Protected Open Space


OSR8 – Improvement and Provision of Outdoor Sports Facilities


D1 – All New Development

D2 – Vehicle Parking


PRINCIPAL ADOPTED RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Use of Existing Resources and Infrastructure


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


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region

RELEVANT PLANNING HISTORY

H41567 - Erection of single storey extension to provide nursery & reception classes – Granted 17th January 1996.

H/52003 - Provision of hardstanding to extend existing playground and parking areas – Granted 25th July 2001.


H/LPA/70400 - Retention of all weather sports pitch/play area within the existing playing fields – Granted 12th February 2009.

H/LPA/71733 - Erection of a portable modular building for the use as a children's day care nursery, to the north of the site – Withdrawn 3rd June 2010.


75101/FULL/2010 – Siting of a mobile building for a temporary period to provide six classrooms and toilet facilities centrally within the site – Under consideration.

APPLICANT’S SUBMISSION 


The applicant has submitted a design and access statement which states the following: - 


· The main drives for the extension are 1) demand for school places in the locality has risen and there is a need for an additional three classrooms and a studio to satisfy future intakes, 2) the pre-fabricated classrooms are in a poor state of repair, 3) staff facilities are poor and do not meet current standards, 4) existing toilet facilities are in a dilapidated state and are inadequate for the number of pupils.


· The proposal aims to link all parts of the school together without having to leave the building, as is the case at present.


· Organised around a new central courtyard the added accommodation will have significant areas of glazing, bringing natural light into the rooms.


· The symmetry of the original building is respected but relieved by the asymmetrical disposition of the year group ‘alcoves’ along the corridors.


· Overhangs of approximately 1.2m to the courtyard and west elevation roofs provide shade against excessive solar gain and shelter from rain or snow.


· Brickwork pillars between classrooms will be built of red clay brick to match the existing.


· The school currently has covered capacity for approx 45 cycles, which is well used and can be expanded to accommodate increased demand.


· Parking provision in the school car park is 37 spaces.  It is not anticipated that this will be expanded following completion of the extension.


· Whilst security is not currently a major problem, the new extension has been designed so as to minimise the amount of perimeter elevation accessible from outside the building.  The overhang to the west elevation has been reduced from an earlier design to reduce the risk of youngsters gathering and causing a nuisance to nearby residents out of school hours.


CONSULTATIONS


LHA – No objection to the proposals on highways grounds.  The provision of 50 cycle spaces are required to meet the Greater Manchester cycle parking standards and therefore a condition is recommended requiring this provision.  The provision of an updated travel plan will be required which details the increase in students/staff and measures to influence sustainable travel.  Further comments raised are detailed in the observation section of this report.


Arboricultural Officer – No objection to the removal of the tree standing close to the boundary fence of the school, provided that it is replaced in due course.

Pollution & Licensing - The application site is situated on brownfield land and as such a contaminated land condition is recommended.


Environmental Protection - 


Built Environment (Drainage) – No objection.

Built Environment (Highways) – No comment.

Built Environment (Street Lighting) – No comment.


Built Environment (Public Right of Way) – No comment.

Sport England – Comments to follow in the Additional Information Report.


REPRESENTATIONS


20 letters of objections have been received from neighbouring residents on Meadway, Meadway Close, Coppice Avenue, Ashley Drive, Fairway Drive and Cranmere Drive.  They raise the following concerns:


· The proposed extension would increase traffic that would pose a danger to highway safety.  There is an existing problem of parents parking on the street.  Meadway Clinic will shortly re-open, thus adding to the traffic problem.  Has consideration been given to a park and stride scheme perhaps using The Avenue Methodist car park as a base?


· Noise generated by the proposal and highlight that the school is used frequently out of school hours.


· Noise and disturbance, including dust generated by construction traffic and development works.


· They were told that the temporary access for the developer’s vehicles would be a minimum of a cars width, which is not the case; concern regarding the impact of this access and potential damage caused to their drains.


· The work entry will involve the felling of trees.  


· Site security.  The application states that there is very little trouble with vandalism, which is not the case.


· Concern was raised at a public meeting regarding the overhang to the rear; the main objection being that wet weather currently provides respite from the audible and visible antisocial behaviour that regularly occurs out of school hours.  It is believed that an overhang of 1.2m is significant and unnecessary and will encourage gangs of youths to further congregate on the property.


· What is the height and scope for cover of the external lighting?  There must be no invasion into gardens.


· The nursery and school are already very noisy and the school is used out of school hours


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. Part of the application site is designated as Protected Open Space within the Revised Trafford Unitary Development.  The proposed extension would not be situated within this designated area however the proposed extended hardstanding play area would be.  Proposal OSR5 states that the development of all or part of an open space will not be permitted unless it is for formal or informal recreational purposes; the proposed development is ancillary or complements the principal use of the site; it can be clearly demonstrated that the development would not result in a local deficiency of recreational open space and facilities, taking into account also of the site’s wider environmental and community value.  


2. The proposed hardstanding would be an extension to the existing playground and is required to compensate the loss of hardstanding that would result from the proposed extension to the school building.  The proposal would be required for recreational purposes for the school children and would be ancillary and complement the principle use of the site.  It is also considered that the proposed development would not result in a local deficiency of recreational open space and facilities within the local area or Borough as whole and thus would not adversely impact on this area of Protected Open Space.  The proposal is therefore considered acceptable in principle.


RESIDENTIAL AMENITY


3. Residential dwellinghouses and bungalows bound the site to the north.  The proposed extension would be situated approximately 13.5m away from the northern boundary of the site.  The proposed building would therefore not be situated closer to these neighbouring properties than the existing school buildings it would replace.  The neighbouring bungalows No.’s 5, 6 and 7 Willow Drive would also have fewer buildings close to their boundaries than the existing situation as the existing mobile classrooms would be demolished as part of the proposed works.  


4. Residential properties also bound the site to the south and south-west.  A minimum distance of 30m would remain between the proposed extension and the southern boundary of the site and 51m would remain to the south-western boundary.  There are also existing school buildings that are situated closer to the southern boundary than the proposed extension.  Mature trees and planting also lies along the south and south-western boundaries of the site which would partially screen views of the proposed building from these neighbouring properties.


5. Although the residential properties along the western rear boundary of the site have relatively low boundary fences and the proposed extension would be situated closer to these houses than the existing main school building, a minimum distance of 108m would remain between the proposed extension and the western boundary of the site.  


6. The proposed extension would be used for educational purposes for the school and therefore would not result in different activity on the site.  The concerns raised by neighbouring residents in regards to the proposed overhang to the west elevation resulting in youths congregating under it have been taken into consideration by the applicant and the degree of overhang has been reduced.  However, the problem of youths entering the site during out of school hours is a management issue for the school to address and not a consideration in this application.  The concerns raised by neighbouring residents in regards to noise and disturbance caused during the construction of the development are noted, however it would not be reasonable to refuse the application on these grounds because there are powers to control nuisance caused by works being carried out during anti-social hours by the Council’s Environmental Protection Team. It is therefore considered that the proposed extension would not have an overbearing impact or result in a loss of light or privacy to neighbouring residents and would not result in undue noise and disturbance.


7. The proposed extension of the existing hardstanding playground would result in the playground being situated 12m closer to neighbouring properties than the existing playground.  However, a minimum distance of 9.5m would remain between the proposed hardstanding and a common boundary with a residential property.  Dense mature planting and trees would also lie between the proposed hardstanding and the nearest properties to the south-west of the site.  The playing fields and all weather sports pitch to the rear of the site would also remain closer to the neighbouring properties than the proposed hardstanding.  It is therefore considered that the extension of the proposed hardstanding would not have an undue impact on the amenity of neighbouring residents.


DESIGN AND VISUAL AMENITY


8. The proposed extension would have pitched roofs.  The roof to the north and south extensions would match that of the existing, following the line of the existing eaves and ridge and would be constructed in Rosemary roof tiles to match the existing.  The roof to the extension to the west of the site would be shallower than the existing and the ridge line would be approx 0.8m lower than the current wings.  The eaves level would also be lower to mark a distinction between the old and the new would and be constructed in a colour coated aluminium standing seam roofing system, which has been chosen to enable a shallow pitch whilst also providing a high level of insulation and further providing a visual contrast to the existing.  The brick walls of the extension are proposed to be constructed in red bricks to match the existing.  A significant amount of glazing is also proposed around the extension, breaking up the massing of the extension whilst also allowing a considerable amount of natural daylight into the building.  


9. The proposed extension would be situated to the rear of the site and thus would not be visible from Meadway.  The proposal would therefore only be visible from the rear of neighbouring residential properties.  The proposal would entail the removal the existing mobile classrooms and flat roofed toilet blocks.  These existing buildings are tired and dated in appearance.  It is therefore considered that the proposed development would modernise and improve the appearance of the existing buildings and site overall.  The applicant proposes to remove a Norway Maple tree to the front of the site to enable access for construction traffic.  The tree is not protected; therefore it is considered that the removal of this tree is acceptable provided that it is replaced once the construction of the extension is complete as it does help to soften the appearance of the school site from the road.  It is therefore recommended that the replacement of this tree is secured through a landscaping scheme.  It is therefore considered that the design of the proposed extension is acceptable in relation to the existing site and would not adversely impact on the existing street scene or character of the surrounding area.


PLAYING FIELD ISSUES


10. The proposal includes an extension of the existing hardstanding playground which is required to compensate the loss of the hardstanding that would result from the proposed extension.  Although the proposal would result in a loss of part of the grassed area to the west of the site, the proposal would not result in the loss of existing sports pitches on the site.  The applicant is currently in discussions with Sport England regarding this matter.   Any comments received from Sport England will be detailed in the Additional Information Report. 


HIGHWAY SAFETY AND PARKING PROVISION


11. The proposed extension to the school building and playground would not result in a loss of car parking provision on the site and would be situated to the rear of the site away from the vehicular access and therefore would not impact on visibility splays in and out of the site.  Further to comments received from the Local Highways Authority, the Council’s standards state that one car parking space should be provided for every member of teaching staff present at the busiest time, one space for every three members of non-teaching staff present at the busiest time and three parking spaces for visitors.  The school is therefore required to provide a total of twenty-nine car parking spaces.  The proposal maintains the provision of 37 car parking spaces for the school.  The proposal is therefore considered acceptable on highways grounds.


12. Concerns raised from neighbouring residents in regards to the problems of on-street car parking from parents dropping off and picking up children are noted.  However, the school is not required to provide car parking facilities for parents.  It is the schools responsibility to encourage the children and parents to travel to school by alternative means.  It is therefore recommended that a condition is attached requiring the submission of an up-dated travel plan that details the increase in students and staff and the measures they will implement to influence sustainable travel.  The provision of fifty cycle parking spaces is also required to meet the Greater Manchester cycle parking standards.  It is also recommended that these cycle spaces are secured by condition.


CONCLUSION


13. The proposed single storey side and rear extensions to provide seven classrooms, teaching facilities, staff room and toilets are considered acceptable in principle, particularly as it would be used for educational purposes which is the main use of the site.  It is considered that due to the siting of the extensions centrally within the site the proposal would not unduly impact on the amenity of surrounding residents.   It is also considered that the design of the proposed extensions is in keeping with the host building and character of the surrounding area.  It is further considered that the proposal is acceptable on highways grounds. The proposal is considered to comply with all relevant policies in the Revised Trafford UDP.  The application is therefore recommended for approval.

RECOMMENDATION:

GRANT, subject to the following conditions:


1. Standard


2. List of approved plans


3. Materials


4. Landscaping, including the replacement of the Norway Maple


5. Submission of an Updated Travel Plan


6. Provision of 50 cycle parking spaces


7. Details of external lighting to be submitted and agreed in writing


8. Contaminated Land

VW





		WARD: St. Mary's

		75101/FULL/2010



		DEPARTURE: No





		SITING OF A MOBILE BUILDING FOR A TEMPORARY PERIOD TO PROVIDE SIX CLASSROOMS AND TOILET FACILITIES CENTRALLY WITHIN THE SITE.  






		Woodheys Primary School, Meadway, Sale





		APPLICANT:  CYPS - Trafford Council





		AGENT: Trafford Council





		RECOMMENDATION:  GRANT









SITE


The application relates to Woodheys Primary school, which is situated on the western side of Meadway, in a predominantly residential area.  The site comprises of single storey and two storey buildings and mobile classrooms.  The school dates from 1936 and was built using traditional red clay brick.  Typical of its time the school has a symmetrical U-shaped plan which originally formed a boys wing and a girls wing.  The school has since been extended to the south elevation to form a nursery.  A playground and fields to the school are situated to the west of these buildings.  Residential properties on Meadway and Willow Drive bound the site to the north, residential properties on Grasmere Drive bound the site to the west and residential properties on Elton Road, Ashley Drive and Meadway bound the site to the south.


PROPOSAL


The application proposes the siting of a mobile building for a temporary period of approximately ten months to a year.  The building would provide six classrooms and toilet facilities for the pupils.  The building would be situated centrally within the site on an area of existing playground.  The building would contain windows to the east and west elevations and steps and a ramp leading up to doors to the north and south elevations.


The proposed temporary building is required to provide classroom accommodation whilst existing classrooms are demolished and a new extension is built.  This permanent development is proposed within planning application 75025/FULL/2010, which can be found elsewhere on this agenda.

REVISED TRAFFORD UDP


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

PROPOSALS MAP NOTATION 


Protected Open Space

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


OSR5 – Protected Open Space


OSR8 – Improvement and Provision of Outdoor Sports Facilities


D1 – All New Development

D2 – Vehicle Parking


RELEVANT PLANNING HISTORY

H41567 - Erection of single storey extension to provide nursery & reception classes – Granted 17th January 1996.

H/52003 - Provision of hardstanding to extend existing playground and parking areas – Granted 25th July 2001.


H/LPA/70400 - Retention of all weather sports pitch/play area within the existing playing fields – Granted 12th February 2009.

H/LPA/71733 - Erection of a portable modular building for the use as a children's day care nursery, to the north of the site – Withdrawn 3rd June 2010.

75025/FULL/2010 – Demolition of existing mobile classrooms and toilet blocks; erection of single storey side and rear extensions to form additional classrooms, teaching facilities and toilets.  Creation of additional hardstanding centrally within the site to form extended hard play area – Under consideration.


APPLICANT’S SUBMISSION 


The applicant has submitted a design and access statement which states the following: - 


· The reason for this provision is to house pupils temporarily displaced from the main school and prefabricated classrooms during the construction work to the exiting school.


· The scale of the structure has been kept to a minimum by phasing works.


· Colours will be neutral or pastel shades.


· They anticipate the building will remain throughout the construction period for the new extension from summer 2010 for approx 40-50 weeks.


· A ramp will be provided for disabled and wheelchair access.


CONSULTATIONS


LHA – The proposal does not reduce the number of parking spaces within the site and that it is to provide temporary accommodation whilst construction works are being carried out within the site.  There are therefore no objections on highways grounds.


Pollution & Licensing -  No objections.


Built Environment (Drainage) – No objection.

Built Environment (Highways) – No comment.

Built Environment (Street Lighting) – No comment.


Built Environment (Public Right of Way) – No comment.

REPRESENTATIONS


18 letters of objections have been received from neighbouring residents on Meadway, Meadway Close, Coppice Avenue and Ashley Drive.  The letters predominantly raise objection to the proposed extension of the school proposed under planning application 75025/FULL/2010.  They raise the following concerns:


· The proposed extension would increase traffic that would pose a danger to highway safety.  There is an existing problem of parents parking on the street.


· Noise generated by the proposal and highlight that the school is used frequently out of school hours.


· Noise and disturbance generated by construction traffic and development works.


· The construction access point will involve the felling of trees.  


· Site security.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The area in which the mobile building is proposed to be situated is identified as being within an area of Protected Open Space in the Revised Trafford Unitary Development Plan.  Proposal OSR5 states that the development of all or part of an open space will not be permitted unless it is for formal or informal recreational purposes; the proposed development is ancillary or complements the principal use of the site; it can be clearly demonstrated that the development would not result in a local deficiency of recreational open space and facilities, taking into account also of the site’s wider environmental and community value.  


2. The proposed mobile building would only be situated on the site for a temporary period whilst the school undertakes permanent development works to extend the school.  If planning permission is not granted for the proposed extension to the school (75025/FULL/2010) then the proposed mobile building would not be required.  The proposed mobile building would provide teaching classrooms for the school and thus complements the principle use of the site.  As the proposal would enable the school to continue operating full lessons while the school is extended, the proposal would also benefit the local community.  It is recognised that the proposal would only be temporary and thus would not impact on the Protected Open Space.  It is also considered that the proposed development would not result in a local deficiency of recreational open space and facilities within the local area or Borough as whole.  The proposal is therefore considered acceptable in principle.


RESIDENTIAL AMENITY


3. Residential dwellinghouses and bungalows bound the site to the north.  The proposed mobile building would be situated 30m away from the northern boundary of the site.  The proposed building would therefore be situated further away from the residential properties to the north than the existing school buildings.  There are also no windows proposed to the north elevation of the building.


4. Residential properties also bound the site to the south and south-west.  A minimum distance of 44m would remain between the proposed mobile building and the southern boundary of the site and 26m would remain to the south-western boundary.  There are also existing school buildings that are situated closer to the southern boundary than the proposed building.  Mature trees and planting also lie along the south and south-western boundaries of the site which would partially screen views of the proposed building from these neighbouring properties.


5. Although the residential properties along the western rear boundary of the site have relatively low boundary fences and the proposed building would be situated closer to these houses than the existing school buildings, a minimum distance of 46m would remain between the proposed mobile building and the western boundary of the site.  


6. The proposed building would be used for educational purposes for the school and therefore would not result in additional activity on the site.  It is therefore considered that the siting of the proposed mobile building on the site would not have an overbearing impact or result in a loss of light or privacy to neighbouring residents and would not result in undue noise and disturbance.


DESIGN AND VISUAL AMENITY


7. The proposed mobile building would be single storey with a flat roof and constructed from plastisol steel sheets coloured grey.  This is typical of temporary mobile buildings.  As the applicant is only seeking a temporary permission for the proposed building with the purpose of providing classroom accommodation whilst existing school buildings are demolished and a new permanent extension is constructed to the rear of the existing school building, it is considered that the design of the proposed building is acceptable in relation to the existing site.


8. The proposed mobile building would be situated to the rear of the site and thus would not be visible from Meadway.  The proposal would only be visible from the rear of neighbouring residential properties.  It is therefore considered that the proposal would not adversely impact on the existing street scheme or character of the surrounding area.


HIGHWAY SAFETY AND PARKING PROVISION


9. The proposed mobile building would not result in a loss of car parking provision on the site and would be situated to the rear of the site away from the vehicular access and therefore would not impact on visibility splays in and out of the site.  As previously detailed in this report, the purpose of the proposal is to provide classroom accommodation for a temporary period whilst construction work for an extension is carried out on the main school building.  It is therefore considered that the proposal would not result in an increase in on-street car parking and is considered acceptable on highways grounds.


CONCLUSION


10. The siting of a mobile building for a temporary period to provide six classrooms and toilet facilities for the school whilst construction work is carried out on the extension of the existing school building is considered acceptable in principle, particularly as it would be used for educational purposes which is the main use of the site.  It is considered that due to the siting of the building centrally within the site the proposal would not unduly impact on the amenity of surrounding residents.   It is also considered that although the design of the proposed building is of a temporary nature, the building is only proposed for a temporary period of time and is therefore considered acceptable.  It is further considered that the proposal is acceptable on highways grounds. The proposal is considered to comply with all relevant policy in the Revised Trafford UDP.  The application is therefore recommended for approval.

RECOMMENDATION:

GRANT, subject to the following conditions:


1. Temporary permission of 1 year

2. List of approved plans

VW





		WARD: Sale Moor

		75085/FULL/2010

		DEPARTURE: Yes





		CREATION OF OFF-AIRPORT PARKING FACILITY (535 CAR PARKING SPACES) WITH ANCILLARY ROADS AND FOOTPATHS, 2 NO. BUS SHELTERS, 2M HIGH SECURITY FENCING AND GATES, 29 NO. 8M HIGH FLOODLIGHTING COLUMNS AND LANDSCAPING, ERECTION OF SINGLE STOREY CONTROL ROOM






		Land at Golf Road, Sale






		APPLICANT:  Mr. John Long






		AGENT: Higham & Co.






		RECOMMENDATION:  REFUSE










SITE  


The application site comprises 2.7 hectares of land in the open countryside to the east of the M60 motorway. The land abuts Golf Road and is roughly L-shaped, extending eastwards and then southwards to the rear of the applicant’s dwelling and antiques / furniture storage business at Cloverfield Cottage on Fairy Lane. 


The application site is open grassland and is currently used for the grazing of horses. The land slopes gradually away from Golf Road to the east and is bounded by mature trees and hedgerows with a timber post and rail fence to the Golf Road frontage. The site is crossed by overhead power lines running in a north-east to south-west direction.


To the north of the site lies Sale Golf Course and Club House and to the south, off Fairy Lane, there are a variety of uses including a farm, an antiques centre, kennels and a garden nursery. The M60 lies immediately to the west of Golf Road within a cutting with residential areas on the opposite side. The River Mersey lies further to the east


The site lies within the Green Belt and the majority of the trees on the perimeters of the site are protected by Tree Preservation Orders. 


PROPOSAL


The application seeks permission for the development of the site as a parking facility for passengers using Manchester Airport. The submitted site layout plan shows the provision of 535 parking spaces including 23 spaces for disabled persons and 3 staff spaces. 

The proposed vehicular access would be from Golf Road. The Design and Access Statement says that all access roads, car park aisles and footways will be bitmac surfaced and that the proposal is based on existing ground levels.


The applicant’s Planning Statement also refers to a proposed emergency access to the rear of the applicant’s residential property at Cloverfield and through to Fairy Lane. However, this route is not included within the application site although a road leading to this boundary of the site is indicated on the layout plan.


The layout also includes the provision of two bus pick up / drop off areas with shelters. The shelters would measure approximately 1.5m x 5.4m in area Twenty-nine x 8m high floodlighting columns would be provided across the site and 2m high welded mesh security fencing would be provided around the perimeter. 


A security / control building would be erected at the entrance to the site to provide office / control room and staff facilities. The building would measure approximately 7.4m x 7.4m and 4.3m in height. The building would have a monopitch roof and would be constructed in brickwork and timber cladding with concrete tiles on the roof. 


Passengers would be transported to and from the airport by a fleet of minibuses. 


The application is accompanied by a Design and Access Statement, a Traffic Impact Assessment, a Design and Access Statement, a Flood Risk Assessment, a Tree Survey Report, a Lighting Scheme and landscaping details.  

REGIONAL SPATIAL STRATEGY (RSS)


DP1 – Spatial Principles

DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Make the Best Use of Existing Resources and Infrastructure


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


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RDF1 – Spatial Priorities


RDF2 – Rural Areas


RDF4 – Green Belts


W1 – Strengthening the Regional Economy


RT1 – Integrated Transport Networks


RT2 – Managing Travel Demand


RT5 - Airports


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 


Green Belt


Wildlife Corridor


Area of Protection of Landscape Character


River Valley Floodplain


Area of Search for Aggregates


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


ENV1 – Flood Risk


ENV3 – Landscape Protection


ENV4 – Trees, Hedgerows and Woodlands


ENV6 – Areas for Conservation


ENV7 – Nature Conservation


ENV8 – River Valleys and Major Watercourses


ENV10 – Wildlife Corridor


ENV11 – Nature Conservation and Assessment of Development


ENV12 – Species Protection


ENV13 – River Valley Floodplains


ENV14 – Tree and Hedgerow Protection


ENV27 – Road Corridors


T6 – Land in relation to Transport and Movement


T16 – Off Airport Parking


C1 – Green Belt


C5 – Development in the Green Belt

M6 - Aggregates

RELEVANT PLANNING HISTORY

H/60662 – Demolition of existing outbuildings / stables and erection of single storey store – Approved – 2nd June 2005


H/56683 – Change of use of indoor riding school to commercial storage – Refused. Appeal allowed


H/47990 – Retention of stables and tack rooms – Approved 2000


H/46954 – Change of use of land from grazing to off airport car parking – Refused 1999


H/25702 – Retention of stable block – Approved 1987


H/09418 – Erection of indoor riding centre – Approved 1980  


H/06502 – Change of use from stud farm to riding stables – Approved 1978


CONSULTATIONS


LHA: No objections

The submitted Transport Statement states that the previous use of the site was as a riding school, which generates an average weekday vehicular trip level of 25 cars and 5 HGV’s during the working day. On a weekend, this increases to up to 50 vehicles per hour with additional HGV movements / horse boxes at a rate of 5 per day. 


In 2003, an application was submitted for change of use to commercial storage, which was likely to generate around 2 cars and 4 HGV trips per day on all seven days of the week. These proposals were seen as a reduction in trips from the existing use. 


The new proposals are for a 537 space park and ride facility. The applicant has used data and trips for the existing Park and Ride facility located at Styal Road provided by GMTU, which is directly comparable. The Styal Road site is larger and therefore the trips have been factored to the number of car parking spaces within the site. 


The trips generated by the proposed park and ride facility will be a maximum of 14 in the AM peak and 15 in the PM peak. Whilst this is a slight increase in trips within the AM / PM peak hours, there will be a considerable reduction in trips at the weekend.


The level of trips is reasonably low due to the long stay nature of the parking and it is felt that the trips data provided is robust and there are therefore no objections on this basis.


It is noted that the parking layout meets the Council’s dimension standards and that, although a gate is proposed across the entrance, this is set back 10m within the site and therefore will not cause any obstruction to the public highway. 


Built Environment: Acceptable using the lanterns proposed (flat glass). Recommend fitting of front and rear anti-obtrusive light louvres. The location is a low brightness area with dwellings nearby.

Environmental Protection: No comments received to date


Environment Agency: Objects on the grounds that the Flood Risk Assessment (FRA) is unacceptable. 


The submitted FRA does not comply with the requirements set out in Annex E, paragraph E3 of Planning Policy Statement 25 and therefore does not provide a suitable basis for assessment to be made of the flood risks arising from the proposed development. 


In particular, the submitted FRA fails to address the following matters: -


1. Clarify which method of surface water disposal will be used. The planning application states that the surface water will be disposed of via soakaway. The FRA states that surface water will be disposed of into Barrow Brook  and drawing 2411/102 shows the surface water being discharged by a hydrobrake into the brook. 


2. Clarify the position of Barrow Brook. The line of Barrow Brook should be shown on drawing 2411/102. There appear to be two ponds on the line of the brook. Is this a correct interpretation? 


3. Provide calculations on the design of the storage ponds.


4. Barrow Brook flows via a series of culverts into an open watercourse adjacent to Rifle Road. There is no flow in this watercourse. If the water is to be directed into the watercourse, then the culverts should be examined to determine their condition and whether they have sufficient capacity to pass the flow. 


5. The standard of defence on the River Mersey is 1 in 17. Therefore, the site is Flood Zone 3B functional flood plain. As such, paragraph 9.1 in the FRA is incorrect. 


The applicant therefore needs to provide a revised FRA that overcomes these concerns.


If the Council is minded to approve the application as submitted, then, in accordance with paragraph 26 of PPS25, the Environment Agency should be notified in order that further representations may be considered.


GM Ecology Unit: Objects on nature conservation grounds: -


The application is contrary to Policies ENV3, ENV8 and ENV10 of the Revised Trafford UDP and is also contrary to the aspirations of green infrastructure policies in the emerging Core Strategy of the Local Development Framework.


In relation to Policy ENV3, the proposal would have an impact upon the landscape character of the Mersey Valley that is unsympathetic to the surroundings.


As regards Policy ENV8, it is considered that the proposed development will compromise the intention of the Council to develop the recreation, wildlife and leisure potential of the river valleys and major watercourses and will compromise the intention to seek to re-establish a countryside character in the Mersey Valley. 


In terms of Policy ENV10, the applicant has provided no information in relation to the current ecology of the application site and is therefore unable to effectively demonstrate that the proposed development will not compromise the wildlife corridor function of the Mersey Valley.   

GM Police Design for Security: The proposed facility should be constructed, managed and accredited to Park Mark Safer Parking Scheme (PMSPS) standards.


The whole of the site should be enclosed with welded wire mesh fencing to a height of 2.1m (preferably 2.4m). Care should be taken to ensure that panels are fixed securely to the posts and that any level changes do not inadvertently facilitate climbing or leave large gaps underneath the panels. The hinges / locking mechanism of the gates should not provide footholds and the gap at the bottom of the gates should be small enough to stop anyone climbing through.


The facility should be permanently staffed during all hours of operation. Staff should control access into and out of the car park and should carry out frequent patrols of the facility. It is recommended that a CCTV system is installed, covering all areas of the car park and monitored by staff in the control room. 


It is recommended that all glazing to the control room building is laminated to a minimum thickness of 7.5mm and any windows / doors are to be Secured by Design standards. 


The surface of the car park should be even tarmac / blockwork (leaving no loose material which could be used to cause criminal damage and aid theft from / of vehicles) with clear road markings to show a circulation route around the facility (avoiding confusion and conflict)  All parking bays should be provided in straight rows to aid surveillance and should also be clearly marked.


Lighting should be provided within the site to an adequate and uniform level so as not to allow any areas of pooling / shadowing.


Any vegetation should be kept to a maximum height of 1m and any foliage to trees should be at a height exceeding 2m so as not to create potential hiding places or impede natural surveillance to and from the control room or parked vehicles.


Effective signage should be used throughout the site to direct users to spaces and exits and including safety and security information. 


A management plan for the future operation of the site should be formulated, including regular maintenance of the facility in order to ensure the long term integrity of the security arrangements.     

United Utilities (Water): No objections subject to conditions: -

In accordance with PPS25, surface water should not be allowed to discharge to foul / combined sewer. This prevents foul flooding and pollution of the environment.


The site must be drained on a separate system with only foul drainage connected into the foul sewer. Surface water should discharge to the soakaway as detailed in the planning application. 

United Utilities (Electricity): The development is adjacent to / includes UU’s electricity distribution equipment and it is essential that the applicant checks that they are within their land ownership and that UU’s maintenance and access rights are maintained.  


Highways Agency: No objections in principle, subject to conditions: -


1. No lighting source shall be directly visible to drivers on the M60 motorway.


2. The proposed floodlights shall not cause a glare problem to motorists on the M60 motorway.


Manchester Airport: No objections. The proposed development has been examined from an aerodrome safety aspect and does not conflict with any safeguarding criteria.

APPLICANT’S SUBMISSION


The applicant’s Planning Statement makes the following comments: -


· The application site was previously used by the Cloverfield Riding School for the exercising and grazing of horses. However, due to the alignment of the proposed Metrolink extension announced in 1999, the Riding School was forced to close down as it was not possible to get insurance or a riding establishment licence after this date.


· Following the grant of planning permission on appeal in 2004, the use of the former indoor riding arena was changed to the commercial storage of furniture and is now occupied by the Manchester Antique Company. A limited number of horses are still kept at the applicant’s stables on a DIY livery basis.


· The applicant’s business was adversely affected by the Metrolink proposals and, in these circumstances, as previously stated by the former Deputy Prime Minister, “any business in rural areas put out of business by no fault of their own should be given every assistance to start a new business”. The current proposal seeks to establish an appropriate alternative use for the land.

· The Manchester Airport Master Plan to 2020 has now been adopted and recognises that the airport business relies on accessibility and that access by road plays a crucial role in providing economic connectivity with local areas, the Manchester City Region and the North West of England. 


· According to the Master Plan, there are currently 22,500 parking spaces for passengers and staff at the airport and 15,700 public long stay spaces located away from the main site. However, a need for around 35,000 public long stay parking spaces (on and off airport) by 2015 has been identified. The current proposal will contribute to this need. The site has direct motorway access to the airport and will help to achieve a reduction in road traffic trips to the airport itself. It is consistent with the objective of the Airport Strategy to manage the growth in demand and avoid unacceptable levels of congestion in and around the airport.


· Whilst located within the Green Belt, the countryside around urban areas is often recognised as a preferred location for park and ride and airport parking schemes and such development need not be inappropriate. There are numerous examples across the country, including the recently developed extensive shuttle park at Styal Road, Moss Nook.


REPRESENTATIONS


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


Green Belt and Principle of Development


· The development would involve the loss of attractive pasture land that is used for the grazing of horses and would spoil the little green space that is left for local residents. 


