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—— METROPOLITAN BOROUGH ——




AGENDA PAPERS FOR
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 9th September 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 12th August, 2010. 

	
[image: image2.emf]PDC Agenda Item 2 -  PDC Minutes 12/08/10


	

	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 - 09/09/10
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	5. 
	APPLICATION FOR PLANNING PERMISSION 75607/VAR/2010 – MR. WILKINSON, WILLIAMS TARR DEVELOPMENTS – 231 ASHLEY ROAD, HALE 

To consider a report of the Chief Planning Officer. 


	To follow 
	

	6. 
	APPLICATION FOR PLANNING PERMISSION 74747/FULL/2010 – THE GOVERNING BODY OF ST. AMBROSE COLLEGE – ST. AMBROSE COLLEGE, WICKER LANE, HALE BARNS. 
To consider the attached report of the Chief Planning Officer. 
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	7.
	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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COUNCIL




_1344772362.doc
		WARD: St. Mary's

		74649/HHA/2010



		DEPARTURE: No





		REMODELLING OF EXISTING BUNGALOW TO INCLUDE: RAISING OF ROOF HEIGHT AND ERECTION OF THREE DORMER WINDOWS TO THE SOUTH EAST AND SOUTH WEST ELEVATIONS TO FACILITATE FIRST FLOOR ACCOMMODATION; ERECTION OF TWO STOREY EXTENSIONS TO THE SOUTH EAST AND SOUTH WEST ELEVATIONS; ERECTION OF CHMINEY STACK TO SOUTH WEST ELEVATION; REMOVAL OF EXISTING CONSERVATORY AND VARIOUS OTHER EXTERNAL ALTERATIONS.






		9A Denesway, Sale





		APPLICANT:  Mr Graham Evan





		AGENT: MMI Architecture





		RECOMMENDATION:  GRANT
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Councillor Holden has requested that this application be determined by the Planning Development Control Committee as he shares the concerns of a neighbour in regards to the impact of the proposal on the existing street scene and the risk of overlooking to neighbouring properties.


SITE


The application relates to a detached bungalow situated on a back-land site on the north-western side of Denesway.  Residential houses and bungalows on Denesway, Moss Lane and Moorwood Drive bound the site on all sides.  The bungalow is situated on a site that was previously part of the rear garden of 11 Denesway.


PROPOSAL


The application proposes the remodelling of the existing bungalow which would include:


· An increase in the height of the roof from 5.1m to 6.2m and the erection of two dormer windows to the south west elevation and one dormer window to the south east elevation to create four bedrooms at first floor, three en-suites, and a landing area.


· A two storey extension to the north east elevation as part of remodelling of the ground floor to create extended kitchen, bedroom with en-suite and utility room.


· A two storey extension to the south east elevation to form a new main entrance at ground floor and bedroom accommodation at first floor.


· Erection of chimney stack to the south west elevation.


· Removal of existing conservatory to the north east elevation.

REVISED TRAFFORD UDP


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


PROPOSALS MAP NOTATION 


None

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D6 – House Extensions

RELEVANT PLANNING HISTORY

None.


APPLICANT’S SUBMISSION 


None.


CONSULTATIONS


Built Environment (Drainage) – No objection.


REPRESENTATIONS


16 letters of objection have been received from 8 residents on Denesway, Moss Lane and Moorwood Drive prior to the submission of revised plans.  The objections raised are:


· The property is immediately to the rear of No.11 Denesway which is a bungalow.  The property was originally granted permission on the basis of a low lying unit to occupy an infill site.  The proposal would result in a two storey house sited adjacent and obtrusively dominating to No.11.


· Loss of privacy to main habitable rooms and gardens.


· Existing mature trees (within the application site) are already at maximum height and will not provide adequate screening.


· It would cause physical and psychological overshadowing.


· The architect’s site plan gives a false impression regarding trees.


· The proposal is contrary to Trafford Planning Guidelines.


· The style and increase in size is not in keeping with the surrounding buildings/area.


· It would result in an increase in noise and permanent loss of peaceful environment.


· A house with five bedrooms could result in six cars travelling along a long narrow driveway causing disturbance. 


8 letters of objection have been received from 7 residents of Denesway, Moss Lane and Moorwood Drive following the submission of the amended plans.  These residents state that the changes are negligible and their concerns, which are outlined above, remain.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application site is unallocated within the Trafford Revised Unitary Development Plan and is situated within a predominantly residential area.  There are no policies within the UDP which presume against this type of development.  The main areas for consideration are therefore the impact of the proposed development of the amenity of neighbouring residents, highway safety and the visual impact on the character of the surrounding area.


RESIDENTIAL AMENITY


2. The neighbouring property No.11 Denesway is a bungalow.  The rear elevation of this bungalow faces the front elevation of No.9a.  Although the proposed development would not result in the property projecting closer to No.9A, it would create first floor accommodation, which would result in an increase in the massing of the property and the introduction of windows at a first floor level facing No.11.  A minimum distance of 13m would remain between the proposed first floor windows to the south east elevation and the common boundary with No.11.  A minimum distance of 24.6m would remain between these windows and the rear elevation of No.11.  These separation distances comply with Trafford Planning Guidelines for House Extensions.  The dormer window proposed to the south east elevation would also serve a bathroom and is thus proposed to be obscure glazed.  In addition the applicant has agreed to increase the level of planting along the common boundary with No.11 to help screen the additional windows.  It is recommended that this additional planting is secured by condition.


3. The proposed extension to the north east elevation would be situated closer to the neighbouring two storey house No.15 Denesway.  A minimum distance of 5.5m would remain between the proposed extension and the common boundary with No.15 and a minimum distance of 14.5m would remain between the extension and the rear elevation of No.15.  A minimum distance of 14m would remain between the proposed first floor window to the extension and the common boundary with No.15.  This window would face the lower end of the rear garden of No.15.  The proposed extension would also be situated at a 90o angle to No.15.  A dense 2m high hedge also lies along the common boundary which would partially screen views of the extension from the ground floor and rear garden of No.15.


4. Although the proposed north east extension would project closer to the neighbouring property No.103 Moss Lane, a minimum distance of approximately 25m would remain between the proposed extension and the rear elevation of No.103.  The proposed development would not result in the property projecting closer to No.7 Moorwood Drive, although habitable room windows are to be introduced above the garage that would be angled towards the common boundary with No.7 Moorwood Drive and No.9 Denesway.  A minimum distance of 19.2m would remain between the proposed dormer windows to the south west elevation and the common boundary with No.7 and No.9.  Dense mature planting also lies along the common boundary with No.7 which would partially screen certain views of the property.  A minimum distance of approximately 23.5m would remain between the proposed development and No.’s 105 and 107 Moss Lane.  A distance of 10.5m would lie between the north west elevation and the common boundary with No.7 Moorwood Drive, this distance would increase to the velux windows proposed to the north west roof slope.  Only velux roof lights are proposed to the north western roof slope.  It is therefore considered that the proposal would not unduly impact on the amenity of surrounding residents.


DESIGN AND STREET SCENE


5. The proposal would result in an increase in the height of the roof by 1.1m.  A gable rood is proposed to the south west and north east elevations as existing.  A Dutch hipped roof is proposed to the south east elevation to reduce the massing of the roof close to the common boundary with No.11.  The height of the proposed roof has been reduced from the original proposal to ensure the development would not appear over prominent and out of character with the surrounding area which is predominantly characterised by bungalows and spacious houses with large gardens.


6. The proposal includes the erection of a two storey extension to the south east elevation to form a forward projecting gable, providing a more formal main entrance than the existing.  It is considered that this extension provides an interesting feature to the property and enhances the character of what is a very simply designed bungalow.  It is considered that the proposed dormer windows sit comfortably on the roof and following the reduction in the height of the roof, the proposal creates the appearance of a bungalow with loft accommodation rather than a two storey house.


7. As the application site is a back-land plot situated behind existing residential houses and bungalows, the proposed development would not be very visible from Denesway or Moss Lane.  Only limited views of the roof would be visible between properties on Denesway.  It is therefore considered that the proposal would not adversely impact on the existing street scene or character of the surrounding area.


CAR PARKING


8. Although the proposal would create two additional bedrooms, resulting in a five bedroom property, an existing integral double garage would remain and a driveway large enough to accommodate a further three car parking spaces would remain to the front of the property.  It is therefore considered that adequate parking provision would remain on the site and the proposal would not result in on-street car parking. 


CONCULSION


9. Overall it is considered that the proposed development with appropriate conditions would not unduly impact on neighbouring residents and would not appear out of character with the surrounding area.  The proposal therefore complies with Proposals D1 and D6 of the Revised Trafford Unitary Development Plan and Trafford Planning Guidelines: House Extension.  It is thus recommended that the application is approved.

RECOMMENDATION:


GRANT, subject to the following conditions:


1. Standard 3 year time limit


2. List of approved plans including amended plans


3. Materials to match existing


4. Landscaping, including the provision of additional planting along the south eastern boundary


5. Obscure Glazing – Velux window within the north east elevation serving bedroom 3


VW
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		WARD: Timperley

		74571/FULL/2010




		DEPARTURE: No





		FORMATION OF SYNTHETIC FOOTBALL PITCH FOR EXCLUSIVE USE BY SCHOOLS DURING TERM TIME. ERECTION OF EIGHT FLOODLIGHTING COLUMNS AND 3M HIGH FENCING AROUND PITCH.





		Wellington School, Wellington Road, Timperley, 






		APPLICANT: The Governors of Wellington Road School






		AGENT: Mr. John Watson, Consultant Head Teacher, Wellington Road School.





		RECOMMENDATION:  GRANT 
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Councillor Taylor has requested that the application be determined by the Planning and Development Control Committee and his reasons are stated within Representations section of this report.

SITE


Wellington Road School is an 11-18 Co-Educational foundation school with Technology College Status which provides education for approximately 1300 pupils. 160 of these pupils are within the school’s Sixth Form.


The application site is located within a predominantly residential area and has an area of approximately 3.98ha (9.85 acres) which comprises school buildings, playgrounds, playing fields and incidental amenity space and car parking facilities that are accessed by both Wellington Road to the west and Moss Lane to the east.


The school is bounded by residential properties along Wellington Road and Lynton Grove on the western and southern boundaries, and Moss Lane and Forest Drive on the eastern and northern boundaries.


PROPOSAL


This application is for the formation of a synthetic football pitch located on the school’s existing playing field to the south of the school buildings. The pitch could be sub-divided into three segments if required to allow small-sided games and be illuminated accordingly. The pitch would be enclosed by a 3m high galvanised weld mesh fencing which would be powder coated green and eight 15m high lighting columns would be positioned externally and adjacent to the mesh fencing.


Following letters and emails received from concerned neighbouring residents, the dimensions of the proposed pitch and surrounding development have been reduced from 101m x 65m to 97m x 61m and the positioning of the pitch has also been amended. The luminance levels of the lighting columns have also been reduced from 350 LUX to 200 LUX. A small macadam area of approximately 10m x 10m is proposed in a central position on the northern side of the proposed pitch for storage purposes. Further details on how it differs from the originally approved scheme in 2001 are included later in this report.


REVISED TRAFFORD UDP


The Adopted Revised Trafford UDP was formally adopted on 19 June 2006 and forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 


ORS5 – Protected Open Space


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking

OSR5 – Protected Open Space


OSR8 – Improvement and Provision of Outdoor Sports Facilities


RELEVANT PLANNING HISTORY


Numerous applications and extensions up to 1980 (23 applications) all of which were approved. Since 1995, following the school’s severance from local authority control, a great number of further applications and extensions have been submitted of which the most relevant have been:-


H/52192 – Repositioning of existing school fence along boundary of footpath to provide a 2.4m wide footpath and incorporation of part of access road and footway into the school grounds – Granted September 2001


H/52387 – Formation of synthetic football pitch for exclusive use by schools between the hours of 08:30 and 21:30 Mondays to Fridays and 08:30 and 13:00 Saturdays. Erection of six floodlighting columns 10m high and 3m high fencing around pitch – Granted November 2001


H/55617 – Erection of a 2.4 metre chain link fence to replace existing fence around part of site boundary. Granted June 2003.