· The application is contrary to Green Belt policy and the Development Plan and no special circumstances have been demonstrated. 


· Is there really a need for another car park? Shouldn’t people be encouraged to use public transport? There is a very good train, bus and taxi service to Manchester Airport and an existing parking facility for the airport at Carrington.


· If it is felt that another parking facility is needed, then a brownfield site should be found. There are many suitable sites outside the Green Belt, such as in Trafford Park, which could accommodate this type of facility. 


· Has a shortage of off-site airport parking facilities been demonstrated? Are the existing facilities fully utilised?


· The proposal would set a dangerous precedent for development on Green Belt land. 

Landscape Impacts


· The proposed development would be an ugly blot on an otherwise attractive landscape, which is enjoyed by a large number of people. The 8ft high fence will exacerbate this harm to the visual appearance of the area. 


· The visual impact of 29 floodlights will have a totally unacceptable impact on the landscape. The motorway is in a dip whereas the proposed floodlighting will be on a higher level and within an area that is currently dark thus causing much greater light pollution.


· The development will spoil the natural beauty of this part of the Mersey Valley.


Wildlife Impacts


· The development will damage the natural habitat and will have a detrimental impact on wildlife.  Similar harm has previously been caused by the widening of the M60 when the pedestrian footbridge was demolished, isolating the foxes and other wildlife to the south of the motorway and meaning they have to cross at the motorway junction or Fairy Lane. The floodlighting and noise of traffic in this vicinity will make it more dangerous for wildlife and will disrupt normal sleep patterns.


Traffic Impacts


· Traffic on Old Hall Road, Wythenshawe Road and through Sale Moor village is already at saturation point at rush hour. The development would add considerably to the traffic already generated by the Golf Club, power station, farms and smallholdings. There would be significant queues trying to exit Wythenshawe Road, which will cause inconvenience to residents.


· The additional traffic will endanger schoolchildren travelling to Worthington Road Primary School.


· The traffic generated by the development will increase the risk to recreational users including horse riders, cyclists and walkers who use the road to access the Mersey Valley. 


· The junction of Old Hall Road and Wythenshawe Road is on a dangerous bend with poor visibility. The junction needs traffic lights. Old Hall Road is very narrow. There have been several accidents in recent years. There is a day nursery nearby and the staff park all along one side of the road. This is already a heavily used junction and it is particularly difficult to turn right into Old Hall Road. 


· The application proposes the use of a 12 metre bus, which will probably have a luggage box trailer and will need to straddle both sides of the road when entering / existing Old Hall Road. New Hall Road is small, quiet and narrow and not suitable for the proposed vehicles. 


· Traffic calming measures introduced onto Wythenshawe Road within the last eighteen months have been inappropriate and ineffective. The development proposals would only increase the speeding problem. 

Residential Amenity


· The floodlights will have a detrimental impact on residential amenity.


· There would be a significant increase in traffic, noise and disturbance. The development would involve vehicle movements 24 hours per day and 7 days per week. The Manchester Antiques storage business has already led to 24 hour floodlighting and the additional movement of HGV’s. 


· The development will cause a further increase in fumes on top of what is already prevalent in the air due to the existing motorway traffic.  There would be a significant increase in traffic, noise and disturbance. 

· People will be driving up and down Wythenshawe Road in the middle of the night trying to find the car park.


Other Comments


· The proposed development will not bring revenue into Sale and would be of little benefit to the people of Trafford in terms of either jobs or convenience. 


· The area is part of the Trafford “Health Walk” route but will not be healthy with all the additional fumes. The route leads to the Rutland Lane bridal path, which gives access to the River Mersey and Sale Water Park. This is a much safer route than the Rifle Road alternative because the first half has a proper pavement and the second half is vehicle free.


· The development will attract criminals.


· The development is a 20 minute drive from the airport, which is too far to make economic sense. At rush hour, the journey time would take 30-40 minutes.


· There is a considerable risk of oil / diesel / petrol contamination to the surrounding leisure area.


· Fairy Lane is frequently used for the parking of HGV’s and earth moving equipment and storage of chemical containers.


· More residents should have been notified.


· The site notices on Fairy Lane have been taken down.


· Property values would be adversely affected.


· A site notice has been posted stating that the site will be used for the siting of 75 caravans from 1st August. Does the Council know about this and is this included in the application or would it require a new application?

One letter received raising no objections in principle but requesting that restrictions are placed on the positioning of CCTV cameras to prevent overlooking of adjacent properties.


One letter of support received, making the following comments: -


There is already a major motorway, a Metrolink to Manchester Airport, a golf club with approximately 700 members with individual cars, an overflow car park to the rear of the club for some 100 cars without planning permission, an unauthorised 400,000v pylon and power line, industrial sheds sited on the golf course all in close proximity to the proposed development and all determined by TMBC as appropriate in the Green Belt. It would be refreshing to have an authorised development in the area that would be managed properly and would serve not only the area but the transport infrastructure serving Manchester Airport.


Paul Goggins, MP makes the following comments: -


The development of this Greenfield site with such a large parking scheme would cause substantial damage to wildlife and the wider environment. Residents are concerned that the scheme will lead to an increase in traffic levels in the area. Residents are also concerned about the lack of site notices and notification. A resident has asked whether traffic lights will be installed at the Old Hall Road, Broad Road and Wythenshawe Road junction if the plans are approved. He also points out that surface water will run into the River Mersey and is concerned that there is no “balancing pond” in the proposal.


Sale Civic Society makes the following comments: -


· The proposal is in contravention of the status of the area being classed as Green Belt and Mersey Valley, which helps to protect wildlife habitats and access to the countryside for local people. .


· The proposal will cause light pollution and increase traffic generation through residential areas, which include long established properties and a large new development at Ashley Green and where car ownership levels are already high. The proposed bus transport would aggravate the problem.


· There is a school and day nursery close to the junction to the motorway bridge, which is also on an acute bend.


· The increased traffic will cause noise and air pollution and loss of highway safety.


The Chief Warden of the Mersey Valley Countryside Service states that the Service objects to these proposals for the following reasons: -


· Large scale urban development on a Green Belt site;


· Proximity of the area to Sites of Biological Importance, the river corridor, Chorlton Water Park, LNR and large areas of informal countryside and the consequent destructive impact on these resources;


· Destruction of visual amenity and character in this quiet area of the Mersey Valley. The change will be from one of Green Belt character to one of urban concrete expanse, exacerbated at night by light pollution from the floodlighting columns. 


· Increased traffic from a currently insignificant level to a considerable level increasing issues relating to character, disturbance and safety.


· Whilst it is understood that the Metrolink extension may require increased parking facilities, neither the scale nor location of the proposal is compatible with the area’s Green Belt status.  


Councillor Hooley makes the following comments: -


The vehicular movements would cause undue disturbance to residents and cause a potential road safety risk, particularly for children. Manchester Airport's departures run from 05:00 through to 23:55 daily and arrivals from 04:00 to 23:45. For international flights check in is 2 hours prior to departure and Manchester Airport is a 20 minute drive from the proposed site. This means that vehicles are going to arrive on site from as early as 02:30. Once a flight has arrived collection of luggage and all passengers boarding the shuttle bus to the car park could take up to 45 minutes meaning that passengers from the last inbound flight could be arriving at the car park up to an hour after their flight arrives, i.e. 00:45. As a result there could be vehicular movements from passengers’ cars and transfer buses consistently for almost 22.5 hours per day. This would be unreasonable for the residents of New Hall Close, Wythenshawe Road and Poolcroft. 

All vehicle movements have also got to take a route onto Wythenshawe Road at the junctions of New Hall Close and Old Hall Road. Both of these junctions, and especially the Old Hall Road junction, get very busy at peak times. The additional traffic could be dangerous to road users and pedestrians attempting to cross at these junctions. The junction at New Hall Close also contains a day nursery, which is very busy at picking up and dropping off times and these additional vehicular movements could put children at risk. Proposal T16 of the Trafford UDP states that when considering off airport parking, the council will take account of the impact of the proposal on residents and occupiers of nearby properties, the visual impact of the proposed use on the character and appearance of the surrounding area, the adequacy of the sites access to the primary and trunk road network and whether the scheme conflicts with other areas of the Trafford UDP.  

PPG2 states that Green Belt land should be maintained and protected from inappropriate development except in very special circumstances. Proposal C1 of the Trafford UDP states that the council will continue to protect the green belt along the Mersey Valley from it's junction with the Ship Canal to the Manchester boundary. Proposal C5 of the Trafford UDP states that there will be a general presumption against development within the green belt unless special circumstances can be demonstrated. The security office would not fall within any of the categories of development that are appropriate within the Green Belt according to Proposal C5. Proposal C11 states that the council will encourage use of the green belt for recreation and tourism  but that developments should not conflict with nature or conservation and should not introduce noise and excessive traffic. 

The application does not demonstrate sufficient reasons or special circumstances to depart from PPG2 or the Trafford UDP in relation to Green Belt land. Whilst the site does have good access to the trunk and primary road network, this is not sufficient reason to depart from proposal T16. The impact on residents and the impact on the character and appearance of the Mersey Valley area would be significant. As such, the application would be contrary to PPG2 and policies C1, C5, C11, T6 and T16 of the Trafford UDP.  

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. Proposal T16 – Off Airport Parking – lists a number of criteria that will be taken into account in the assessment of such proposals. These include residential amenity, visual amenity, access to the trunk and primary road network and whether or not the scheme conflicts with other Policies and Proposals of the UDP, including the protection of open land and areas of special landscape value. The justification to the policy states that “As Manchester Airport grows, the demand for airport parking will expand in parallel. Some of this pressure can be expected to affect Trafford because of its close proximity to the airport. Control is necessary to guide suitable proposals to appropriate locations.” 


2. The issues of the impact on residential amenity, visual amenity and highway safety / accessibility are considered in the relevant sections below. The application site also lies within a number of policy designations on the Revised Trafford Unitary Development Plan Proposals Map including Green Belt, Wildlife Corridor, Area of Protection of Landscape Character and River Valley Floodplain


3.
Proposal C5 of the Revised Trafford Unitary Development Plan states that there will be a general presumption against inappropriate development in the Green Belt unless very special circumstances can be demonstrated. Planning Policy Guidance Note 2 (PPG2), Green Belts, paragraph 3.2, states that “Inappropriate development is, by definition, harmful to the Green Belt. It is for the applicant to show why permission should be granted. Very special circumstances to justify inappropriate development will not exist unless the harm, by reason of inappropriateness, and any other harm, is clearly outweighed by other considerations.”

4.
Proposal C5 and PPG2 state that the making of a material change in the use of land is inappropriate development unless it maintains openness and does not conflict with the purposes of including land in the Green Belt. The purposes of including land within the Green Belt are listed in paragraph 1.6 of PPG2 as follows: -


· To check the unrestricted sprawl of large built up areas;


· To prevent neighbouring towns from merging into one another;


· To assist in safeguarding the countryside from encroachment;


· To preserve the setting and special character of historic towns;


· To assist in urban regeneration, by encouraging the recycling of derelict and other urban land.”


It is considered that the proposed development would clearly conflict with several of these aims, in particular checking the unrestricted sprawl of large built up areas, safeguarding the countryside from encroachment and assisting in urban regeneration by encouraging the recycling of derelict and other urban land. The laying down of a hard surface across a large area of Greenfield land together with the erection of fencing, floodlights and an ancillary building would clearly not safeguard the countryside from encroachment. It is also considered that this is a particularly sensitive part of the Green Belt, being close to the edge of the urban area and located centrally within a narrow strip of land between the motorway and the River Mersey. Furthermore, it has not been demonstrated that there are no previously developed sites within the urban area where such development could be located.


5.
In addition, the proposed control room building is not one of the types of building that are listed in Proposal C5 or PPG2 as appropriate in the Green Belt and therefore this structure, in itself, would clearly represent inappropriate development.

6. The applicant’s agent has stated that the applicant’s former riding school business was adversely affected (and the land blighted) by the announcement of the Metrolink extension in this area and that the current proposal seeks to establish an appropriate alternative use for the land. However, it is considered that this would not be sufficient to represent “very special circumstances” that would justify inappropriate development in the Green Belt. In order to represent very special circumstances, those circumstances would need to be unique to the application site but it is considered that similar arguments could apply to other properties affected by the Metrolink extension or by other planning proposals in numerous other locations. It is also noted that, notwithstanding the comments in the Planning Statement that the land has remained vacant and unused since the closure of the applicant’s Riding School, the site is clearly still used for the grazing of horses (horses having been observed on the land on three different site visits during the course of the application).


7. It is also considered that it has not been demonstrated that any very special circumstances exist to justify the development. The statement fails to demonstrate that any benefit that the development would bring to the local community and its economy would be sufficient to outweigh the harm to the Green Belt and to the purposes of retaining the land within the Green Belt.  The reference to the Manchester Airport Master Plan to 2030 and the stated need in that Plan for additional on and off airport long-stay parking provision by 2015 is considered to be insufficient justification for this application proposal – particularly in the absence of any demonstration that the need cannot be met other than with the contribution of the proposed development. It is therefore concluded that no very special circumstances exist such as to justify the proposed inappropriate development and that planning permission must therefore be refused on this basis.

8. Policy C5 states that the openness of the Green Belt should be maintained. It is considered that the proposed hard surfaced areas, fencing, floodlights and, in particular, the control room building (which would be positioned at the front of the site within 6m of Golf Road), would clearly have a detrimental impact on the openness of the Green Belt. 

9. Policy C5 also states that proposals should not prejudice the purposes of the Green Belt by reason of their scale, siting, materials or design. In this case, the proposed development would have a significant detrimental impact on the visual appearance and character of the Green Belt as a result of the laying down of hard surfaces across 2.7 hectares of open land and the erection of lighting columns, fencing and an ancillary building Furthermore, the light pollution caused by the proposed floodlighting in what is currently a low brightness area would change the rural character of the Green Belt and the additional traffic generation would affect its tranquillity. These latter impacts would be particularly evident at night when it would be expected that the area would be characterised by relative darkness and tranquillity. It is therefore considered that the proposed development would also conflict with Proposal C5 and PPG2 in this respect. 

10. In addition, the application site is subject to landscape protection and nature conservation policies (respectively by UDP Policies ENV3 and ENV17 and ENV7 and ENV10). It is considered that the proposed development would compromise the objectives of these policies. 


11. The application site is also located at least in part within the Mersey flood-plain – as identified on the UDP Proposals Map and more recently in the Manchester, Salford, Trafford Level 2 / Hybrid Strategic Flood Risk Assessment. In the latter Flood Risk Assessment document, the application site lies partly within the “medium risk” Flood Zone 2 area and partly within the “functional flood-plain” Flood Zone 3b area. This issue is discussed in more detail in the relevant section below.


12. It is therefore considered that the proposed development would be unacceptable in principle in this location in terms of Green Belt, landscape and environmental policies and that it would therefore fail to meet the criteria listed in Proposal T16 relating to Off-airport parking.


LANDSCAPE IMPACT AND VISUAL AMENITY


13. Proposal ENV17 – Areas of Landscape Protection – states that the Council will protect, promote and enhance the distinctive landscape character and quality of the area. Where development is acceptable in principle, the Council will assess the suitability of proposals in terms of the appropriateness of design and construction materials, the degree and quality of landscaping and the impact on the landscape quality of the immediate area and the wider setting and on features of importance to wildlife. Proposal ENV3 – Landscape Protection – also states that the Council will protect Areas of Landscape Protection from development that is obtrusive or unsympathetic to its surroundings.

14. In this case, as stated above, the development is not considered to be acceptable in principle and it is considered that it would have a significant detrimental impact on the landscape quality of the area. The development would involve the surfacing of the site with bitmac roads, pedestrian routes and car park aisles and paved parking areas, the erection of 2m high mesh fencing around the entire perimeter, the erection of twenty-nine 8m high floodlighting columns, the erection of a control building and would involve the loss of at least one protected tree. Furthermore, although the Design and Access Statement says that the proposal is based on existing ground levels to assist in assimilating the development into the landscape and that no gradient will exceed 1 in 12, no detailed information has been submitted to show what degree of alteration to existing ground levels would be required in order to form acceptable roads, pedestrian routes and parking areas. 


15. The submitted Planning Statement says that the topography of the site and the existing trees on the northern and eastern boundaries will ensure that the facility is well screened and the visual impact minimised such that the visual amenities of the Green Belt and Mersey Valley would not be harmed. However, the western part of the site fronting onto Golf Road would be very prominent and, due to the fact that the motorway is set on a much lower level within a cutting, it would also be prominent from the residential areas on the opposite side of the motorway. In addition to the impact of the proposed hard surfacing in this part of the site, the control room building would be positioned at the front of the site within 6m of Golf Road and would therefore itself be extremely prominent. Whilst the application does include a landscape plan showing planting around the boundaries of the site, it is particularly noticeable that no tree planting has been proposed on the majority of the most prominent, western, boundary of the site to Golf Road. It is considered that this planting scheme would not be sufficient to overcome the harm to the landscape character of the area. 

16. It is also considered that the landscape impact of the development would be exacerbated by the fact that the application site is located centrally within a relatively narrow strip of land between the motorway and the River Mersey and is surrounded on all sides by currently undeveloped land. It is therefore considered that the development of this site would harm the integrity of the landscape character of the whole Area of Landscape Protection in this part of the Mersey Valley. 

17. In addition, as concluded in respect of the Green Belt policies, the proposed floodlighting and traffic generation would have a further impact on the character of the area particularly at night when it would be expected that the area would be characterised by relative darkness and tranquillity. It is therefore considered that the proposed development would be contrary to Proposals ENV3 and ENV17 of the Revised Trafford UDP. The development would also be contrary to Policy DP7 pf the Regional Spatial Strategy for the North West (RSS) which requires that environmental quality should be protected and enhanced by understanding the character and distinctiveness of places and landscapes and maintaining and enhancing the tranquillity of open countryside and rural areas.


ECOLOGICAL CONSIDERATIONS


18. Policy ENV10 specifically indicates that the Mersey Valley is a strategically important wildlife corridor that must be safeguarded from development and enhanced for its value as a wildlife habitat. Policy ENV8 specifically indicates that river valleys and main watercourses are to be developed for recreation and leisure purposes subject to landscape and wildlife considerations. 

19. The GM Ecology Unit has objected to the application, concluding that the proposal is contrary to Policies ENV3, ENV8 and ENV10 of the Trafford UDP and is also contrary to the aspirations of green infrastructure policies in the emerging Core Strategy of the Local Development Framework.


20. In relation to Policy ENV3, the Ecology Unit states that the proposal would have an impact upon the landscape character of the Mersey Valley that is unsympathetic to the surroundings. As regards Policy ENV8, the Ecology Unit considers that the development would compromise the intention of the Council to develop the recreation, wildlife and leisure potential of the river valleys and major watercourses and would compromise the intention to seek to re-establish a countryside character in the Mersey Valley. In terms of Policy ENV10, the Ecology Unit states that no information has been provided in relation to the current ecology of the application site and that the applicant is therefore unable to effectively demonstrate that the proposed development will not compromise the wildlife corridor function of the Mersey Valley.   


21. It is therefore considered that the proposed development would have an unacceptable impact on nature conservation interests and would be contrary to Proposals ENV3, ENV8 and ENV10 with respect to the Mersey Valley Wildlife Corridor. The development would also be contrary to Policy DP7 of the Revised Spatial Strategy for the North West (RSS) which states that environmental quality will be protected by maintaining and enhancing the quantity and quality of biodiversity and habitat. 

RESIDENTIAL AMENITY 


22. The closest residential properties are situated to the south and south-west of the application site, approximately 50-60m away from the boundary of the proposed parking area. Whilst there could be some limited impact on the residential amenity of the occupiers of these properties as a result of vehicles coming and going, particularly at unsocial hours, it is considered that, given the relatively long stay nature of the parking and the consequent relatively low level of vehicle movements, the noise impacts would not be so great as to justify refusal of the application on the grounds of residential amenity. 


23. In terms of the potential impact of the proposed floodlighting, there are also residential properties on the opposite side of the motorway, which, due to the fact that the motorway is set down significantly lower than the land on either side, would face directly across to the proposed site, although at a distance of approximately 80m. It is considered that, in respect of these dwellings and the properties to the south and west of the site, the impact of the floodlighting on residential amenity could be controlled by conditions in relation to the fitting of the lights and where necessary cowls and louvres. It is therefore considered that, subject to appropriate conditions, the proposed development would not have an unacceptable impact on residential amenity.  


TRAFFIC GENERATION AND HIGHWAY SAFETY CONSIDERATIONS


24. Concerns have been raised by a significant number of local residents relating to the potential traffic generation and the impact on highway safety. In particular, concerns have been raised that vehicles would need to travel through residential areas between the motorway and the parking facility and that these residential roads are already congested and have a problem of speeding vehicles. In addition, the objectors state that the junction of Old Hall Road and Wythenshawe Road is close to a bend and that there is a school and day nursery in close proximity. 


25. The applicant’s Traffic Impact Assessment concludes that the trips generated by the proposed parking facility will be a maximum of 14 in the AM peak and 15 in the PM peak. The Assessment states that the previous use of the site was as a riding school, which generated an average weekday vehicular trip level of 25 cars and 5 HGV’s during the working day. On a weekend, this increased to up to 50 vehicles per hour with additional HGV movements / horse boxes at a rate of 5 per day. The Assessment concludes that, whilst the trips generated by the current airport parking proposal would represent a slight increase in trips within the AM / PM peak hours compared with the riding school use, there will be a considerable reduction in trips at the weekends. 

26. It is considered that little weight can be attached to comparisons with the traffic generated by the former riding school as this use ceased a number of years ago and there does not appear to be any likelihood of it being re-established. Nevertheless, the LHA comments that the level of trips associated with the proposed use is reasonably low due to the long stay nature of the off-airport parking. In addition, the nature of the proposed use means that vehicle movements are spread across the 24 hour period rather than being concentrated within the peak periods. The LHA therefore considers that the trips data provided is robust and raises no objections in terms of traffic generation or highway safety.


27. In terms of residential amenity, it is recognised that vehicle movements would occur during night time hours and at weekends and that there could therefore be some limited additional noise and activity associated with the use at unsocial hours. However, it is considered that the level of traffic generated would not be such as to cause any significant harm to residential amenity.


28. The LHA also states that the parking layout meets the Council’s dimension standards and that, although a gate is proposed across the entrance, this is set back 10m within the site and therefore will not cause any obstruction to the public highway. 


29. The Highways Agency has raised no objections in principle, subject to conditions that no lighting source shall be directly visible to drivers on the motorway and that the proposed floodlights shall not cause a glare problem to motorists on the motorway.

30. It is therefore considered that, given the nature of the proposed use, the traffic generation would not have an unacceptable impact in terms of highway safety or residential amenity, although, as stated above, it would have an impact on the character of the Green Belt.

COMMUNITY SAFETY CONSIDERATIONS


31.
GM Police Design for Security has raised no objections subject to a number of conditions including requirements in relation to fencing, staffing of the facility, the installation of a CCTV system, the layout and surfacing of the parking areas, provision of lighting, design of landscaping, provision of signage and a requirement for a management plan for the future operation of the site. It is therefore considered that, subject to appropriate conditions, the proposed development would be acceptable in terms of crime prevention and community safety. 

FLOOD RISK


32.
The application site is located at least in part within the Mersey flood-plain – as identified on the Revised UDP Proposals Map and more recently in the Manchester, Salford, Trafford Level 2 / Hybrid Strategic Flood Risk Assessment. In the latter Flood Risk Assessment document the application site lies partly within the “medium risk” Flood Zone 2 area and partly within the “functional flood-plain” Flood Zone 3b area.


33.
Whilst off airport car parking is classed as a “less vulnerable” use in Table D3 of PPG25 and a “less vulnerable” use may be acceptable in a “medium risk” Flood Zone 2 area – such a use is not acceptable within the “functional flood-plain”.


34.
The Flood Risk Assessment (FRA) submitted with the application does not make any explicit reference to the most up to date information and advice on flood risk – specifically that set out in the Strategic Flood Risk Assessment and in the current (December 2009) version of the Planning Policy Statement 25 (PPS25), Development and Flood Risk, Practice Guide. As such the FRA is considered to be deficient – in particular in so far as it: -


i) Makes no reference to any testing of the availability or otherwise of sequentially preferable alternative (lesser flood risk) development sites that could be substituted for the application site, and,


ii) Does not make it clear how the layout of the proposed development within the application site will have regard to the varying degrees of flood risk within the site boundary. 


35.
Furthermore, the proposed development would result in an increase in impermeable area on what is currently a green-field site, resulting in a potential increase in surface water run-off. The intention to utilise attenuation-based Sustainable Drainage Systems (SUDS) to assist in managing this, and discussions with the Environment Agency, is acknowledged.  However, reference to infiltration-based SUDS is also made.  If the development were considered to be acceptable in principle, further discussions would be required with the local authority on the precise type of system to be used, having full regard to the groundwater vulnerability characteristics of the local area.  


36.
The Environment Agency has also objected on the grounds that the submitted FRA does not comply with the requirements set out in Annex E, paragraph E3 of Planning Policy Statement 25 and therefore does not provide a suitable basis for assessment to be made of the flood risks arising from the proposed development. In particular, the Agency state that the submitted FRA fails to clarify which method of surface water disposal will be used, fails to clarify the position of Barrow Brook, fails to provide calculations on the design of the storage ponds, does not provide any information on whether the culverts between the brook and the watercourse have been examined to check whether they have sufficient capacity to pass the flow of water and does not recognise that the development is proposed in the Flood Zone 3B functional flood plain. 


37.
It is therefore considered that the FRA is inadequate and does not provide a suitable basis for assessment to be made of the flood risks arsing from the proposed development. It is therefore considered that the application proposal is contrary to PPS25, Development and Flood Risk, and should be refused on this basis.


CONCLUSION


38. In conclusion, it is considered that the proposed development represents inappropriate development within the Green Belt and that no “very special circumstances” have been demonstrated that would justify an exception to Green Belt policy. It is also considered that the development would harm the openness and the character and visual appearance of the Green Belt, contrary to Proposal C5 of the Revised Trafford UDP and PPG2, and would have a detrimental impact on the landscape character and quality of an Area of Landscape Protection, contrary to Proposal ENV17 of the Revised Trafford UDP. In addition, it is considered that the development would have a detrimental impact on the landscape character of the Mersey Valley, contrary to Proposal ENV3 of the UDP, would compromise the objective of Policy ENV8 to develop the recreation, wildlife and leisure potential of the river valleys and major watercourses and would be contrary to Policy ENV10 which indicates that the Mersey Valley is a strategically important wildlife corridor that must be safeguarded from development and enhanced for its value as a wildlife habitat. It is also considered that the submitted Flood Risk Assessment is unacceptable and does not provide a suitable basis for assessment and that the application proposal is therefore contrary to Planning Policy Statement 25, Development and Flood Risk. Whilst the development is considered to be acceptable in terms of traffic generation and highway safety and in terms of residential amenity, and community safety, it is therefore recommended that planning permission should be refused on the above grounds.

RECOMMENDATION:
REFUSE

1. The proposed development would represent “inappropriate development”, which is, by definition, harmful to the Green Belt and no “very special circumstances” have been demonstrated that would justify an exception to Green Belt policy in this respect. The development would, by reason of the hard surfacing, fencing, new building, floodlighting and additional traffic, harm the openness, character and visual appearance of the Green Belt. The proposed development would therefore be contrary to Proposals C5 and T16 of the Revised Trafford Unitary Development Plan and national guidance in Planning Policy Guidance Note 2, Green Belts and Planning Policy Guidance Note 13, Transport. 

2. The proposed development would, by reason of the hard surfacing, fencing, new building, alterations to ground levels, floodlighting, and additional traffic, be unsympathetic to its surroundings and would have a detrimental impact upon the landscape character of the Mersey Valley, which is designated as an Area of Landscape Protection in the Revised Trafford Unitary Development Plan. The proposed development would therefore be contrary to Proposals ENV3 and ENV17 of the Revised Trafford Unitary Development Plan and the Council’s Supplementary Planning Guidance, Landscape Strategy, and Policy DP7 of the Regional Spatial Strategy for the North West (RSS).

3. The proposed development would compromise the intention of the Council to develop the recreation, wildlife and leisure potential of the river valleys and major watercourses and would compromise the intention to seek to re-establish a countryside character in the Mersey Valley. The proposed development would therefore be contrary to Proposal ENV8 of the Revised Trafford Unitary Development Plan. 

4. No information has been provided in relation to the current ecology of the application site and the applicant has therefore failed to demonstrate that the proposed development would not destroy or impair the integrity of the wildlife corridor function of the Mersey Valley.  The proposed development would therefore be contrary to Proposal ENV10 of the Revised Trafford Unitary Development Plan and Policy DP7 of the Regional Spatial Strategy for the North West (RSS).

5. The submitted Flood Risk Assessment is inadequate and does not provide a suitable basis for assessment to be made of the flood risks arising from the proposed development. The proposed development would therefore be contrary to Proposal D1 of the Revised Trafford Unitary Development Plan and Planning Policy Statement 25, Development and Flood Risk,  

SD
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		SITING OF STEEL CONTAINER FOR THE STORAGE OF PLAY EQUIPMENT
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The applicants for this application are Trafford Council and having received an objection to the application, it must be determined by Planning Committee.

SITE


The site comprises of a roughly rectangular shaped parcel of land accommodating a large detached nursery building. The building itself is located in the north east corner of the site fronting onto Central Road whilst the area to the south and east of the building is landscaped and the outdoor play area is located to the west of the site, adjacent to the residential properties on The Willows. To the south of the site is Partington Police Station.


PROPOSAL


It is proposed to erect a steel storage container close to the north east boundary of the site adjacent to an existing storage container. It is to be located at right angles to the boundary no. 20 the Willows with a footprint of 2.5m x 3m x 2.7m height and will front on to the hard surfaced area of the playground. As noted above it is to be of steel construction and colour coated with a single access door on the east elevation and is to be used for storage of play equipment.

REVISED TRAFFORD UDP


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

PROPOSALS MAP NOTATION 


No notation

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development

RELEVANT PLANNING HISTORY

H/LPA/47813 – Erection of single storey extension at rear. Approved with conditions 9 August 1999.


H/55874 – Erection of extension to existing childcare nursery/family centre. Approved with conditions 31 March 2003.


H/LPA/62518 – Retention of 2.3m high galvanised palisade fence situated to the north west of the site between car parking and children’s play area. Withdrawn 31 August 2005.


H/LPA/62784 – Change of use of landscaped border to playground in connection with nursery. Erection of playground equipment and canopy shelter to south elevation. Approved with conditions 30 August 2005.


H/LPA/65255 - Retention of 2.3m high galvanised palisade fence situated to the north west of the site between car parking and children’s play area (Re-submission of H/LPA/62518). Approved with conditions 26 September 2006.


74312/FULL/2009 – Installation of roller shutters to front and side of existing canopies on south east and south west elevations to provide separate secure storage areas for children’s play equipment. Approved with conditions 18 December 2009.


APPLICANT’S SUBMISSION 


Relevant detail contained within Observations section of the report.


CONSULTATIONS


None


REPRESENTATIONS


Partington Town Council – No objection


One letter of objection has been received from the occupier of 18 The Willows. Concerns are as follows;


· The steel containers do not fit in with a residential setting.


· The new container will be clearly visible form no.18 the Willows alongside the existing unsightly steel container.


· The proposed container will be visible from the patio door, kitchen window, garden and bedroom window throughout the winter.


· The container will sit 2 feet higher over the fence and will look out of proportion and out of character.


· We have had to grow fir trees to block out the unsightly shopping centre which we intend to chop down once the shopping centre is demolished. Once this has been done it will make the containers fully visible.


· The plan seems to show the container being fully behind no.20 The Willows and not behind no.18. This appears to be incorrect.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The proposed development is to be located on a site that has no formal designation in the Revised UDP. It is for a structure that is to be ancillary to and directly related to the operation of the main use of the site. It is for these reasons that it is not considered there are any objections in principle subject to the detailed assessment of its impact.


RESIDENTIAL AMENITY


2. The proposed shed is located in close proximity to the residential properties on The Willows. The container is to be sited adjacent the rear boundary fences of numbers 18 and 20 The Willows and at it’s highest point, will extend approximately 900mm above the top of the fence. Whilst it is noted that given the type of structure proposed, for it to extend above the top of the fence can make it appear unsightly for the occupants of the adjoining residential properties. However, the views from these residential properties is significantly obscured by the existing mature vegetation that has been planted along the boundary of both no.18 and no.20 means very little will be actually visible from these properties. This vegetation takes the form of both deciduous and evergreen trees extending to a height in excess of 5m in parts.


3. Concern has been raised by local residents about the visibility of the containers and their impact on a residential setting. As noted above, the proposed container will be well screened by the existing vegetation within the boundaries of both no.20 and no.18, much of which is evergreen and whilst it is correct that the residents of these properties may be able to see part of the of the containers over the top of the fence, given the level of screening in place it is not considered it will be to any degree that will result in a loss of residential amenity.


4. The comments in respect of the siting in relation to the properties on The Willows is noted. However, notwithstanding this the site layout plan within the application site is considered accurate and the impact on all the surrounding properties in respect of the siting of the proposal has been assessed on site. As such, any discrepancies that may exist in respect of the boundaries of the adjacent properties are considered marginal and would not alter the recommendation.


DESIGN/STREET SCENE


5. The shed is of standard steel construction and is to be sited on an existing area of hardstanding. It is of a size and style that would normally be expected of a building of this nature and whilst it is clearly functional in its design, it will not for the most part be visible from outside the site and as such it is considered acceptable on a temporary basis. Its impact may be softened through its colour and whilst no details in respect of the finish colour have been provided with the application, this may be addressed through a suitably worded planning condition. It is to be set well back from Central Road and will be screened from the road by the vegetation along the boundary and the nursery building itself. As with most applications for buildings of this type, a temporary permission is recommended.


CONCLUSION


6. The proposal is for the erection of a steel container within the grounds of the existing nursery for use for the storage of outdoor play equipment. The building is modest in size and although close to the boundary with residential properties will not result in any loss of amenity either from its physical presence or by the nature of the activities it will be used for. It is for these reasons that it is recommended the application be approved on a temporary basis for three years.


RECOMMENDATION: GRANT subject to conditions;


1. Temporary permission – 3years


2. Details of colour finish

RM








LOCATION PLAN FOR APPLICATION No: - 74382/FULL/2010



Scale 1:1250 for identification purposes only.



Chief Planning Officer



PO Box 96, Waterside House, Sale Waterside, Tatton Road, Sale  M33 7ZF



Top of this page points North







                      







This material has been reproduced from Ordnance Survey digital map data with the permission of the controller of Her Majesty’s Stationery Office, © Crown Copyright. Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings.







�







LOCATION PLAN FOR APPLICATION No: - 74541/FULL/2010



Scale 1:1250 for identification purposes only.



Chief Planning Officer



PO Box 96, Waterside House, Sale Waterside, Tatton Road, Sale  M33 7ZF



Top of this page points North







                      







This material has been reproduced from Ordnance Survey digital map data with the permission of the controller of Her Majesty’s Stationery Office, © Crown Copyright. Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings.







�







LOCATION PLAN FOR APPLICATION No: - 74764/FULL/2010



Scale 1:2500 for identification purposes only.



Chief Planning Officer



PO Box 96, Waterside House, Sale Waterside, Tatton Road, Sale  M33 7ZF



Top of this page points North







                      







This material has been reproduced from Ordnance Survey digital map data with the permission of the controller of Her Majesty’s Stationery Office, © Crown Copyright. Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings.







�







LOCATION PLAN FOR APPLICATION No: - 74800/COU/2010



Scale 1:1250 for identification purposes only.



Chief Planning Officer



PO Box 96, Waterside House, Sale Waterside, Tatton Road, Sale  M33 7ZF



Top of this page points North







                      







This material has been reproduced from Ordnance Survey digital map data with the permission of the controller of Her Majesty’s Stationery Office, © Crown Copyright. Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings.







�







LOCATION PLAN FOR APPLICATION No: - 74904/FULL/2010



Scale 1:1250 for identification purposes only.



Chief Planning Officer



PO Box 96, Waterside House, Sale Waterside, Tatton Road, Sale  M33 7ZF



Top of this page points North







                      







This material has been reproduced from Ordnance Survey digital map data with the permission of the controller of Her Majesty’s Stationery Office, © Crown Copyright. Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings.







�







LOCATION PLAN FOR APPLICATION No: - 74922/FULL/2010



Scale 1:1250 for identification purposes only.



Chief Planning Officer



PO Box 96, Waterside House, Sale Waterside, Tatton Road, Sale  M33 7ZF



Top of this page points North







                      







This material has been reproduced from Ordnance Survey digital map data with the permission of the controller of Her Majesty’s Stationery Office, © Crown Copyright. Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings.







�







LOCATION PLAN FOR APPLICATION No: - 75025/FULL/2010



Scale 1:1250 for identification purposes only.



Chief Planning Officer



PO Box 96, Waterside House, Sale Waterside, Tatton Road, Sale  M33 7ZF



Top of this page points North







                      







This material has been reproduced from Ordnance Survey digital map data with the permission of the controller of Her Majesty’s Stationery Office, © Crown Copyright. Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings.







�







LOCATION PLAN FOR APPLICATION No: - 75101/FULL/2010



Scale 1:1250 for identification purposes only.



Chief Planning Officer



PO Box 96, Waterside House, Sale Waterside, Tatton Road, Sale  M33 7ZF



Top of this page points North







                      







This material has been reproduced from Ordnance Survey digital map data with the permission of the controller of Her Majesty’s Stationery Office, © Crown Copyright. Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings.







�







LOCATION PLAN FOR APPLICATION No: - 75085/FULL/2010



Scale 1:2500 for identification purposes only.



Chief Planning Officer



PO Box 96, Waterside House, Sale Waterside, Tatton Road, Sale  M33 7ZF



Top of this page points North







                      







This material has been reproduced from Ordnance Survey digital map data with the permission of the controller of Her Majesty’s Stationery Office, © Crown Copyright. Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings.







�







LOCATION PLAN FOR APPLICATION No: - 75139/FULL/2010



Scale 1:1250 for identification purposes only.



Chief Planning Officer



PO Box 96, Waterside House, Sale Waterside, Tatton Road, Sale  M33 7ZF



Top of this page points North







                      







This material has been reproduced from Ordnance Survey digital map data with the permission of the controller of Her Majesty’s Stationery Office, © Crown Copyright. Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings.







�











Planning Committee 8th July 2010
                                                                              Page no 96







_1339392806.doc
		WARD: Urmston

		74382/FULL/2009




		DEPARTURE: No





		ERECTION OF A PART THREE STOREY, PART TWO STOREY BUILDING TO ACCOMMODATE 5 FLATS WITH ASSOCIATED CAR PARKING AND LANDSCAPING AFTER DEMOLITION OF EXISTING BUILDINGS





		130a Flixton Road, Urmston





		APPLICANT:  Black or White Ltd






		AGENT: Heslip Architects and Surveyors





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO SECTION 106 AGREEMENT
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SITE


The site comprises of a rectangular shaped parcel of land occupied by a two storey detached dwellinghouse from the 1970’s. There is a large private garden to the rear that backs onto the private gardens of the properties on Glenhaven Avenue. The frontage to the property is hard surfaced and there is a 2m high boundary wall and gate along the front of the site. The site is adjoined to the east by a double fronted, two storey Victorian villa that is currently occupied by a children’s day nursery whilst to the west is a similarly designed Victorian property that is currently vacant with planning permission for use as a Doctors Surgery. The opposite (south) side of Flixton Road is dominated by a mix of dwellinghouses and flats varying in size, age and design.


PROPOSAL


It is proposed to demolish the existing dwelling on the site and erect a new part three storey, part two storey building to accommodate five two bedroom apartments. It is to be set further back into the site than the existing property to align with the adjacent properties and provide off street parking to the front. Five off street parking spaces are provided with a small area of landscaping adjacent to the front boundary whilst the rear garden is to be retained as amenity space. 


The building itself has a roughly rectangular footprint with the north west corner stepped in away from the west boundary. The three storey element fronts Flixton Road with the eaves height matching that of no.132 and the ridge matching that of no.130 whilst the roof slopes down to the rear and the building steps down to two storeys. It is to be constructed of reclaimed Cheshire brick with timber windows and a slate roof.

REVISED TRAFFORD UDP


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

PROPOSALS MAP NOTATION 


No notation


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


ENV15 – Community Forest


ENV16 – Tree Planting


H2 – Location and Phasing of New Housing Development


H3 – Land Release for New Housing Development


RELEVANT PLANNING HISTORY


H/OUT/67795 – Outline application for demolition of existing dwellinghouses and erection of 12 no. affordable two bedroom flats with associated parking. Consent sought for layout, scale and access, all other matters reserved. Withdrawn 22 October 2007.

APPLICANT’S SUBMISSION 


Relevant detail addressed in Observations section of the report.


CONSULTATIONS


Local Highways Authority – No objection subject to submission of detailed parking plan outlining the car parking layout, access and proposed landscaping area.


Environmental Protection – Comments to be reported


Greater Manchester Ecology Unit – No objection

Built Environment (Drainage) – No objection


Built Environment (Highways) – No objection


Built Environment (Street Lighting) – No objection


Built Environment (Public Rights of Way) – No objection


REPRESENTATIONS


Two letters of objection has been received from the occupants of 124 and 362 Flixton Road. Concerns are as follows;


· The proposal contains insufficient parking.


· The proposed development will result in inconsiderate parking blocking footpaths and accesses.


· The area has lost too many parking spaces recently.


· The new parking will mean the loss of the planting on site.

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The proposal 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’. The North West of England Plan Regional Spatial Strategy to 2021 published by the Secretary of State in September 2008 must now, however, carry significant weight in the determination of planning applications to the extent that it must take precedence over the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the adopted SPG (September 2004). 

2.
With regard to new housing provision, RSS Policy L4 significantly raises the annual average requirement figure for the Borough from a net (excluding clearance) figure of 270 dwellings a year to a net figure of 578. Additionally, this requirement is expressly described as a minimum​ figure. In relation to this new target requirement, therefore, 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’, which 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’.


3.
The relevant policies from the Regional Spatial Strategy that can now be applied to this proposal are as follows:


DP4 – Make the Best Use of Existing Resources and Infrastructure


RDF1 – Spatial Priorities


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


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


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


5.                Policy RDF1 identifies 3 priorities for growth. The first priority for growth should be the Regional Centres of Manchester and Liverpool. The second priority should be the Inner Areas surrounding these centres, with emphasis placed on areas in need of regeneration. The third priority is the centres and inner areas of a number of important towns and cities, which includes Altrincham. Outside of these areas, Policies L4, MCR1 and MCR3 make it clear that new housing development proposals in sustainable locations well served by public transport should be allowed where they support local regeneration strategies and/or meet identified local needs.  


6.
The application proposal is a wholly general market housing development which falls outside the priority areas described in the paragraph above. As a wholly general market housing proposal in this area it falls to be considered against the RSS criteria (set out in Policy L4 and Policy MCR3): -

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


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


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


7.
In terms of criteria (b) the proposal can be agreed to be acceptable as the site is previously developed land as defined in Planning Policy Statement 3 and is not greenfield land. It is considered to be within a relatively sustainable location given its proximity to Urmston Town Centre where comprehensive services and facilities are available.

8.
In terms of criteria (c) the site is considered to be well served by public transport as there are bus stops on Flixton Road and Urmston Railway Station at the junction of Flixton Road and Station Road within easy walking distance providing links to Manchester City Centre and Warrington.  


9.
 In relation to criteria (a), however, the merit of the proposal as a development supportive of a local regeneration strategy is less clear given that the site is not within one of the Priority Regeneration Areas designated by the Council.  


10.
The strategic spatial planning imperative set out within the 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.


11.
Whilst the proposal does not strictly align with the development focus set out in RSS Policy L4 it is modest in scale and cannot be said to conflict with the development focus set in Policy L4 (the application site being located within the southern part of the city region as defined in the LDF Core Strategy Preferred Options consultation document of July 2008).

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

RESIDENTIAL AMENITY


13. The property has been sited to align with the adjacent properties on either side and is therefore set further back into the site than the existing property on the site. Whilst the property to the east is in a non-residential use, it is no.132 to the west that is to be the most affected by the proposal being sited on the boundary. Although this property has planning permission to operate as a doctor’s surgery, there is no evidence that this permission has been implemented at the time of writing and the property could therefore be brought back into residential use at any time. The rear of the property is to extend 5.5m beyond the main rear wall of no.132 at it’s furthest point, although it projects 2.5m, 1m from the boundary before stepping away. Were this to be a house extension, the applicant would be entitled to project 1.5m beyond the main rear wall of the adjacent property at two storey plus any distance it is set away from the boundary. This would allow a projection of 2.5m for a property, and although this is not an extension to a residential property, the impact will be identical and the guidelines are a material consideration. To this extent therefore, the proposal complies with the guidelines. The height is also stepped down from three to two storeys, further reducing any sense of overbearing impact on No.132.


14. The adjacent property to the east, no.130 is set further away from the proposal, with a distance of 8m being retained between the two properties whilst no.130 extends further back into the site, beyond the proposed main rear elevation of the proposed development. In light of this, the likelihood of the siting and massing of the proposal resulting in any loss of amenity to no.130 from overshadowing or loss of outlook is small. Furthermore, the property is currently in use as a children’s day nursery and whilst it is noted that there are windows on the side elevation on three storeys, it is not considered they will suffer a loss of outlook as a result of the proposal. The room on the second floor is not used whilst those on the ground and first floor are activity rooms for the children that attend the nursery, and although these two lower rooms are occupied, they already face the side elevation of the existing property and do not require an outlook in the same way a residential property would. There are therefore no concerns in this regard.


15. The building itself is reasonably well laid out with the main access for most units being through the entrance on the east elevation and only the front ground floor flat being accessed through the building’s front door. There are windows on all four elevations although most of the main habitable room windows are to the front and rear, with those on the side elevations serving as secondary windows to habitable rooms. The only exception to this is the window to bedroom two of the ground floor front flat where the only window to the room is in the east elevation of the building, 1.3m from the boundary of the property and adjacent to the main entrance to the building. Whilst it is noted that this is far from ideal, this is the only relationship in the development that would not normally comply with the SPG standard on minimum outlook distances, it serves the second bedroom to one unit. The limited outlook experience from this is window is not considered to be sufficient to justify refusal of this application, particularly when measured against the characteristics of the site at present and the level of improvement this development would represent both to the site itself and the general character of the area.


16. The existing garden area to the rear of the property will be retained as the amenity space for the flats. The Council’s Supplementary Planning Guidance ‘Planning Guidelines: New Residential Development’ requires a minimum of 18m2 of adequately screened communal area per flat, a level of provision that would require amenity space totalling 90m2 for the development. The amenity space provided covers an area of 206m2, more than twice the minimum requirement, all of which is considered reasonable and useable in its siting, layout and level of privacy afforded to residents. The bin store is to be located to the front of the site in an area of land between the parking spaces and the front boundary treatment. Amended details relating to this area of the site have been requested to show that there is sufficient space to accommodate an adequately screened bin store of a size appropriate for the type and number of bins required for a development of this size.


DESIGN/STREET SCENE


17. In broad terms, the building has been designed to address the constraints of the site and provide a more sympathetic development than the building which currently occupies it and sits more centrally on the site retaining a 1m gap to the west boundary and a 1.3m gap to the east. The front elevation has been designed to reflect the style and character of the two adjacent properties. It is similar in height and the eaves lines follow through with no. 132. The use of bay windows at ground and first floor serves to break up the façade whilst echoing the features on both no.’s 132 and 130 and assist in giving the building a similar vertical emphasis to those on either side.


18. The side and rear elevations are less detailed and do not benefit from the same features as the front elevation. However, they have been designed to follow the general form of the windows on the front elevation being of a vertical sash style although they will not be visible from outside the site in the same way as those to the front. The street generally in this area of Flixton Road has no uniform pattern or character with the area having been developed in an ad-hoc fashion over time and design of the proposal reflecting those of the immediately adjacent buildings is considered appropriate, particularly given that they also represent the most attractive buildings in the area surrounding the site. The proposed hard standing to the site frontage is not considered ideal as it would dominate the front garden space. The frontage is also enclosed by a 2m high boundary wall and a high fence to the western boundary. This redevelopment proposal provides an opportunity to open up this frontage and improve its appearance with sensitively planted landscaping to assist in softening the impact of the car parking spaces and the bin store which will need to be sited to the front of the building. A more detailed plan in relation to boundary treatment and landscaping has been requested from the applicant. It is anticipated that these details will be received prior to the committee meeting and so will be included on the Additional Information Report. 


19. The proposal is located in an area where there is no defined character and is to replace a building that is at present, considered to appear dated and appears out of character with the properties on either side. It has been designed to reflect the buildings that adjoin the site on either side, and it sits reasonably well within this immediate context. The redevelopment of the site as proposed, subject to the receipt of a sensitively laid out parking area and associated boundary treatment will serve to improve both the appearance of both the site and the wider street scene in general and will assist in developing a more uniform character to the street scene.


ACCESS/PARKING


20. The Council’s parking standards for a development of this type would normally require the provision of 1.5 parking spaces per unit, resulting in 7.5 spaces for this proposal. The applicant has proposed 5 parking spaces all of which are to be located on the frontage to the building, a number that is considered acceptable for a development of this type in this location. The spaces have been laid out to meet minimum dimension standards and an aisle width of 6m has been retained with each of the spaces being able to be accessed. As such, there are no concerns relating to car parking, access or highway safety. 


ECOLOGY


21. The proposal being for the demolition of an existing building, there is the potential for bat roosting on the site. Given that the existing building on site is to be demolished, the applicant has been required to conduct a survey of the building to ascertain whether or not there are any bats present and what mitigation measures are to be undertaken. The survey found that there was no evidence of bats or bat related activity within the existing building and none of the structures to be demolished are conducive for bats to use for hibernation or roosting at any time. The report has been assessed in detail by Greater Manchester Ecology Unit who have confirmed the conclusions of the report and advised that no remedial measures are required in respect of bats. It has been advised however that the applicant be informed the building should be inspected for nesting birds prior to any demolition work commencing and that all nesting birds are protected under the terms of the Wildlife and Countryside Act 1981. An informative along these lines may be attached to any planning permission.


FINANCIAL CONTRIBUTIONS


22. The site is located in an area identified as being deficient in open space and outdoor sports facilities. As such, a financial contribution will be required as part of the application for open space and tree provision should the application be approved in line with Trafford’s adopted SPG’s; ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ and ‘Developer Contributions Towards Red Rose Forest’. A sum of £5,767.74 is required for informal/children’s play space and £2,916.79 for outdoor sports facilities provision whilst 4 trees are required at a rate of one per additional unit of accommodation, costing a total of £940 to be reduced by £235 for every tree planted on site as part of an approved landscaping scheme.


23. A total financial contribution of £9,624.53 will therefore be required should this application be granted planning permission. This will need to be undertaken through a Section 106 Legal Agreement.


CONCLUSION


24. The application proposes the demolition of an existing two storey detached dwellinghouse and erection of a three storey building of five self-contained flats. The site has been arranged in such a way that there will be no loss of amenity to the surrounding or future occupants of the site that could sustain refusal of planning permission and the parking and amenity space is considered sufficient. 


25. The proposal will result in a development that better sits within it’s context, being of a size and massing reflective of the buildings immediately adjacent and of a much more sympathetic design and flush with the building line. The existing building on site is dated in it’s design and does not relate well to the surrounding properties, whilst this proposal represents a significant improvement and the remodelling of the frontage and will improve the overall appearance of the site. It is for these reasons that it is recommended the application be approved.


RECOMMENDATION: MINDED TO GRANT SUBJECT TO A 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 secure a contribution of £9,624.53 for:


· A contribution to children’s playing space and outdoor sports facilities provision of £8,684.53 split between a contribution of £5,767.74 towards children’s playing space and £2,916.79 towards outdoor sports facilities in accordance with the Council’s adopted SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’;


· A contribution to Red Rose Forest of £940 towards tree planting in accordance with the Council’s adopted SPG ‘Developer Contributions Towards Red Rose Forest’ less £235 for every tree planted on site as part of an approved landscaping scheme.

(B)

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


1. Standard time limit


2. Materials samples


3. Landscaping scheme


4. Landscaping maintenance scheme


5. Details of bin store


6. Details of boundary treatment


7. Details of meter boxes


8. Details of fenestration, reveals, head and cills to windows


9. Access/Parking arrangements implemented and retained.


10. Obscure glazing to first and second floor windows on east and west elevations.


11. Compliance with plans. 
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SITE


The application relates to a site at the junction of Vicarage Lane with Brereton Close on the eastern side of Vicarage Lane and to the north of Bowdon Vale shops.  The site is occupied by a single dwelling that fronts Vicarage Lane with a vehicular access to Vicarage Lane.


Surrounding properties are varied with a similar sized detached house on Vicarage Lane to the south, large semi-detached period properties to the north and on the opposite side of Vicarage Lane and smaller detached properties on the Brereton Close (the immediately adjacent site at 3 Brereton Close is currently under development for a replacement house).


Tree Preservation Order 146 included a birch tree (T10) within the site; this has subsequently been confirmed as having had an untreatable fungus and as such is exempt from protected status under Section 108(6) of the Town and Country Planning Act 1990, the sub-section dealing with dead, dying and dangerous trees.  The tree has not yet, however, been removed.


PROPOSAL


As originally submitted it was proposed to replace the existing house with a terrace of three houses.  This proposal raised concerns and the scheme has been amended such that it now proposes a pair of semi-detached houses.


The houses are two-storeys with further accommodation in the roofspace including dormer and second floor gable windows.  The houses are of a traditional Victorian period style incorporating several elements of period detailing.  The use of traditional materials is proposed.  It is also proposed to incorporate solar photovoltaic panels and solar thermal water heating panels on the roof.   It is also proposed to provide the houses with underground rainwater harvesting tanks and air source heat pumps.


The building would be positioned fairly centrally within the site with space all around it.  It would be no closer to either the rear or southern side boundaries than the existing house.  Each house would have its own vehicular access and driveway directly from Vicarage Lane.  No garages are proposed.


REGIONAL SPATIAL STRATEGY FOR THE NORTH-WEST


PRINCIPAL ADOPTED RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses of Existing Resources and Infrastructure


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


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – reduce Emissions and Adapt to Climate Change


RT1 – Integrated Transport Networks


RT2 – Managing Travel Demand


RT9 – Walking and Cycling


MCR3 – Southern part of the Manchester City Region


REVISED TRAFFORD UDP


PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV12 – Species Protection


ENV16 – Tree Planting


OSR9 – Open Space in New Housing Development


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


RELEVANT PLANNING HISTORY

None


APPLICANT’S SUBMISSION 


The application is accompanied by a supporting planning statement incorporating a Design and Access statement and by a bat survey.


The design and access statement concludes:-


· the proposal seeks permission for the replacement of an existing dwelling with new properties built in a style which will complement and improve the character of the area by removing a poorly maintained and unsightly building which is located in an inappropriate position on the site


· the resulting development will enhance the character and appearance of the area by incorporating elements typical of the traditional residential properties inn the vicinity


· it will achieve and appropriate level of residential development, enhance the character of the area and provide appropriate levels of outdoor amenity space and vehicle parking facilities


· the proposal satisfies national and local policies 

The bat survey concludes:-

· there is no evidence to suggest that bats have been in the loft and access to the loft does not seem  to be readily available


· in its current condition the house is unlikely to be used by more than a casual pipistrelle and its demolition is unlikely to affect the favourable conservation status of bats


· the loss of a casual roosting place should be compensated for in the new build and the easiest way to do this is to incorporate purpose made self-contained roost units in the external walls of the new build, towards the eaves and not directly above windows and doors


CONSULTATIONS


LHA – On the original plans for 3 houses:- The proposals are for the erection of a terrace of three 3-storey townhouses with associated parking following the demolition of the existing dwelling.  The proposed dwellinghouses are 4 bedroom and therefore to meet the Councils standards the provision of 4 parking spaces is required; however, the provision of 2 car parking spaces per dwelling would be accepted in this case.

Whilst there are no objections in principle to the proposals, the plans do not indicate the provision of pedestrian paths to the properties, the proposed driveways are below the Councils required width of 3.1 m.  Therefore, the LHA requests that a revised plan is submitted either providing separate pedestrian paths or widening the driveways to 3.1 m wide.


It is also requested that the applicant’s attention is drawn to the need to gain further approval from Trafford’s streetworks section for the construction, removal pr amendment of a pavement crossing under the provision of section 184 of the Highways Act 1980.


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


On the amended plans:- Any comments will be incorporated in the Additional Information Report.

Drainage – No objection raised.  Suggest standard informatives – R6, R10, R12 and R17.


Highways – No objection.  Any works affecting the adopted footways of Vicarage Lane and Brereton Close to be agreed with the LHA.


Pollution and Licensing – The application site is situated on brownfield land.  As such it is recommended that a contaminated land condition is attached.


GMEU – The bat survey has been conducted by a suitably qualified ecologist, and although the survey was not conducted at an optimum time for surveying for bats, this constraint has not significantly affected the conclusions of the bat survey report. There is no reason to disagree with the conclusions of the report; that is, that the proposed development is unlikely to affect a significant bat roost or the local conservation status of bats. There are therefore no objections to the application on nature conservation grounds. 


However, there remains a small possibility that single or small numbers of bats may use part of the building to be demolished. As a precaution, it is recommended that the applicant be advised to follow the recommendations made in the bat survey report (section 10).


REPRESENTATIONS


Neighbours – 10 letters of objection to the originally submitted proposals:-


· over-development of the site


· no need for the additional private housing


· proposal out of character based on their design and height


· the buildings will dwarf the properties behind


· loss of light to neighbours


· overlooking of adjacent property

· overbearing to neighbours


· garden sizes too small and inadequate for the size of house proposed


· inappropriate massing major impact on traffic and parking problems in an already congested area


· there is a blind bend near the site and increasing traffic in the vicinity of this and having more cars reversing out of the site would be an increase in danger to highways and pedestrians


· Vicarage Lane cannot cope with the extra traffic


· Brereton Close cannot cope with extra traffic or parking and there should not be access from Brereton Close


· loss of boundary hedge would detract from street scene and loss of tree would reduce habitat for local birds


· inadequate parking provision, two off-street spaces per house is not enough


· poor parking allocation for the middle townhouse squeezed in from Brereton Close would cause problems in the close and result in unattractive boundary treatments


· loss of natural drainage/soakaway will have an impact on flooding to the houses on Brereton Close and Ash Grove where current drainage provision is inadequate


· loss of green space - gardens are not all brownfield land 


· there is no landscape proposal


· a smaller development such as a large detached or a pair of semi-detached houses would be better


On the amended plans:- 2 further letters raising the following concerns:-


· proposed semi-detached is substantially bigger than the house to be demolished


· windows would be intrusive to adjacent properties


· design incompatible with surrounding properties


· additional traffic and congestion


· loss of green space


· design inappropriate for this section of the road


· scale and massing not in keeping and would be detrimental to the vicinity


· overlooking from side facing windows which would not be addressed by the indicated 1.5 metre opaque glazing


· proposed parking insufficient in this location and would result in increased parking in front of neighbours property


OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT 

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


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


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


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


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


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


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


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


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


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


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


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


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


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


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


10. In terms of (b) it can be agreed that the proposal is located in a sustainable location as it proposes the reuse of previously developed brown-field land in an urban area.  In terms of (a) and (c), however, the merits of the proposal are very much less than clear given its relatively distant location (of approx.1.2 kilometres) from the edge of the Altrincham Town Centre Priority Regeneration Area.

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


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

IMPACT ON RESIDENTS AMENITIES


Privacy


13. The distance retained across the street to houses on the opposite side of Vicarage Lane would be over 25 metres.  This is similar to the existing situation for many properties along Vicarage Lane and would exceed the Councils guidelines for such a relationship.  It is considered that the development would not unduly impact on the amenities of neighbours on the opposite side of Vicarage Lane.  


14. The proposed new house closest to Brereton Close would have main windows in the north elevation facing across the close to the house on the opposite side to the north.  The distance between them would also be over 25 metres which is considered to be acceptable and is in excess of the Council’s guidelines for privacy distances.


15. The southern most one of the pair would include windows in a two-storey projecting bay from the south elevation, the bay being at a distance of some 4.5 metres from the boundary with the adjacent house (21 Vicarage Lane).  These windows would be to a kitchen/dining room on the ground floor and a bedroom above and would not be the main windows to either of those rooms – the main outlooks being to the rear (facing towards 3 Brereton Close).  There would also be two rooflights on this elevation (serving a bedroom in the roofspace that also has a front facing gable window, and a bathroom.  The first floor windows in the bay would, if left as clear windows, result in an unacceptable loss of privacy for the occupiers of 21 Vicarage Lane; whilst the applicants propose to fit the lower portion of this window with obscure glazing, it is unlikely that this would fully address the issue and fitting these windows completely with obscure glazing would be required to protect the privacy of the neighbouring residents.  That bedroom also has a window facing to the rear so obscure glazing of the side window would not create an unacceptable environment in the room.  It is considered that the lounge would not cause undue loss of privacy to the neighbours.  The rooflights could be obscure glazed and fixed shut to ensure no overlooking from those.


16. The rear elevation incorporates habitable room windows on the ground floor (kitchen/dining rooms); on the first floor there would be 4 bathroom/WC windows and 1 bedroom window; there would be 4 rooflights (serving landing areas and bedrooms, which also have dormer windows to the front).  Whilst the bedroom window in the proposed rear elevation would be only 5.5 metres from the boundary with 3 Brereton Close, the existing house also contains a bedroom window in the rear elevation.  It is considered that the overlooking to the rear would not be significantly different to the existing situation such as to justify refusing permission.  Regard has also been given to the recent approval for a replacement house at 3 Brereton Close; the approved plans for that house have the garage closest to the boundary with the application site and no main habitable room windows on the side elevation closest to the boundary.


Overbearing


17. The only properties really affected in this respect would be the adjacent house at 21 Vicarage Lane and the new house to the rear at 3 Brereton Close.  The new building would not extend beyond the rear elevation of 21 Vicarage Lane and would be approximately 4.5 metres at its closest to the boundary between the two.  It is considered that when taking the existing situation into account the physical impact of the new building on No.21 would be limited and would not be so harmful as to justify refusing permission.  In relation to the house under construction at 3 Brereton Close, the main impact would be on the driveway area and the garage which is closest to the boundary; the rear garden and main habitable room windows would not be so affected, particularly when the existing house at the application site is taken onto account.


More intensive use of the site


18. It is considered that whilst two houses would be likely to generate more activity of all types than the single house currently on site, the level of additional activity would not be so great or be of a nature that neighbours amenities would be unduly harmed.


IMPACT ON THE STREET SCENE AND CHARACTER OF THE AREA

Design


19. The building is of traditional design, incorporating numerous interesting design features and proposes the use of traditional materials.  Whilst not reflecting so much the design style of the immediately adjacent houses the scheme takes a clear lead from other residential properties nearby on Vicarage Lane and as such is considered to be appropriate to the area.  


Massing


20. The building in its amended form would be some 6.3 metres high to eaves and 9 metres to the ridge; it would have a frontage to Vicarage Lane of almost 20 metres with an overall width, including the projecting side bays, of 21.5 metres and an overall depth of 10 metres.  The design incorporates dormer windows within the roof space.


21. The applicants have submitted a street scene incorporating adjacent houses on Vicarage Lane including on the north side of Brereton Close.  Whilst larger than the existing house on the site and higher than the adjacent house to the south, the mass of the building does reflect others in close proximity on Vicarage Lane.  Its ridge height is indicated on the street scene drawing as less than 1 metre above that of 21 Vicarage Lane; given the space between the proposed buildings and those on either side it is considered that it would not appear out of scale or disproportionate within the street scene as a whole.


Spaciousness


22. The scheme would reflect the distances to the front boundary of many properties in the immediate vicinity leaving some 4.5 to 5 metres to the front boundary and 5 to 6 metres to the side boundary with Brereton Close.  Similar distances are retained at the front and sides of adjacent properties.  The building would retain some 3.5 to 4.5 metres to the boundary with the adjacent house on Vicarage Lane and approximately 5 metres to the rear boundary.  

23. It is considered that the space around the proposed building would be consistent with the character of the area.  The development would not appear cramped on its site, nor would it appear unduly intrusive in the street scene.  The increased enclosure it would give to Brereton Close would not be so harmful as to warrant refusal of planning permission.