H/57789 – Erection of a 2.4m high chain link fence to fully enclose the school’s netball courts – Granted November 2003.

75155/FULL/2010 - Erection of single storey foyer/waiting area and disabled toilet.  Erection of railings with height of 1.8m with associated vehicular and pedestrian access fronting onto Wellington Road. Granted July 2010.

APPLICANT’S SUBMISSION 


Design and Access Statement:

· The proposed position of the synthetic pitch is the only place on the school site it can be accommodated.


· The size of the pitch is recommended by hockey and football national associations to accommodate both sports.


· The pitch would be able to be sub-divided into three to allow for small-sided games


· The lighting would have the facility to be switched on in thirds to allow one, two or three small pitches to be lit.


· Governors originally considered six columns but following advice the proposal is now for eight columns which would be focussed on a smaller area and even less overspill for neighbours.


· The lighting columns closest to neighbouring gardens all shine away from the neighbour’s gardens.


· The governors initially considered three metre boundary fencing but are now proposing four metres to reduce the likelihood of a ball leaving the pitch and possibly reaching a neighbour’s garden – again the extra cost involved would further reduce any neighbour disturbance.


· Access to the pitch would be by the normal access gates on Wellington Road and Moss Lane – no amendments would occur.


· A letter to all houses possibly affected on Wellington Road, Lynton Grove and Moss Lane was sent out explaining the proposed development which resulted in eight responses. Each requested further information and were satisfied with the detail proposed.


· The pitch would only be used by supervised school children within the hours stated within the application. The vast majority of use would be within curriculum time, lunch time and the period immediately after normal school hours. 


· The proposed pitch does not add a playing area, it replaces a grass playing field. The benefit to the school would be the use available when normally waterlogged in winter due to the Timperley high water table.


· Permission for a similar pitch was granted in 2001. Unfortunately the expected funding for the project became unavailable.


Further discussions have taken place with the applicant and an email was received on 29th July confirming a number of issues. These are:


· The original application for 3m perimeter fencing was heightened following neighbour concern about footballs escaping the enclosed pitch.  We would be happy to return to 3m to have less negative environmental impact.


· The original application was for a 9.30 p.m. shut-down of lighting on each school day evening when lighting is required.  In order to lessen the impact on neighbouring residential housing we agree to a 6.30 p.m. shut-down on all school days with the exception of two evenings per half-term in the Autumn, Spring and first half of the Summer Term (a total of 10 evenings) when the shut-down time would be 9.30 p.m.  This would give the facility to host inter-school tournaments.


· The proposed dates for these 10 evenings would be published on the school website in the calendar of events at the start of the academic year.  We would wish noted that these evenings are merely a facility available to the school and it is not anticipated that all evenings would be used by any means.


· The School has gone to some length to reassure neighbours that the facility is for use only by school children in a fully-supervised situation.


· There will be no impact on parking on Wellington Road or Moss Lane.


Noise Assessment

A Noise assessment has been submitted on behalf of the Applicant by Sound Research Laboratories Limited. In summary, it is stated that “The impact of noise from the proposed all-weather pitch at Wellington School on residential properties adjoining the site will not be significantly different to that of noise from the existing sports provision on site”.

CONSULTATIONS


LHA – It is my understanding that the proposals are for the formation of synthetic football pitches for exclusive use of the school within set hours. The school has 110 parking spaces and it is considered that this is an adequate level of parking to support the proposed facilities both within school hours or out of those hours and therefore no objections to the proposals on highways grounds


Pollution and licensing – Section has historically been in receipt of complaints relating to security lighting at the Moss Lane façade of the school. The school is surrounded by a number of residential properties and there is the potential of nuisance and disamenity due to the proposed floodlighting and noise associated with the intensification in use of the pitch area.


The application and supporting documentation have been assessed.  The proposed floodlighting scheme for the all weather pitch falls within the Institute of Lighting Engineers Guidance Notes for the Reduction of Obtrusive Light.  


A noise impact assessment for the pitch has also been assessed and noted. It is understood that the proposed hours of use for the pitch stated in the original application have been amended to:


Monday to Friday: 09.00 to 18.30 


8 days per year: 09.00 to 21.30


Although the Pollution and Licensing Section does not have any objections to the planning permission in principle it is recommended that the following conditions be attached to the planning permission:


1. The floodlights (Abacus AL5760 Challenger 1 floodlight) specified in the supporting documentation should be used and shall at all times accord with the submitted details and the lighting contour details hereby approved, unless otherwise agreed in writing by the Local Planning Authority; and in any case the floodlights shall be installed and operated so as to ensure  a maximum illumination level of 10 Lux [Environmental Zone E.3]  projected by the pitch floodlights shall not be exceeded at the windows of any nearby residential properties.


Reason: In the interests of the amenities of nearby residents having regard to Proposal D1 of the Revised Trafford Unitary Development Plan.


2. The floodlights including baffles and shields should be fitted, focussed and concentrated downwards onto the pitch in order to minimise light spillage beyond the playing surface and to eliminate the potential of nearby properties experiencing glare.  In particular, to eliminate glare, the filament/bulb of the floodlight should not be directly visible to residents within adjacent properties.  This shall be agreed on site with the Local Planning Authority and the agreed details shall be fully implemented and agreed in writing by the Local Planning Authority before the floodlights are first brought into use and shall thereafter be retained unless otherwise agreed in writing by the Local Planning Authority.


Reason: In the interests of the amenities of nearby residents having regard to 


Proposal D1 of the Revised Trafford Unitary Development Plan.


3. Soft rebound boards should be installed to minimise noise associated with rebound boards.

The proposed change from 8 to 10 days  each year does not alter this assessment.


Greater Manchester Ecology Unit – No objections on nature conservation grounds.

Greater Manchester Police Architectural Liaison Unit – The proposed work would have limited impact on the existing school and surrounding areas and therefore no concerns regarding application. However, the secure boundaries to the existing school are weak in certain locations and in the longer term may need further consideration.

Built Environment (Highways) – No comments received.

Built Environment (Drainage) –The area does not seem to have a problem with the water table and can only assume that due to the silty clays in the area, it is potentially a surface water issue. Questions how the surface water generated by this all weather pitch would be dealt with so as not to cause a nuisance to neighbouring gardens or surcharge drains/sewers. Recommends that the pluvial run off to be controlled to the sewer and be limited to max 10 litres/hectare/1 in 30 year storm.


Suggests R10 and R17 informatives.

Built Environment (Street Lighting) – In the revised Iso-contour (illuminance footprints) drawing provided by Abacus Lighting the 2.0 and 10.0 lux contours (measures of illuminance) are slightly less onerous than those previously submitted, i.e. they do not encroach the properties on Wellington Road and Lynton Grove as much as they did in the calculations Abacus provided in February 2010.


 


For clarification I quote the 'Institution of Lighting Engineers' 'Guidance Notes for the Reduction of Intrusive Light' 2005 in which there is a table - 'Table 1 - Obtrusive Light Limitations for Exterior Lighting Installations' states that within Environmental Zone 'E3' :- "medium district brightness areas or urban locations" the Light Trespass (into windows) is quoted as 10.0 lux 'Pre-curfew' and 2.0 lux 'Post-curfew'.

 


When the lighting is fully on at night, 10.0 lux falling on adjacent windows could be considered 'reasonable', but when the lighting reaches an agreed curfew the lighting should be dimmed or switched off, then providing no more than 2.0 lux onto adjacent property windows. 

 


As I previously stated the 2.0 lux and 10.0 lux contours appear to fall short of properties

63 to 69A on Wellington Road, similarly to the properties 3 to 13 on Lynton Grove.

  


To summarize I would say that this floodlighting scheme appears compliant with the ILE Guidance Notes I quoted above. 

Built Environment (Public Rights of Way) – No comments

Sport England – Initially objected to the proposed scheme but following clarification on a few issues, this objection has been withdrawn. 


Timperley Civic Society – No objections to the proposed development but requests that asymmetric lighting be installed to minimise disturbance to neighbouring properties.

REPRESENTATIONS


Councillor Mr. Taylor:

Has called in the planning application for determination by the Committee on the following grounds:

· The pitch is too close to neighbouring properties

· The proposed 4 metre high fence is too high

· The eight, 15 metre floodlight columns will have a visual impact on the area

· The light pollution is going to spill in to houses nearby

· The seven day use is going to deny local residents peace in their gardens at the weekends, or during warm summer nights

· The scale is too large for the site

Neighbours – Various letters and emails have been received both in support and in objection to the proposed development. The comments received are summarised as follows:

A public meeting took place for concerned residents on 4th February 2010 which was attended by over 70 people. 


140 objections have been received from 133 different dwellings. The objections raised cover the following points:-

Site overdevelopment

· Would virtually remove all free space from the school grounds and leave none for those students not interested in sport


· The proposed pitch would be “shoe-horned” into the site.


· Proposed pitch would be a blot on the landscape.


· The pitch and proposed 4m fencing would look like a prison compound without the razor wire on top or industrial site.


· The existing views would be harmed by a visually intrusive form of development and loss of visual amenity would occur.


· The sheer ugliness would be viewed on a daily basis.


· The proposed pitch would be an obtrusive neighbourhood eyesore.


· Over-intensification of use of land.


· Apartments within Wellington House have all their windows facing the sports pitches and therefore occupiers would not be able to move to other rooms to seek solace.


· The previously approved application was recommended for approval but “the matter is finely balanced” has been quoted within the submitted report. The proposed pitch is much bigger with higher columns and so would be even more intrusive.


Noise and disturbance


· Timperley Sports Club is not far away and the combined noise and disturbance from the proposed pitch to the north and the existing pitch to the south of residents along Wellington Road and Stockport Road would be unacceptable.


· Noise would occur at unsociable hours with the facility in use until 9:30pm and traffic noise would occur with people moving from the site after this time.


· The residential area is quiet and this would change the ethos of the entire area.


· 18 more homes border the school grounds compared to the previously approved synthetic pitch within H/52387 and therefore more people would be affected.


· Spectator noise whistles being blown as well as bad language being heard.


· The proposed use of the pitches 13 hours a day would be detrimental to neighbouring residents.


· Balls being retrieved without permission.


· The proposed pitch would be a thoughtless denegation of an area made up of quiet family housing.


Lighting columns


· The proposed columns, no matter the technology involved, would create light over-spill that would be detrimental to neighbouring bedroom, study and other windows.


· The proposed lighting columns at 15m in height would be twice the height of an average two storey property and would be visually dominant.


· The light transmitted at high level would be seen from some distance away and affect a large area, particularly as there are existing lighting columns of a similar size close by at Timperley Sports Club.


· The lighting columns would resemble an industrial estate.


· Could the pitch be provided for without the need for the lighting columns?


· Properties containing young children already have black out blinds from existing security lighting. The proposed hours of use and the intensity of light would be even more disruptive.


· The columns would be too close to residential homes, being only 9m at its closest point, compared to the originally approved pitch that was approximately 25m away from the closest property.


· 18 more homes now border school so more people would be affected by the proposed lighting columns.


· Apartments within 73 Wellington Road have rear balconies and the proposed lighting columns would affect these areas significantly.


· The lighting columns would look like Blackpool illuminations.


· The lighting would be contrary to current environmental agendas, with the pitch not being illuminated such as the sensitive approach by Blessed Thomas Holford.


· “Night Blight” is considered to be a pollutant under the provisions of “The Clean Neighbourhoods and Environmental Act 2005”.


· Sport England recommends a minimum distance of 20m between proposed floodlighting and neighbouring properties – the proposed is substantially less than this measurement.


Hours of use


· The proposed use during the week until 21:30 and until 13:00 on Saturdays would deprive local residents of the peaceful enjoyment of their homes and gardens particularly in the spring and summer months.


Justification for pitch


· Residents support the principle of the provision of outdoor play relating to the school but have raised concerns regarding the justification of lighting columns so close to neighbours.