Garden space/trees


24. The two houses proposed would each have private garden space to the side and rear as well as front garden areas.  Notwithstanding the relatively short rear garden length each house would be provided with an adequate level of private amenity space that would not be overlooked to an unacceptable level.


TRAFFIC AND CAR PARKING

25. The amended proposals incorporate separate driveways for each house, accessed directly from Vicarage Lane.  Each house also has a separate pedestrian access to the front door directly from Vicarage Lane.  These accesses are considered to be of appropriate width and location.  


26. The provision of two off-street parking spaces for each house is considered to be acceptable in this location. 


27. Whilst the proposal would result in the potential for more traffic and demand for parking than the existing situation, the levels would not be such as to cause undue highways or pedestrian problems.


OTHER MATTERS


Red Rose Forest Tree Planting

28. Whilst the application does not propose the removal of trees from the site, the Red Rose Forest SPD would require 3 new trees per additional dwelling and to meet this, a financial contribution of £235 per tree (£705 in total) would be required for this proposal; in this location it would be preferable for these to be on site.  Accordingly there should be at least 3 new trees planted.  There is sufficient space to accommodate additional trees and this could be required by s106 and condition.  The trees should be of a suitable local species. 

Open Space and Outdoor Sports Facilities


29. The application being for new residential properties has to be considered against the SPD on open space and outdoor sports facilities.  This is an area of deficiency and as such the development attracts a financial contribution to off site provision.  Based on one additional house of 4 or more bedrooms (5 in this case) the required contribution would be a total of £2,865.19 (this is made up of £1942.82 for open space provision and £922.37 for the outdoors sports contribution).

RECOMMENDATION: MINDED TO GRANT 

A:  That the application will propose a satisfactory development for the site upon the completion of an appropriate legal agreement and that such an agreement be entered into to secure a total financial contribution of £3570.19 (comprising £1942.82 towards open space provision, £922.37 towards outdoors sports facilities provision and a maximum of £705 as a contribution towards Red Rose Forest tree planting off site which would be reduced by £235 per tree planted on site as part of an agreed planting scheme);

B:  That upon completion of the above legal agreement, planning permission be            GRANTED subject to the following conditions and standard reasons:-


1. Standard


2. List of approved plans


3. Materials 


4. Landscaping 


5. Obscured glazing/non opening windows – (first floor bay in south elevation, first floor bathroom/wc windows and rooflights in east elevation)


6. Withdrawal of rights to alter or extend


7. Contaminated land


8. Follow recommendations set out in the submitted Bat Survey report and incorporate provision for bats in the new development


GE


[image: image7.wmf]1


1


2


4


20


MEADWAY


2


22


16


5


52


28


13


7


18


ELTON ROAD


10


17


ASHLEY DRIVE


13


18


7


23


Woodheys


Primary School


7


6


64


1


2


2


1


20


17


10


WILLOW DRIVE


11


9


COPPICE AVENUE


21


2


14


24




[image: image8.wmf]1


15


30


2


4


20


MEADWAY


2


22


16


5


28


13


7


18


ELTON ROAD


10


17


ASHLEY DRIVE


13


18


7


23


Woodheys


Primary School


7


6


2


2


1


20


17


10


WILLOW DRIVE


11


9


COPPICE AVENUE


26


24


21


SPINNEY DRIVE


CRANMERE DRIVE


14


24


[image: image9.wmf][image: image10.wmf](Community Centre)


Bucklow House


99


14


Car Park


2


2a


2b


Partington


19


108


110


TCB


Health Centre


11


15


Car


14


Bank


9


Park


CENTRAL ROAD


16


Centre


6


Shopping


Garage


1


PC


Bank


9


SMITHY LANE


Day


18


Partington


Police Office


16


Nursery


Library


23


Centre


17


21


Health


MANCHESTER NEW ROAD


19


32


11


19


21a


13


21


LB


Hayfield


Oakfield


Brookfield


Beechfield


Primary School


THE WILLOWS


Presbytery


1


5


2


Our Lady of Lourdes


Church


WARBURTON LANE


War


Memorial


8




		WARD: Broadheath

		74764/FULL/2010




		DEPARTURE: No





		INSTALLATION OF MEZZANINE FLOOR TO PROVIDE ADDITIONAL RETAIL FLOORSPACE  






		Currys, Altrincham Retail Park, George Richards Way, Altrincham






		APPLICANT:  DSG International PLC






		AGENT: Nathaniel Lichfield and Partners






		RECOMMENDATION:  MINDED TO GRANT










SITE


The application relates to the existing Currys store on the established Altrincham Retail Park in Broadheath.


Altrincham Retail Park is located in Broadheath some 1.2 km to the north of Altrincham town centre.  It is situated on the western side of the A56 and between George Richards Way to the south and Sinderland Road to the north.  The main access to the retail park is from George Richards Way which itself has a traffic light controlled junction with the A56.  Service access is from Craven Road.  There is a bus stop adjacent to the site on Manchester Road.


The retail park is occupied by several large retail outlets arranged in a typical layout around a large car parking area.  The Currys unit is located almost opposite the main access to the retail park.


Surrounding properties include a listed public house on Manchester Road at the junction with George Richards Way (The Railway Inn), residential properties to the north and Broadheath Retail Park to the south of George Richards Way.


PROPOSAL


The application seeks permission for the insertion of a mezzanine floor to provide an additional 777 square metres (net sales) of retail floor space within the existing Currys unit to create a new “2 in 1” PC World and Currys store.  The additional floorspace would predominantly be used for the sale of household electrical goods items.  The existing Currys store comprises some 2315 sq.metres gross with a sales area of 1508 sq.metres net and an existing storage mezzanine.  This existing storage mezzanine will be retained and extended by 822 sq.m of which 777 sq.m will be sales floorspace.  Gross floorspace will increase to 3137 sq. metres.


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.  In this new format the ground floor would generally be used for the sale of smaller, higher value products while many of the bulkier goods would be sold from the new mezzanine floor.  The product range will increase slightly to sell the wider range of electrical products sold by PC World, in addition to those already sold in the existing Currys store.  The applicants state that this increase in products sold will be limited by the overlap within the Currys and PC World product range.

REGIONAL SPATIAL STRATEGY (RSS)


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses of Existing Resources and Infrastructure


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


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


W5 – Retail Development


RT1 – Integrated Transport Networks


RT2 – Managing Travel Demand


RT9 – Walking and Cycling


MCR3 – Southern part of the Manchester City Region


REVISED TRAFFORD UDP


PROPOSALS MAP NOTATION 


Retail Warehouse Park Development


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV15 – Community Forest


ENV16 – Tree Planting


S1 – New Shopping Development


S11 – Development Outside Established Centres


S12 – Retail Warehouse Park Development


T6 – Land Use in Relation to Transport and Movement


T7 – Relief of Congestion on the A56


T8 – Improvements to the Highway Network


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


T11 - Quality Bus Corridor


T17 – Providing for Pedestrians, Cyclists and the Disabled


D1 – All New Development


D2 – Vehicle Parking

RELEVANT PLANNING HISTORY

Most recently:-


H/71396 - Erection of four retail units (total 800 square metres) for purposes within Class A1 (shops) and/or Class A3 (restaurants and cafes) with ancillary plant and service area; external alterations to front and rear of existing unit 7; alterations to existing access onto George Richards Way; landscaping and other alterations to public realm; provision of lighting and cctv cameras.  Allowed on appeal 1 April 2010.

Previous applications for the retail park:-


H/OUT/38342 – Demolition of existing buildings and structures and redevelopment  of site as a retail warehouse park including non-food retail units, garden centre, 2 restaurants and associated parking, employment development and construction of new access road.  Granted 7 October 1994.  Condition 8 of that permission states that the Class A1 units shall not be sub-divided into units of less than 930 sq.metres (10,000 sq,ft) gross, unless otherwise agreed in writing by the Local Planning Authority; and shall not have more than 5% of the retail sales area of any individual unit used for the sale of food.


H/ARM/39892 - Demolition of existing buildings and structures and redevelopment  of site as a retail warehouse park including non-food retail units, garden centre, 2 restaurants and associated parking, employment development and construction of new access road (details of siting and means of access).  Approved on 4 January 1995.  Condition 5 restricts the hours of use of the service access to between 0730 and 2000 Mondays to Saturdays and not at all on Sundays.


H/ARM/39994 – Demolition of existing buildings and structures and redevelopment of site as a retail warehouse park including non-food retail units (140,000 sq.feet), garden centre (13,700 sq. m), a restaurant (3000 sq. feet) and associated car parking (751 spaces); employment development and construction of new access road.  Approved on 1 February 1995.  Condition 5 restricts the hours of use of the service access to between 0730 and 2000 Mondays to Saturdays and not at all on Sundays.

H/OUT/39995 – Demolition of existing buildings and structures and erection of extension to retail warehouse park approved in outline under application H/OUT/38342 comprising non-food retail unit (39,400 sq.ft) with associated car parking (137 spaces) and construction of new road linking undeveloped lengths of Huxley Street and Davenport Road.  Granted on 15 February 1995.  Condition 5 of that permission states that the building hereby approved shall not be sub-divided into units of less than 930 sq. metres (10000 sq. feet) gross unless otherwise agreed in writing by the Local Planning Authority; and not more than 5% of the retail sales area of the building (or of any individual unit formed by the sub-division of the building) shall be used for the sale of food.  Condition 9 states that service deliveries to the building hereby approved shall only take place between the hours of 0730 and 2000 Mondays to Saturdays and not at all on Sundays.  Condition 10 required the provision of 40 spaces for the secure parking of cycles throughout the wider retail warehouse development and the retention of those spaces thereafter.  


H/ARM/41090 – Erection of retail warehouse development comprising 16,666 sq fm (179, 450 sq feet) of non-food retail units, 1273 sq m (13700 sq feet) garden centre, a 214 sq m (2300 sq feet) restaurant with associated car parking, access and servicing facilities, following demolition of existing buildings.  (Details of siting, means of access, design and external appearance following the grant of outline planning permission H/OUT/38342 and H/OUT/39995).  Approved on 30 August 1995.  Condition 6 states that service deliveries to the building hereby approved shall only take place between the hours of 0730 and 2000 Mondays to Saturdays and not at all on Sundays.


H/ARM/41665 – Erection of retail warehouse development comprising 16,666 sq.m (179,450 sq ft) of non food retail units, a 1273 sq m (13700 sq feet) garden centre, a195 sq m (2100 sq ft) restaurant with associated car parking, access and servicing facilities, following demolition of exiting building (details of landscape following the grant of outline planning permissions H/OUT/38342 and H/OUT/39995).  Approved on 27 March 1996.


APPLICANT’S SUBMISSION 


The application is accompanied by a Planning Analysis, Design and Access Statement, Retail Statement and a Transport Statement.


The retail statement concludes that:-


· the Trafford UDP in policy S12 refers to non food retail warehouse development and states that it will be concentrated within the three existing retail parks


· the units in Altrincham selling electrical goods are niche, specialist operators and mobile phone shops which trade successfully at present and complement the out of centre provision in the retail warehouse parks


· it is not possible to disaggregate the proposed extension form the present store or to divide it into smaller elements


· alternative sites have been assessed and the proposals fully accord with the sequential approach as set out in PPS4


· the retail impact, in particular the impact on Altrincham town centre has been assessed and it is concluded that most of the trade will be diverted from other similar operators in surrounding retail parks; local centres will experience a very limited level of impact which will not threaten their vitality and viability


· the proposals fully accord with all relevant planning policy including all policies within PPS4 and the Trafford UDP


The transport statement concludes that:-


· the development would be highly accessible by non-car modes of travel


· the location of the development would facilitate diverted and linked trips in line with objectives set out in national policy for reducing the need to travel


· potential changes in traffic on the local highway network as a result of the development have been assessed and it was concluded that the development would not result in a material increase in traffic


· the car park would continue to operate with sufficient spare capacity to accommodate peak demand following the implementation of the development proposals


The applicant has submitted a further letter making the following comments: -


· Circular 05/2005 require that obligations should only be sought where they are: -


· relevant to planning;


· necessary to make the proposed development acceptable in planning terms;


· directly related to the proposed development;


· fairly and reasonably related in scale and kind to the proposed development and:


· reasonable in all other respects.


· Circular 05/2005 also states that “Planning obligations should not be used solely to resolve existing deficiencies in infrastructure provision or to secure contributions to the achievement of wider planning objectives that are not necessary to allow consent to be given for a particular development”. 


· The Red Rose Forest SPG states that “Where off-site planting is justified by the nature of a particular proposal, a financial contribution may be sought from a developer.” 


· Proposal ENV16 – Tree Planting – states that the Council will negotiate planning obligations with applicants…in a way that is fairly and reasonably related in scale and kind to the proposed development.


· Circular 05/2005 also states that “Obligations must also be so directly related to proposed developments that the development ought not to be permitted without them – for example there should be a functional or geographical link between the development and the item being provided as part of the developer’s contribution”. 


· The suggested contribution to off-site tree planting does not meet the relevant tests and is not applicable in this case as the proposal does not relate to any new ground floor retail floor space. The proposal is for an internal mezzanine floor and therefore will not result in any loss of open space or landscaping. The contribution does not have a direct link to the extent that the development ought not to be permitted without it. There is no functional link given the nature of the development and it has not been demonstrated that there is any geographical link.


· The SPG states that any off-site planting must be of relevance to the development and be of benefits to users and clients. It has not been made clear where the financial contribution will be spent and the Council needs to demonstrate that the obligation will be of benefit to the users of the unit.


· The Council’s Greenspace Strategy (2010) states that it will assist and determine where future allocations of s106 funding should be targeted.  It highlights that the Broadheath ward (which includes Altrincham Retail Park) is sufficient in local accessible green space.  The application site is therefore not identified as a location where s106 funding should be targeted.

· In conclusion, the suggested developer contribution does not meet all the policy tests as set out in circular 05/2005; the nature of the proposal has not been taken into account and the contribution will not be directly related to the proposed development.  As such this requirement should therefore be reviewed.    


CONSULTATIONS


LHA – The proposals look to increase the number of 2-way trips in the Saturday PM peak by 34.  A recent Planning Inspectors decision at Altrincham retail park indicates that a refusal on highways grounds would be unlikely to stand up on appeal and therefore there are no objections to the proposals on highways grounds.

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

REPRESENTATIONS


None received.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application site is located within the Altrincham Retail Park which is allocated in the adopted Trafford UDP for retail warehouse development use by virtue of Policy S12.


2. 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.  Notwithstanding that the applicants have submitted a retail statement which concludes there are no sequentially preferable sites and that there will be minimal harm to existing centres.


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 10 full-time and 19 part-time staff to 16 full time and 26 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.  The planning analysis submitted states that the applicant is committed to sustainable development and that this is demonstrated by, amongst other things:- use of 100% recycled plastic in carrier bags; recycling of more than 700,000 products annually including batteries; actively working with the Carbon Trust to cut carbon emissions; working with the charity Waterwise to promote efficiency in appliances; all products sold at Currys have a lengthy replacement cycle and most of the white goods sold have an ‘A’ rating; free recycling services for customers existing appliances.  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.

5. The proposal would therefore comply with these policies, subject to a condition restricting the use to non-food consumer goods retail use.


TRAFFIC GENERATION AND PARKING PROVISION


6. Surveys recently carried out in respect of the application for four new retail units demonstrated, and were accepted by the Inspector on appeal, that the car park generally has significant spare capacity, though recognising that the western end of the car park is generally the busier, with the spare capacity being more towards the eastern side of the car park.  As Currys sits centrally, the less used areas of the car park will be available for any additional customers resulting from the proposed development.  It is concluded that the proposals are unlikely to result in a material shortfall in parking provision such that this would be likely to pose problems for highway safety or free flow of traffic.  (This was the conclusion of the Inspector on the appeal and his decision letter also acknowledged this current application for Currys).


7. A Transport Assessment submitted with the recent application for four new retail units on the retail park indicated that the retail park arm of the 4-arm signal controlled junction on George Richards Way experiences capacity problems during peak periods.  To address this issue, that application proposed the widening of the highway to two lanes on the approach arm of the development to separate the left turning movements from the others.  


8. Consideration has been given as to whether it would be appropriate to require such alterations specifically in respect of this current proposal.  The extended mezzanine floor would provide an additional 822 sq. metres, similar to the 800 sq. metres (gross) for the four retail units.  The nature of the proposed use of the mezzanine, that is the formation of a new format Currys, has different implications for traffic and parking demand than the four new retail units allowed on appeal.  In particular, the incidence of linked trips is likely to be higher and many of the customers will already be attracted to Currys as opposed to the new offer provided in the new retail units which would be more likely to attract new customers to the retail park.

9. It is considered that the nature of the proposed development is such that a requirement for improvements to the approach arm of the access road could not be justified.


DEVELOPER CONTRIBUTIONS


10. As new retail floorspace, the proposal generates 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 is calculated at 1 tree per 50 sq. metres of gross retail floorspace at a financial equivalent of £235 per tree.  The proposed development of 822 sq. metres generates a requirement for 17 trees or £3995.  The contributions would need to be secured through a Section 106 Agreement.

11. With regards to this contribution, the SPG recognises the need for development to be set within a high quality environment and does not make a distinction between external built development and other forms of development. It is therefore considered that it is appropriate that the development should make a contribution to this objective. In addition, the SPG states that the contributions will be used as close to the development site as possible. However, the specific use of the contribution cannot be identified at this stage. It is therefore considered that, notwithstanding the comments submitted by the applicants in respect of this contribution (see under Applicants Submission above) it would not be appropriate to reduce or remove the requirement for the Red Rose Forest contribution in this case.


CONCLUSION


12. In conclusion, it is considered that, subject to a Section 106 Agreement requiring financial contributions towards 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 a legal agreement be entered into to secure a total maximum financial contribution of £3995 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. The use of the mezzanine floor space hereby approved shall be limited to the retail of non-food comparison goods only.

3. Cycle parking


GE






		WARD: Bowdon

		74800/COU/2010




		DEPARTURE: No





		CHANGE OF USE OF DETACHED DWELLING INTO ONE DWELLING AND A CHILDRENS DAY CARE FACILITY TO ACCOMMODATE UP TO 30 CHILDREN.  PROVISION OF ASSOCIATED FENCING, CAR PARKING AND NEW ACCESS TO EYEBROOK ROAD.  EXTERNAL ALTERATIONS.  






		4 Eyebrook Road, Bowdon






		APPLICANT:  Mr Navid Ullah






		AGENT: MAD Factory Architecture and Design






		RECOMMENDATION:  GRANT










SITE


The application relates to an existing large detached house on the western side of Eyebrook Road close to its junction with Stanhope Road in Bowdon.  The area is characterised by large detached properties of different styles, many of which have recently been or are being redeveloped with replacement houses.


PROPOSAL


The application proposes to convert the existing large dwelling into a semi-detached dwelling on the left side with a childrens’ day nursery on the right side – the nursery would occupy both floors of the property.  Each would have its own separate access arrangements utilising the two existing vehicle accesses onto Eyebrook Road.  There would be new boundary treatments that would separate the parking areas at the front and the garden areas at the rear. 


The main entrance door to the house would remain as existing and a new side door into the nursery is also proposed.  Internally there would be some alteration and there would be no link between the house and nursery.  A new pedestrian access gate within the existing boundary wall would be provided for the nursery.


As originally proposed the nursery was to provide for 50 children in the age range 0 – 5 years.  Also it was proposed to convert the existing detached garage to a playroom for the proposed nursery.  Parking for 9 cars would be provided in the front of the site for the day nursery, with 6 of these spaces in a tandem arrangement.  A separate parking area for the house would also be provided.


Amended plans indicate that the number of children proposed to be provided for at the nursery would be 30 (reduced from the 50 originally proposed) and the existing garage would be retained as such rather than converted into a separate room for younger children.  The parking layout has also been amended to provide 1 – 2 staff parking spaces in the retained garage, 2 staff spaces and 2 visitor spaces in a tandem arrangement in the front area.  The manoeuvring space has been increased as has the width of the access.  A wider pedestrian zone with a different material has also been provided.

It is proposed that the nursery would operate between the hours of 7am to 6pm Mondays to Fridays.


The agent has confirmed that the applicant will remain in the property and will also run the daycare centre.


REGIONAL SPATIAL STRATEGY (RSS)


PRINCIPAL ADOPTED RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses of Existing Resources and Infrastructure


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


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RT1 – Integrated Transport Networks


RT2 – Managing Travel Demand


RT9 – Walking and Cycling


MCR3 – Southern part of the Manchester City Region


REVISED TRAFFORD UDP


PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D8 – Day Nurseries and Playgroups


RELEVANT PLANNING HISTORY

H/17819 – Extension to garage.  Approved 4 May 1983.


H/31806 - Erection of garage attached to side of house; conversion of existing garage into study.  Approved 17 July 1990.

H/33176 - Retention of front boundary wall.  Approved 27 March 1991.


H/48476 - Erection of two storey and ground floor rear extension following demolition of existing rear extension.  Erection of ground floor side extension to north elevation to form car port. Erection of ground floor side extension to south elevation to accommodate 'granny flat'. Conversion of garage to games room.  Approved 19 January 2000.

H/50033 - Erection of front, side and rear extensions to form additional living accommodation. Erection of dormer windows to front and rear facing roofslopes. Erection of car port. Erection of wall, gates and railings to Eyebrook Road boundary.  Approved 25 January 2001.

H/55891 - Side extension to form garage with gymnasium over.  Refused 31 March 2003.

H/68487 - Erection of part two storey/part first floor side extension and installation of two no. dormer windows in front elevation.  Approved 28 January 2008.

APPLICANT’S SUBMISSION 


The application is accompanied by a supporting Design and Access statement, the main points of which are:-


· Eyebrook Road is a wide road and the site is very accessible via the major road networks that surround the area


· The rear garden will provide ample external playing areas for the children attending the day care facility


· The new pedestrian gate will be designed to reflect the main gates to the house creating a cohesive appearance from the front


· 9 parking spaces will be created for staff and parents, with staff spaces permanently in use and visitor spaces only used when dropping off and picking up


· The front of the property is divided by soft landscaping with the rear divided by a 2 metre fence to match surrounding fences


· The front of the property will remain as existing except that the garage doors will be replaced by a window


· The garage is proposed for 0-2 years age group


· An acoustic and fire barrier will be provided to the party wall and ceiling so as to segregate the two uses


· Level access will be provided


· The garden will have a children’s play area designated


· A small shed will house all external play equipment


· The property in terms of scale and location is ideally suited to a children’s day care facility, its proximity to other properties is minimised by the size of the plot whilst the potential impact of the use will be reduced by the operating hours


· Externally the impact will be minimal


CONSULTATIONS


LHA – On the original plans - The existing dwelling house is a 9 bedroom property.  The proposals are for a 4 bedroom residential dwelling and a 50 child nursery.  To meet the Council’s car parking standards the provision of 4 car parking spaces are required for the residential use and 9 car parking spaces for the nursery use.

The proposals do not meet the car parking standards for the residential unit, however, it is not considered that the provision of two car parking spaces is unacceptable.  The proposals include 9 car parking spaces for the nursery use and whilst this meets the number of car parking spaces required the dimensions and layout of the spaces do not meet the Council’s car parking standards.  The spaces are required to be 4.8 m length x 2.4 metre width, where located in a tandem arrangement a length of 10 metres is required in order for a pedestrian to pass between the cars.  Additionally the aisle width between the spaces is required to be 6 metres.


The arrangement looks exceptionally tight and three of the spaces are close to the boundary wall and therefore will be restricted to manoeuvre into, also the access is required to be 4.5 m wide in order to allow simultaneous access and egress.  Therefore, it is considered that in its current form the proposals are not acceptable on highways grounds.


It is also requested that the applicant’s attention is drawn to the need to gain further approval from the Council’s Streetworks section for the construction, removal or amendment of a pavement crossing under the provision of section 184 of the Highways Act 1980.


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


On the amended plans – Comments will be incorporated in the Additional Information Report.

Highways – No objection.  Any work in altering the entrance which affects the adopted footway on Eyebrook Road to be agreed with the LHA.


Drainage – Standard informative relating to sustainable urban drainage system.

Pollution and Licensing - The proposed change of use is likely to result in an increase in noise and disturbance in an area which is residential.  


The applicant has indicated that sound insulation will be applied to the party wall and ceiling so as to segregate the two uses.  There is, however, no information on what measures are to be implemented to minimise noise and disturbance to local residents.  


It is therefore recommended that the applicant submit further information on measures that will be implemented to minimise noise and disturbance to residential premises in the vicinity of the proposed nursery.


REPRESENTATIONS


Neighbours – 75 letters of objection and 1 petition of 19 signatories raising the following concerns:-


Character of area


· proposed commercial use inappropriate to the area


· granting this will set a precedent for similar uses which would adversely affect the character of the area


· excessive car parking at the front would be an eyesore


· the use would represent an overdevelopment of the site


· boundary fencing would potentially damage the existing beech hedge along the boundary with property on Stanhope Road to the detriment of wildlife


· the likely associated sign boards would be out of character with the area


Traffic and car parking


· significant increase in the amount of traffic using local roads in particular at morning and afternoon peaks – 200 additional traffic journeys a day


· insufficient car parking will lead to parking on street


· space for drop offs/pick ups is inadequate


· this is exacerbated by the totally inadequate parking arrangements which are unworkable and which include double banked spaces which cannot be used independently and a substandard access


· insufficient staff parking will result in staff parking on the road


· the existing house already has a driveway full of cars


· Eyebrook Road is not wide and the proposal will result in increased congestion which will delay and inconvenience local residents, cyclists and pedestrians


· The extra traffic and parking congestion will result in danger for road users and pedestrians at the crossroads junction of Eyebrook Road and Stanhope Road


· the junction of Barry Rise with Park Road is already a potentially hazardous one with a lot of school children/school buses using the bus stop


· the area is already subject to continuous activity with home improvements and building sites and this would be a dangerous environment for children and babies attending a day nursery


· the site is not on a bus route and almost all drop offs/pick ups will be by car


· Traffic Regulation Order and/or speed limit reductions may be required


Residential amenity


· this is a quiet area and the level of noise and disturbance generated by the use will seriously affect privacy and use of neighbouring properties


· general adverse impact on the living conditions of local residents


· neighbours would have to overlook a children’s play area


· noise from outdoor play would be unacceptable due to close proximity of neighbouring properties


· the garden size does not meet the Councils guidelines for a nursery of 50 children


· the long hours are inappropriate and noise and disturbance from staff arriving early would be disturbing to neighbours


· the use would affect the quiet enjoyment of the area to which existing residents have a reasonable expectation 


· parking on street would make it more difficult for neighbours to access and exit their driveways


Other issues


· there has been no pre-development consultation with neighbours by the applicant as stated in the forms


· waste disposal form the nursery will have to be from the front of the property


· likely impact on local drainage and sewage systems


· the consultation by the Council was not extensive enough


· proposal must be fully assessed against Trafford’s policies and in all of the above respects the proposal does not comply with the Council’s Planning Guidelines for Day Nurseries and Play Groups


Bowdon Conservation Group – Object to the proposal on the following grounds:-


· this is a quiet residential area and the proposed use would be out of character with the area


· the proposed use would impact adversely on the amenity of neighbours


· neighbours would also be adversely affected by an increase in traffic throughout the day


· there are only 9 parking spaces proposed and as such there would be an increase in parking on the road close to a junction which would be unacceptable and potentially dangerous


· also the junction of Barry Rise with Park Road is busy and difficult


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The proposal to create a children’s day nursery facility in a residential area is considered to be acceptable in principle; day nurseries are appropriate in residential areas and there are many across the borough located in residential areas.  The use of the other part of the property as a dwelling is also acceptable in a residential area.


2. The proposal does however raise a number of specific issues of potential concern.


RESIDENTIAL AMENITY


3. Whilst the whole property is within the same ownership, the provision of a day nursery next to a house within what will effectively be a semi-detached property would not normally be appropriate because of the disturbance likely to be caused to the occupiers of the house adjoining the nursery.  The application states that an acoustic barrier and a fire barrier will be applied to the party wall which would help to mitigate any noise transfer between the nursery and the house.  In this case, the relationship between the house and the nursery is worse than would often be the case due to the provision of the parking area for the nursery extending significantly across the front elevation of the house; and also because there are two windows (second windows to the lounge and main bedroom) that are on the boundary between the house and nursery at the rear of the building.  It has, however, been stated that the applicant will remain in the property and will run the daycare centre.  If permission were to be granted, a condition could be attached to ensure that this situation remains.


4. The reduction in numbers proposed to 30 children does clearly improve the situation as there would be less disturbance than with 50 children.  The garden space provided for the nursery would measure some 13.5 metres wide by 24 metres deep – a total of 324 sq. metres.  This meets the normal requirements set out in the Council’s SPG on Day Nurseries for 10 sq. metres per child.  The retained house would also retain a reasonable garden area of over 380 sq. metres.


5. Neighbouring properties on Stanhope Road to the north-east and Marlow Drive to the north-west also have good sized gardens generally in excess of 600 sq. metres (on Marlow Drive) and around 400 sq. metres on Stanhope Road.  The new house at 6 Eyebrook Road has a substantial garden of over 900 sq. metres.  


6. Given the size of the gardens provided within the site and those for neighbouring properties, the noise from use of the nursery and play in its garden would have a limited impact on neighbours and accords with the SPG in this respect.


7. Neighbours on Eyebrook Road and Stanhope Road close to the crossroad junction would also be affected by increased traffic and general comings and goings to the nursery.  None of the houses are particularly close up to the road and all have reasonable front garden areas.  Whilst there would be some loss of convenience at peak drop off and pick up times, the likely direct impact on neighbours residential amenities would not be unduly harmful.


TRAFFIC AND CAR PARKING


8. The parking provision of 5-6 spaces meets the Councils guideline requirement of 3 spaces for staff and 2 for parents.  The revised layout improves the manoeuvring space within the site, the width of access and the pedestrian route within the site.  It is considered that parking provision that meets guidelines is not a ground for refusal.  It has to be acknowledged that there is likely to be on street parking and manoeuvring in the vicinity but the amendments made to the proposal, including the reduction in the number of children, have addressed the initial LHA comments about impact on highways.


9. There would be additional traffic, on-street parking and manoeuvring in the vicinity of the site which will affect the character of the area and will cause some loss of convenience to other residents and road users.  It is considered however that this would not be so harmful as to refuse planning permission. 


VISUAL AMENITY


10. There are no external changes proposed to the building.  The alterations proposed to the front boundary are to allow for a wider vehicle access (to address LHA concerns) and to provide pedestrian access to the nursery.  These changes are considered to be acceptable.  The parking layout has been amended to reduce the number of spaces associated with the nursery and to allow for planting between the parking area and the boundary.  Other properties including the existing house have extensive front garden hardstanding areas.  However, in this case the concern is the commercial nature will be likely to result in some parking on site all day, whilst the parking extending across the front of the retained house would appear slightly at odds with the residential nature of the area and the street scene generally.  It is considered, however, that with the provision of appropriate landscaping, the development would not have an unacceptable impact on the street scene.  


RECOMMENDATION: GRANT, subject to the following conditions and standard reasons:-

1. Standard time limit


2. Details – compliance with all plans


3. Notwithstanding the approved plans, provision shall be made within the building for a direct internal link at ground floor between the house and the day nursery 


4. Restriction of occupation of house to be associated with day nursery


5. Restriction of use to mixed use as day nursery and dwellinghouse and to no other use including any other use within Class D1


6. Restriction of numbers to a maximum of 30 children


7. Provision of noise mitigation measures


8. Hours of operation to be restricted to 0700 and 1800 Mondays to Fridays.


9. Provision and retention of parking


10. Landscaping

GE
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Councillor Pamela Dixon has called in the application for determination by the Planning Committee for the reasons set out in the report


SITE


The application site lies to the south of Marsland Road in Sale and measures approximately 0.17 hectares.  Saxon Court lies to the west of the site and comprises a part two storey, part three storey apartment building.  Directly to the north of the site opposite Marsland Road are two pairs of traditional semi-detached properties and to the north east is Sale Grammar School.  Adjacent to the eastern boundary of the site is Aylwin Drive, a single vehicle access road that leads to two detached bungalows, one of which lies directly to the rear of the site.  