· The school already has adequate sports facilities including a hard court play area, large gymnasium, two sports pitches and the guaranteed use of Timperley Sports Club in perpetuity via a safe pedestrian route which is only 200-300m away.


· Solutions have been put forward for consideration including the provision of a smaller synthetic pitch within the existing sports field, provision of proper drainage of the existing pitches.


· Does the school actually need the proposed facility and where would 1300 pupils have recreation at break and at lunchtime?


· Is there justification for the provision of two pitches and associated noise and disturbance so close together?


Drainage


· If the area is waterlogged at certain periods during the year or has surface water, surely the proposed synthetic pitch would add to these problems.


Hiring out of pitch to other parties 


· Would the proposed pitch be hired out to other schools?


· Maintenance costs would generate the need for the pitch to be hired out to others 


Wildlife


· There are bats and Tawny Owls that have been seen within the sports field and these species would be affected by the proposed pitch.


45 letters/emails of support have been received and raise the following points:-


· The proposed scheme would allow the pupils to reach their full potential.


· It would of benefit to the school and pupils by holding tournaments and having better quality equipment.


· Sport is an essential part of the curriculum and would allow participation regardless of the weather.

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The site is designated as Protected Open Space within the Revised Trafford UDP. 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; 


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


· 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 (See Proposals OSR3 and OSR4) of recreational open space and facilities, taking account also of the site’s wider environmental and community value. 

2. The proposed development would be a replacement of an existing sports pitch and it is considered to fully comply with Proposal OSR5 since it is for formal recreational purposes. It would also complement the principal use of the site as a school facility. The pitches would be available for games for both male and female players and it is therefore considered that the proposal would also result in an overall improvement in sports facilities at the school.

3. The proposal is consistent with UDP Proposal OSR8 Improvement and Provision of Outdoor Sports Facilities which states:- “The Council will seek to improve and provide outdoor sports facilities in areas of deficiency, in accordance with the aims and objectives of Proposal OSR4 by: - 

· Improving existing play surfaces and ancillary facilities, to ensure provision is adequate for all age groups and use by both male and female players; 


· Encouraging the development of new playing fields and sports facilities where existing facilities cannot accommodate the identified deficiency of provision; 


· Promoting community use of available school facilities. 


4. This support for the improvement or provision of sports pitches and the provision of ancillary development is also supported by Proposal D1: All New Development which seeks to ensure that proposals are of a high standard of design and layout and will grant planning permission for development proposals that do not conflict with other Policies or Proposals of this Plan, and inter alia: - 

· Are compatible with the character of the surrounding area and do not prejudice the amenity of the occupiers of adjacent property by reason of overshadowing, overlooking, visual intrusion, noise and disturbance, odour or in any other way; 


· Do not adversely affect the street scene by reason of scale, height, layout, elevational treatment or materials used; 


· Where appropriate, provide good quality hard and soft landscaping as an integral part of the development scheme, and retain existing landscape features such as trees; 


· Do not generate so much traffic as to prejudice the free and safe movement of traffic on surrounding roads, or have an adverse effect on neighbouring uses; 

These matters are dealt with in the following sections.


PREVIOUSLY APPROVED SYNTHETIC PITCH


5. Consent was granted in 2001 for a synthetic football pitch that measured 80m x 40m and was surrounded by 3m high fencing. Six lighting columns that measured 10m in height provided a luminance level of 190 Lux. Along the south-east boundary, the pitch was positioned between 22m and 25m from the rear boundary of properties fronting onto Lynton Grove. In respect of Wellington Road properties the pitch was positioned between 40m and 70m.


PROPOSED PITCH


6. The proposed pitch dimensions have been amended following objections received by neighbouring residents. The proposed pitch measurements have been reduced from 101m x 65m to 97m x 61m (a reduction in playing area from 6565m2 to 5917m2).


7. The positioning of the pitch has been amended also following comments from concerned residents. The scheme now proposes that the south east corner of the all weather playing surface and fence would be 9 metres from the rear garden boundary of 7 Lynton Grove at its closest and 32 metres from the house at no.9 at its closest. The south west corner would be 10 metres from the rear garden boundary of no.65 Wellington Road at its closest and 23 metres from the house itself. The separation distance from the southern edge of the playing surface to other residential boundaries along Lynton Grove and Wellington Road are greater and generally exceed 22 metres.


8. However, the repositioning of the pitch would result in the four lighting columns along the southern edge of the pitch (as now confirmed by Abacus Lighting Ltd) to be 12 metres from the south west boundary and 24 metres to the nearest house, approximately 20 metres to the southern boundary, over 11 metres to the south east boundary and over 32 metres to the nearest house on Lynton Grove.


9. The lighting levels proposed within the amended scheme have been lowered from 350 Lux. to 200 Lux. The lighting level is designed to achieve 290 Lux. maintained over the entire pitch with 200 Lux. maintained over each individual third of the pitch when switched on.


10. The hours of use for the original pitch approved within H/52387 (2001) was between 8:30 and 21:30 Mondays to Fridays and 8:30 and 13:00 on Saturdays. The proposed hours of use have been amended from these times by restricting evening use to 10 occasions only each year. The pitch would only be used by school pupils between 08:30 and 18:30 Mondays to Fridays except on ten occasions when the pitches would be used until 21:30. These 10 occasions would be spread across the year by restricting it to two evenings per half-term in the Autumn, Spring and first half of the Summer Term. This would give the facility to host inter-school matches and tournaments. The proposed dates for these ten evenings would be published on the school website in the calendar of events at the start of the academic year.  The school has indicated that these evenings would merely be a facility available to the school and it is not anticipated that all evenings would be used. The School has reiterated that the facility is for use only by school children in a fully-supervised situation and would not be available for wider community or club use.


RESIDENTAL AMENITY

11. The proposed synthetic pitch and associated lighting columns would undoubtedly create a change in character to the existing outdoor sports area to the south of Wellington School as it is currently predominantly laid to grass with a small hardstanding pitch and 2.4m high fencing towards the eastern boundary of the application site. The proposed fencing at 3m in height and associated lighting columns at 15m in height would be higher than adjoining two and three storey residential properties that bound the site and also the predominantly single and two storey school buildings to which they would be associated. 


12. The separation distance between a proposed development and angle of views which would otherwise be considered to cause visual impact to neighbouring property is considered to be a material consideration and may mitigate the potential harm. The proposed lighting columns would be located between 10 metres and 20 metres from the nearest garden boundaries with neighbouring properties, with the columns themselves being separated by just under 15m along the northern and southern sides of the pitch. The columns would be slender in their appearance with a maximum width of approximately 300mm towards their base and gradually narrowing to approximately 100mm towards their highest point. As a result of this, the columns would not be viewed as one large mass which would otherwise have significant impact on the visually amenity of neighbouring residents.

13. However when illuminated during the hours of darkness, the pitch would have a greater impact on the outlook from these nearest properties and the houses further to the east on Moss Lane. As a result of the restriction proposed on hours of use, this impact would last only to 6.30p.m. except for up to 10 occasions during the year when it would extend to 9.30p.m.

14. Areas of fencing within school grounds are not uncommon and the proposed fencing surrounding the synthetic pitch is proposed to be 3m in height. In submitting the application, the school has considered neighbouring resident’s concerns regarding balls landing within their rear amenity areas and originally submitted a 4m high fence. It is considered that the visual impact of the proposed fencing has a greater bearing on neighbouring properties than the possibility of balls landing within gardens on an infrequent basis. The 3m high fencing, having a width of 97m and a width of 61m is considered to be ameliorated to a certain extent by the separation distances being proposed between it and the adjacent neighbouring rear garden areas. 


CONCLUSION


15. This is a finely balanced case, involving balancing the needs of a well-established and high performing school to improve its existing outdoor sports provision against the need to ensure that the proposed development would not cause detrimental harm to the amenity of neighbouring residents.


16. Noise and disturbance arising from pupils playing sport may already occur and would likely be able to be heard by occupiers of properties bounding the application site and possibly beyond; whether this would be detrimental to occupiers is a matter of judgement. Occupiers of properties bounding a school will be aware of existing noise emanating from the school grounds and it would be difficult to establish exactly the possible change from this level of noise and activity that may occur within an a more centralised area (i.e. the synthetic pitch during break times etc) than the existing grounds spread over a greater area.  


17. The work undertaken on behalf of the applicant and the technical assessments of this work undertaken by officers indicate that the proposed development and associated lighting and noise pollution should be acceptable. The factor which distinguishes this proposal from many others is that it relates to a school and that its use is to be restricted to school children only who would be supervised at all times by teaching and coaching staff. It is considered that the inclusion of appropriate conditions to restrict the use of the proposed pitch to week days during term time only, between the hours of 08:30 and 18:30 except 10 days during the academic school year which would be publicised in advance are sufficient to ensure that the proposed development should not give rise to unacceptable conditions for the occupiers adjoining and nearby residential properties. 

RECOMMENDATION

GRANT, subject to the following conditions:


1. Standard 3 year time limit

2. List of approved plans 

3. The all weather pitch hereby approved shall be available for use only by pupils and staff of the school and by other children of school age competing in organised sports fixtures against pupils representing the school.

4. Other than on the days specified in condition (5), use of the all weather pitch shall not take place with the floodlights turned on other than between the hours of 9.00 and 18.30 Monday to Friday.  The floodlights shall be turned off by 18.30 hours on each day.

5. On no more than two evenings per half-term in the Autumn, Spring and first half of the Summer Term (10 evenings in all), use of the all weather pitch shall be allowed up to 21.30 hours.  The floodlights shall be turned off by 21.30 hours on these days.  The school shall retain a record of each of these days when the floodlights are used beyond 18.30 hours and this record shall be available for inspection and verification by the Local Planning Authority whenever requested. 

6. Prior to their installation, the lighting columns hereby approved shall be powder coated in accordance with a colour scheme which shall first be agreed in writing by the Local Planning Authority. Thereafter the lighting columns shall be retained in that colour unless otherwise agreed in writing by the Local Planning Authority.

7. The luminance level of the floodlights at ground floor level shall not exceed levels in approved plans.


8. Notwithstanding the submitted details and prior to the development commencing, details of proposed fencing that would have a maximum height of 3m are to be submitted to and approved in writing by the Local Planning Authority.


GD
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		WARD: Davyhulme West and Davyhulme East

		74681/FULL/2010

		DEPARTURE: No





		CONSTRUCTION OF SITE FOR EXPLORATION, PRODUCTION TESTING AND EXTRACTION OF COAL BED METHANE, TRANSMISSION OF GAS AND GENERATION OF ELECTRICITY INCLUDING COMBINED HEAT AND POWER FACILITY, ERECTION OF TEMPORARY 34M HIGH DRILLING RIG, FORMATION OF TWO EXPLORATORY BOREHOLES, INSTALLATION OF WELLS, ERECTION OF PORTACABINS, STORAGE CONTAINERS AND ANCILLARY PLANT AND EQUIPMENT, CREATION OF NEW VEHICULAR ACCESS, ERECTION OF 2.4M HIGH PERIMETER FENCING AND RESTORATION OF SITE






		Land adjacent to the M60 High Level Bridge and Davyhulme Waste Water Treatment Works and to the south of Trafford Soccer Dome, Urmston






		APPLICANT:  Nexen Exploration UK Ltd.






		AGENT: King Sturge






		RECOMMENDATION:  GRANT 
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SITE


The application site measures approximately 1.2.ha. in area. The main part of the site (where the coal bed methane extraction is proposed) is located to the west of the M60 Barton Bridge, between the motorway and the Davyhulme Waste Water Treatment Works. This land is currently undeveloped and there are a number of small self-seeded trees and other vegetation on the land. The site is fenced off by Palisade fencing to the north and west and by timber post and rail fencing to the east where it borders the motorway embankment.   


The application site also includes the route of a new access road, leading from the public highway to the north-east of the Soccerdome and under the Barton Bridge to link with the main part of the site. This access road is currently under construction, having been previously permitted on a temporary basis under planning permission H/71195 in connection with the construction of an advanced sludge treatment facility adjacent to the existing Water Treatment Works. 


To the north of the site, beyond the motorway, is the JJB Soccerdome. To the north-west, there is undeveloped land extending to the Manchester Ship Canal. To the south and west, lies Davyhulme Waste Water Sewage Works, including the site of the new advanced sludge treatment works (permitted under H/70123), which is currently under construction.


The Manchester Ship Canal is located approximately 300m to the north and forms the boundary with the Salford City Council administrative area.


PROPOSAL


Coal bed methane is an energy source that, in the right conditions, can be extracted from the coal seam and used for power generation or transfer to the mains gas supply or to individual domestic or commercial consumers.


The application proposes the development of a facility for the exploration, production testing and extraction of coal bed methane and the installation of an associated electricity generator. The development would involve the drilling of boreholes for coal bed methane appraisal and production, the installation of wells, production and power generating facilities, the extraction of coal bed methane and the subsequent restoration of the site. It is intended that the full production phase would operate for a 25 year period. 


The proposed below ground lateral drilling zone would extend approximately 600m to the north west of the site underneath the Ship Canal and into the administrative area of Salford City Council.


The development would involve: -


· A new access road leading from the public highway to the north-west of the Soccerdome (approximately 420m to the north-east of the main site) and under the Barton Bridge. (This access road has already been approved for a temporary period until 2012 under planning permission H/71195 and is currently being constructed to serve the adjacent sewage works site). The access road will be required for the duration of the extraction operations or until such time as it is replaced by an access road to be provided as part of the approved Western Gateway Infrastructure Scheme (planning permission H/58904).


· The construction of a surface operations site.


· Coal bed methane appraisal drilling operations.


· Coal bed methane extraction drilling (lateral drilling within the defined drilling zone) operations. 


· Production testing of the coal bed methane.


· The installation of equipment to process the coal bed methane and, where appropriate, to utilise the gas as a fuel source for on-site electricity generation and / or combined heat and power (CHP) generation and / or export the gas from the site. 


The main part of the application site would have the shape of an irregular quadrilateral and would measure very approximately 50m x 100m in area. A 34m high drilling rig and ancillary equipment would be erected for a temporary period. (The applicant’s statement suggests that this is likely to be no more than 50 days. The application also states that it may be possible for a smaller rig to be used but this will not be known until the operational phase). A 2m high temporary “Heras” type fence would be erected around the perimeter of the site during construction. This would be replaced by a “Paladin” type security fence, prior to the commencement of production operations. Car parking for approximately 10 cars and a lorry turning area would be provided at the northern end of the site close to the access. Site cabins would be positioned adjacent to the north-west boundary and in the south-western part of the site. The extraction wells, the drilling rig and ancillary plant and equipment would be positioned in the central area of the site.


Appraisal Drilling Phase - During the appraisal drilling phase, two vertical appraisal boreholes would be drilled to an estimated minimum depth of 1066.8m Total Vertical Depth. The borehole would typically decrease in diameter from 500mm at the top section to 152mm at maximum depth in the coal seam. Steel pipe casing would be inserted into each borehole to prevent collapse and act as a conduit for drilling fluids in order to prevent the pollution of the aquifer during the operation. Approximately 200-300 tonnes of water (the main constituent of the drilling fluids) would be brought to the site by road tanker and held in storage tanks.


Appraisal drilling operations would take place on a 24 hour/ 7 days per week basis and are expected to have a maximum duration of 30 days. The site would be floodlit during the hours of darkness using a self-powered lighting mast.


Extraction Drilling Phase - The extraction drilling phase would normally follow on immediately from the appraisal drilling phase. During this phase, underground horizontal sections would be drilled away from the appraisal borehole and into the coal measures. The laterals would be approximately 152mm in diameter and would extend approximately 0.6km into the coal seam. Extraction drilling operations would be conducted on a 24 hour / 7 days per week basis and are expected to have a maximum duration of around 20 days. 

Three forms of waste would be generated on site during the drilling operations, as follows: -

· Formation cuttings – to be collected in purpose made tanks, having been treated to reduce liquid content before being taken off site by a licensed contractor to a licensed disposal facility.


· General waste – to be segregated according to type for recycling and stored in separate skips and containers prior to being disposed of by a licensed contractor-


· Sewage – Portaloo facilities will be provided and maintained by an approved contractor


Production Test Phase - Following the initial extraction and appraisal drilling phase, the potential resource would be tested for a period of between 30 and 180 days. Most of the drilling plant and equipment would no longer be required during this phase and would be taken off site, although some office and storage units would be retained. Following completion of the production test programme, the well would be shut in and safely isolated. A decision would then be taken as to whether to continue with the full production phase of the development or to abandon the well.


Full Production Phase - The full production phase would last for up to 25 years. At this stage, the ultimate end use of the gas is not known. The applicant’s preferred option is to export the gas, either directly to an adjacent user or into the national transmission system. In the event that exporting the gas is not viable or feasible, it is proposed that electricity generating plant would be installed to allow electricity to be exported to the national grid or a local user. The generator compound would measure approximately 29m x 12m in area and would be positioned towards the eastern end of the site. It is proposed that the generator would be less than 5m in height with a stack of less than 7m in height.  Where possible, a Combined Heat and Power (CHP) facility would be provided so as to maximise the efficiency of the plant. Water produced from the well bore would be held on site in a storage tank and would be tankered off site on a weekly basis. 


The amount of equipment on site would be significantly reduced compared with the drilling phases. Nevertheless, the applicant requires the flexibility to undertake further drilling operations on the site throughout the production phase. This may be undertaken to enhance production volumes and / or to carry out maintenance work on previously established boreholes. In the event that further drilling is required, the drilling rig and ancillary equipment would be moved back onto the site.


The application is accompanied by a Planning Statement, a Flood Risk Assessment, a Noise Assessment, an Air Quality Assessment and a Habitat Survey.   


REVISED UDP 


The Revised Trafford UDP was formally adopted on 19th June 2006. This now forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


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


D1 – All New Development


D2 – Vehicle Parking


D4 – Industrial Development


D5 – Special Health and Safety Development Control Sub Areas


D13 – Energy Considerations in New Development


E5 – Hazardous and Bad Neighbour Industries


ENV2 – Improving the Environment


ENV7 – Nature Conservation


ENV11 – Nature Conservation and Assessment of Development


ENV12 – Species Protection


ENV15 – Community Forest


ENV16 – Tree Planting


ENV27 – Road Corridors


ENV30 – Control of Pollution 


TCA1(a) – The Trafford Centre and its Vicinity


T6 – Land Use in Relation to Transport 


M2 – Extraction of Minerals


M4 – All Minerals – Exploration Criteria


M8 – All Minerals – Working and Restoration


M9 – Standards of Restoration


M13 – Oil and Natural Gas


RELEVANT PLANNING HISTORY


H/71195 – Construction of temporary access road connecting the north east boundary of the site with Trafford Way to provide access to the site during the implementation of planning permission H/70123 (construction of an advanced sludge treatment facility at the waste water treatment works) – Approved – 10th December 2009


H/70123 – Construction of an advanced sludge treatment facility to include a combined heat and power plant, gas holders, silos and other associated buildings, plant and hard and soft landscaping works – Approved – 5th April 2009

H/58904 – Construction of new canal road crossing and associated roads and improvements to existing roads as part of the western gateway infrastructure scheme (WGIS) – Approved – 18th February 2009

CONSULTATIONS


Strategic Planning and Development: Comments incorporated into the Observations section


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


1. There shall be no development on or adjacent to any motorway embankment that shall put any such embankment or earthworks at risk. 


2. No drainage from the proposed development shall run off into the motorway drainage system nor shall any such new development adversely affect any motorway drainage.


It is noted that the application proposes the use of the temporary access that was recently granted planning permission under a separate application (H/71195). That permission was subject to the following conditions: -


1. No development shall commence until the developer has submitted full design and construction details of the required works shown in outline on the submitted drawings.


2. No part of the development shall be brought into use until the highway improvements shown in outline on the submitted drawings and agreed in detail in accordance with Condition 1 above, have been implemented


The applicant should contact the Agency regarding any negotiations relating to infrastructure connections such as gas mains, electricity cable ducts and access roads. These would require at least a geotechnical overview. 


It is clear from the drawings that the drilling rig will be positioned a distance of its height and a half from the motorway boundary. The Highways Agency is content that this distance is sufficient and would protect the highway user from potential design failure. However, it is understood that the proposed location of the rig may change with it being located nearer to the motorway boundary.


The Highways Agency would normally request that such a structure should be at least its height and a half away from the motorway boundary. However, there are occasions where the Agency has allowed such structures to be positioned nearer to the motorway and this is something the Agency would be willing to consider in this case. However, details of the proposed distance would need to be provided and the proposed structure would need to have the appropriate Technical Approval demonstrating that it has been designed and checked using appropriate loads and design standards for the particular site.   

LHA:  No objections.


The proposed access route has already been granted temporary planning permission in connection with another site. The application states that the applicant wishes to extend the life of this road for the duration of the consent or until such a time as it is replaced by the Western Gateway Infrastructure Scheme proposals.  It is noted that the temporary access road will provide passing places for heavy goods vehicles to pass.


The application indicates that, during the construction phase there will be 4 HGV movements per day, during the appraisal drilling phase there will be a maximum of 10 HGVs per day and 20 car / LGV journeys per day and during the extraction drilling phase a maximum of 8 HGVs a day and 20 car / LGV journeys per day.  These levels are not excessive and are considered to be acceptable by the LHA.


The application proposes the provision of ten parking spaces. 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. 

Built Environment: No comments received to date


Renewal and Environmental Protection: 


Air Quality


Following clarification of the submitted Air Quality Assessment in relation to site location terrain, background air quality, committed development within the vicinity of the site and sensitive receptors, the proposed development is considered to be acceptable in terms of air quality.


Nevertheless, whilst it is stated in the assessment that on site combustion during the operational phase of the well exploitation is the least favoured option, this option would have the greatest impact on air quality. As such, it would be preferable for any gas found to be exported to the gas transmission network.

 


Contaminated Land


The application area has a history of commercial / industrial use. As such, an informative should be attached advising the applicant that they have a duty to adhere to Part IIA of the Environmental Protection Act 1990, the Town and Country Planning Act 1990 and the current Building Regulations with regards to contaminated land.


Noise


The Pollution Section has assessed the noise assessment and has no observations to make.


Environment Agency: No objections subject to conditions: -


1. Submission of surface water drainage scheme based on sustainable drainage principles and an assessment of the hydrological and hydrogeological context of the development, including details of how the scheme shall be maintained and managed after completion. Scheme to be implemented in accordance with the approved details.


2. The borehole must be drilled, operated and decommissioned in such a way as to prevent the transfer of fluids between different geological formations and to prevent uncontrolled discharge of groundwater to surface. (The proposed drillings site lies above the Sherwood sandstone principal aquifer).


3. Submission and implementation of scheme to prevent pollution of any watercourse or groundwater.


4. Submission and implementation of scheme to treat and remove suspended solids from surface water run-off during construction works.


Greater Manchester Geological Unit: National government guidance is contained in Minerals Policy Statement 1 (Planning and Minerals) (MPS1). This states that UK conventional oil and gas production offshore will decline significantly over coming years and that, by 2020, the UK is likely to be importing around three quarters of its primary energy needs. Although not specifically referring to coal bed methane, MPS1 does acknowledge the importance of coal derived methane as an energy source and states that the short to medium term aim is to encourage the capture of methane from coal mines where environmentally acceptable. The exploration, appraisal and development of coal bed methane production is consistent with the aim of maximising the potential of the UK’s oil and gas reserves.  


The Planning Authority will need to assess the possible impacts of vehicle movements during the site construction and drilling phases and the requirements in terms of final restoration of the site. The Environment Agency will need to assess the impacts of the development on controlled waters. Noise is unlikely to be an issue at this site due to the levels of background noise from other sources. The 34m high rig would be in place for up to 50 days and this element would have the most significant visual impact. This could raise concerns in terms of highway safety on the motorway, particularly as the rig will be lit up at night.