The site comprises a disused mid 19th century building which was formerly used by the Particular Baptist Chapel and currently lies vacant with boarded windows.  The two storey building is set close to the highway approximately 5m from the front pavement and is forward of the building line to Marsland Road, hence is relatively prominent within the street scene.  The building has various single storey extensions to the rear, although the main two storey elements are both original.  The site has a vehicular access from Marsland Road adjacent to the western boundary of the site leading to a car parking and a grassed area to the rear of the building.  A hedge off approximately 2.5m in height forms the boundary of the curtilage of the site.  


PROPOSAL


Planning permission is sought for the demolition of the existing building and the erection of a two storey building to form a children’s day nursery (Use Class D1).  The nursery would provide day care for a maximum number of 100 children.  The proposed hours of opening are between 7:30am and 6:30pm Monday to Friday, excluding bank holidays.  

The building would line in with Saxon Court to the west and would be similar in height, scale and massing to this building.  The main footprint of the building would be set back approximately 18m from Marsland Road with an additional two storey front element which projects 7m forward of the main front wall.  The building would be sited 2m from the western boundary with Saxon Court and 10.5m from the eastern boundary of the site.  The existing vehicular access to the western boundary of the site is proposed to be relocated to the eastern boundary, providing access to a parking area for 17 cars to the rear of the building.  Two further spaces would be provided along the vehicular access route, hence a total of 19 parking spaces are to be provided within the site.  


The building would have a width of between 18-20m and a depth of 16-24m and would create approximately 630m2 of floorspace over two floors.  It is proposed to measure 6.8m in height to the eaves and 11.4m in height to the ridge and would be relatively traditional in terms of its design.  The main building would have a pitched roof and a small gable projection to the side adjacent to the internal highway, which would form the front entrance.  To the front elevation, a two storey bay feature is proposed to the forward projection and a single storey bay is proposed to the ground floor of the main frontage.   Two ground floor bays are also proposed to the rear elevation and a first floor bay is proposed to the side elevation.  


NORTH WEST REGIONAL SPATIAL STRATEGY


The Regional Spatial Strategy for the North West (RSS13) was formally adopted in September 2008.  On 27th May 2010, the Secretary of State for Communities and Local Government issued a letter to the Chief Planning Officer advising of the intention to abolish Regional Strategies.  Whilst the strategy remains in situ and until a formal direction is issued regarding its withdrawal, the relevant policies are listed below.  It is noted that the letter forms a material planning consideration to which considerable weight is attached.  


PRINCIPAL ADOPTED RSS 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


DP9 – Reduce Emissions and Adapt to Climate Change


RT2 – Managing Travel Demand

REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006.


PROPOSALS MAP NOTATION 


No notation.  


PRINCIPAL ADOPTED REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D2 – Vehicle Parking

D8 – Day Nurseries and Playgroups


ENV27 – Road Corridors


ENV33 – Contaminated Land


RELEVANT PLANNING HISTORY

No previous history since construction.  


CONSULTATIONS

Environmental Protection: A 1.8m high close boarded acoustic fence should be provided to the south, west and east boundaries of the site.  The outdoor play area should be provided with an appropriate soft play surface to minimise generation of noise.  The hours of opening should be restricted to between 07:30-19:00 Monday to Saturday, with no opening on Sundays or bank holidays.  


Greater Manchester Ecology Unit:  As the submitted survey was conducted outside of the bat breeding season (May to August), further surveys are required in line with the findings of the bat survey prior to decision.  Appropriate conditions to be attached to the permission in line with the findings of the submitted bat survey and any subsequent surveys.  

Local Highways Authority: 19 car parking spaces are required and 19 are proposed.  Two of these spaces marked for set down and pick up only and should be clearly marked as such and two are located adjacent to the access route.  Three cycle spaces are required and are provided.  There are no objections to the relocation of the access and the bin store has been amended to allow adequate visibility.  Further approval from the Streetworks Section is required under Section 184 of the Highways Act 1980 for the provision of the dropped kerb.   

Pollution and Licensing:  Contaminated land phase 1 report to be submitted and approved prior to the commencement of the development, the results of which will dictate any further investigations required.  

United Utilities: Proposal would not impact on electricity distribution system and site should be provided with an appropriate sustainable drainage system.  


REPRESENTATIONS

Councillor Dixon has called in the application on the grounds that it is unacceptable as it proposes too large a commercial business operating throughout the year in a residential area.  The traffic problem on Marsland Road is of great concern and will not be able to accommodate 100 cars dropping off nursery age children.  The proposal would affect all houses on 5 different roads in terms of traffic: Marsland Road, Beaufort Road, Georges Road, Greystoke Road and Mowbray Avenue.  


Councillors Baugh, Brotherton and Griffin object to the proposals on the grounds of the increase in traffic on Marsland Road.  A meeting was held last year with residents, the Local Highway Authority and the Headteacher of Sale Grammar school to discuss concerns relating to health and safety issues arising from car and bus parking and the dropping off of children.  Whilst the situation has improved to some extent, there are on going concerns and to introduce further dropping off of young children so close to the school would exacerbate the health and safety problems related to parking which already occur on this section of Marsland Road.  

One comment has been received from a neighbouring occupant who states that they have no objection subject to the boundary hedging being retained as far as possible and the sandstone gateposts being re-used.  


49 letters of objection have been received from the occupants of nearby properties; the Governing Body of Sale Grammar School; Sale Civic Society and Brooklands Residents’ Action Group.  The majority of these objections relate to highway and parking issues on Marsland Road and include:


· Marsland Road would be unable to cope with such a large amount of extra vehicles – 100 children, 100 cars, twice a day when Marsland Road is already full with cars for the Grammar School causing absolute chaos for neighbouring roads  


· The proposed nursery will extend the times at which Marsland Road becomes congested with vehicles, hence the disturbance and inconvenience would be above what is presently at high level and presents problems for the local residents


· The risks that the extra parking and traffic will generate at similar times to the school peak times when the road is already congested.  The road is already a hazard for children wishing to cross and there is one manned zebra crossing but this will not be used by the majority of those children arriving from Brooklands Road direction   


· The nature of the proposal contrasts with the buildings in the immediate vicinity as most of the commercial properties are located further along Marsland Road  


· Residents who live in the vicinity of a school accept that there will be some increase in traffic volume and pupil noise, however this is far different as the nursery will operate 12 months of the year and disruption will therefore be constant.  While the building has lain dormant for some considerable time, the original use as a chapel and activity would have been vastly limited to once or twice each week


· The nature of the signage used by the applicant is very obvious and of a commercial nature akin to that used by, for example MacDonald’s.  This style of sign would be out of place and any presence should be made as unobtrusive as possible, as is the case with other nurseries in the area


· The application form states that the last known use of the building was a Baptist Church, however the property has been paying Council Tax rates as a domestic property up until 2009


· The proposed bin store would result in odour nuisance and youths may congregate there


· The times at which the traffic survey was conducted do not represent the busiest times and therefore the Transport Statement should be revised with new surveys at peak times


Sale Civic Society initial comments are as follows:


· The proposal is a business proposition in a purely suburban quality residential area


· The proposed design is nondescript, with rendered walling, timber cladding and UPVC windows.  It is anticipated the adverts would be strikingly obvious


· The demographic survey included Sale Moor council estate with a high proportion of young and pre-school children – the area has infant schools with nursery attachments, registered child minders and family care for infants, at lower cost


· The traffic surveys were undertaken at a period of severe inclement weather on a day peculiar to reduced traffic volume and the low speeds are due to the warden controlled school crossing and Sale Moor roundabout.  The true definition of the danger in relation to access and egress is not shown


· Parking would be insufficient for staffing and parents and would lead to overspill parking on nearby roads and access and egress problems at peak periods.  The parking area would cause disturbance to residents


· The proposal is ill-designed, out of context with the area (unnecessary at an unsuitable site) creating hazards and unacceptable in terms of neighbour privacy and disturbance


Following amendments to the design of the building, reconsultation was undertaken and a further ten letters were received restating the objections on highway grounds.


Sale Civic Society:


· Dust and fumes and noise from vehicle movement could permeate through the boundary façade to the proposed play area


· Despite the adjustments, they are minimal in positive impact and the main problems first raised – it is a business venture in a purely residential area and the traffic and parking problems and general noise and disturbance still exist


It is estimated that existing building was constructed in the mid 1800s and has over time been extended and altered to its current form.  A trustee of the Sale Particular Baptist Chapel has submitted supporting information which states that the site was acquired by the church in 1919 and opened for worship in 1920.  The site was given over to the Trust in 1927 to be used as a chapel, but also as a dwellinghouse if required by the minister or to be let as a dwellinghouse.  The use of the building as a chapel with ancillary residential accommodation is therefore established.  It has been confirmed by the Council Tax department that the relevant rates were applicable until 2009, at which time the department was notified of its exemption. 


APPLICANT’S SUBMISSION


DESIGN AND ACCESS STATEMENT


The application site lies within a popular rural suburb to the south of Marsland Road, which is of mixed use including housing, apartments, retail services and church buildings.  The last use of the site was a congregational church building with parking to the rear.  The existing church is within the same use category as the proposed nursery and has been identified as a perfect location for one of the applicant’s award winning nurseries.  The two storey brick buildings are dilapidated and of no particular architectural merit and are substantially closer to the road than the adjacent buildings.  Properties within the vicinity of the site are generally constructed in brickwork with tiled and slated roofs, being one, two or three storey in height.  


PLANNING STATEMENT


A supporting statement has been submitted by the applicant, Kids Unlimited Nurseries whom have 25 years of experience in the field.  The nursery care provider has operated since 1983 and offer very high standards of care across 53 nurseries, with over 5000 child places.  The applicant has plans to open a further six nurseries by the end of April 2011.   Consent was recently granted for an 88 place nursery in Timperley and the applicant has been attempting to acquire a site in Sale for over 10 years.  There is an under provision of all day child care for ages 3 months to 5 years in Sale and the nursery will be a real asset to the local community, which will also create 28-30 full time equivalent jobs.  The split of age groups would be 35% under 2’s, 40% 2-3’s and 25% over 3’s.   The majority of children will arrive between 7:45-9:15am, however some will not arrive until after 9:30am.  Similarly, the majority will be collected between 4-6pm, however some will be collected between 2:30-3:30pm.  There will be seven childcare rooms, each accommodating 12-16 children and a further activity room.  

TRANSPORT STATEMENT 


The transport statement addresses the impact of the proposed use on the highway network and concludes that the site can be accessed safely and that the site attracted traffic can be accommodated on the local highway network.  It is noted that the existing site use has the potential to attract traffic into and out of the site and also to attract on street parking at times.  


OBSERVATIONS


PRINCIPLE


1. The building was previously occupied by a Baptist church, which also benefited from associated ancillary residential accommodation.  The use of the building as a place of worship officially ceased on 19th March 2007 and the tenant was subsequently permitted to remain in the property for two years subsequent to this date, hence the residential occupation of the building has continued since the cessation of the church use.  As a congregational building, a Baptist church falls within Use Class D1 of the Use Classes Order.  The proposed day nursery also falls within Use Class D1; hence no change of use of the site itself would therefore result from the proposals.  It is inferred that a day nursery could operate on the site without the requirement for planning permission should the existing building be refurbished.  


2. The proposals however include the complete demolition of the existing building and the erection of a purpose built nursery building, development which requires planning permission.  The site is previously developed brownfield land, the re-use of which is considered to be sustainable and in accordance with planning policy.  The main issues for consideration are therefore the proposed design and layout, the impact on residential amenity and highway safety implications.  

DESIGN AND STREET SCENE

3. The existing building is particularly prominent within the street scene owing to its proximity to the front boundary and is architecturally significant, albeit not worthy of listed building status.  Although boarded up and vacant at present, it is of architectural merit and contributes to the character and appearance of the area and the street scene.  In the absence of policies to secure the retention and refurbishment of the building, the principle of its demolition and replacement with a new building is acceptable providing its replacement contributes positively to the character and appearance of the area.  


4. With the exception of the application site, properties to the southern side of Marsland Road are generally set back from the road and follow a distinct building line approximately 11m back.  Saxon Court has a greater setback of 16-18m which is not unusual for a three storey building such as this and those properties set closer to the road are generally two storey in height.  The siting, scale, height and massing of the proposed building would be in keeping Saxon Court to the west and it is considered that this siting is appropriate within the context of the site.  Saxon Court is situated 1.5m from the side boundary and the proposed building would be 2m from the side boundary; a distance of 3.5m would therefore exist between the two buildings thus retaining an adequate degree of spaciousness between them.  The siting and massing of the building is considered to be acceptable and would have no detrimental impact on the street scene.                                                                                                                            


5. The proposed development would result in a greater coverage of the site area than at present in terms of the building footprint and associated external hardstanding and it is therefore considered that a sustainable drainage system is required.  This would serve to ensure that no additional pressure is placed on local drainage systems.  The provision of landscaping and tree planting within the site are also factors which contribute to the sustainable drainage of the site in addition to its impact on the street scene.  


6. The building has been designed to reflect the character and appearance of traditional properties in the vicinity of the site with projecting bay windows, coursing details and headers and sills to windows proposed.  The building would have a pitched roof and the additional front and side projections would be gables.  The roof tiles would be dark grey in colour and the bricks would be red brown in colour with a smooth red brick for feature brickwork and courses.  The windows would be grey UPVC and rainwater goods and eaves details would be black.  


LANDSCAPING, TREE PLANTING AND BOUNDARY TREATMENT


7. The hedge to the front boundary of the site has deteriorated over time and it is therefore proposed to be replaced with a 1.8m high mature hedge to provide instant dense screening.  Behind this hedge and returning to the eastern front corner of the building would be 1.8m hoop top railings to secure the frontage.  To the west, east and southern boundaries a 1.8m high close boarded acoustic fence is proposed to the inside of the existing hedge with climbing plants, to fully enclose the site and to reduce the transmission of noise beyond the site boundaries.  Planting is also proposed be introduced to the borders of the site where possible.   


8. The development is subject to tree planting requirements in accordance with the Red Rose Forest SPG, which prescribes a requirement of one tree per 80m2 of floorspace or a level of tree planting considered necessary in relation to the nature of the proposed development and the site context.  The proposals incorporate the provision of eight trees within the site, which are proposed to be semi-mature native species and of 20-25cms girth, therefore no financial contribution is required towards tree planting off site.  The proposed trees are of a considerable size and would provide an immediate contribution to the character and appearance of the site, as opposed to less mature saplings which require time to become established.  Six trees are proposed to the internal driveway access, two of which would be located on either side of the driveway and in the vicinity of the site access.  Two trees are proposed within the car parking area to soften the appearance of the car parking area.  


9. In terms of the hard landscaping, the internal access route is proposed to be constructed of permeable tarmac and to break up its appearance the parking bays are proposed to be constructed of permeable block paving and permeable pavior rumble strips are also proposed to the internal access and car parking spaces located to the side of the access.  


OUTDOOR PLAY AREA


10. The outdoor play is proposed to be located to the front of the building and would occupy an area of approximately 250m2.  The applicant has stated that the location of the outdoor play to the front rather than to the rear of the site has emerged following discussions with Environmental Protection in relation to previous schemes whereby the outdoor play area has been located to the rear of nursery buildings.  This tends to concentrate play adjacent to the private rear garden areas of neighbouring residential properties, an issue which is recognised by the Council’s adopted Planning Guidelines: Day Nurseries and Playgroups, which suggests an outdoor play space provision of 10m2 per child so that outdoor play need not be unduly close to neighbours.  The primary purpose of this standard of provision is to ensure rear gardens are adequately sized in relation to the number of children in attendance at the nursery to prevent undue noise and disturbance from outdoor play.  


11. The provision of the outdoor play area to the front of the building, thereby away from the private rear gardens of neighbouring properties thus negates such noise and disturbance arising to neighbouring residents from the activity associated with outdoor play.  The 10m2 requirement is therefore not applicable in this case.  The applicant, Kids Unlimited have determined the preference for the outdoor play area to be located to the front of the building adjacent to the highway in order to prevent outdoor play unduly impacting upon local residents.  It is considered that the safety and wellbeing of the children attending the nursery is of primary importance to the nursery care provider and subject to the site frontage being fully secured, its location to the front is considered to be acceptable.   


12. The applicant has submitted an indicative layout of the proposed play equipment and landscaped areas to be provided within the outdoor play area to the frontage of the building.  Low height wooden fencing is proposed within this area, which would be gated to allow control over access to certain internal areas by the childcare provider.  The play equipment would be relatively low level and would nevertheless be screened by the 1.8m high hoop top railings and hedge of similar height to the front boundary and acoustic wooden fence to the western boundary.  


RESIDENTIAL AMENITY


13. The building would be 2m away from the western side boundary and 10.5m away from the eastern boundary of the site.  To the east, 161 Marsland Road has principal windows to the side elevation at both ground and first floor and benefits from a rear extension.  To the west, Saxon Court has six obscure glazed windows to the side elevation; two per floor.  These windows were considered to be secondary windows at the time of the development, with the living, dining and kitchen areas open plan.  Although some overshadowing would result to these windows, considering they are secondary windows and were treated as such when planning permission was granted for the development, there would be insufficient harm to warrant a refusal of planning permission on this basis.  This is therefore considered to be acceptable.  


14. As a number of the side windows of 161 Marsland Road are principal windows, the site layout has been devised with the vehicular access to the eastern boundary to locate the footprint of the building at the furthest distance from this property.  The existing building is within 7m of the eastern side boundary and has windows to the side elevation, although as the building is set close to the road these only partially face 161 Marsland Road.  The proposed first floor windows facing 161 Marsland Road would be located further from No.161 than at present and the provision of obscure glazing would prevent any loss of privacy to the side windows of this property.   


15. The location of the outdoor play area to the front of the building prevents noise and disturbance arising from outdoor play to the private rear gardens of neighbouring residential properties.  The rear of the site is accordingly afforded to car parking, hence some increase in activity would therefore occur to the rear of the site, particularly during peak times when children are dropped off and picked up.  The bungalows to the rear of the site are set close to Aylwyn Drive and have detached garages to the side.  Due to their siting, the rear private garden areas of these bungalows are located to the southern boundary of the plots and would therefore be screened from the activity at the application site.  Similarly, the rear of Saxon Court is primarily afforded to car parking, with an area of amenity space directly to the rear of the building hence vehicular activity occurs to the rear of the site at present.  Due to the layout of Saxon Court and the bungalows on Aylwyn Drive, it is considered that the proposed parking area would have no undue impact on the amenity of these occupants.


16. Aylwyn Drive lies directly to the east of the proposed access route and 161 Marsland Road is located adjacent to the east of Aylwyn Drive.  This existing access therefore has some impact on the private rear garden area of 161 Marsland Road.  Although there would be an increase in activity within the site, the existing 2.5m high hedge to the side and rear boundary and Aylwyn Drive provide a significant degree of separation between No.161 and the internal site access.  A 1.8m high acoustic fence is proposed to be sited behind this hedge, which would further reduce the transmission of noise.  The impact of the proposal is therefore considered to be acceptable in this respect.  

ACCESS, HIGHWAYS AND PARKING


17. The application site is previously developed brownfield land located within a 5 minute walk of the Brooklands tram stop and within a mixed commercial and residential area, with local facilities at the Brooklands local centre to the west and within Sale town centre approximately 10 minutes from the site.  The site is therefore sustainably located for a development of this nature and would serve the local area. Inevitably the use will serve to attract car users, although it is expected that a number of the nursery users and staff would either live and/or work in the local area.  


18. The vehicular entrance to the site is proposed to be relocated from its current position adjacent to the western boundary of the site to the eastern boundary to prevent any undue impact on the amenity of the occupants of No.161 Marsland Road as discussed above in relation to the siting and footprint of the building.  The vehicular access within the site would therefore run parallel to Aylwin Drive and this relocation increases the distance between the junction of Georges Road with Marsland Road and the site entrance.  It is acknowledged that this would serve to alleviate the conflict between these two accesses to the south of Marsland Road.  The relocation of the site access is considered to be acceptable and represents an improvement to the existing arrangement in terms of Georges Road.  


19. A 6m entrance width is proposed and the access route to the rear is 5m wide, allowing simultaneous access and egress and as the access route extends the length of the site, vehicles can wait within the site to access the parking area as opposed to on the highway.  As discussed, the bin store is proposed to be located adjacent to the front boundary of the site, the purpose being for ease of refuse collection.  The bin store would be set back from both the front boundary and access road in accordance with the requirements of the LHA and would therefore not impede visibility in terms of access or egress.  As discussed previously, it would also be screened from view of the road by planting.  Its location within the site is therefore considered to be acceptable.   


20. The parking area to the rear would have 17 car parking and disabled parking bays; two of these spaces are identified as set down spaces only to allow servicing and delivery lorries to turn within the site and depart in forward gear when required, which would be outside of the peak pick up and drop off times.  Two further parking spaces would be located adjacent to the internal access route, hence the proposals include a total provision of 19 car parking spaces.  Planning Guidelines: Day Nurseries and Playgroups require the provision of 19 spaces for a nursery of this size, hence the 100% proposed level of parking is considered to be acceptable to support the development.  


21. The transport statement submitted with the application concludes that the site can be accessed safely.  It further concludes that the site attracted traffic can be accommodated on the local highway network.


22. One of the principal concerns raised by the objectors has been in relation to the impact of the proposed development on the local highway network.  Concerns have also been raised with regards to the transport statement submitted by the applicant and the peak travel times identified within this document in relation to Sale Grammar School to the north east of the site.  The school operates a typical school day, commencing at 8:35am and finishing at 3:15pm.  Accordingly, the volume of traffic on Marsland Road increases during peak hours either side of the school start and finishing times associated with the dropping off and picking up of children by both private vehicles and bus services during peak hours.  These times are typically between 8-8:45am and 3-3:30pm.  


23. By virtue of their nature, day nurseries operate to the requirements of parents and caregivers and therefore do not have set times at which children are to be dropped off and picked up, as is the case at the school.  Pick up and drop off times would therefore vary from the set times associated with the school and this is recognised by the national standard for trip generation analysis (TRICS), the system which assesses the transport impacts of new development.  For nursery sites, peak times coincide with the peaks of the local highway network rather than the peaks associated with schools.  It is concluded that the peaks of the proposed nursery could be accommodated on the local highway network at peak times and therefore on this basis the proposal is considered to be acceptable.  


PROTECTED SPECIES 


24. A bat survey has been undertaken which concludes the site has medium potential for crevice dwelling bats.  Nocturnal surveys are therefore required to be undertaken and the building should not be demolished until these have been conducted.  If bats are present, a European Protected Species license would be required, which would dictate the action to be taken with regards to the proposed demolition. The results of these additional surveys are to be reported in the additional information report.  


25. The bat survey also found evidence of House Sparrows nesting on site.  These birds are a protected species and are on the red list of those species with high conservation concerns.  Demolition is not to take place whilst nesting is in progress and a further site visit is to be undertaken to verify that the birds have completed their breeding season prior to the commencement of works on site.  It is further recommended that nesting opportunities are provided by way of nest boxes and that conditions are attached to the permission accordingly.

CONCLUSION


26. The application proposes the redevelopment of disused brownfield land of the same use class as the previous D1 use.  The site is sustainably located and it is considered that the proposal is acceptable in terms of design.  The landscaping proposals would have an immediate impact on the appearance of the site within the street scene.  It has been demonstrated that the proposed use can be satisfactorily accommodated on the local highway network and the proposed level of off road parking is in accordance with Council guidelines for a development of this nature.  It is therefore recommended that planning permission is granted subject to appropriate conditions.  

RECOMMENDATION: GRANT


1. Standard


2. Use restricted to day nursery and for no other purpose within Use Class D1


3. Maximum of 100 children


4. Use not to open to the public outside the hours of 07:30 and 18:30 Monday to Friday and at any time on Saturday, Sunday and public holidays

5. No more than 32 children to be outside at any one time


6. List of approved plans including amended plans


7. Material samples


8. Provision of parking and access

9. Retention of parking and access

10. Provision and retention of boundary treatment


11. Provision and retention of cycle parking facilities


12. Landscaping


13. Landscaping maintenance


14. Details of external lighting


15. Obscure glazing


16. Colour of railings


17. Details of materials for bin store, toy store, buggy store, soft play surface and related structures to be submitted and approved

18. Contaminated land


19. Investigation of loft spaces to establish bat presence in advance of demolition


20. Submission of confirmation that birds have completed breeding season


21. Scheme for provision and retention of bird nesting boxes


DR






		WARD: Davyhulme West

		74922/FULL/2010




		DEPARTURE: No





		ERECTION OF A SINGLE STOREY EXTENSION TO THE SOUTH WEST OF THE EXISTING SCHOOL BUILDING TO PROVIDE REPLACEMENT CLASSROOM ACCOMMODATION






		Delamere School, Irlam Road, Flixton






		APPLICANT:  Children & Young People Services, Trafford Council






		AGENT: Trafford Council






		RECOMMENDATION:  GRANT









SITE


The site comprises of a rectangular shaped parcel of land occupied by Delamere School and its associated land. The school building itself is single storey and modern in design sitting close to the north boundary of the site alongside Irlam Road from which access to the site is achieved. Immediately to the west and south of the school buildings are the school playing fields with open agricultural land sitting beyond the site to the south. To the east the site is bounded by residential properties and there are residential properties sitting on the opposite side of Irlam Road to the north.


The proposed extension is to be located to the south west of the existing school buildings on an area of the site currently occupied by a pre-fabricated building used for classrooms and an area of landscaping including trees.


PROPOSAL


It is proposed to erect a new single storey extension to the south west of the main school buildings to accommodate two new classrooms with associated WC’s and a quiet room and is to be connected to the main school building with a short corridor on the east elevation. The building itself is modest in size relative to the remainder of the school, having a footprint of 13.7m x 15.5m with a height of 2.7m to the eaves and 5.7m to the ridge being constructed of brick with a tiled roof to match the remainder of the school building. The existing pre-fabricated building is to be removed and it is proposed to remove four trees that sit on the footprint of the proposed building.

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 


Green Belt

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


C4 – Green Belt


C5 – Development in the Green Belt


C7 – Extensions to Buildings


ENV17 – Areas of Landscape Protection


D1 – All New Development

RELEVANT PLANNING HISTORY


Various applications not relating to this proposal and most recently;

H/48695 – Erection of a garage. Approved with conditions 9 February 2000.


H/67918 – Retention of a pre-cast concrete sectional building for use as a store. Approved with conditions 7 March 2008.


APPLICANT’S SUBMISSION 


Relevant detail contained within Observations section of the report.


CONSULTATIONS


Environmental Protection – No objection subject to the imposition of a condition in respect of potential contamination on the site.


Built Environment (Drainage) – No objection


Built Environment (Highways) – No objection


Built Environment (Streetlighting) – No objection


Built Environment (PROW) – No objection


REPRESENTATIONS


None received

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The proposal relates to a school site that is within the Green Belt and the Mersey Valley the policies and proposals for which are intended to constrain the pressures for development in such a way as to protect and conserve the quality, appearance and amenity of the area whilst maintaining its value to the local economy and people. The building is situated outside the existing building envelope of the school but is closely associated with the main school, building and will replace an existing mobile classroom block on the site. It represents a relatively small addition to the built development on the site and is seen, particularly from the west and south, in the context of the existing school buildings on the application site and on the adjoining Wellacre Technology College site. 


2.   The site is located within the Green Belt and the policies and proposals for which, as noted by Planning Policy Guidance Note 2: Green Belts (PPG2), require a general presumption against inappropriate development within Green Belts. Development that is harmful to it’s open character and is not the specifically prescribed by PPG 2 or Proposal C5 of the Revised UDP will not generally be approved. As this proposal fails to meet the requirements of Proposal C5, the applicant is required to demonstrate very special circumstances for the development in order that planning permission may be granted. 


3. The proposal is relatively modest in scale relation to the existing school buildings, and is although it is larger in footprint, it is to sit on the site of an existing pre-fabricated classroom block and adjacent to the main school building on an area of the site that is currently not open. The applicant has also indicated that the proposal does not represent an increase in the number of classrooms or general capacity on site, rather it is to replace an existing unsympathetic pre-fabricated block that has come to the end of its useful life. As an educational establishment, the school has a duty to provide education; the refusal of this application would significantly harm the school’s ability to perform these duties. As the school site is located within the Green Belt, the building could not reasonably be located on land that falls outside the Green Belt boundary. It is considered that in this case, these factors amount to the very special circumstances that are required to be demonstrated in order to allow development of this type within the Green Belt. Moreover, given the siting of the building it is considered that it would have a minimal impact on the openness of the Green Belt.


AMENITY


4. The building itself is located well into the site and away from all the adjacent residential properties. The nearest residential properties are those on Wellacre Avenue to the west of the site and sit approximately 95m from the nearest property. Such a distance is considered significant and the proposal is therefore unlikely to result in any loss of amenity to neighbouring residents. In addition to this, the western boundary of the school site is de-lineated by a row of mature trees, obscuring the view of the proposal from the properties.


5. Four trees are to be removed as part of the proposal to make way for the extension. No Tree Preservation Order exists on any of the trees on site and those that are to be removed are considered to be poor species or in poor condition. The majority of the trees on site are to remain including a number in the group affected by the proposal. Notwithstanding this, there is plenty of scope for replacement trees at a ratio of 2 for every 1 removed to be re-planted on the site to compensate for those being lost and given the nature and number of trees, it is considered this may form part of a landscaping scheme secured through a planning condition.


6. The extension is proposed to be a replacement for the existing prefabricated classroom and it is not proposed to increase the capacity or level of activity on site. As such there is to be no intensification of the use of the site and in light of the above, there are no concerns in respect of amenity.


DESIGN / IMPACT ON THE CHARACTER OF THE AREA


7. The building is relatively simple in its design being of a brick and tile construction, although it sits in well with the host building, reflecting its overall style and proportions. The roof style and window openings reflect those of the main school building and the use of appropriate materials may be ensured through a planning condition. 


8. In terms of the street scene, it is located to the south of the existing school building and will not therefore be visible from Irlam Road, whilst to the West it will for the most part be obscured by the existing mature trees that sit along the boundary, however where it will be visible it will be viewed against the backdrop of the existing school building and represents a more sympathetic solution than the existing pre-fabricated building. Likewise, whilst there are no residential properties to the south, from where it may be seen, it will be within the context of the existing school buildings. As such there are no concerns in respect of the design or its impact on the street scene or the character of the area.


CONCLUSION


9. The proposal is for the erection of a single storey extension to the school to provide additional classroom accommodation to replace that currently provided by an existing pre-fabricated building that is to be removed as part of the proposal. Whilst it is noted that the site is located within the Green Belt, the applicant has provided supporting information outlining very special circumstances as to why the development should be approved. Furthermore, the siting and design of the building is such that it will have only a very limited impact on the openness of the Green Belt and the general amenity of the surrounding area. It is for these reasons that it is recommended the application be approved.


RECOMMENDATION: GRANT subject to conditions;


1. Standard time limit

2. Material samples


3. Landscaping scheme including replacement trees


4. Landscaping maintenance scheme


5. Compliance with plans


RM






		WARD: St. Mary's

		75025/FULL/2010



		DEPARTURE: No





		DEMOLITION OF EXISTING MOBILE CLASSROOMS AND TOILET BLOCKS; ERECTION OF SINGLE STOREY SIDE AND REAR EXTENSIONS TO FORM ADDITIONAL CLASSROOMS, TEACHING FACILITIES AND TOILETS.  CREATION OF ADDITIONAL HARDSTANDING CENTRALLY WITHIN THE SITE TO FORM EXTENDED HARD PLAY AREA.






		Woodheys Primary School, Meadway, Sale





		APPLICANT:  CYPS - Trafford Council





		AGENT: Trafford Council





		RECOMMENDATION:  GRANT









SITE


The application relates to Woodheys Primary school, which is situated on the western side of Meadway, in a predominantly residential area.  The site comprises of single storey and two storey buildings and mobile classrooms.  The school dates from 1936 and was built using traditional red clay brick.  Typical of its time the school has a symmetrical U-shaped plan which originally formed a boys wing and a girls wing.  The school has since been extended to the south elevation to form a nursery.  A playground and fields to the school are situated to the west of these buildings.  Residential properties on Meadway and Willow Drive bound the site to the north, residential properties on Grasmere Drive bound the site to the west and residential properties on Elton Road, Ashley Drive and Meadway bound the site to the south.