Greater Manchester Ecological Unit:  The application includes an ecological assessment of the site, which makes a number of recommendations in relation to amphibians and nesting birds.  These recommendations should be required by condition.  

While the ecology report recommends that an additional badger survey should be undertaken immediately prior to the works commencing on site, this should include areas outside of the application site.  The Ecology Unit would therefore suggest that this survey should be required by condition.


A condition should be attached to any permission that prior to any works commencing on site a method statement for the protection of badgers, throughout the course of the works, be submitted to and approved by the council.  The method statement should then be implemented as agreed.


The amendments and mitigation measures identified in the Draft Badger Mitigation Scheme (July 2010) are acceptable and should be required by condition.


Greater Manchester Police Design for Security: Care should be taken to ensure that the proposed 2.4m high wire mesh fencing panels are fixed securely to the posts and that the design of the fencing and gates and any level changes do not inadvertently facilitate climbing or leave large gaps underneath. It is recommended that the existing vehicular access barrier at the entrance of the proposed access road should remain in place and be secured when the site is not in operation. Given the isolated nature of the site, any plant or equipment left on site overnight should be robustly secured. The temporary office / welfare unit should be covered by a monitored alarm system. It would also be preferable if no valuable equipment is stored in the temporary building overnight or when the site is not occupied. 

Salford City Council: No objections

United Utilities: No objections subject to conditions as follows: -

· In accordance with PPS25, surface water should not be allowed to discharge to foul / combined sewers in order to prevent foul flooding and pollution of the environment. The developer should contact the local authority to confirm how surface water will be managed.


· No surface water to be discharged to the public sewer network.


· A cut-off drain should be provided around the boundary of the site to intercept groundwater and surface water run-off from the adjacent area. This water must not be discharged to a public sewer.


REPRESENTATIONS


None


APPLICANT’S SUBMISSION


The proposed development will provide an indigenous and efficient low carbon energy source, which will help contribute to the UK’s energy needs as well as maintaining the contribution of the oil and gas industry to the national economy.


The proposed location has the following benefits: -


· Accessible site close to existing highways infrastructure


· Relatively remote from residential properties


· Existing landform and surrounding development will screen the profile of the drilling rig thereby mitigating the potential for short term visual impact and noise intrusion


The proposed site is within an area where the target coal has not previously been mined.  The gas contents are likely to be at commercial levels and ideal for exploitation by in-seam lateral drilling.


The scale of development will be in keeping with the existing surrounding development including the motorway bridge, the Soccer Dome and the waste water treatment works. There will be a temporary period of visual disturbance during the proposed drilling works. However, the drilling rig and ancillary equipment will be sited to minimise visual intrusion in the local landscape. Floodlighting will be kept at the lowest acceptable height and directed inwards and downwards to reduce light spill. No harm will occur to the surrounding landscape and the benefits of the proposals will outweigh the impact on visual amenity. 


The proposal is small scale compared with most minerals developments. The potential amenity impacts will be greatest during the site establishment and drilling phases but the majority of these works will be completed within about 50 days. 


OBSERVATIONS


BACKGROUND


1. Coal bed methane (CBM) from the coal seam is a high quality energy source which can be used in a number of applications, including power generation and mains gas supply to domestic and industrial consumers. Where significant volumes of the gas are held in the coal and the coal is suitably permeable, it is possible to extract the gas without detrimentally affecting the physical properties of the coal. CBM has already been proven in the USA, Canada and eastern Australia. Whilst coal bed methane production is in its infancy in the UK, the applicant states that the UK’s reserves would make a significant contribution to the country’s energy needs. 


2. In addition to the requirement for planning permission, gas exploration and development is regulated by a separate licensing regime under the Petroleum Act 1998. The applicant (Nexen) has been awarded a time limited Petroleum Exploration Development Licence (PEDL) for an area which includes the planning application site under a system designed to maximise successful exploration and exploitation of the UK’s oil and gas reserves.


PRINCIPLE OF DEVELOPMENT


3.
The exploration, appraisal and development of coal bed methane production is consistent with the aim of maximising the potential of the UK’s oil and gas reserves as set out in national government guidance in Minerals Policy Statement 1 (Planning and Minerals) (MPS1). It is therefore considered that the principle of development is acceptable subject to consideration of the proposal in terms of the criteria listed in Proposals M2, M4, M8, M9 and M13 of the Revised Trafford Unitary Development Plan (i.e. traffic generation, visual and landscape impacts, environmental impacts including noise and other forms of pollution, ecological impacts and satisfactory restoration of the site). 



VISUAL AMENITY


4.
The applicant states that the production test and production phases are low key operations that utilise small scale equipment and are visually unobtrusive. The applicant states that flaring takes place in a purpose made combustion chamber, which is designed so that no flame is visible while the gas is burning, and that the only visible sign that the plant is operating is the presence of a slight heat haze above the flare stack.


5. It is therefore considered that, during the production test and production phases, the proposed development would only have a limited visual impact. During the appraisal and extraction drilling phases, there would be a greater visual impact, particularly due to the presence of the drilling rig, which would be up to 34m in height and would be on site for up to 50 days. The rig would be positioned within the western part of the site, at least 51m from the motorway (which is itself elevated approximately 9m above adjacent ground levels at this point). The drilling phases will also require floodlighting to fulfil safety and security requirements. The applicant states that the lighting would be appropriately sited, kept to the lowest acceptable height and directed inwards and downwards to ensure that the potential for light spill is kept to a minimum. 


6. It is therefore considered that, during the drilling phases, there would be significant visual impact with the drilling rig projecting approximately 25m higher than the motorway and the area being floodlit. Nevertheless, given the short-term temporary nature of this specific phase of the proposal and given the character of the surrounding area (which includes large scale structures such as the motorway viaduct, the water treatment works, the ship canal, the Soccerdome and the Chill Factor-e ski slope), it is considered that the visual impact of the development would be acceptable.


ENVIRONMENTAL IMPACTS AND AMENITY


7.
The applicant states that the potential amenity impacts will be greatest during the site establishment and drilling phases but the majority of these works will be completed within about 50 days. The applicant states that the production test phase is a low key operation that is acoustically unobtrusive and that the produced gas is colourless and odourless, regardless of whether it is cold vented or flared. 


Noise


8.
A Noise Assessment has been submitted, which concludes that there are elevated background noise levels at the site due to the proximity of the motorway and that the proposed development would not give rise to nuisance to any residential property. Whilst the appraisal and extraction drilling phases would operate on a 24 hour basis, this would only be for a limited period of time comprising about 50 days. The nearest residential properties are approximately 450m to the south-east and are separated from the application site by the existing waste water treatment works. The Council’s Environmental Protection Section has stated that it has assessed the noise assessment and has no comments to make on this. It is therefore considered that the proposed development would be acceptable in terms of noise impacts. 


Air Quality


9. The applicant has submitted an Air Quality Assessment, which has considered the worst case scenario where the production phase will utilise the coal bed methane as a fuel source in two gas engines to generate electricity. Nevertheless, the report states that, as it is anticipated that either a nearby user for the gas will be identified or that it will be piped directly into the local natural gas distribution infrastructure, the on-site electricity generation by two gas engines is the least likely and least favoured of the options.   


10. The Environmental Protection Section originally raised concerns that the proposal for combustion of the recovered gas at the site would give rise to adverse impacts to air quality at the boundary of the Air Quality Management Area and requested clarification of a number of issues in the Air Quality Assessment. The applicant has provided a response to these comments, which concludes that, in the worst case scenario, the development is deemed to have a slight adverse local impact on air quality in the absence of any mitigation measures. On this basis, the report suggests that the principle of the development should be accepted in terms of air quality including the option of the utilisation of the gas for on-site electricity generation by two gas engines. Following this clarification, whilst stating that it would still be preferable for any gas to be exported to the gas transmission network, the Environmental Protection Section has confirmed that the proposed development would be acceptable in terms of air quality and that it would not be necessary to seek to restrict the on-site electricity generation. 


Lighting


11.
During the drilling phases, the site would be floodlit during the hours of darkness using a self-powered lighting mast. It is considered that a condition will need to be attached requiring lighting details including siting, height, design and position of floodlights and details of impact in terms of light spread.


Flood Risk and Drainage


12.
A Flood Risk Assessment has been submitted and the Environment Agency has raised no objections subject to conditions.


HIGHWAY SAFETY


13. The application proposes the use of an access road that has previously been granted temporary permission in connection with the development of the advanced sludge treatment facility at the Waste Water Treatment Works (permission H/71195). This road is currently under construction and the applicant proposes to extend the life of this road either for the duration of the coal bed methane consent or until the existing road is replaced by the Western Gateway Infrastructure proposals (Permission H/58904).  


14. The application indicates that, during the construction phase there will be 4 HGV movements per day, during the appraisal drilling phase there will be a maximum of 10 HGVs per day and 20 car / LGV journeys per day and during the extraction drilling phase a maximum of 8 HGVs a day and 20 car / LGV journeys per day. Ten parking spaces are proposed on site. The traffic levels and parking provision are considered to be acceptable by the LHA who raise no objections to the proposed development.


15.
The proposed drilling rig would be up to 34m in height and would be sited a minimum of 51m from the motorway (which itself is elevated approximately 9m higher than the adjacent ground levels at this point). This distance is one and a half times the height of the rig and will therefore ensure that, should the structure topple, the motorway would be unaffected. The drilling phases will also require floodlighting. The applicant states that this would be appropriately sited, kept to the lowest acceptable height and directed inwards and downwards to ensure the potential for light spill is kept to a minimum. The Highways Agency has raised no objections to the proposed development subject to conditions and has stated that it is satisfied that the distance of the rig from the motorway boundary is sufficient and that a lesser distance could be considered, subject to appropriate design details. It is considered that a condition should be attached requiring details of the distance of the rig from the motorway prior to installation. On this basis, it is considered that the proposed development would be acceptable in terms of highway safety.


ECOLOGICAL IMPACTS


16. A Phase 1 Habitat Survey has been submitted with the application. The report concludes that there are no statutory designated sites within the vicinity and that non-statutory sites will not be impacted upon due to the nature of the proposal and the distance and lack of connectivity to these sites. The report suggests a number of ecological mitigation measures.


17. The Greater Manchester Ecological Unit originally raised concerns that the Habitat Survey did not fully assess the potential impacts of the drilling and gas extraction on wildlife habitats. Further information has now been submitted in relation to this and the Ecological Unit has confirmed that, on this basis, the proposed development is acceptable, subject to conditions requiring a further survey shortly before the commencement of development and the implementation of mitigation measures.


CONCLUSION


18. The proposed development is considered to be acceptable in principle in this location and is consistent with the general objectives of national and local minerals policy. The proposal is also considered to be acceptable in terms of visual impact, impact on the local and strategic highway networks, environmental impacts and ecological impacts. It is therefore recommended that permission should be granted, subject to the Council’s Environmental Protection Section in respect of air quality and subject to appropriate conditions.


RECOMMENDATION: GRANT, subject to conditions: -


1. Standard Condition


2. List of approved plans including amended plans


3. Details of colour of site cabins


4. Landscaping


5. Boundary Treatment to be Paladin style fencing as shown on the approved plans. Details of colour of fencing.


6. Provision of access, parking, turning areas


7. Retention of parking, loading and turning areas


8. Lighting details including siting, height, design and position of floodlights (including details of impact in terms of light spread)


9. Within six months of cessation of on-site operations, Implementation of site restoration scheme that shall have previously been submitted to and approved in writing by the Local Planning Authority. Aftercare of site for a period of 5 years.


10. Drainage


11. Implementation of recommendations of submitted Habitat Survey in relation to amphibians and nesting birds.


12. Method statement for protection of badgers during course of construction works and operation of facility and implementation of these measures 

13. A further survey of badgers to be carried out prior to commencement of development and to include land outside the application site and any necessary mitigation measures 


14. Vehicular access barrier at start of access road to remain in situ and be secured when site is not manned, unless agreed otherwise in writing by the Local Planning Authority. 

15. Details of how the boreholes will be drilled, operated and decommissioned in such a way as to prevent the transfer of fluids between different geological formations and to prevent uncontrolled discharge of groundwater to surface. Implementation of scheme in accordance with approved measures.


16. Submission and implementation of scheme to prevent pollution of any watercourse or groundwater.


17. Submission and implementation of scheme to treat and remove suspended solids from surface water run-off during construction works. 

18. There shall be no development on or adjacent to any motorway embankment that shall put any such embankment or earthworks at risk. 


19. No drainage from the proposed development shall run off into the motorway drainage system nor shall any such new development adversely affect any motorway drainage. 

20. Details of the distance of the rig from the motorway to be submitted and approved prior to installation and the development to be implemented in accordance with the approved details. 

21. Implementation of the mitigation measures identified in the Badger Mitigation Scheme (July 2010) 

SD
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		WARD: Davyhulme West

		75201/FULL/2010



		DEPARTURE: No





		ERECTION OF A TWO STOREY DETACHED DWELLINGHOUSE WITH ASSOCIATED CAR PARKING AND LANDSCAPING.  






		Land Adjacent to 9 Teesdale Avenue, Davyhulme





		APPLICANT:  Mr Jonathan Renshaw





		AGENT: EBR Designs.com





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO A S106 AGREEMENT









SITE


The application site currently forms the side garden of 9 Teesdale Avenue and is approximately 0.06ha in size.  The site is situated at the head of the cul-de-sac with residential dwellings bounding the site on all sides.  Fairburn Close bounds the site to the north and Highgate Avenue bounds the site to the west. 


PROPOSAL


The application proposes the erection of a two storey detached dwellinghouse, which would measure 8.7m in length, 10.3m wide with a ridge height of 8.1m and eaves level of 5.4m.  A double garage would also be attached to the front elevation, which would measure 6.2m in length, 5.8m wide with a ridge height of 3.4m and eaves level of 2.5m.  The house would be constructed from bricks with a tiled roof.


The proposed dwellinghouse would comprise of four bedrooms, one with an en-suite and a separate bathroom at first floor.  A lounge, dining room, kitchen, utility room, study and hallway are proposed at ground floor level.  Windows are proposed to the north, east and west elevations.  


REVISED TRAFFORD UDP


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


PROPOSALS MAP NOTATION 


None

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D3 – New Residential Development


H1 – Land Release for Development


H2 – Location and Phasing of New Development


H4 – Release of Other Land for Development


RELEVANT PLANNING HISTORY

9 Teesdale Avenue

H/68858 - Erection of a two storey side and rear extension, rear conservatory and three dormer windows to front elevation, including an increase in height of the main roof and erection of a ground floor canopy and first floor Juliette balcony to front elevation and erection of a detached double garage to the north-eastern corner of the site, to form additional living accommodation – Refused on Appeal 02/10/2008.

APPLICANT’S SUBMISSION 


The applicant has submitted a design and access statement identifying the site location and relevant Council policies.


The applicant has also responded to objections received from neighbouring residents following the first consultation and states:


· In regards to problems raised with drainage, they have spoken to the Council’s Drainage Department who have confirmed that they would not object to the proposed dwelling.


· In regards to the proposed building being too high in relation to 10 Fairburn Close, the ground level of the house has now be lowered.


· A number of residents have mentioned that their privacy and light will be adversely affected, the proposal meets the Council’s spatial guidelines for new dwellings.


· Following the implementation of the landscaping scheme, the impact of the garage would be negligible.


· 16 Highgate Avenue state that the proposal would reduce light, the proposed dwelling is not directly behind 16 Highgate.


· Whilst 9 Teesdale has been well landscaped in the past, for a number of years it has been poorly landscaped.  They contend that the proposals are a vast improvement to the current eyesore.


CONSULTATIONS


LHA – No objection.  To meet the Council’s car parking standards, the provision of 4 parking spaces is required.  The provision of 2 car parking spaces are made in an integral garage and it is considered that there is adequate space on the drive for additional cars.  The applicant must also ensure that adequate drainage facilities or permeable surfacing is used on the area of hardstanding to ensure localised flooding does not occur.


Environmental Protection – State that the site is situated on brownfield land and contaminated land conditions are recommended accordingly.

Built Environment (Drainage): No objection.

REPRESENTATIONS


Nine letters of objection have been received from neighbouring residents on Teesdale Avenue, Fairburn Close and Highgate Avenue, prior to the submission of amended plans, which raise the following concerns:


· The brook which historically drained land up to the golf pond was culverted decades ago leading to surface drainage problems and subsidence for several houses on Teesdale Avenue.  These can only be made worse by even more building preventing the flow.


· The proposal would result in a loss of light and privacy to habitable rooms.


· The proposal will completely block out light to their front and rear gardens.


· It would result in over-dominance.


· The proposed dwelling does not blend in aesthetically to the original properties on Teesdale Avenue.


· Out of character with the spacious road.


· An increase in traffic on a quiet cul-de-sac.


· Heavy construction machinery would damage their properties.


· They believe under new government legislation that it is unacceptable for anyone to build in the garden of a property.


A letter of support has been received from the current owner of 9 Teesdale Avenue.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes the development of a new dwelling on part of the garden of an existing residential dwelling plot. The application site is not allocated for any specific use in the revised adopted Unitary Development Plan. In terms of the recently amended Planning Policy Statement 3, Housing, (PPS3), which has removed garden land from the description of previously developed land, the proposal must be classed as green-field development.


2. On the 6th July 2010, the Department for Communities and Local Government revoked all Regional Spatial Strategies across the country and therefore the policies of the RSS for the North West no longer form part of the development plan and are not to be considered as material when determining planning applications (although evidence that informed the preparation of the revoked RSS may be a material consideration, depending on the facts of the case).

3. The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP. Work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Pre-Submission version of the Plan due to be published in the very near future. The Pre-Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such (given that it is anticipated that it will not be significantly amended before being submitted to the Government towards the end of 2010 for independent examination) can be considered to be a material consideration, alongside the June 2006 Revised Adopted UDP – specifically housing policies H2 and H4 and development control policies D1, D2 and D3 – and revised PPS3, when considering and determining this planning application.

4. Revised UDP policies H2 and H4 indicate that the development of green-field land will normally be permitted, where necessary to achieve the new residential development target set in the plan and where the proposal: -

i) Is well located in relation to established areas of housing, jobs, local community services and facilities;


ii) Avoids the use of important areas of open space;


iii) Is or can be made accessible by public transport and other non-car modes of travel;

iv) Respects and enhances the quality and character of the local built environment, and,

v) Does not prejudice the development or redevelopment of adjoining land.


5. In so far as the new residential development target is concerned, development within the Borough is proceeding at a level that is well in excess of the target set in the Revised Adopted UDP but significantly below the updated target being proposed within the emerging LDF Core Strategy.


6. In so far as any brown-field development target is concerned, no such target is set by the Revised Adopted UDP. Revised PPS3, however, sets a national annual target that at least 60% of new housing should be provided on previously developed land. The emerging LDF Core Strategy is proposing an indicative target that 80% of new housing should be provided on such land.


7. Development monitoring data across the Borough for the period between 2006/2007 (when work began on the Core Strategy) and 2009/2010 indicates that the proportion of all new housing development built on brown-field land has achieved 76% of the total completed over that 4 year period.


8. At this point in time (effectively at the commencement of a new planning policy regime) it is considered that it would not be possible to demonstrate from the development monitoring information that is available that this single unit development proposal would have a significant adverse impact on the Council’s ability to meet the development aspirations set out in the adopted or emerging elements of the development plan or those set out in revised PPS3. This position, of course, will need to be kept under review and the cumulative effects of further green-field residential development proposals submitted for consideration assessed to determine whether of not a significant adverse impact will result.


9. The development of a new dwellinghouse on the site is therefore considered acceptable in principle.  The other main areas for consideration are the impact of the proposal on the amenity of surrounding residents, the character of the surrounding area and highway safety.  These elements are discussed further within this report.

RESIDENTIAL AMENITY


10. The proposed dwellinghouse would be situated opposite No.32 Teesdale Avenue.  No.32 is situated at a significantly lower level than the surrounding properties.  A minimum distance of 21m would remain between the main front elevation and habitable room windows of the proposed dwellinghouse and the front elevation of No.32.  The applicant proposes to lower the ground level of the property from the existing level of the land.  The ridge height of the proposed dwelling would be 1.2m higher than that of No.32 though the eaves level would only be 0.4m higher.  It is considered that due to the separation distance between the two dwellings and the proposed ground and floor levels of the dwellinghouse, the proposal would not have an overbearing impact or result in an undue loss of light or privacy to the occupants of No.32.

11. The application site is land that currently forms the side/ rear garden of No.9 Teesdale Avenue.  The ridge height of the proposed house would be situated 1.2m below the ridge of No.9.  No.9 would be situated at an angle looking onto part of the side elevation and rear garden of the proposed dwelling.  No windows are proposed to the southern side elevation of the dwellinghouse and a minimum distance of 6.2m would remain between the proposed dwelling and No.9.  There are currently secondary habitable room windows on the north eastern side elevation of No.9 which are proposed to be obscure glazed as part of the development.  It is considered that the proposal would not have an overbearing impact or result in a loss of light or privacy to the occupants of No.9 Teesdale Avenue.

12. The proposed dwellinghouse would project 3.2m beyond the rear elevation of the neighbouring property No.10 Fairburn Close.  A distance of 3.6m, increasing to 4m would lie between the proposed dwellinghouse and the side elevation of No.10.  There are no habitable room windows on the southern side elevation of No.10 and no windows are proposed to the north side elevation of the house.  The proposed adjoining garage which would be situated to the front of the property would project 3.8m beyond the front elevation of No.10.  The proposed dwellinghouse would be situated at a lower ground level that No.10 which would result in only the roof of the garage being visible above the northern boundary fence.  The applicant has also agreed to provide mature planting along the northern boundary of the site which would partially screen views of the development from Fairburn Close.  It is recommended that this planting is secured through a landscaping condition.  A minimum distance of 13.8m would remain between the proposed first floor windows and the common boundary with No.9 Fairburn Close.  Planting is also proposed along the common boundary with No.9.  It is therefore considered that the proposed development would not unduly impact on the occupants of No.’s 9 and 10 Fairburn Close.

13. A minimum distance of 11.6m would remain between the proposed dwellinghouse and the rear boundary of the site with No.14 Highgate Avenue.  A minimum distance of 16.4m would remain between the proposed dwellinghouse and the rear elevation of No.16.  The first floor windows situated closest to No.16 serve an en-suite and a bathroom and are thus proposed to be obscure glazed.  The proposed bedroom window to the rear of the proposed dwelling would be situated furthest away from No.14 and at an angle, thus ensuring inter-looking would not occur with principal windows on the rear elevation of No.16.  A minimum distance of 19.7m would remain between the proposed dwelling and the side elevation of No.18 Highgate Avenue.  There are no main habitable room windows on the side elevation of No.18.  It is therefore considered that the proposal would not unduly impact on the residents of Highgate Avenue.

DESIGN AND VISUAL AMENITY


14. Teesdale Avenue is characterised by varying styles of large detached houses and bungalows.  Fairburn Close, which the proposed dwellinghouse would be partly visible from, is characterised by two storey modern detached properties.  The proposed dwelling would be constructed from brick and have a gable pitched roof, matching that of the adjacent dwellinghouse No.9 Teesdale and 10 Fairburn Close.  The main house would not project forward of the front building line along the western side of Teesdale Avenue.  Although the proposed garage would project forward of the building line, it would be single storey and situated at a lower ground level than the neighbouring properties on the western side of Teesdale Avenue.  The design of the proposed dwelling is considered to be acceptable and in keeping with the character of the surrounding area and would not appear unduly prominent within the existing street scene.