PROPOSAL


The application proposes the erection of single storey side and rear extensions to form seven new classrooms, a teaching studio, toilets and cloakrooms and a staff room.  The proposed extension would also replace existing corridors serving the north and south wings that were originally covered external walkways that were later enclosed.  The extension would also form an internalised courtyard.  Windows and doors are proposed to all elevations.  The existing hardstanding playground would also be extended further into the site resulting in a loss of part of the existing grassed area.  The proposed development would facilitate an increase of one hundred and five pupils to the school, three additional teaching staff, two additional non-teaching staff and one ancillary member of staff.


The development would occur following the demolition of the existing two mobile classrooms to the north of the site and two single storey toilet blocks to the rear of the existing school buildings.

REVISED TRAFFORD UDP


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

PROPOSALS MAP NOTATION 


Protected Open Space

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


OSR5 – Protected Open Space


OSR8 – Improvement and Provision of Outdoor Sports Facilities


D1 – All New Development

D2 – Vehicle Parking


PRINCIPAL ADOPTED RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Use of Existing Resources and Infrastructure


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


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region

RELEVANT PLANNING HISTORY

H41567 - Erection of single storey extension to provide nursery & reception classes – Granted 17th January 1996.

H/52003 - Provision of hardstanding to extend existing playground and parking areas – Granted 25th July 2001.


H/LPA/70400 - Retention of all weather sports pitch/play area within the existing playing fields – Granted 12th February 2009.

H/LPA/71733 - Erection of a portable modular building for the use as a children's day care nursery, to the north of the site – Withdrawn 3rd June 2010.


75101/FULL/2010 – Siting of a mobile building for a temporary period to provide six classrooms and toilet facilities centrally within the site – Under consideration.

APPLICANT’S SUBMISSION 


The applicant has submitted a design and access statement which states the following: - 


· The main drives for the extension are 1) demand for school places in the locality has risen and there is a need for an additional three classrooms and a studio to satisfy future intakes, 2) the pre-fabricated classrooms are in a poor state of repair, 3) staff facilities are poor and do not meet current standards, 4) existing toilet facilities are in a dilapidated state and are inadequate for the number of pupils.


· The proposal aims to link all parts of the school together without having to leave the building, as is the case at present.


· Organised around a new central courtyard the added accommodation will have significant areas of glazing, bringing natural light into the rooms.


· The symmetry of the original building is respected but relieved by the asymmetrical disposition of the year group ‘alcoves’ along the corridors.


· Overhangs of approximately 1.2m to the courtyard and west elevation roofs provide shade against excessive solar gain and shelter from rain or snow.


· Brickwork pillars between classrooms will be built of red clay brick to match the existing.


· The school currently has covered capacity for approx 45 cycles, which is well used and can be expanded to accommodate increased demand.


· Parking provision in the school car park is 37 spaces.  It is not anticipated that this will be expanded following completion of the extension.


· Whilst security is not currently a major problem, the new extension has been designed so as to minimise the amount of perimeter elevation accessible from outside the building.  The overhang to the west elevation has been reduced from an earlier design to reduce the risk of youngsters gathering and causing a nuisance to nearby residents out of school hours.


CONSULTATIONS


LHA – No objection to the proposals on highways grounds.  The provision of 50 cycle spaces are required to meet the Greater Manchester cycle parking standards and therefore a condition is recommended requiring this provision.  The provision of an updated travel plan will be required which details the increase in students/staff and measures to influence sustainable travel.  Further comments raised are detailed in the observation section of this report.


Arboricultural Officer – No objection to the removal of the tree standing close to the boundary fence of the school, provided that it is replaced in due course.

Pollution & Licensing - The application site is situated on brownfield land and as such a contaminated land condition is recommended.


Environmental Protection - 


Built Environment (Drainage) – No objection.

Built Environment (Highways) – No comment.

Built Environment (Street Lighting) – No comment.


Built Environment (Public Right of Way) – No comment.

Sport England – Comments to follow in the Additional Information Report.


REPRESENTATIONS


20 letters of objections have been received from neighbouring residents on Meadway, Meadway Close, Coppice Avenue, Ashley Drive, Fairway Drive and Cranmere Drive.  They raise the following concerns:


· The proposed extension would increase traffic that would pose a danger to highway safety.  There is an existing problem of parents parking on the street.  Meadway Clinic will shortly re-open, thus adding to the traffic problem.  Has consideration been given to a park and stride scheme perhaps using The Avenue Methodist car park as a base?


· Noise generated by the proposal and highlight that the school is used frequently out of school hours.


· Noise and disturbance, including dust generated by construction traffic and development works.


· They were told that the temporary access for the developer’s vehicles would be a minimum of a cars width, which is not the case; concern regarding the impact of this access and potential damage caused to their drains.


· The work entry will involve the felling of trees.  


· Site security.  The application states that there is very little trouble with vandalism, which is not the case.


· Concern was raised at a public meeting regarding the overhang to the rear; the main objection being that wet weather currently provides respite from the audible and visible antisocial behaviour that regularly occurs out of school hours.  It is believed that an overhang of 1.2m is significant and unnecessary and will encourage gangs of youths to further congregate on the property.


· What is the height and scope for cover of the external lighting?  There must be no invasion into gardens.


· The nursery and school are already very noisy and the school is used out of school hours


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. Part of the application site is designated as Protected Open Space within the Revised Trafford Unitary Development.  The proposed extension would not be situated within this designated area however the proposed extended hardstanding play area would be.  Proposal OSR5 states that the development of all or part of an open space will not be permitted unless it is for formal or informal recreational purposes; the proposed development is ancillary or complements the principal use of the site; it can be clearly demonstrated that the development would not result in a local deficiency of recreational open space and facilities, taking into account also of the site’s wider environmental and community value.  


2. The proposed hardstanding would be an extension to the existing playground and is required to compensate the loss of hardstanding that would result from the proposed extension to the school building.  The proposal would be required for recreational purposes for the school children and would be ancillary and complement the principle use of the site.  It is also considered that the proposed development would not result in a local deficiency of recreational open space and facilities within the local area or Borough as whole and thus would not adversely impact on this area of Protected Open Space.  The proposal is therefore considered acceptable in principle.


RESIDENTIAL AMENITY


3. Residential dwellinghouses and bungalows bound the site to the north.  The proposed extension would be situated approximately 13.5m away from the northern boundary of the site.  The proposed building would therefore not be situated closer to these neighbouring properties than the existing school buildings it would replace.  The neighbouring bungalows No.’s 5, 6 and 7 Willow Drive would also have fewer buildings close to their boundaries than the existing situation as the existing mobile classrooms would be demolished as part of the proposed works.  


4. Residential properties also bound the site to the south and south-west.  A minimum distance of 30m would remain between the proposed extension and the southern boundary of the site and 51m would remain to the south-western boundary.  There are also existing school buildings that are situated closer to the southern boundary than the proposed extension.  Mature trees and planting also lies along the south and south-western boundaries of the site which would partially screen views of the proposed building from these neighbouring properties.


5. Although the residential properties along the western rear boundary of the site have relatively low boundary fences and the proposed extension would be situated closer to these houses than the existing main school building, a minimum distance of 108m would remain between the proposed extension and the western boundary of the site.  


6. The proposed extension would be used for educational purposes for the school and therefore would not result in different activity on the site.  The concerns raised by neighbouring residents in regards to the proposed overhang to the west elevation resulting in youths congregating under it have been taken into consideration by the applicant and the degree of overhang has been reduced.  However, the problem of youths entering the site during out of school hours is a management issue for the school to address and not a consideration in this application.  The concerns raised by neighbouring residents in regards to noise and disturbance caused during the construction of the development are noted, however it would not be reasonable to refuse the application on these grounds because there are powers to control nuisance caused by works being carried out during anti-social hours by the Council’s Environmental Protection Team. It is therefore considered that the proposed extension would not have an overbearing impact or result in a loss of light or privacy to neighbouring residents and would not result in undue noise and disturbance.


7. The proposed extension of the existing hardstanding playground would result in the playground being situated 12m closer to neighbouring properties than the existing playground.  However, a minimum distance of 9.5m would remain between the proposed hardstanding and a common boundary with a residential property.  Dense mature planting and trees would also lie between the proposed hardstanding and the nearest properties to the south-west of the site.  The playing fields and all weather sports pitch to the rear of the site would also remain closer to the neighbouring properties than the proposed hardstanding.  It is therefore considered that the extension of the proposed hardstanding would not have an undue impact on the amenity of neighbouring residents.


DESIGN AND VISUAL AMENITY


8. The proposed extension would have pitched roofs.  The roof to the north and south extensions would match that of the existing, following the line of the existing eaves and ridge and would be constructed in Rosemary roof tiles to match the existing.  The roof to the extension to the west of the site would be shallower than the existing and the ridge line would be approx 0.8m lower than the current wings.  The eaves level would also be lower to mark a distinction between the old and the new would and be constructed in a colour coated aluminium standing seam roofing system, which has been chosen to enable a shallow pitch whilst also providing a high level of insulation and further providing a visual contrast to the existing.  The brick walls of the extension are proposed to be constructed in red bricks to match the existing.  A significant amount of glazing is also proposed around the extension, breaking up the massing of the extension whilst also allowing a considerable amount of natural daylight into the building.  


9. The proposed extension would be situated to the rear of the site and thus would not be visible from Meadway.  The proposal would therefore only be visible from the rear of neighbouring residential properties.  The proposal would entail the removal the existing mobile classrooms and flat roofed toilet blocks.  These existing buildings are tired and dated in appearance.  It is therefore considered that the proposed development would modernise and improve the appearance of the existing buildings and site overall.  The applicant proposes to remove a Norway Maple tree to the front of the site to enable access for construction traffic.  The tree is not protected; therefore it is considered that the removal of this tree is acceptable provided that it is replaced once the construction of the extension is complete as it does help to soften the appearance of the school site from the road.  It is therefore recommended that the replacement of this tree is secured through a landscaping scheme.  It is therefore considered that the design of the proposed extension is acceptable in relation to the existing site and would not adversely impact on the existing street scene or character of the surrounding area.


PLAYING FIELD ISSUES


10. The proposal includes an extension of the existing hardstanding playground which is required to compensate the loss of the hardstanding that would result from the proposed extension.  Although the proposal would result in a loss of part of the grassed area to the west of the site, the proposal would not result in the loss of existing sports pitches on the site.  The applicant is currently in discussions with Sport England regarding this matter.   Any comments received from Sport England will be detailed in the Additional Information Report. 


HIGHWAY SAFETY AND PARKING PROVISION


11. The proposed extension to the school building and playground would not result in a loss of car parking provision on the site and would be situated to the rear of the site away from the vehicular access and therefore would not impact on visibility splays in and out of the site.  Further to comments received from the Local Highways Authority, the Council’s standards state that one car parking space should be provided for every member of teaching staff present at the busiest time, one space for every three members of non-teaching staff present at the busiest time and three parking spaces for visitors.  The school is therefore required to provide a total of twenty-nine car parking spaces.  The proposal maintains the provision of 37 car parking spaces for the school.  The proposal is therefore considered acceptable on highways grounds.


12. Concerns raised from neighbouring residents in regards to the problems of on-street car parking from parents dropping off and picking up children are noted.  However, the school is not required to provide car parking facilities for parents.  It is the schools responsibility to encourage the children and parents to travel to school by alternative means.  It is therefore recommended that a condition is attached requiring the submission of an up-dated travel plan that details the increase in students and staff and the measures they will implement to influence sustainable travel.  The provision of fifty cycle parking spaces is also required to meet the Greater Manchester cycle parking standards.  It is also recommended that these cycle spaces are secured by condition.


CONCLUSION


13. The proposed single storey side and rear extensions to provide seven classrooms, teaching facilities, staff room and toilets are considered acceptable in principle, particularly as it would be used for educational purposes which is the main use of the site.  It is considered that due to the siting of the extensions centrally within the site the proposal would not unduly impact on the amenity of surrounding residents.   It is also considered that the design of the proposed extensions is in keeping with the host building and character of the surrounding area.  It is further considered that the proposal is acceptable on highways grounds. The proposal is considered to comply with all relevant policies in the Revised Trafford UDP.  The application is therefore recommended for approval.

RECOMMENDATION:

GRANT, subject to the following conditions:


1. Standard


2. List of approved plans


3. Materials


4. Landscaping, including the replacement of the Norway Maple


5. Submission of an Updated Travel Plan


6. Provision of 50 cycle parking spaces


7. Details of external lighting to be submitted and agreed in writing


8. Contaminated Land

VW
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		DEPARTURE: No





		SITING OF A MOBILE BUILDING FOR A TEMPORARY PERIOD TO PROVIDE SIX CLASSROOMS AND TOILET FACILITIES CENTRALLY WITHIN THE SITE.  






		Woodheys Primary School, Meadway, Sale





		APPLICANT:  CYPS - Trafford Council





		AGENT: Trafford Council





		RECOMMENDATION:  GRANT









SITE


The application relates to Woodheys Primary school, which is situated on the western side of Meadway, in a predominantly residential area.  The site comprises of single storey and two storey buildings and mobile classrooms.  The school dates from 1936 and was built using traditional red clay brick.  Typical of its time the school has a symmetrical U-shaped plan which originally formed a boys wing and a girls wing.  The school has since been extended to the south elevation to form a nursery.  A playground and fields to the school are situated to the west of these buildings.  Residential properties on Meadway and Willow Drive bound the site to the north, residential properties on Grasmere Drive bound the site to the west and residential properties on Elton Road, Ashley Drive and Meadway bound the site to the south.


PROPOSAL


The application proposes the siting of a mobile building for a temporary period of approximately ten months to a year.  The building would provide six classrooms and toilet facilities for the pupils.  The building would be situated centrally within the site on an area of existing playground.  The building would contain windows to the east and west elevations and steps and a ramp leading up to doors to the north and south elevations.


The proposed temporary building is required to provide classroom accommodation whilst existing classrooms are demolished and a new extension is built.  This permanent development is proposed within planning application 75025/FULL/2010, which can be found elsewhere on this agenda.

REVISED TRAFFORD UDP


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

PROPOSALS MAP NOTATION 


Protected Open Space

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


OSR5 – Protected Open Space


OSR8 – Improvement and Provision of Outdoor Sports Facilities


D1 – All New Development

D2 – Vehicle Parking


RELEVANT PLANNING HISTORY

H41567 - Erection of single storey extension to provide nursery & reception classes – Granted 17th January 1996.

H/52003 - Provision of hardstanding to extend existing playground and parking areas – Granted 25th July 2001.


H/LPA/70400 - Retention of all weather sports pitch/play area within the existing playing fields – Granted 12th February 2009.

H/LPA/71733 - Erection of a portable modular building for the use as a children's day care nursery, to the north of the site – Withdrawn 3rd June 2010.

75025/FULL/2010 – Demolition of existing mobile classrooms and toilet blocks; erection of single storey side and rear extensions to form additional classrooms, teaching facilities and toilets.  Creation of additional hardstanding centrally within the site to form extended hard play area – Under consideration.


APPLICANT’S SUBMISSION 


The applicant has submitted a design and access statement which states the following: - 


· The reason for this provision is to house pupils temporarily displaced from the main school and prefabricated classrooms during the construction work to the exiting school.


· The scale of the structure has been kept to a minimum by phasing works.


· Colours will be neutral or pastel shades.


· They anticipate the building will remain throughout the construction period for the new extension from summer 2010 for approx 40-50 weeks.


· A ramp will be provided for disabled and wheelchair access.


CONSULTATIONS


LHA – The proposal does not reduce the number of parking spaces within the site and that it is to provide temporary accommodation whilst construction works are being carried out within the site.  There are therefore no objections on highways grounds.


Pollution & Licensing -  No objections.


Built Environment (Drainage) – No objection.

Built Environment (Highways) – No comment.

Built Environment (Street Lighting) – No comment.


Built Environment (Public Right of Way) – No comment.

REPRESENTATIONS


18 letters of objections have been received from neighbouring residents on Meadway, Meadway Close, Coppice Avenue and Ashley Drive.  The letters predominantly raise objection to the proposed extension of the school proposed under planning application 75025/FULL/2010.  They raise the following concerns:


· The proposed extension would increase traffic that would pose a danger to highway safety.  There is an existing problem of parents parking on the street.


· Noise generated by the proposal and highlight that the school is used frequently out of school hours.


· Noise and disturbance generated by construction traffic and development works.


· The construction access point will involve the felling of trees.  


· Site security.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The area in which the mobile building is proposed to be situated is identified as being within an area of Protected Open Space in the Revised Trafford Unitary Development Plan.  Proposal OSR5 states that the development of all or part of an open space will not be permitted unless it is for formal or informal recreational purposes; the proposed development is ancillary or complements the principal use of the site; it can be clearly demonstrated that the development would not result in a local deficiency of recreational open space and facilities, taking into account also of the site’s wider environmental and community value.  


2. The proposed mobile building would only be situated on the site for a temporary period whilst the school undertakes permanent development works to extend the school.  If planning permission is not granted for the proposed extension to the school (75025/FULL/2010) then the proposed mobile building would not be required.  The proposed mobile building would provide teaching classrooms for the school and thus complements the principle use of the site.  As the proposal would enable the school to continue operating full lessons while the school is extended, the proposal would also benefit the local community.  It is recognised that the proposal would only be temporary and thus would not impact on the Protected Open Space.  It is also considered that the proposed development would not result in a local deficiency of recreational open space and facilities within the local area or Borough as whole.  The proposal is therefore considered acceptable in principle.


RESIDENTIAL AMENITY


3. Residential dwellinghouses and bungalows bound the site to the north.  The proposed mobile building would be situated 30m away from the northern boundary of the site.  The proposed building would therefore be situated further away from the residential properties to the north than the existing school buildings.  There are also no windows proposed to the north elevation of the building.


4. Residential properties also bound the site to the south and south-west.  A minimum distance of 44m would remain between the proposed mobile building and the southern boundary of the site and 26m would remain to the south-western boundary.  There are also existing school buildings that are situated closer to the southern boundary than the proposed building.  Mature trees and planting also lie along the south and south-western boundaries of the site which would partially screen views of the proposed building from these neighbouring properties.


5. Although the residential properties along the western rear boundary of the site have relatively low boundary fences and the proposed building would be situated closer to these houses than the existing school buildings, a minimum distance of 46m would remain between the proposed mobile building and the western boundary of the site.  


6. The proposed building would be used for educational purposes for the school and therefore would not result in additional activity on the site.  It is therefore considered that the siting of the proposed mobile building on the site would not have an overbearing impact or result in a loss of light or privacy to neighbouring residents and would not result in undue noise and disturbance.


DESIGN AND VISUAL AMENITY


7. The proposed mobile building would be single storey with a flat roof and constructed from plastisol steel sheets coloured grey.  This is typical of temporary mobile buildings.  As the applicant is only seeking a temporary permission for the proposed building with the purpose of providing classroom accommodation whilst existing school buildings are demolished and a new permanent extension is constructed to the rear of the existing school building, it is considered that the design of the proposed building is acceptable in relation to the existing site.


8. The proposed mobile building would be situated to the rear of the site and thus would not be visible from Meadway.  The proposal would only be visible from the rear of neighbouring residential properties.  It is therefore considered that the proposal would not adversely impact on the existing street scheme or character of the surrounding area.


HIGHWAY SAFETY AND PARKING PROVISION


9. The proposed mobile building would not result in a loss of car parking provision on the site and would be situated to the rear of the site away from the vehicular access and therefore would not impact on visibility splays in and out of the site.  As previously detailed in this report, the purpose of the proposal is to provide classroom accommodation for a temporary period whilst construction work for an extension is carried out on the main school building.  It is therefore considered that the proposal would not result in an increase in on-street car parking and is considered acceptable on highways grounds.


CONCLUSION


10. The siting of a mobile building for a temporary period to provide six classrooms and toilet facilities for the school whilst construction work is carried out on the extension of the existing school building is considered acceptable in principle, particularly as it would be used for educational purposes which is the main use of the site.  It is considered that due to the siting of the building centrally within the site the proposal would not unduly impact on the amenity of surrounding residents.   It is also considered that although the design of the proposed building is of a temporary nature, the building is only proposed for a temporary period of time and is therefore considered acceptable.  It is further considered that the proposal is acceptable on highways grounds. The proposal is considered to comply with all relevant policy in the Revised Trafford UDP.  The application is therefore recommended for approval.

RECOMMENDATION:

GRANT, subject to the following conditions:


1. Temporary permission of 1 year

2. List of approved plans

VW





		WARD: Sale Moor

		75085/FULL/2010

		DEPARTURE: Yes





		CREATION OF OFF-AIRPORT PARKING FACILITY (535 CAR PARKING SPACES) WITH ANCILLARY ROADS AND FOOTPATHS, 2 NO. BUS SHELTERS, 2M HIGH SECURITY FENCING AND GATES, 29 NO. 8M HIGH FLOODLIGHTING COLUMNS AND LANDSCAPING, ERECTION OF SINGLE STOREY CONTROL ROOM






		Land at Golf Road, Sale






		APPLICANT:  Mr. John Long






		AGENT: Higham & Co.






		RECOMMENDATION:  REFUSE










SITE  


The application site comprises 2.7 hectares of land in the open countryside to the east of the M60 motorway. The land abuts Golf Road and is roughly L-shaped, extending eastwards and then southwards to the rear of the applicant’s dwelling and antiques / furniture storage business at Cloverfield Cottage on Fairy Lane. 


The application site is open grassland and is currently used for the grazing of horses. The land slopes gradually away from Golf Road to the east and is bounded by mature trees and hedgerows with a timber post and rail fence to the Golf Road frontage. The site is crossed by overhead power lines running in a north-east to south-west direction.


To the north of the site lies Sale Golf Course and Club House and to the south, off Fairy Lane, there are a variety of uses including a farm, an antiques centre, kennels and a garden nursery. The M60 lies immediately to the west of Golf Road within a cutting with residential areas on the opposite side. The River Mersey lies further to the east


The site lies within the Green Belt and the majority of the trees on the perimeters of the site are protected by Tree Preservation Orders. 


PROPOSAL


The application seeks permission for the development of the site as a parking facility for passengers using Manchester Airport. The submitted site layout plan shows the provision of 535 parking spaces including 23 spaces for disabled persons and 3 staff spaces. 

The proposed vehicular access would be from Golf Road. The Design and Access Statement says that all access roads, car park aisles and footways will be bitmac surfaced and that the proposal is based on existing ground levels.


The applicant’s Planning Statement also refers to a proposed emergency access to the rear of the applicant’s residential property at Cloverfield and through to Fairy Lane. However, this route is not included within the application site although a road leading to this boundary of the site is indicated on the layout plan.


The layout also includes the provision of two bus pick up / drop off areas with shelters. The shelters would measure approximately 1.5m x 5.4m in area Twenty-nine x 8m high floodlighting columns would be provided across the site and 2m high welded mesh security fencing would be provided around the perimeter. 


A security / control building would be erected at the entrance to the site to provide office / control room and staff facilities. The building would measure approximately 7.4m x 7.4m and 4.3m in height. The building would have a monopitch roof and would be constructed in brickwork and timber cladding with concrete tiles on the roof. 


Passengers would be transported to and from the airport by a fleet of minibuses. 


The application is accompanied by a Design and Access Statement, a Traffic Impact Assessment, a Design and Access Statement, a Flood Risk Assessment, a Tree Survey Report, a Lighting Scheme and landscaping details.  

REGIONAL SPATIAL STRATEGY (RSS)


DP1 – Spatial Principles

DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Make the Best Use of Existing Resources and Infrastructure


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


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RDF1 – Spatial Priorities


RDF2 – Rural Areas


RDF4 – Green Belts


W1 – Strengthening the Regional Economy


RT1 – Integrated Transport Networks


RT2 – Managing Travel Demand


RT5 - Airports


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 


Green Belt


Wildlife Corridor


Area of Protection of Landscape Character


River Valley Floodplain


Area of Search for Aggregates


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


ENV1 – Flood Risk


ENV3 – Landscape Protection


ENV4 – Trees, Hedgerows and Woodlands


ENV6 – Areas for Conservation


ENV7 – Nature Conservation


ENV8 – River Valleys and Major Watercourses


ENV10 – Wildlife Corridor


ENV11 – Nature Conservation and Assessment of Development


ENV12 – Species Protection


ENV13 – River Valley Floodplains


ENV14 – Tree and Hedgerow Protection


ENV27 – Road Corridors


T6 – Land in relation to Transport and Movement


T16 – Off Airport Parking


C1 – Green Belt


C5 – Development in the Green Belt

M6 - Aggregates

RELEVANT PLANNING HISTORY

H/60662 – Demolition of existing outbuildings / stables and erection of single storey store – Approved – 2nd June 2005


H/56683 – Change of use of indoor riding school to commercial storage – Refused. Appeal allowed


H/47990 – Retention of stables and tack rooms – Approved 2000


H/46954 – Change of use of land from grazing to off airport car parking – Refused 1999


H/25702 – Retention of stable block – Approved 1987


H/09418 – Erection of indoor riding centre – Approved 1980  


H/06502 – Change of use from stud farm to riding stables – Approved 1978


CONSULTATIONS


LHA: No objections

The submitted Transport Statement states that the previous use of the site was as a riding school, which generates an average weekday vehicular trip level of 25 cars and 5 HGV’s during the working day. On a weekend, this increases to up to 50 vehicles per hour with additional HGV movements / horse boxes at a rate of 5 per day. 


In 2003, an application was submitted for change of use to commercial storage, which was likely to generate around 2 cars and 4 HGV trips per day on all seven days of the week. These proposals were seen as a reduction in trips from the existing use. 


The new proposals are for a 537 space park and ride facility. The applicant has used data and trips for the existing Park and Ride facility located at Styal Road provided by GMTU, which is directly comparable. The Styal Road site is larger and therefore the trips have been factored to the number of car parking spaces within the site. 


The trips generated by the proposed park and ride facility will be a maximum of 14 in the AM peak and 15 in the PM peak. Whilst this is a slight increase in trips within the AM / PM peak hours, there will be a considerable reduction in trips at the weekend.


The level of trips is reasonably low due to the long stay nature of the parking and it is felt that the trips data provided is robust and there are therefore no objections on this basis.


It is noted that the parking layout meets the Council’s dimension standards and that, although a gate is proposed across the entrance, this is set back 10m within the site and therefore will not cause any obstruction to the public highway. 


Built Environment: Acceptable using the lanterns proposed (flat glass). Recommend fitting of front and rear anti-obtrusive light louvres. The location is a low brightness area with dwellings nearby.

Environmental Protection: No comments received to date


Environment Agency: Objects on the grounds that the Flood Risk Assessment (FRA) is unacceptable. 


The submitted FRA does not comply with the requirements set out in Annex E, paragraph E3 of Planning Policy Statement 25 and therefore does not provide a suitable basis for assessment to be made of the flood risks arising from the proposed development. 


In particular, the submitted FRA fails to address the following matters: -


1. Clarify which method of surface water disposal will be used. The planning application states that the surface water will be disposed of via soakaway. The FRA states that surface water will be disposed of into Barrow Brook  and drawing 2411/102 shows the surface water being discharged by a hydrobrake into the brook. 


2. Clarify the position of Barrow Brook. The line of Barrow Brook should be shown on drawing 2411/102. There appear to be two ponds on the line of the brook. Is this a correct interpretation? 


3. Provide calculations on the design of the storage ponds.


4. Barrow Brook flows via a series of culverts into an open watercourse adjacent to Rifle Road. There is no flow in this watercourse. If the water is to be directed into the watercourse, then the culverts should be examined to determine their condition and whether they have sufficient capacity to pass the flow. 


5. The standard of defence on the River Mersey is 1 in 17. Therefore, the site is Flood Zone 3B functional flood plain. As such, paragraph 9.1 in the FRA is incorrect. 


The applicant therefore needs to provide a revised FRA that overcomes these concerns.


If the Council is minded to approve the application as submitted, then, in accordance with paragraph 26 of PPS25, the Environment Agency should be notified in order that further representations may be considered.


GM Ecology Unit: Objects on nature conservation grounds: -


The application is contrary to Policies ENV3, ENV8 and ENV10 of the Revised Trafford UDP and is also contrary to the aspirations of green infrastructure policies in the emerging Core Strategy of the Local Development Framework.


In relation to Policy ENV3, the proposal would have an impact upon the landscape character of the Mersey Valley that is unsympathetic to the surroundings.


As regards Policy ENV8, it is considered that the proposed development will compromise the intention of the Council to develop the recreation, wildlife and leisure potential of the river valleys and major watercourses and will compromise the intention to seek to re-establish a countryside character in the Mersey Valley. 


In terms of Policy ENV10, the applicant has provided no information in relation to the current ecology of the application site and is therefore unable to effectively demonstrate that the proposed development will not compromise the wildlife corridor function of the Mersey Valley.   

GM Police Design for Security: The proposed facility should be constructed, managed and accredited to Park Mark Safer Parking Scheme (PMSPS) standards.


The whole of the site should be enclosed with welded wire mesh fencing to a height of 2.1m (preferably 2.4m). Care should be taken to ensure that panels are fixed securely to the posts and that any level changes do not inadvertently facilitate climbing or leave large gaps underneath the panels. The hinges / locking mechanism of the gates should not provide footholds and the gap at the bottom of the gates should be small enough to stop anyone climbing through.


The facility should be permanently staffed during all hours of operation. Staff should control access into and out of the car park and should carry out frequent patrols of the facility. It is recommended that a CCTV system is installed, covering all areas of the car park and monitored by staff in the control room. 


It is recommended that all glazing to the control room building is laminated to a minimum thickness of 7.5mm and any windows / doors are to be Secured by Design standards. 


The surface of the car park should be even tarmac / blockwork (leaving no loose material which could be used to cause criminal damage and aid theft from / of vehicles) with clear road markings to show a circulation route around the facility (avoiding confusion and conflict)  All parking bays should be provided in straight rows to aid surveillance and should also be clearly marked.


Lighting should be provided within the site to an adequate and uniform level so as not to allow any areas of pooling / shadowing.


Any vegetation should be kept to a maximum height of 1m and any foliage to trees should be at a height exceeding 2m so as not to create potential hiding places or impede natural surveillance to and from the control room or parked vehicles.


Effective signage should be used throughout the site to direct users to spaces and exits and including safety and security information. 


A management plan for the future operation of the site should be formulated, including regular maintenance of the facility in order to ensure the long term integrity of the security arrangements.     

United Utilities (Water): No objections subject to conditions: -

In accordance with PPS25, surface water should not be allowed to discharge to foul / combined sewer. This prevents foul flooding and pollution of the environment.


The site must be drained on a separate system with only foul drainage connected into the foul sewer. Surface water should discharge to the soakaway as detailed in the planning application. 

United Utilities (Electricity): The development is adjacent to / includes UU’s electricity distribution equipment and it is essential that the applicant checks that they are within their land ownership and that UU’s maintenance and access rights are maintained.  


Highways Agency: No objections in principle, subject to conditions: -


1. No lighting source shall be directly visible to drivers on the M60 motorway.


2. The proposed floodlights shall not cause a glare problem to motorists on the M60 motorway.


Manchester Airport: No objections. The proposed development has been examined from an aerodrome safety aspect and does not conflict with any safeguarding criteria.

APPLICANT’S SUBMISSION


The applicant’s Planning Statement makes the following comments: -


· The application site was previously used by the Cloverfield Riding School for the exercising and grazing of horses. However, due to the alignment of the proposed Metrolink extension announced in 1999, the Riding School was forced to close down as it was not possible to get insurance or a riding establishment licence after this date.


· Following the grant of planning permission on appeal in 2004, the use of the former indoor riding arena was changed to the commercial storage of furniture and is now occupied by the Manchester Antique Company. A limited number of horses are still kept at the applicant’s stables on a DIY livery basis.


· The applicant’s business was adversely affected by the Metrolink proposals and, in these circumstances, as previously stated by the former Deputy Prime Minister, “any business in rural areas put out of business by no fault of their own should be given every assistance to start a new business”. The current proposal seeks to establish an appropriate alternative use for the land.

· The Manchester Airport Master Plan to 2020 has now been adopted and recognises that the airport business relies on accessibility and that access by road plays a crucial role in providing economic connectivity with local areas, the Manchester City Region and the North West of England. 


· According to the Master Plan, there are currently 22,500 parking spaces for passengers and staff at the airport and 15,700 public long stay spaces located away from the main site. However, a need for around 35,000 public long stay parking spaces (on and off airport) by 2015 has been identified. The current proposal will contribute to this need. The site has direct motorway access to the airport and will help to achieve a reduction in road traffic trips to the airport itself. It is consistent with the objective of the Airport Strategy to manage the growth in demand and avoid unacceptable levels of congestion in and around the airport.