15. Hard and soft landscaping is proposed to the front, rear and side of the property, including boundary walls and gates.  A landscaping condition is recommended requiring the applicant to submit a detailed scheme for hard and soft landscaping on the site.  This includes the introduction of mature planting along the northern and eastern boundaries of the site.

16. It is therefore considered that the overall design of the proposal is acceptable and would not adversely impact on the existing street scene or character of the surrounding area.

HIGHWAY SAFETY AND PARKING PROVISION


17. The application proposes a detached garage which would provide two car parking spaces.  The proposal would also include the creation of a driveway which would provide at least a further two car parking spaces.  It is therefore considered that the proposal would not lead to on-street car parking and the LHA raises no objections to the proposal.

18. The proposal entails the creation of a driveway running between No.’s 9 and 32 Teesdale Avenue.  This proposed driveway would not impact on vehicular movement or visibility in and out of No.9 or 32 Teesdale Avenue.  The proposal is therefore considered acceptable on highways grounds.

DEVELOPER CONTRIBUTIONS


19. The site is within an area of deficiency in children’s play space and outdoor sports provision and therefore the proposal requires a financial contribution towards open space and outdoor sports provision.  The relevant contribution in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ would be a commuted sum of £2,925.32 split between a contribution of £1,942.52 for open space and £982.50 for outdoor sports.

20. The proposal also requires a contribution towards the Red Rose Forest.  This is in accordance with Proposal ENV16 of the UDP and the Council’s Supplementary Planning Guidance ‘Developer Contributions Towards Red Rose Forest’.  The UDP states that in considering development proposals throughout the Borough, the Council will impose planning conditions or negotiate planning obligations with applicants to secure the planting of trees, hedges and woodlands in a way that is fairly and reasonably related in scale and kind to the proposed development.  The total contribution for a development of this scale should be 3 trees.  If the applicant is unable to provide these trees on site, a financial contribution of £235 per tree not provided is required.    

21. These financial contributions to open space, outdoor space and Red Rose Forest will form part of the S106 obligation.  


CONCLUSION


22. The provision of one residential unit on the site is considered to be acceptable given that the Council is currently meeting its target for development on brownfield land.  The proposed dwellinghouse would not have a detrimental impact on residential amenity or adversely impact on the existing street scene or character of the surrounding area or highway safety.  The proposal is thus considered to comply with all relevant Policies and Proposals in the Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance. The application is therefore recommended for approval subject to the necessary S106 agreement.

RECOMMENDATION: MINDED TO GRANT, subject to the legal agreement and conditions set out below:

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


(i) a contribution to children’s play space and outdoor sports provision of £2,925.32 split between a contribution of £1,942.82 for open space and £982.50 for outdoor sports in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’.


 (ii) a contribution to the Red Rose Forest of £705  towards tree planting in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’, less £235 for each tree planted on the site as part of an approved landscaping scheme.


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


1. Standard time limit


2. List of approved plans including amended plans


3. Material samples


4. Landscaping


5. Landscaping maintenance


6. Notwithstanding the submitted plans no development shall take place until full details of boundary treatment are submitted to and approved in writing


7. Domestic garage


8. Contaminated land


9. Obscure glazing of first floor bathroom and en-suite windows to the west elevation


10. Obscure glazing of windows to the north-east elevation of 9 Teesdale Avenue


11. Removal of permitted development rights for extensions to the property


12. Retention of parking provision for proposed dwelling


13. Details of existing and proposed finished floor and ground levels (including ground and floor levels of 32 Teesdale Avenue and 10 Fairburn Close) to be submitted and approved in writing


VW





		WARD: Hale Central

		75363/FULL/2010




		DEPARTURE: No





		CHANGE OF USE FROM OFFICES TO CHILDRENS DAY NURSERY FOR UP TO 70 CHILDREN; ALTERATIONS TO PARKING AREAS INCLUDING PROVISION OF CAR PARKING TO FRONT OF BUILDING; INSTALLATION OF DOUBLE DOORS TO HALE ROAD ELEVATION AND DOUBLE DOORS TO WESTMINSTER ROAD ENTRANCE.





		185/187 Hale Road, Hale






		APPLICANT:  Kids Planet Day Nurseries Ltd.






		AGENT: Linberg Design Associates Ltd.






		RECOMMENDATION: GRANT










SITE


The property occupies a corner position at the junction of Westminster Road with Hale Road to the east of Hale. The site comprises a two storey building originally built as a pair of semi-detached dwellings which has since been extended and converted to commercial use. It is currently vacant and was last used as an office (Use Class B1).  The area to the rear of the building has been hard surfaced to provide car parking and there is access from Westminster Road.  There is also vehicle access from Hale Road. The site is enclosed by a low stone wall and privet hedge to both the Hale Road and Westminster Road boundaries and there are also a number of trees along the Hale Road frontage.

The area is predominantly residential in character and comprises mainly two storey detached and semi-detached and detached dwellings. Hale Cemetery is on the opposite side of Hale Road.


PROPOSAL


Permission is sought for change of use of the property from office use to a children’s day nursery. The submission states that the intention is to create an Early Years Learning Centre for children aged between 0-5 years and accommodating up to 70 children. This will be split between three age groups: 0-2 years, 2-3 years and 3-5 years. There would be 12 full-time employees and 6 part-time employees. Hours of opening would be 0800 to 1800 hours Monday to Friday, with no opening on weekends or Bank Holidays.


Thirteen car parking spaces would be provided within the site, utilising the existing car park to the rear and areas of hard standing to the front and side of no. 185 and to the side of no. 187. The proposed access arrangements include retention of both existing accesses from Hale Road and Westminster Road. The existing opening to Westminster Road would be widened by 1.3m and split so as to provide one access to the rear car park and one serving two spaces at the side of the building.  


The existing front lawn would be used to provide outdoor play and amenity space. The existing hedges and trees around this area are to be retained and trimmed back and a weld mesh fenced erected within the site to provide security for children.


Alterations are also proposed to the building to comply with national guidance for day care centres. Externally the alterations comprise the installation of a new entrance to the Hale Road elevation, comprising glazed aluminium double doors, and replacement of the existing door to the Westminster Road elevation with glazed aluminium double doors.  An access ramp is also proposed to the Westminster Road entrance. A steel framed store (2m x 3.2m x 2m high) with glazed/perspex elevations is proposed on the west side of the building to provide a pram store. Internally the proposal would require structural alterations to create separate zones for use by the various age groups, new children’s toilets, kitchen, laundry room, storage areas, sensory room and new part M compliant disabled toilet.

REVISED TRAFFORD UDP


The Adopted Revised Trafford UDP was formally adopted on 19 June 2006. This forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION 


None 


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands


ENV12 – Species Protection


ENV14 – Tree and Hedgerow Protection

ENV16 – Tree Planting

D1 – All New Development  


D2 – Vehicle Parking


D8 – Day Nurseries and Playgroups


RELEVANT PLANNING HISTORY


7/6/2995 – Change of use of doctors surgery and house to medical group practice, dental surgery and caretakers flat (no. 187). Approved 14/09/66


7/6/3540 – Vehicular access (no. 185). Approved 25/03/69


H05918 - Change of use from dwelling house to provide additional accommodation for adjacent medical practice (no. 185). Approved 20/10/77 


H37402 - Change of use of ground floor of 185 and 187 and first floor of 185 from doctors surgery to offices (B1) and alterations to car parking area at front and rear of property. Approved 14/07/93


H37908 - Change of use of part of first floor residential flat to office (Class B1: business use). Approved 22/10/93


H39324 - Retention of alterations to external appearance of building and retention of porch on Westminster Road elevation. Approved 04/08/94


H40297 - Alterations to existing car park on Westminster Road including provision of an additional space (total 5) and alterations to the existing vehicular access. Refused 12/04/95


H44848 - Installation of two rooflights on rear elevation in connection with creation of new office space within attic. Approved 07/11/97


H/57730 - Removal of entrance door and associated steps and replaced with 1 no. window. 

Approved 26/11/03


H/58914 - Retention of extension of tarmaced area and removal of bushes in front of building fronting onto Hale Road. Approved 17/06/04

75182/O/2010 – Outline application (including details of access, appearance, layout and scale) for demolition of existing buildings and erection of two semi-detached dwellings, alterations to access of 187 Hale Road and replacement of existing car park to rear with gardens. 


Withdrawn June 2010


75361/COU/2010 - Change of use from B1 (Business) to D1 (cosmetic surgery clinic). External alterations to north and east elevation entrances to include new canopies. Withdrawn July 2010


CONSULTATIONS


LHA – No objections in principle, although comment that amendments are required to the layout in order that the proposed parking spaces meet the Council’s dimension standards and also the bins need to be re-located so as not to interfere with car parking.  Amended plans have since been submitted and any further comments will be included in the Additional Information Report.

Environmental Protection – No objections

Greater Manchester Fire Authority – No comments received. Any comments will be included in the Additional Information Report.


Built Environment (Highways) – No comment 


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

Built Environment (Street Lighting) – No comment


Built Environment (Public Rights of Way) – No comment


REPRESENTATIONS


Neighbours – 13 letters of objection and petition with 25 signatures from 20 addresses received. The objections raised are as follows:-


· A 70 capacity day nursery would generate significant further traffic flow and vehicle movements at this junction causing disruption and increased dangers. Hale Road is already an extremely busy road and the junction with Westminster Road is dangerous; the junction is Y-shaped and cars turn quickly into and out of Westminster Road and Hale Road. There is a frequent turning queue of traffic waiting to turn right into Westminster Road. There are also cars reversing from driveways on Westminster Road. HGV’s and other heavy vehicles also use Westminster Road despite there being a weight restriction.


· Insufficient car parking is provided for the number of parents at peak times and for the number of staff needed to comply with the OFSTED child:carer ratio. This will lead to parking on Hale Road and Westminster Road, causing inconvenience to residents and disruption around the junction and increased dangers. Parking is already a problem during the summer months due to the bowling green.  Also concern whether vehicles could enter and exit the car parks in a forward manner as the spaces are too small and too tight and that the ‘double parking’ for staff is not feasible.


· Traffic often queues along Hale Road from the traffic lights at Park Road and the proposal will materially add to congestion at the busiest times of the day.


· Risk to pedestrians wishing to cross the road, especially young children.


· Noise from children would significantly impact on neighbouring dwellings and cause nuisance. The application refers to there being little chance of noise disruption due to the play area fronting Hale Road but this wouldn’t be true for the nearest neighbours. There would be considerable extra noise and play times are likely to coincide with quieter traffic times.

· There would also be noise from the dropping off and picking up of children.


· Change to the character of the property and the residential area. The existing property is a subtly presented commercial building whereas a proposed business with up to 70 children is excessive for a residential area and would not be able to maintain this balance. Proposal would have greater impact on the gardens and surrounding hedges and physical appearance of the building. 


· Question whether it is desirable for children to have their play area so close to noisy and polluting traffic. The garden is also too small for the number of children.


· The reference to bushes and trees being largely retained should be taken as a commitment in the event that permission is granted.


· The need for the development is questioned – the Melyn Consulting report in 2007 reported that the Altrincham, Hale and Hale Barns areas have no gaps in provision of “Early Years” childcare.


· Residential use would be more suitable for the site.

Councillor Mrs Young – Objects to the application for the following reasons:

· A proposed nursery for 70 children under five is not to be recommended on this site.  This number of children on a daily basis, even though some of the children will undoubtedly be siblings, and even taking into account the reasonable amount of parking space that is available, there will almost certainly be a certain amount of disruption to neighbours caused by parents when they deliver and collect their children.

· It is not possible to take one or two children under five either into or out of a car quickly - not like opening a door and letting a teenager out which is a matter of seconds - and 70 proposed children is a very large number to arrive and leave at similar times.  There is certainly a case for considering loss of amenity to residents in this instance.

· Concerned at the possibility of evacuating a building in an emergency with 70 children under five contained over three floors and with only 10 adults on site.  A large number of the children will be either unable to walk or will only toddle, and those that can walk will again take a long time to negotiate stairs, particularly in a situation where they could be frightened, or will simply not understand instructions - An adult can safely only carry two babies at any one time.