· Whilst located within the Green Belt, the countryside around urban areas is often recognised as a preferred location for park and ride and airport parking schemes and such development need not be inappropriate. There are numerous examples across the country, including the recently developed extensive shuttle park at Styal Road, Moss Nook.


REPRESENTATIONS


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


Green Belt and Principle of Development


· The development would involve the loss of attractive pasture land that is used for the grazing of horses and would spoil the little green space that is left for local residents. 


· The application is contrary to Green Belt policy and the Development Plan and no special circumstances have been demonstrated. 


· Is there really a need for another car park? Shouldn’t people be encouraged to use public transport? There is a very good train, bus and taxi service to Manchester Airport and an existing parking facility for the airport at Carrington.


· If it is felt that another parking facility is needed, then a brownfield site should be found. There are many suitable sites outside the Green Belt, such as in Trafford Park, which could accommodate this type of facility. 


· Has a shortage of off-site airport parking facilities been demonstrated? Are the existing facilities fully utilised?


· The proposal would set a dangerous precedent for development on Green Belt land. 

Landscape Impacts


· The proposed development would be an ugly blot on an otherwise attractive landscape, which is enjoyed by a large number of people. The 8ft high fence will exacerbate this harm to the visual appearance of the area. 


· The visual impact of 29 floodlights will have a totally unacceptable impact on the landscape. The motorway is in a dip whereas the proposed floodlighting will be on a higher level and within an area that is currently dark thus causing much greater light pollution.


· The development will spoil the natural beauty of this part of the Mersey Valley.


Wildlife Impacts


· The development will damage the natural habitat and will have a detrimental impact on wildlife.  Similar harm has previously been caused by the widening of the M60 when the pedestrian footbridge was demolished, isolating the foxes and other wildlife to the south of the motorway and meaning they have to cross at the motorway junction or Fairy Lane. The floodlighting and noise of traffic in this vicinity will make it more dangerous for wildlife and will disrupt normal sleep patterns.


Traffic Impacts


· Traffic on Old Hall Road, Wythenshawe Road and through Sale Moor village is already at saturation point at rush hour. The development would add considerably to the traffic already generated by the Golf Club, power station, farms and smallholdings. There would be significant queues trying to exit Wythenshawe Road, which will cause inconvenience to residents.


· The additional traffic will endanger schoolchildren travelling to Worthington Road Primary School.


· The traffic generated by the development will increase the risk to recreational users including horse riders, cyclists and walkers who use the road to access the Mersey Valley. 


· The junction of Old Hall Road and Wythenshawe Road is on a dangerous bend with poor visibility. The junction needs traffic lights. Old Hall Road is very narrow. There have been several accidents in recent years. There is a day nursery nearby and the staff park all along one side of the road. This is already a heavily used junction and it is particularly difficult to turn right into Old Hall Road. 


· The application proposes the use of a 12 metre bus, which will probably have a luggage box trailer and will need to straddle both sides of the road when entering / existing Old Hall Road. New Hall Road is small, quiet and narrow and not suitable for the proposed vehicles. 


· Traffic calming measures introduced onto Wythenshawe Road within the last eighteen months have been inappropriate and ineffective. The development proposals would only increase the speeding problem. 

Residential Amenity


· The floodlights will have a detrimental impact on residential amenity.


· There would be a significant increase in traffic, noise and disturbance. The development would involve vehicle movements 24 hours per day and 7 days per week. The Manchester Antiques storage business has already led to 24 hour floodlighting and the additional movement of HGV’s. 


· The development will cause a further increase in fumes on top of what is already prevalent in the air due to the existing motorway traffic.  There would be a significant increase in traffic, noise and disturbance. 

· People will be driving up and down Wythenshawe Road in the middle of the night trying to find the car park.


Other Comments


· The proposed development will not bring revenue into Sale and would be of little benefit to the people of Trafford in terms of either jobs or convenience. 


· The area is part of the Trafford “Health Walk” route but will not be healthy with all the additional fumes. The route leads to the Rutland Lane bridal path, which gives access to the River Mersey and Sale Water Park. This is a much safer route than the Rifle Road alternative because the first half has a proper pavement and the second half is vehicle free.


· The development will attract criminals.


· The development is a 20 minute drive from the airport, which is too far to make economic sense. At rush hour, the journey time would take 30-40 minutes.


· There is a considerable risk of oil / diesel / petrol contamination to the surrounding leisure area.


· Fairy Lane is frequently used for the parking of HGV’s and earth moving equipment and storage of chemical containers.


· More residents should have been notified.


· The site notices on Fairy Lane have been taken down.


· Property values would be adversely affected.


· A site notice has been posted stating that the site will be used for the siting of 75 caravans from 1st August. Does the Council know about this and is this included in the application or would it require a new application?

One letter received raising no objections in principle but requesting that restrictions are placed on the positioning of CCTV cameras to prevent overlooking of adjacent properties.


One letter of support received, making the following comments: -


There is already a major motorway, a Metrolink to Manchester Airport, a golf club with approximately 700 members with individual cars, an overflow car park to the rear of the club for some 100 cars without planning permission, an unauthorised 400,000v pylon and power line, industrial sheds sited on the golf course all in close proximity to the proposed development and all determined by TMBC as appropriate in the Green Belt. It would be refreshing to have an authorised development in the area that would be managed properly and would serve not only the area but the transport infrastructure serving Manchester Airport.


Paul Goggins, MP makes the following comments: -


The development of this Greenfield site with such a large parking scheme would cause substantial damage to wildlife and the wider environment. Residents are concerned that the scheme will lead to an increase in traffic levels in the area. Residents are also concerned about the lack of site notices and notification. A resident has asked whether traffic lights will be installed at the Old Hall Road, Broad Road and Wythenshawe Road junction if the plans are approved. He also points out that surface water will run into the River Mersey and is concerned that there is no “balancing pond” in the proposal.


Sale Civic Society makes the following comments: -


· The proposal is in contravention of the status of the area being classed as Green Belt and Mersey Valley, which helps to protect wildlife habitats and access to the countryside for local people. .


· The proposal will cause light pollution and increase traffic generation through residential areas, which include long established properties and a large new development at Ashley Green and where car ownership levels are already high. The proposed bus transport would aggravate the problem.


· There is a school and day nursery close to the junction to the motorway bridge, which is also on an acute bend.


· The increased traffic will cause noise and air pollution and loss of highway safety.


The Chief Warden of the Mersey Valley Countryside Service states that the Service objects to these proposals for the following reasons: -


· Large scale urban development on a Green Belt site;


· Proximity of the area to Sites of Biological Importance, the river corridor, Chorlton Water Park, LNR and large areas of informal countryside and the consequent destructive impact on these resources;


· Destruction of visual amenity and character in this quiet area of the Mersey Valley. The change will be from one of Green Belt character to one of urban concrete expanse, exacerbated at night by light pollution from the floodlighting columns. 


· Increased traffic from a currently insignificant level to a considerable level increasing issues relating to character, disturbance and safety.


· Whilst it is understood that the Metrolink extension may require increased parking facilities, neither the scale nor location of the proposal is compatible with the area’s Green Belt status.  


Councillor Hooley makes the following comments: -


The vehicular movements would cause undue disturbance to residents and cause a potential road safety risk, particularly for children. Manchester Airport's departures run from 05:00 through to 23:55 daily and arrivals from 04:00 to 23:45. For international flights check in is 2 hours prior to departure and Manchester Airport is a 20 minute drive from the proposed site. This means that vehicles are going to arrive on site from as early as 02:30. Once a flight has arrived collection of luggage and all passengers boarding the shuttle bus to the car park could take up to 45 minutes meaning that passengers from the last inbound flight could be arriving at the car park up to an hour after their flight arrives, i.e. 00:45. As a result there could be vehicular movements from passengers’ cars and transfer buses consistently for almost 22.5 hours per day. This would be unreasonable for the residents of New Hall Close, Wythenshawe Road and Poolcroft. 

All vehicle movements have also got to take a route onto Wythenshawe Road at the junctions of New Hall Close and Old Hall Road. Both of these junctions, and especially the Old Hall Road junction, get very busy at peak times. The additional traffic could be dangerous to road users and pedestrians attempting to cross at these junctions. The junction at New Hall Close also contains a day nursery, which is very busy at picking up and dropping off times and these additional vehicular movements could put children at risk. Proposal T16 of the Trafford UDP states that when considering off airport parking, the council will take account of the impact of the proposal on residents and occupiers of nearby properties, the visual impact of the proposed use on the character and appearance of the surrounding area, the adequacy of the sites access to the primary and trunk road network and whether the scheme conflicts with other areas of the Trafford UDP.  

PPG2 states that Green Belt land should be maintained and protected from inappropriate development except in very special circumstances. Proposal C1 of the Trafford UDP states that the council will continue to protect the green belt along the Mersey Valley from it's junction with the Ship Canal to the Manchester boundary. Proposal C5 of the Trafford UDP states that there will be a general presumption against development within the green belt unless special circumstances can be demonstrated. The security office would not fall within any of the categories of development that are appropriate within the Green Belt according to Proposal C5. Proposal C11 states that the council will encourage use of the green belt for recreation and tourism  but that developments should not conflict with nature or conservation and should not introduce noise and excessive traffic. 

The application does not demonstrate sufficient reasons or special circumstances to depart from PPG2 or the Trafford UDP in relation to Green Belt land. Whilst the site does have good access to the trunk and primary road network, this is not sufficient reason to depart from proposal T16. The impact on residents and the impact on the character and appearance of the Mersey Valley area would be significant. As such, the application would be contrary to PPG2 and policies C1, C5, C11, T6 and T16 of the Trafford UDP.  

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. Proposal T16 – Off Airport Parking – lists a number of criteria that will be taken into account in the assessment of such proposals. These include residential amenity, visual amenity, access to the trunk and primary road network and whether or not the scheme conflicts with other Policies and Proposals of the UDP, including the protection of open land and areas of special landscape value. The justification to the policy states that “As Manchester Airport grows, the demand for airport parking will expand in parallel. Some of this pressure can be expected to affect Trafford because of its close proximity to the airport. Control is necessary to guide suitable proposals to appropriate locations.” 


2. The issues of the impact on residential amenity, visual amenity and highway safety / accessibility are considered in the relevant sections below. The application site also lies within a number of policy designations on the Revised Trafford Unitary Development Plan Proposals Map including Green Belt, Wildlife Corridor, Area of Protection of Landscape Character and River Valley Floodplain


3.
Proposal C5 of the Revised Trafford Unitary Development Plan states that there will be a general presumption against inappropriate development in the Green Belt unless very special circumstances can be demonstrated. Planning Policy Guidance Note 2 (PPG2), Green Belts, paragraph 3.2, states that “Inappropriate development is, by definition, harmful to the Green Belt. It is for the applicant to show why permission should be granted. Very special circumstances to justify inappropriate development will not exist unless the harm, by reason of inappropriateness, and any other harm, is clearly outweighed by other considerations.”

4.
Proposal C5 and PPG2 state that the making of a material change in the use of land is inappropriate development unless it maintains openness and does not conflict with the purposes of including land in the Green Belt. The purposes of including land within the Green Belt are listed in paragraph 1.6 of PPG2 as follows: -


· To check the unrestricted sprawl of large built up areas;


· To prevent neighbouring towns from merging into one another;


· To assist in safeguarding the countryside from encroachment;


· To preserve the setting and special character of historic towns;


· To assist in urban regeneration, by encouraging the recycling of derelict and other urban land.”


It is considered that the proposed development would clearly conflict with several of these aims, in particular checking the unrestricted sprawl of large built up areas, safeguarding the countryside from encroachment and assisting in urban regeneration by encouraging the recycling of derelict and other urban land. The laying down of a hard surface across a large area of Greenfield land together with the erection of fencing, floodlights and an ancillary building would clearly not safeguard the countryside from encroachment. It is also considered that this is a particularly sensitive part of the Green Belt, being close to the edge of the urban area and located centrally within a narrow strip of land between the motorway and the River Mersey. Furthermore, it has not been demonstrated that there are no previously developed sites within the urban area where such development could be located.


5.
In addition, the proposed control room building is not one of the types of building that are listed in Proposal C5 or PPG2 as appropriate in the Green Belt and therefore this structure, in itself, would clearly represent inappropriate development.

6. The applicant’s agent has stated that the applicant’s former riding school business was adversely affected (and the land blighted) by the announcement of the Metrolink extension in this area and that the current proposal seeks to establish an appropriate alternative use for the land. However, it is considered that this would not be sufficient to represent “very special circumstances” that would justify inappropriate development in the Green Belt. In order to represent very special circumstances, those circumstances would need to be unique to the application site but it is considered that similar arguments could apply to other properties affected by the Metrolink extension or by other planning proposals in numerous other locations. It is also noted that, notwithstanding the comments in the Planning Statement that the land has remained vacant and unused since the closure of the applicant’s Riding School, the site is clearly still used for the grazing of horses (horses having been observed on the land on three different site visits during the course of the application).


7. It is also considered that it has not been demonstrated that any very special circumstances exist to justify the development. The statement fails to demonstrate that any benefit that the development would bring to the local community and its economy would be sufficient to outweigh the harm to the Green Belt and to the purposes of retaining the land within the Green Belt.  The reference to the Manchester Airport Master Plan to 2030 and the stated need in that Plan for additional on and off airport long-stay parking provision by 2015 is considered to be insufficient justification for this application proposal – particularly in the absence of any demonstration that the need cannot be met other than with the contribution of the proposed development. It is therefore concluded that no very special circumstances exist such as to justify the proposed inappropriate development and that planning permission must therefore be refused on this basis.

8. Policy C5 states that the openness of the Green Belt should be maintained. It is considered that the proposed hard surfaced areas, fencing, floodlights and, in particular, the control room building (which would be positioned at the front of the site within 6m of Golf Road), would clearly have a detrimental impact on the openness of the Green Belt. 

9. Policy C5 also states that proposals should not prejudice the purposes of the Green Belt by reason of their scale, siting, materials or design. In this case, the proposed development would have a significant detrimental impact on the visual appearance and character of the Green Belt as a result of the laying down of hard surfaces across 2.7 hectares of open land and the erection of lighting columns, fencing and an ancillary building Furthermore, the light pollution caused by the proposed floodlighting in what is currently a low brightness area would change the rural character of the Green Belt and the additional traffic generation would affect its tranquillity. These latter impacts would be particularly evident at night when it would be expected that the area would be characterised by relative darkness and tranquillity. It is therefore considered that the proposed development would also conflict with Proposal C5 and PPG2 in this respect. 

10. In addition, the application site is subject to landscape protection and nature conservation policies (respectively by UDP Policies ENV3 and ENV17 and ENV7 and ENV10). It is considered that the proposed development would compromise the objectives of these policies. 


11. The application site is also located at least in part within the Mersey flood-plain – as identified on the UDP Proposals Map and more recently in the Manchester, Salford, Trafford Level 2 / Hybrid Strategic Flood Risk Assessment. In the latter Flood Risk Assessment document, the application site lies partly within the “medium risk” Flood Zone 2 area and partly within the “functional flood-plain” Flood Zone 3b area. This issue is discussed in more detail in the relevant section below.


12. It is therefore considered that the proposed development would be unacceptable in principle in this location in terms of Green Belt, landscape and environmental policies and that it would therefore fail to meet the criteria listed in Proposal T16 relating to Off-airport parking.


LANDSCAPE IMPACT AND VISUAL AMENITY


13. Proposal ENV17 – Areas of Landscape Protection – states that the Council will protect, promote and enhance the distinctive landscape character and quality of the area. Where development is acceptable in principle, the Council will assess the suitability of proposals in terms of the appropriateness of design and construction materials, the degree and quality of landscaping and the impact on the landscape quality of the immediate area and the wider setting and on features of importance to wildlife. Proposal ENV3 – Landscape Protection – also states that the Council will protect Areas of Landscape Protection from development that is obtrusive or unsympathetic to its surroundings.

14. In this case, as stated above, the development is not considered to be acceptable in principle and it is considered that it would have a significant detrimental impact on the landscape quality of the area. The development would involve the surfacing of the site with bitmac roads, pedestrian routes and car park aisles and paved parking areas, the erection of 2m high mesh fencing around the entire perimeter, the erection of twenty-nine 8m high floodlighting columns, the erection of a control building and would involve the loss of at least one protected tree. Furthermore, although the Design and Access Statement says that the proposal is based on existing ground levels to assist in assimilating the development into the landscape and that no gradient will exceed 1 in 12, no detailed information has been submitted to show what degree of alteration to existing ground levels would be required in order to form acceptable roads, pedestrian routes and parking areas. 


15. The submitted Planning Statement says that the topography of the site and the existing trees on the northern and eastern boundaries will ensure that the facility is well screened and the visual impact minimised such that the visual amenities of the Green Belt and Mersey Valley would not be harmed. However, the western part of the site fronting onto Golf Road would be very prominent and, due to the fact that the motorway is set on a much lower level within a cutting, it would also be prominent from the residential areas on the opposite side of the motorway. In addition to the impact of the proposed hard surfacing in this part of the site, the control room building would be positioned at the front of the site within 6m of Golf Road and would therefore itself be extremely prominent. Whilst the application does include a landscape plan showing planting around the boundaries of the site, it is particularly noticeable that no tree planting has been proposed on the majority of the most prominent, western, boundary of the site to Golf Road. It is considered that this planting scheme would not be sufficient to overcome the harm to the landscape character of the area. 

16. It is also considered that the landscape impact of the development would be exacerbated by the fact that the application site is located centrally within a relatively narrow strip of land between the motorway and the River Mersey and is surrounded on all sides by currently undeveloped land. It is therefore considered that the development of this site would harm the integrity of the landscape character of the whole Area of Landscape Protection in this part of the Mersey Valley. 

17. In addition, as concluded in respect of the Green Belt policies, the proposed floodlighting and traffic generation would have a further impact on the character of the area particularly at night when it would be expected that the area would be characterised by relative darkness and tranquillity. It is therefore considered that the proposed development would be contrary to Proposals ENV3 and ENV17 of the Revised Trafford UDP. The development would also be contrary to Policy DP7 pf the Regional Spatial Strategy for the North West (RSS) which requires that environmental quality should be protected and enhanced by understanding the character and distinctiveness of places and landscapes and maintaining and enhancing the tranquillity of open countryside and rural areas.


ECOLOGICAL CONSIDERATIONS


18. Policy ENV10 specifically indicates that the Mersey Valley is a strategically important wildlife corridor that must be safeguarded from development and enhanced for its value as a wildlife habitat. Policy ENV8 specifically indicates that river valleys and main watercourses are to be developed for recreation and leisure purposes subject to landscape and wildlife considerations. 

19. The GM Ecology Unit has objected to the application, concluding that the proposal is contrary to Policies ENV3, ENV8 and ENV10 of the Trafford UDP and is also contrary to the aspirations of green infrastructure policies in the emerging Core Strategy of the Local Development Framework.


20. In relation to Policy ENV3, the Ecology Unit states that the proposal would have an impact upon the landscape character of the Mersey Valley that is unsympathetic to the surroundings. As regards Policy ENV8, the Ecology Unit considers that the development would compromise the intention of the Council to develop the recreation, wildlife and leisure potential of the river valleys and major watercourses and would compromise the intention to seek to re-establish a countryside character in the Mersey Valley. In terms of Policy ENV10, the Ecology Unit states that no information has been provided in relation to the current ecology of the application site and that the applicant is therefore unable to effectively demonstrate that the proposed development will not compromise the wildlife corridor function of the Mersey Valley.   


21. It is therefore considered that the proposed development would have an unacceptable impact on nature conservation interests and would be contrary to Proposals ENV3, ENV8 and ENV10 with respect to the Mersey Valley Wildlife Corridor. The development would also be contrary to Policy DP7 of the Revised Spatial Strategy for the North West (RSS) which states that environmental quality will be protected by maintaining and enhancing the quantity and quality of biodiversity and habitat. 

RESIDENTIAL AMENITY 


22. The closest residential properties are situated to the south and south-west of the application site, approximately 50-60m away from the boundary of the proposed parking area. Whilst there could be some limited impact on the residential amenity of the occupiers of these properties as a result of vehicles coming and going, particularly at unsocial hours, it is considered that, given the relatively long stay nature of the parking and the consequent relatively low level of vehicle movements, the noise impacts would not be so great as to justify refusal of the application on the grounds of residential amenity. 


23. In terms of the potential impact of the proposed floodlighting, there are also residential properties on the opposite side of the motorway, which, due to the fact that the motorway is set down significantly lower than the land on either side, would face directly across to the proposed site, although at a distance of approximately 80m. It is considered that, in respect of these dwellings and the properties to the south and west of the site, the impact of the floodlighting on residential amenity could be controlled by conditions in relation to the fitting of the lights and where necessary cowls and louvres. It is therefore considered that, subject to appropriate conditions, the proposed development would not have an unacceptable impact on residential amenity.  


TRAFFIC GENERATION AND HIGHWAY SAFETY CONSIDERATIONS


24. Concerns have been raised by a significant number of local residents relating to the potential traffic generation and the impact on highway safety. In particular, concerns have been raised that vehicles would need to travel through residential areas between the motorway and the parking facility and that these residential roads are already congested and have a problem of speeding vehicles. In addition, the objectors state that the junction of Old Hall Road and Wythenshawe Road is close to a bend and that there is a school and day nursery in close proximity. 


25. The applicant’s Traffic Impact Assessment concludes that the trips generated by the proposed parking facility will be a maximum of 14 in the AM peak and 15 in the PM peak. The Assessment states that the previous use of the site was as a riding school, which generated an average weekday vehicular trip level of 25 cars and 5 HGV’s during the working day. On a weekend, this increased to up to 50 vehicles per hour with additional HGV movements / horse boxes at a rate of 5 per day. The Assessment concludes that, whilst the trips generated by the current airport parking proposal would represent a slight increase in trips within the AM / PM peak hours compared with the riding school use, there will be a considerable reduction in trips at the weekends. 

26. It is considered that little weight can be attached to comparisons with the traffic generated by the former riding school as this use ceased a number of years ago and there does not appear to be any likelihood of it being re-established. Nevertheless, the LHA comments that the level of trips associated with the proposed use is reasonably low due to the long stay nature of the off-airport parking. In addition, the nature of the proposed use means that vehicle movements are spread across the 24 hour period rather than being concentrated within the peak periods. The LHA therefore considers that the trips data provided is robust and raises no objections in terms of traffic generation or highway safety.


27. In terms of residential amenity, it is recognised that vehicle movements would occur during night time hours and at weekends and that there could therefore be some limited additional noise and activity associated with the use at unsocial hours. However, it is considered that the level of traffic generated would not be such as to cause any significant harm to residential amenity.


28. The LHA also states that the parking layout meets the Council’s dimension standards and that, although a gate is proposed across the entrance, this is set back 10m within the site and therefore will not cause any obstruction to the public highway. 


29. The Highways Agency has raised no objections in principle, subject to conditions that no lighting source shall be directly visible to drivers on the motorway and that the proposed floodlights shall not cause a glare problem to motorists on the motorway.

30. It is therefore considered that, given the nature of the proposed use, the traffic generation would not have an unacceptable impact in terms of highway safety or residential amenity, although, as stated above, it would have an impact on the character of the Green Belt.

COMMUNITY SAFETY CONSIDERATIONS


31.
GM Police Design for Security has raised no objections subject to a number of conditions including requirements in relation to fencing, staffing of the facility, the installation of a CCTV system, the layout and surfacing of the parking areas, provision of lighting, design of landscaping, provision of signage and a requirement for a management plan for the future operation of the site. It is therefore considered that, subject to appropriate conditions, the proposed development would be acceptable in terms of crime prevention and community safety. 

FLOOD RISK


32.
The application site is located at least in part within the Mersey flood-plain – as identified on the Revised UDP Proposals Map and more recently in the Manchester, Salford, Trafford Level 2 / Hybrid Strategic Flood Risk Assessment. In the latter Flood Risk Assessment document the application site lies partly within the “medium risk” Flood Zone 2 area and partly within the “functional flood-plain” Flood Zone 3b area.


33.
Whilst off airport car parking is classed as a “less vulnerable” use in Table D3 of PPG25 and a “less vulnerable” use may be acceptable in a “medium risk” Flood Zone 2 area – such a use is not acceptable within the “functional flood-plain”.


34.
The Flood Risk Assessment (FRA) submitted with the application does not make any explicit reference to the most up to date information and advice on flood risk – specifically that set out in the Strategic Flood Risk Assessment and in the current (December 2009) version of the Planning Policy Statement 25 (PPS25), Development and Flood Risk, Practice Guide. As such the FRA is considered to be deficient – in particular in so far as it: -


i) Makes no reference to any testing of the availability or otherwise of sequentially preferable alternative (lesser flood risk) development sites that could be substituted for the application site, and,


ii) Does not make it clear how the layout of the proposed development within the application site will have regard to the varying degrees of flood risk within the site boundary. 


35.
Furthermore, the proposed development would result in an increase in impermeable area on what is currently a green-field site, resulting in a potential increase in surface water run-off. The intention to utilise attenuation-based Sustainable Drainage Systems (SUDS) to assist in managing this, and discussions with the Environment Agency, is acknowledged.  However, reference to infiltration-based SUDS is also made.  If the development were considered to be acceptable in principle, further discussions would be required with the local authority on the precise type of system to be used, having full regard to the groundwater vulnerability characteristics of the local area.  


36.
The Environment Agency has also objected on the grounds that the submitted FRA does not comply with the requirements set out in Annex E, paragraph E3 of Planning Policy Statement 25 and therefore does not provide a suitable basis for assessment to be made of the flood risks arising from the proposed development. In particular, the Agency state that the submitted FRA fails to clarify which method of surface water disposal will be used, fails to clarify the position of Barrow Brook, fails to provide calculations on the design of the storage ponds, does not provide any information on whether the culverts between the brook and the watercourse have been examined to check whether they have sufficient capacity to pass the flow of water and does not recognise that the development is proposed in the Flood Zone 3B functional flood plain. 


37.
It is therefore considered that the FRA is inadequate and does not provide a suitable basis for assessment to be made of the flood risks arsing from the proposed development. It is therefore considered that the application proposal is contrary to PPS25, Development and Flood Risk, and should be refused on this basis.


CONCLUSION


38. In conclusion, it is considered that the proposed development represents inappropriate development within the Green Belt and that no “very special circumstances” have been demonstrated that would justify an exception to Green Belt policy. It is also considered that the development would harm the openness and the character and visual appearance of the Green Belt, contrary to Proposal C5 of the Revised Trafford UDP and PPG2, and would have a detrimental impact on the landscape character and quality of an Area of Landscape Protection, contrary to Proposal ENV17 of the Revised Trafford UDP. In addition, it is considered that the development would have a detrimental impact on the landscape character of the Mersey Valley, contrary to Proposal ENV3 of the UDP, would compromise the objective of Policy ENV8 to develop the recreation, wildlife and leisure potential of the river valleys and major watercourses and would be contrary to Policy ENV10 which indicates that the Mersey Valley is a strategically important wildlife corridor that must be safeguarded from development and enhanced for its value as a wildlife habitat. It is also considered that the submitted Flood Risk Assessment is unacceptable and does not provide a suitable basis for assessment and that the application proposal is therefore contrary to Planning Policy Statement 25, Development and Flood Risk. Whilst the development is considered to be acceptable in terms of traffic generation and highway safety and in terms of residential amenity, and community safety, it is therefore recommended that planning permission should be refused on the above grounds.

RECOMMENDATION:
REFUSE

1. The proposed development would represent “inappropriate development”, which is, by definition, harmful to the Green Belt and no “very special circumstances” have been demonstrated that would justify an exception to Green Belt policy in this respect. The development would, by reason of the hard surfacing, fencing, new building, floodlighting and additional traffic, harm the openness, character and visual appearance of the Green Belt. The proposed development would therefore be contrary to Proposals C5 and T16 of the Revised Trafford Unitary Development Plan and national guidance in Planning Policy Guidance Note 2, Green Belts and Planning Policy Guidance Note 13, Transport. 

2. The proposed development would, by reason of the hard surfacing, fencing, new building, alterations to ground levels, floodlighting, and additional traffic, be unsympathetic to its surroundings and would have a detrimental impact upon the landscape character of the Mersey Valley, which is designated as an Area of Landscape Protection in the Revised Trafford Unitary Development Plan. The proposed development would therefore be contrary to Proposals ENV3 and ENV17 of the Revised Trafford Unitary Development Plan and the Council’s Supplementary Planning Guidance, Landscape Strategy, and Policy DP7 of the Regional Spatial Strategy for the North West (RSS).

3. The proposed development would compromise the intention of the Council to develop the recreation, wildlife and leisure potential of the river valleys and major watercourses and would compromise the intention to seek to re-establish a countryside character in the Mersey Valley. The proposed development would therefore be contrary to Proposal ENV8 of the Revised Trafford Unitary Development Plan. 

4. No information has been provided in relation to the current ecology of the application site and the applicant has therefore failed to demonstrate that the proposed development would not destroy or impair the integrity of the wildlife corridor function of the Mersey Valley.  The proposed development would therefore be contrary to Proposal ENV10 of the Revised Trafford Unitary Development Plan and Policy DP7 of the Regional Spatial Strategy for the North West (RSS).

5. The submitted Flood Risk Assessment is inadequate and does not provide a suitable basis for assessment to be made of the flood risks arising from the proposed development. The proposed development would therefore be contrary to Proposal D1 of the Revised Trafford Unitary Development Plan and Planning Policy Statement 25, Development and Flood Risk,  
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The applicants for this application are Trafford Council and having received an objection to the application, it must be determined by Planning Committee.

SITE


The site comprises of a roughly rectangular shaped parcel of land accommodating a large detached nursery building. The building itself is located in the north east corner of the site fronting onto Central Road whilst the area to the south and east of the building is landscaped and the outdoor play area is located to the west of the site, adjacent to the residential properties on The Willows. To the south of the site is Partington Police Station.


PROPOSAL


It is proposed to erect a steel storage container close to the north east boundary of the site adjacent to an existing storage container. It is to be located at right angles to the boundary no. 20 the Willows with a footprint of 2.5m x 3m x 2.7m height and will front on to the hard surfaced area of the playground. As noted above it is to be of steel construction and colour coated with a single access door on the east elevation and is to be used for storage of play equipment.

REVISED TRAFFORD UDP


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

PROPOSALS MAP NOTATION 


No notation

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development

RELEVANT PLANNING HISTORY

H/LPA/47813 – Erection of single storey extension at rear. Approved with conditions 9 August 1999.


H/55874 – Erection of extension to existing childcare nursery/family centre. Approved with conditions 31 March 2003.


H/LPA/62518 – Retention of 2.3m high galvanised palisade fence situated to the north west of the site between car parking and children’s play area. Withdrawn 31 August 2005.


H/LPA/62784 – Change of use of landscaped border to playground in connection with nursery. Erection of playground equipment and canopy shelter to south elevation. Approved with conditions 30 August 2005.


H/LPA/65255 - Retention of 2.3m high galvanised palisade fence situated to the north west of the site between car parking and children’s play area (Re-submission of H/LPA/62518). Approved with conditions 26 September 2006.


74312/FULL/2009 – Installation of roller shutters to front and side of existing canopies on south east and south west elevations to provide separate secure storage areas for children’s play equipment. Approved with conditions 18 December 2009.


APPLICANT’S SUBMISSION 


Relevant detail contained within Observations section of the report.


CONSULTATIONS


None


REPRESENTATIONS


Partington Town Council – No objection


One letter of objection has been received from the occupier of 18 The Willows. Concerns are as follows;


· The steel containers do not fit in with a residential setting.


· The new container will be clearly visible form no.18 the Willows alongside the existing unsightly steel container.


· The proposed container will be visible from the patio door, kitchen window, garden and bedroom window throughout the winter.


· The container will sit 2 feet higher over the fence and will look out of proportion and out of character.


· We have had to grow fir trees to block out the unsightly shopping centre which we intend to chop down once the shopping centre is demolished. Once this has been done it will make the containers fully visible.


· The plan seems to show the container being fully behind no.20 The Willows and not behind no.18. This appears to be incorrect.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The proposed development is to be located on a site that has no formal designation in the Revised UDP. It is for a structure that is to be ancillary to and directly related to the operation of the main use of the site. It is for these reasons that it is not considered there are any objections in principle subject to the detailed assessment of its impact.


RESIDENTIAL AMENITY


2. The proposed shed is located in close proximity to the residential properties on The Willows. The container is to be sited adjacent the rear boundary fences of numbers 18 and 20 The Willows and at it’s highest point, will extend approximately 900mm above the top of the fence. Whilst it is noted that given the type of structure proposed, for it to extend above the top of the fence can make it appear unsightly for the occupants of the adjoining residential properties. However, the views from these residential properties is significantly obscured by the existing mature vegetation that has been planted along the boundary of both no.18 and no.20 means very little will be actually visible from these properties. This vegetation takes the form of both deciduous and evergreen trees extending to a height in excess of 5m in parts.


3. Concern has been raised by local residents about the visibility of the containers and their impact on a residential setting. As noted above, the proposed container will be well screened by the existing vegetation within the boundaries of both no.20 and no.18, much of which is evergreen and whilst it is correct that the residents of these properties may be able to see part of the of the containers over the top of the fence, given the level of screening in place it is not considered it will be to any degree that will result in a loss of residential amenity.


4. The comments in respect of the siting in relation to the properties on The Willows is noted. However, notwithstanding this the site layout plan within the application site is considered accurate and the impact on all the surrounding properties in respect of the siting of the proposal has been assessed on site. As such, any discrepancies that may exist in respect of the boundaries of the adjacent properties are considered marginal and would not alter the recommendation.


DESIGN/STREET SCENE


5. The shed is of standard steel construction and is to be sited on an existing area of hardstanding. It is of a size and style that would normally be expected of a building of this nature and whilst it is clearly functional in its design, it will not for the most part be visible from outside the site and as such it is considered acceptable on a temporary basis. Its impact may be softened through its colour and whilst no details in respect of the finish colour have been provided with the application, this may be addressed through a suitably worded planning condition. It is to be set well back from Central Road and will be screened from the road by the vegetation along the boundary and the nursery building itself. As with most applications for buildings of this type, a temporary permission is recommended.


CONCLUSION


6. The proposal is for the erection of a steel container within the grounds of the existing nursery for use for the storage of outdoor play equipment. The building is modest in size and although close to the boundary with residential properties will not result in any loss of amenity either from its physical presence or by the nature of the activities it will be used for. It is for these reasons that it is recommended the application be approved on a temporary basis for three years.


RECOMMENDATION: GRANT subject to conditions;


1. Temporary permission – 3years


2. Details of colour finish
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AGENDA ITEM NO.


TRAFFORD COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE  -  8TH JULY 2010


REPORT OF THE CHIEF PLANNING OFFICER

SECTION 106 CONTRIBUTIONS – POSITION STATEMENT 2009/10


PURPOSE OF REPORT


To report to Members on the number of planning applications approved by the Committee during 2009/10 where s.106 contributions have been required and on the overall position on contributions that have been triggered, received and allocated to Council development projects since 2001/2. 

RECOMMENDATIONS


Members are requested to note the contents of the report.


Further information from:


Simon Castle, Chief Planning Officer, Planning and Building Control


Extension:  3111


Proper Officer for the purposes of s.100D of the Local Government Act 1972:



Chief Planning Officer


Background papers:



Minutes of all Planning Development Control Committee meetings during 2009/10



Report of Director of Finance to Audit and Accounts Committee 29th June 2010


1.0
Background


1.1 The Council receives contributions from developers as a result of legal agreements under section 106 (s.106) of the Town and Country Planning Act 1990 which are tied to planning consents granted by this Committee. These contributions have to be related to the development approved and utilised for infrastructure or other improvements which mitigate the impacts of the development approved.  The basis for these contributions is set out in the adopted Unitary Development Plan and the level of contributions and the circumstances in which they are payable are set out in detail in approved Supplementary Planning Guidance documents.


1.2
This report firstly summarises all the contributions approved by the Committee during 2009/10 and secondly looks at the overall position since s.106 contributions were first requested in 2001/2.

1.3
Contributions are received for a variety of purposes and are split into the following areas:-


· Children’s play space

· Outdoor sports facilities 


· Red Rose Forest tree planting

· Affordable housing


· Highway infrastructure improvements 

· Public transport improvements

In respect of affordable housing, it should be noted that many s.106 agreements specify provision of affordable accommodation on-site within the approved development scheme and therefore no financial contributions for off-site provision are sought. It should also be noted that contributions may additionally be sought for other specified purposes directly related to the development, e.g. investment in new sports developments and activities in relation to stadium expansion at Manchester United FC, and local employment initiatives related to industrial developments in Carrington and Partington. 


1.4
A number of conditions are attached to the contributions and are set out in the individual s.106 agreements. These usually specify the total contribution due, how the contribution is split into the areas outlined above, the general area in which the contribution must be applied and the period in which the contribution must be spent. Failure to invest the contribution in accordance with the timetable set out in the agreement could lead to the contribution being repaid to the developer; this has not occurred in respect of any agreement to date.


2.0
Contributions approved during 2009/10


2.1
2009/10 has been marked by a significant downturn in the number of planning consents sought for commercial and employment development and for larger residential developments compared to the period before the economic downturn began.  As a result the number of schemes generating highways and public transport contributions was low and the sums of money not very significant.  However this has been balanced by two major development schemes of Borough wide significance being approved – the Altair scheme in Altrincham Town Centre and the stadium redevelopment and foodstore development submitted by Lancashire County Cricket Club and Tesco, both of which will generate very large contributions when implemented.


2.2
As a result of the current difficulties in the development sector, a number of approaches have been made by applicants seeking a reduction in the contributions payable.  These requests are now assessed against a development viability model independently formulated by consultants on behalf of the Council and, where relevant, recommendations have been made to the Committee in accordance with the model’s findings.  Also the Committee has agreed to forego contributions in respect of any small residential schemes (normally single dwelling conversions) on the basis of the potential impact of the contribution on the viability of those schemes and the disproportionate administrative cost to the Council of formulating the agreement and collecting the money.  This arrangement has been agreed for an initial period of 12 months from January 2010.


2.3
The breakdown of contributions approved by the Committee during 2009/10 are as set out below:

		

		No. of schemes*

		Value*

		Altair

		Lancs CCC/Tesco

		Carrington power station

		Total value



		Play space



		30

		£174,747

		£37,760

		

		

		£212,507



		Outdoor sports



		35

		£147,531

		

		

		

		£147,531



		Play space/outdoor sports

		5

		£56,872

		

		

		

		£56,872



		Red Rose Forest

		39

		£203,847

		£109,275

		£106,455

		£32,900

		£452,477



		Affordable housing

		1

		£254,526

		11 units

		

		

		£254,526

+11 units



		Highways



		14

		£90,766

		£224,605

		£673,545

		£17,595

		£1,006,511



		Public transport



		14

		£177,909

		£490,787

		£1,615,670

		£29,018

		£2,313,384



		Highways/public transport

		1

		£17,500

		

		

		

		£17,500



		All of the above but not apportioned

		2

		£467,636

		

		

		

		£467,636



		Air quality measures

		

		

		

		

		£88,000

		£88,000



		Revenue from international matches

		

		

		

		Yet to be calculated

		

		



		Off-site traffic regulation  orders

		1

		Yet to be calculated

		

		Yet to be calculated

		

		



		Total

		53

		£1,591,334

		£862,427 +11 units

		£2,395,670

		£167,513

		£5,016,944





* Excluding Altair, Lancs CCC/Tesco and Carrington Power Station

3.0
Allocation and spending of contributions received up to March 2010


3.1
Between 2001/2 and 2009/10 £7.3 millions of contributions have become payable to the Council.  Of this, £4.6 millions have been spent on, or committed to, eligible projects within the Council’s capital programme.  


3.2
The level of s.106 contributions received or which have become payable to date and the actual amounts spent on or committed to schemes are as follows: 

		

		Play Space/ Outdoor Sports  £000

		Red   Rose Forest


£000

		Affordable Housing £000

		Highways/Public Transport*  £000

		Total      £000



		Amounts Received

		

		

		

		

		



		Pre 2005/06

		1,935

		45

		1,092

		388

		3,460



		2006/07

		116

		38

		

		947

		1,101



		2007/08

		256

		40

		

		255

		551



		2008/09

		70

		41

		

		166

		277



		2009/10

		326

		125

		242

		1,217

		1,910



		Total Received

		2,703

		289

		1,334

		2,973

		7,299



		

		

		

		

		

		



		Amounts Applied

		

		

		

		

		



		Spent

		(1,760)

		

		(532)

		(1,648)

		(3,940)



		Committed to schemes

		(41)

		(9)

		(560)

		(44)

		(654)



		Add Interest

		68

		16

		

		25

		109



		Balance Available

		970

		296

		242

		1,306

		2,814





* Includes contributions from Manchester United FC and businesses in Trafford Park, which are to be used on specific infrastructure improvements.  

3.3
The table above shows total contributions of £7.3m which have either been received by or are due to the Council. Of this £7.3m, £3.9m had been spent by the end of 2009/10 and a further £0.7m had been committed to schemes in the Capital Investment Programme. Appendix 1 shows how the contributions have been applied to date.  Of this £7.3m are £1.5m of contributions which are still due to the Council as a result of trigger points being reached on specific developments. These amounts are being sought actively by Legal Services.  


3.4
In addition a number of s.106 agreements are in place where development has not yet proceeded.  Should these developments proceed then further sums will become payable to the Council. As at 21 June 2010 these amount to £10.6m. Procedures are in place within the Planning service to monitor the progress on these developments and in the event trigger points are reached then notification will be sent to Legal Services to pursue the amounts due.  


3.5
A total of £2.8m has been received or is receivable but as of yet has not been committed.  Appendix 2 shows a summary of contribution type and the vicinity in which it can be spent.

3.6
One agreement, not included in the table in 3.2, is worthy of specific mention.  The development of Giants Field (now known as the Barton Square shopping development) at Barton Dock Road adjoining the Trafford Centre has a s.106 contribution agreed with Peel Developments (North) Ltd.  The contribution was £11m at 2004 prices and is index linked.  This contribution was negotiated as an alternative to delaying construction until an extension of Metrolink to serve Trafford Park and the Trafford Centre was the subject of a let contract.  The Metrolink extension has still not been progressed despite vigorous promotion of the scheme by both the Council and Peel Holdings.  

3.7
Under the agreement the contribution can be used for Metrolink or alternative public transport (or other) infrastructure improvements that are in the vicinity of the site and will relate to and be of benefit to the development.  No payments have been made to date and the contribution is now worth £12.852m after indexation.


3.8
The Council’s preference is still for an expansion of Metrolink as was outlined in the report to the Executive in March when City Regional Governance was being debated. The current agreement ends in 2014 and in view of the delays affecting Metrolink the Council is currently in discussion with Peel to replace the agreement with a new agreement which would extend the period within which the Council can draw down this contribution to match the period over which there is a still a prospect of securing the Metrolink extension in order to preserve the benefit of the s.106 monies. The Council is also working with Peel on other possible public transport and highway schemes, financed via s.106, which will benefit Trafford Park and the Trafford Centre.

APPENDIX 1


		Capital Projects financed from Developer Contributions



		Project

		Actual Expenditure to 31/3/09

£’000

		Committed

£’000



		

		

		



		Play Space/Outdoor Sports 

		

		



		

		Improvements - Stamford Park, Hale 

		189

		



		

		Environmental Projects - Wellfield Lane Playground 

		28

		



		

		Disabled Access - Worthington Park, Sale

		53

		



		

		Play Area - Harley Road / Symons Road, Sale 

		93

		2



		

		Improvements -  John Leigh Park, Altrincham

		116

		34



		

		Pickering Lodge, Timperley

		60

		



		

		Disabled Access - Victoria Park 

		105

		



		

		Drainage works and car park resurface - Turn Moss Playing Fields 

		211

		



		

		Play area - Bankhall Lane, Hale

		37

		3



		

		Play area - Newton Park, Timperley

		108

		



		

		Nansen Street, Gorse Hill

		30

		



		

		Play area - John Leigh Park, Altrincham

		52

		



		

		Play area - Longford Park, Stretford

		64

		



		

		Play area - Moor Nook Park, Sale Moor

		28

		2



		

		Improvements - Longford Park 

		149

		



		

		Altrincham Ice rink

		350

		



		

		Play area - Nansen Park

		30

		



		

		Environmental Projects - Stamford New Road 

		32

		



		

		Environmental Projects - Northenden Road, Sale 

		25

		



		

		Total Play Space/Outdoor Sports

		1,760

		41



		

		

		

		



		Red Rose Forest 

		

		



		

		Play area improvements - Kelsall Street 

		

		9



		

		Total Red Rose Forest

		

		9



		

		

		

		



		Affordable Housing

		

		



		

		Longford Road, Stretford

		13

		



		

		Broomwood Estate, Timperley

		190

		



		

		Sale West Estate (IVHA)

		89

		



		

		Marple Grove, Stretford

		30

		



		

		Broad Road, Sale

		211

		



		

		Urmston Town Centre

		

		150



		

		Hale Methodist Church development

		

		168



		

		Cornbrook Court homeless unit, Old Trafford

		

		126



		

		Tung Sing HA - Roseneath Rd, Urmston

		

		116



		

		Total Affordable Housing

		532

		560



		

		

		

		



		Highways/Public Transport (inc MUFC)

		

		



		

		Old Trafford Metrolink Station 

		1,200

		



		

		Traffic Calming - Wythenshawe Road 

		3

		5



		

		Accessibility - A56, Navigation Road

		

		15



		

		Barton Dock Road – Ped Crossing at ASDA

		100

		



		

		Lostock Skate Park 

		321

		24



		

		To support revenue expenditure 

		24

		



		

		Total Highways 

		1,648

		44



		

		

		

		



		

		Total Section 106 Contributions

		3,940

		654





APPENDIX 2

Analysis of uncommitted developer contributions by type and geographical area


		

		Play Space/ Outdoor Sports


£000

		Red Rose Forest


£000

		Affordable Housing


£000

		Highways/ Public transport

£000

		Total


£000



		Uncommitted Contributions 

		

		

		

		



		Analysis by Area: 

		

		

		

		

		



		Stretford/Old Trafford

		238

		224

		242

		528

		1,232



		Sale

		86

		5

		

		17

		108



		Urmston

		63

		14

		

		478

		555



		Altrincham

		430

		52

		

		273

		755



		Partington/Carrington 

		48

		

		

		9

		57



		No area restriction 

		107

		

		

		

		107



		TOTAL

		972

		295

		242

		1,305

		2,814
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AGENDA ITEM NO.    8

TRAFFORD COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE  -  8TH JULY 2010


REPORT OF THE CHIEF PLANNING OFFICER

SECTION 106 CONTRIBUTIONS – POSITION STATEMENT 2009/10


PURPOSE OF REPORT


To report to Members on the number of planning applications approved by the Committee during 2009/10 where s.106 contributions have been required and on the overall position on contributions that have been triggered, received and allocated to Council development projects since 2001/2. 

RECOMMENDATIONS


Members are requested to note the contents of the report.


Further information from:


Simon Castle, Chief Planning Officer, Planning and Building Control


Extension:  3111


Proper Officer for the purposes of s.100D of the Local Government Act 1972:



Chief Planning Officer


Background papers:



Minutes of all Planning Development Control Committee meetings during 2009/10



Report of Director of Finance to Audit and Accounts Committee 29th June 2010


1.0
Background


1.1 The Council receives contributions from developers as a result of legal agreements under section 106 (s.106) of the Town and Country Planning Act 1990 which are tied to planning consents granted by this Committee. These contributions have to be related to the development approved and utilised for infrastructure or other improvements which mitigate the impacts of the development approved.  The basis for these contributions is set out in the adopted Unitary Development Plan and the level of contributions and the circumstances in which they are payable are set out in detail in approved Supplementary Planning Guidance documents.


1.2
This report firstly summarises all the contributions approved by the Committee during 2009/10 and secondly looks at the overall position since s.106 contributions were first requested in 2001/2.

1.3
Contributions are received for a variety of purposes and are split into the following areas:-


· Children’s play space

· Outdoor sports facilities 


· Red Rose Forest tree planting

· Affordable housing


· Highway infrastructure improvements 

· Public transport improvements

In respect of affordable housing, it should be noted that many s.106 agreements specify provision of affordable accommodation on-site within the approved development scheme and therefore no financial contributions for off-site provision are sought. It should also be noted that contributions may additionally be sought for other specified purposes directly related to the development, e.g. investment in new sports developments and activities in relation to stadium expansion at Manchester United FC, and local employment initiatives related to industrial developments in Carrington and Partington. 


1.4
A number of conditions are attached to the contributions and are set out in the individual s.106 agreements. These usually specify the total contribution due, how the contribution is split into the areas outlined above, the general area in which the contribution must be applied and the period in which the contribution must be spent. Failure to invest the contribution in accordance with the timetable set out in the agreement could lead to the contribution being repaid to the developer; this has not occurred in respect of any agreement to date.


2.0
Contributions approved during 2009/10


2.1
2009/10 has been marked by a significant downturn in the number of planning consents sought for commercial and employment development and for larger residential developments compared to the period before the economic downturn began.  As a result the number of schemes generating highways and public transport contributions was low and the sums of money not very significant.  However this has been balanced by two major development schemes of Borough wide significance being approved – the Altair scheme in Altrincham Town Centre and the stadium redevelopment and foodstore development submitted by Lancashire County Cricket Club and Tesco, both of which will generate very large contributions when implemented.


2.2
As a result of the current difficulties in the development sector, a number of approaches have been made by applicants seeking a reduction in the contributions payable.  These requests are now assessed against a development viability model independently formulated by consultants on behalf of the Council and, where relevant, recommendations have been made to the Committee in accordance with the model’s findings.  Also the Committee has agreed to forego contributions in respect of any small residential schemes (normally single dwelling conversions) on the basis of the potential impact of the contribution on the viability of those schemes and the disproportionate administrative cost to the Council of formulating the agreement and collecting the money.  This arrangement has been agreed for an initial period of 12 months from January 2010.


2.3
The breakdown of contributions approved by the Committee during 2009/10 are as set out below:

		

		No. of schemes*

		Value*

		Altair

		Lancs CCC/Tesco

		Carrington power station

		Total value



		Play space



		30

		£174,747

		£37,760

		

		

		£212,507



		Outdoor sports



		35

		£147,531

		

		

		

		£147,531



		Play space/outdoor sports

		5

		£56,872

		

		

		

		£56,872



		Red Rose Forest

		39

		£203,847

		£109,275

		£106,455

		£32,900

		£452,477



		Affordable housing

		1

		£254,526

		11 units

		

		

		£254,526

+11 units



		Highways



		14

		£90,766

		£224,605

		£673,545

		£17,595

		£1,006,511



		Public transport



		14

		£177,909

		£490,787

		£1,615,670

		£29,018

		£2,313,384



		Highways/public transport

		1

		£17,500

		

		

		

		£17,500



		All of the above but not apportioned

		2

		£467,636

		

		

		

		£467,636



		Air quality measures

		

		

		

		

		£88,000

		£88,000



		Revenue from international matches

		

		

		

		Yet to be calculated

		

		



		Off-site traffic regulation  orders

		1

		Yet to be calculated

		

		Yet to be calculated

		

		



		Total

		53

		£1,591,334

		£862,427 +11 units

		£2,395,670

		£167,513

		£5,016,944





* Excluding Altair, Lancs CCC/Tesco and Carrington Power Station

3.0
Allocation and spending of contributions received up to March 2010


3.1
Between 2001/2 and 2009/10 £7.3 millions of contributions have become payable to the Council.  Of this, £4.6 millions have been spent on, or committed to, eligible projects within the Council’s capital programme.  


3.2
The level of s.106 contributions received or which have become payable to date and the actual amounts spent on or committed to schemes are as follows: 

		

		Play Space/ Outdoor Sports  £000

		Red   Rose Forest


£000

		Affordable Housing £000

		Highways/Public Transport*  £000

		Total      £000



		Amounts Received

		

		

		

		

		



		Pre 2005/06

		1,935

		45

		1,092

		388

		3,460



		2006/07

		116

		38

		

		947

		1,101



		2007/08

		256

		40

		

		255

		551



		2008/09

		70

		41

		

		166

		277



		2009/10

		326

		125

		242

		1,217

		1,910



		Total Received

		2,703

		289

		1,334

		2,973

		7,299



		

		

		

		

		

		



		Amounts Applied

		

		

		

		

		



		Spent

		(1,760)

		

		(532)

		(1,648)

		(3,940)



		Committed to schemes

		(41)

		(9)

		(560)

		(44)

		(654)



		Add Interest

		68

		16

		

		25

		109



		Balance Available

		970

		296

		242

		1,306

		2,814





* Includes contributions from Manchester United FC and businesses in Trafford Park, which are to be used on specific infrastructure improvements.  

3.3
The table above shows total contributions of £7.3m which have either been received by or are due to the Council. Of this £7.3m, £3.9m had been spent by the end of 2009/10 and a further £0.7m had been committed to schemes in the Capital Investment Programme. Appendix 1 shows how the contributions have been applied to date.  Of this £7.3m are £1.5m of contributions which are still due to the Council as a result of trigger points being reached on specific developments. These amounts are being sought actively by Legal Services.  


3.4
In addition a number of s.106 agreements are in place where development has not yet proceeded.  Should these developments proceed then further sums will become payable to the Council. As at 21 June 2010 these amount to £10.6m. Procedures are in place within the Planning service to monitor the progress on these developments and in the event trigger points are reached then notification will be sent to Legal Services to pursue the amounts due.  


3.5
A total of £2.8m has been received or is receivable but as of yet has not been committed.  Appendix 2 shows a summary of contribution type and the vicinity in which it can be spent.

3.6
One agreement, not included in the table in 3.2, is worthy of specific mention.  The development of Giants Field (now known as the Barton Square shopping development) at Barton Dock Road adjoining the Trafford Centre has a s.106 contribution agreed with Peel Developments (North) Ltd.  The contribution was £11m at 2004 prices and is index linked.  This contribution was negotiated as an alternative to delaying construction until an extension of Metrolink to serve Trafford Park and the Trafford Centre was the subject of a let contract.  The Metrolink extension has still not been progressed despite vigorous promotion of the scheme by both the Council and Peel Holdings.  

3.7
Under the agreement the contribution can be used for Metrolink or alternative public transport (or other) infrastructure improvements that are in the vicinity of the site and will relate to and be of benefit to the development.  No payments have been made to date and the contribution is now worth £12.852m after indexation.


3.8
The Council’s preference is still for an expansion of Metrolink as was outlined in the report to the Executive in March when City Regional Governance was being debated. The current agreement ends in 2014 and in view of the delays affecting Metrolink the Council is currently in discussion with Peel to replace the agreement with a new agreement which would extend the period within which the Council can draw down this contribution to match the period over which there is a still a prospect of securing the Metrolink extension in order to preserve the benefit of the s.106 monies. The Council is also working with Peel on other possible public transport and highway schemes, financed via s.106, which will benefit Trafford Park and the Trafford Centre.

APPENDIX 1


		Capital Projects financed from Developer Contributions



		Project

		Actual Expenditure to 31/3/09

£’000

		Committed

£’000



		

		

		



		Play Space/Outdoor Sports 

		

		



		

		Improvements - Stamford Park, Hale 

		189

		



		

		Environmental Projects - Wellfield Lane Playground 

		28

		



		

		Disabled Access - Worthington Park, Sale

		53

		



		

		Play Area - Harley Road / Symons Road, Sale 

		93

		2



		

		Improvements -  John Leigh Park, Altrincham

		116

		34



		

		Pickering Lodge, Timperley

		60

		



		

		Disabled Access - Victoria Park 

		105

		



		

		Drainage works and car park resurface - Turn Moss Playing Fields 

		211

		



		

		Play area - Bankhall Lane, Hale

		37

		3



		

		Play area - Newton Park, Timperley

		108

		



		

		Nansen Street, Gorse Hill

		30

		



		

		Play area - John Leigh Park, Altrincham

		52

		



		

		Play area - Longford Park, Stretford

		64

		



		

		Play area - Moor Nook Park, Sale Moor

		28

		2



		

		Improvements - Longford Park 

		149

		



		

		Altrincham Ice rink

		350

		



		

		Play area - Nansen Park

		30

		



		

		Environmental Projects - Stamford New Road 

		32

		



		

		Environmental Projects - Northenden Road, Sale 

		25

		



		

		Total Play Space/Outdoor Sports

		1,760

		41



		

		

		

		



		Red Rose Forest 

		

		



		

		Play area improvements - Kelsall Street 

		

		9



		

		Total Red Rose Forest

		

		9



		

		

		

		



		Affordable Housing

		

		



		

		Longford Road, Stretford

		13

		



		

		Broomwood Estate, Timperley

		190

		



		

		Sale West Estate (IVHA)

		89

		



		

		Marple Grove, Stretford

		30

		



		

		Broad Road, Sale

		211

		



		

		Urmston Town Centre

		

		150



		

		Hale Methodist Church development

		

		168



		

		Cornbrook Court homeless unit, Old Trafford

		

		126



		

		Tung Sing HA - Roseneath Rd, Urmston

		

		116



		

		Total Affordable Housing

		532

		560



		

		

		

		



		Highways/Public Transport (inc MUFC)

		

		



		

		Old Trafford Metrolink Station 

		1,200

		



		

		Traffic Calming - Wythenshawe Road 

		3

		5



		

		Accessibility - A56, Navigation Road

		

		15



		

		Barton Dock Road – Ped Crossing at ASDA

		100

		



		

		Lostock Skate Park 

		321

		24



		

		To support revenue expenditure 

		24

		



		

		Total Highways 

		1,648

		44



		

		

		

		



		

		Total Section 106 Contributions

		3,940

		654





APPENDIX 2

Analysis of uncommitted developer contributions by type and geographical area


		

		Play Space/ Outdoor Sports


£000

		Red Rose Forest


£000

		Affordable Housing


£000

		Highways/ Public transport

£000

		Total


£000



		Uncommitted Contributions 

		

		

		

		



		Analysis by Area: 

		

		

		

		

		



		Stretford/Old Trafford

		238

		224

		242

		528

		1,232



		Sale

		86

		5

		

		17

		108



		Urmston

		63

		14

		

		478

		555



		Altrincham

		430

		52

		

		273

		755



		Partington/Carrington 

		48

		

		

		9

		57



		No area restriction 

		107

		

		

		

		107



		TOTAL

		972

		295

		242

		1,305

		2,814
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PLANNING DEVELOPMENT CONTROL COMMITTEE



10th JUNE, 2010


PRESENT: 



Councillor Mrs. Ward (In the Chair), 


Councillors Dr. Barclay, Bunting, Chilton, Fishwick, Gratrix, Hooley, Kelson, Malik, Shaw, Smith, Walsh and Whetton. 


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


             North Area Team Leader – Planning (Mr. D. Pearson), 


Planner (Mr. M. Westbrook), 



Traffic Manager (Mr. G. Williamson), 



Head of Legal Services (Ms. J. le Fevre), 



Planning Solicitor (Ms. J. Cobern), 



Communications Officer (Mrs. S. Sykes), 



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Candish and O’Sullivan. 

1. 
MEMBERSHIP OF THE COMMITTEE





RESOLVED: That the Membership of the Planning Development Control Committee for the Municipal Year 2010/2011 be noted. 


2.
APPOINTMENT OF SUB-COMMITTEE 



Members of the Planning Development Control Committee were asked to appoint the Planning Development Control (Tree Preservation Order) Sub-Committee. 





RESOLVED:  That the Planning Development Control (Tree Preservation Order) Sub-Committee be appointed comprising the Chairman, Vice-Chairman and Opposition Spokesperson or their nominees. 


3.
TERMS OF REFERENCE 





RESOLVED: That the Terms of Reference for the Planning Development Control Committee be noted. 


4.
MEETING DATES 





RESOLVED:  That the scheduled meeting dates for the Planning Development Control Committee for the Municipal Year 2010/2011 be noted. 


5. 
MINUTES 




RESOLVED:  That the Minutes of the meeting held on 13th May, 2010, be approved as a correct record and signed by the Chairman. 

6. 
ADDITIONAL INFORMATION REPORT 



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




RESOLVED:  That the report be received and noted. 


7.  
APPLICATION FOR OUTLINE PLANNING PERMISSION H/71194 – NATIONAL GRID – LAND OFF COMMON LANE, PARTINGTON 


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




RESOLVED - 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a 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 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 first occupation of any part of the 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 installation of the signals at the site access junction with Manchester Road, a bond of £10,000 to be paid for maintenance of the signal controlled junction (should it be determined that this is required in connection with Condition 10). 


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


· Local Employment Conditions. 



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

8.
APPLICATION FOR PLANNING PERMISSION 74612/FULL/2010 – GREAT PLACES HOUSING GROUP – LAND ADJACENT TO 3 GRANGE ROAD, BOWDON 


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




RESOLVED – 


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

· To 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 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. 


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

9.
APPLICATION FOR PLANNING PERMISSION 74895/FULL/2010 – BLESSED THOMAS HOLFORD CATHOLIC COLLEGE – BLESSED THOMAS HOLFORD CATHOLIC HIGH SCHOOL, URBAN ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of detached three storey sixth form building with associated landscaping, new plant enclosure and cycle store.  Demolition of existing redundant sports hall. 




RESOLVED – 



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

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


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


10. 
APPLICATION FOR PLANNING PERMISSION 74943/FULL/2010 – DSG INTERNATIONAL PLC – CURRY’S, UNIT 10/J WHITE CITY RETAIL PARK, WHITE CITY WAY, STRETFORD 


The Chief Planning Officer submitted a report concerning an application for planning permission for the insertion of mezzanine floor to create an additional 1487 square metres of retail floor space. 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a total financial contribution of £61,163.27 consisting of the following:- 

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


· A financial contribution of £7,050 towards Red Rose Forest / off-site tree planting. 


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


11.
APPLICATION FOR PLANNING PERMISSION 75066/FULL/2010 – MRS. L. WILKINSON – 46 ELM ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of dormer to rear of dwelling following removal of two existing dormers to form additional living accommodation. 




RESOLVED:  That planning permission be granted for the reason given below and subject to the following conditions:- 



The development must be begun not later than the expiration of three (3) years beginning with the date of this permission.




Reason: Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990, as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.




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




Reason for granting planning permission:



The proposal would result in an acceptable form of development that is considered to comply with provisions of Proposals D1 - All New Development and D6 - House Extensions of the Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance.




Reference was made by Members to the fact that the proposed scheme would be a more acceptable form of development than the Permitted Development option that Officers advised would be acceptable and it would improve the street scene.  

12.
DEVELOPMENT CONTROL PERFORMANCE 2009/10 


The Chief Planning Officer submitted a report setting out for Members’ information details on the 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). 




RESOLVED:  That Members noted and welcomed the contents of this quarterly report. 


13.
URGENT BUSINESS 


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


Proposed Stopping Up of Highway at Roebuck Lane, Sale – Section 247 Town & Country Planning Act 1990



The Head of Highways, Bridges and Structures submitted a report informing Members of an application made to the Secretary of State for Transport to stop up parts of the highway at Roebuck Lane, Sale. 





RESOLVED:  That no objections be raised to the proposed Order. 



[Note:  Councillor Kelson declared a Personal and Prejudicial Interest in this item, as he is a Trafford Housing Trust Board Member, and left the room during its consideration.  Councillor Whetton declared a Personal Interest in this item as his partner is employed by Trafford Housing Trust.] 


MEMBER TRAINING 


The Chief Planning Officer extended an invitation to Members to attend a Planning Training session on Wednesday 30th June 2010 at 5.30 p.m. 


DESIGN AWARDS 



The Chief Planning Officer informed the Committee of the outcome of the Design Awards.  After careful consideration the Panel awarded the following:- 



The Trafford Design Award was presented to The Lillies, 15 South Downs Drive, Hale. 


The People's Design Award was presented to Bankhall House, Bankhall Lane, Hale. 



Awards were also presented to the following Highly Commended Schemes:- 



Metro Sports and Social Club in Stretford designed by Bowker Sadler Partnership. 


Four Beeches in Bowdon designed by Fallows Gowen Partnership.


The Chairman, on behalf of the Committee, thanked the Chief Planning Officer and the team involved with the competition for their professionalism and hard work in making the Awards so successful. 


The meeting commenced at 6.30 p.m. and concluded at 7.40 p.m. 