  

Councillor Candish - Endorses Councillor Mrs Young's comments above and considers that the parking/drop -off issues could well mean cars backing up onto the very busy Hale Road, which would be unacceptable given the safety issues to young children.


 

Petition in support of the development – A petition with 28 signatures and 11 on-line signatures has been received with most respondents referring to there being a need for childcare spaces in Hale. A covering letter with the petition states the following:-


· The building was previously a doctor's surgery and then offices, and has been empty for some years. The use of this building as a nursery would provide local jobs to the community and turn an empty building back into a community building. 


· There is a real need in Hale for more quality full day care places to be available to ensure that there are options for families to have local childcare near to where they live. 


· The proposals for this building would provide minor alterations externally, but would enable the building to be used in the planning classification for a children's day nursery. 


· I require childcare for my 2 children in Hale as we are in the process of moving to Hale and have been unable to find a quality childcare provider within a nursery who can facilitate the days I require. This nursery would be able to meet that need. 


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.
The Council’s Guidelines ‘Day Nurseries and Playgroups’ states that day nurseries need to provide a pleasant environment, have outdoor play areas and offer convenient access to families using them. It states that locations in residential areas are appropriate but suitable premises in mixed or commercial areas may also be possible and may be more appropriate for the larger nurseries. 


2.
In this case the proposed day nursery is considered a ‘larger’ nursery, (accommodating up to 70 children), however it is acknowledged that the site is on a main road and in a highly accessible location. Furthermore its proximity to residential areas would enable local residents to utilise the facility and potentially walk rather than travel by car.  It is also relevant to take into account that the existing building is already in non-residential use, having previously been in use as an office (Use Class B1) and that the proposal would bring a vacant building back into use without requiring any demolition, extension or significant alteration. Having regard to the above it is considered that this location and this property in particular are acceptable in principle for a day nursery, subject to compliance with Proposals D1, D2 and D8 of the Revised Trafford Unitary Development Plan relating to the impact of the development on highway safety and on neighbouring properties.

TRAFFIC AND CAR PARKING

 


3.
The main issue arising from the proposal is considered to be the impact on highway and pedestrian safety from traffic generated to and from the property. Proposal D8 states that the Council will have regard to the adequacy of vehicular access and on site car parking provision and the effect of any likely on-street car parking. A children’s day nursery of the scale proposed would generate additional traffic to and from the site, particularly at the peak dropping off and picking up times. Concern has been raised in the representations over the additional movements at the Westminster Road-Hale Road junction, which is already busy and can be hazardous, and also the potential for on-street parking in the vicinity of the site.

4.
With regard to the car parking demand generated by the development, it is relevant to have regard to the Council’s parking standards for day nurseries (as set out in Appendix J to the UDP). For a 70 place nursery the standard is 13 spaces; 7 for staff and 6 for parents. The site layout plan provides for this amount of car parking; 4 spaces would be provided to the rear of the site and 2 at the side of the building, both with access from Westminster Road, and 6 spaces would be provided to the front and 1 to the side with access from Hale Road.  The parking at the rear and on the east side is indicated as parent and visitor parking whilst the parking to the front and west side is for staff.

5.
The proposed parking provision therefore meets the Council’s standard and the LHA raises no objection to the proposal, subject to amendments being made to the layout in order that the spaces meet the Council’s dimension standards.  Amended plans have since been submitted and the further comments of the LHA will be included in the Additional Information Report. The LHA comments that although the staff parking spaces accessed from Hale Road do not work independently, it is considered that these are acceptable as staff will only be arriving and leaving once a day. 


6.
The all day parking required by staff is therefore satisfied on site and parking for parents is also available on site.  It is acknowledged that some parents may park on street and there would be levels of on street parking in the vicinity over and above the level associated with the existing use of the property, however where the level of car parking provided meets the Council’s standards it is not considered this is a ground for refusal.  It must also be acknowledged that on street parking is not restricted on Westminster Road or on Hale Road, other than on the corners of the junction.


7.
With regard to the amount of traffic likely to be generated on the immediate road network (principally Hale Road and Westminster Road), the LHA raises no objection and it is considered that the immediate road network can accommodate the amount of traffic without compromising highway safety or resulting in congestion.


IMPACT ON RESIDENTIAL AMENITY

8.
Proposal D8 of the UDP states that the Council will have regard to i) the effects on neighbouring residents of the additional activity involved in children being delivered and collected, and ii) the effect on neighbouring residents of outdoor play activities having regard to the amount of space around the building, the number of children involved and the layout of the surroundings.

9.
In respect of the additional activity from children being dropped off and collected, it is evident that neighbours on Westminster Road and Hale Road close to the site would be affected by increased traffic and general comings and goings to the nursery. However, it is considered this itself would not result in a level of activity or noise that would unacceptably affect residential amenity given the limited times at which the site would be busy (i.e. at dropping off and picking up times only) and that this would coincide with prevailing levels of traffic noise at these times. Whilst there would be some loss of convenience at peak drop off and pick up times from the additional traffic, on-street parking and manoeuvring in the vicinity of the site, the likely direct impact on neighbours residential amenities would not be unduly harmful.

10.
With regards to outdoor play activities, this is proposed on the existing lawn located at the front of the property between the building and the Hale Road boundary. The application states that the existing hedges and trees around this area would be retained and trimmed back and a weld mesh fenced erected within the site to provide security for children. It is acknowledged that there would be noise resulting from outdoor play in this area and this would be noticeable from the nearest dwellings on Hale Road and Westminster Road. In response to this concern, and given the limited size of the play area, the applicant’s agent has advised that the number of children playing outdoors at any one time would be restricted to a maximum of 18 children. The agent has also stated that children would only be outside during fine weather, and would be allowed to undertake supervised play on an age group basis.  The age groups are 0-1 years, 1-2 years, 2-3 years, and 3-5 years.  The staffing ratios would be as per OFSTED guidelines and although active play would be encouraged, permanent staff supervision would alleviate unruly play, excessive shouting, screaming and disruptive behaviour. (The figure of 18 children is derived from the Council’s guideline for day nurseries which refers to 10 sq. m per child. The agent has calculated the outdoor play area as 164sq.m and also refers to this being supplemented by the indoor/outdoor space providing an additional 19 sq. m of supervised play area). 


11.
Given the proposed limitation on the number of children playing outdoors at any one time and the location of the play area to the front of the property i.e. not adjoining any other residential property and close to the road where there is a higher background level of noise, it is considered noise from outdoor play would not have adverse impact on amenity. The Council’s Environmental Protection Team has no objection to the application based on how the outdoor play area would be managed and the number of children limited.

PROPOSED ALTERATIONS

12.
The main physical change associated with the development would be the number of cars parked on site during the day which would be in excess of that normally found in a residential area and to some extent would be at odds with the residential nature of the area and the street scene generally. However, as the lawful use of the property is an office and it could continue to be used as such without the need for further permission, there is already a relatively high level of on-site car parking associated with the property.

13.
No additional hard standing is proposed within the site over and above that which is currently provided other than a small increase on the Westminster Road side of the property which is considered would have negligible impact. It is also proposed to create a slightly wider opening (1.3m) to the Westminster Road boundary and formation of two individual access points within this opening.  These changes would have no significant effect within the street scene compared to the existing situation and are considered acceptable.  


14.
The application includes the installation of a new entrance to the Hale Road elevation of the building, comprising glazed aluminium double doors, and also the replacement of the existing door to the Westminster Road elevation with glazed aluminium double doors.  These alterations would not affect any architectural features of importance and are considered compatible with the host building, bearing in mind that it is already a commercial building. A steel framed storage building is proposed to the west side of the main building to provide a pram store which would be a relatively small, lightweight structure and would have no adverse impact on the amenity of no. 183 or on the character of the area.

DEVELOPER CONTRIBUTIONS

15.
The SPD on Developer Contributions to Highway and Public Transport Schemes does not apply to commercial development unless the proposal exceeds 1000m2 internal gross floor area. The total floor area of the premises is approximately 374m2 and therefore a contribution toward highway improvements and public transport is not applicable.

RECOMMENDATION

GRANT, subject to the following conditions:

1. Standard 3 year time limit


2. Details – compliance with all plans


3. Restriction of numbers to a maximum of 70 children


4. Maximum 18 children to use the outdoor play area at any one time


5. Hours of operation to be restricted to 0800 to 1800 hours Mondays to Fridays.


6. Provision and retention of car parking


7. Landscaping scheme

RG






		WARD: Flixton

		75369/O/2010

		DEPARTURE: NO





		OUTLINE APPLICATION (INCLUDING DETAILS OF ACCESS AND SCALE) FOR ERECTION OF ONE DETACHED TWO STOREY DWELLING IN EXISTING GARDEN AREA WITH VEHICULAR ACCESS FROM SANDOWN GARDENS



		1 Sandown Gardens, Flixton






		APPLICANT:  Mr & Mrs Matthews






		AGENT: n/a






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO S106 AGREEMENT










SITE


The application site lies to the rear of the Bird I’th Hand public house in Flixton.  Sandown Gardens is accessed from Penny Bridge Lane and leads to a cul-de-sac of 12 attached retirement bungalows. Number 1 Sandown Gardens lies to the north of Sandown Gardens and directly faces William Wroe Golf Course on the opposite side of the road to the south. The existing dwelling is sited on the eastern part of the property adjacent to Penny Bridge Lane and is a dormer bungalow with an integral garage.  The application relates to an area of garden to the west of this. which measures 0.036 hectares in area.  


PROPOSAL


Outline planning permission is sought for the erection of one detached dwelling on the existing garden area of 1 Sandown Gardens.  The Design and Access Statement suggests that the dwelling would be two storeys in height and would have an integral garage.  It is proposed to match the existing dwelling at 1 Sandown Gardens in terms of height and design but with a smaller footprint.  Vehicular access is proposed from Sandown Gardens.  In terms of scale, it is proposed that the height of the property would be the same as the existing dwelling (3.2m to the eaves and 8m to the ridge). All other matters are reserved for subsequent approval but an indicative layout plan has been submitted showing a suggested siting of the dwelling at the northern end of the site following the building line of the existing dwelling.  


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


D3 – Residential Development


H1 – Land Release for Development


H2 – Location and Phasing of New Housing Development


H3 – Land Release for New Housing Development


H4 – Release of other Land for Development


RELEVANT PLANNING HISTORY

H/38786 - Enclosure of existing grass verge and its change of use to private garden; formation of new vehicular access to Sandown gardens frontage & 5ft high fence to Pennybridge lane front (Approved June 1994).  


H/OUT/62522 - Outline application for the erection of 1 no. two storey dwelling in existing garden area with proposed vehicular and pedestrian access from Sandown Gardens (Appeal dismissed June 2006).  


Reasons for refusal:


1. The proposed development would add to the oversupply of housing land within the Borough and as such would be contrary to Proposals H1, H2 and H3 and SPG ‘Controlling the Supply of land for New Housing Development’.


APPLICANT’S SUBMISSION 


The applicant has submitted a Design and Access statement.  In summary, it is stated that the applicant purchased the plot on which the existing dwelling lies over 23 years ago and this property was deliberately located to the east of the plot as it was considered large enough for two dwellings.  The applicant has purchased additional land which once formed the grass verge to the road and this has remained undeveloped and laid as garden.  The previous application was refused due to housing land restraint and the Inspector noted that the application was otherwise considered to be acceptable in site specific terms.  The applicant considers that this application is not the type giving rise to the government’s decision to change the classification of garden land from brownfield to greenfield to reverse the trend of gardens being replaced with blocks of flats.


CONSULTATIONS


Electricity North West: No objection.  


Local Highways Authority: No objection.  Two parking spaces are considered to be acceptable for a property of this size and three are provided.  


Strategic Planning and Developments: Included within the principle of development section of the report.   


REPRESENTATIONS

Three representations have been received from the occupants of bungalows on Sandown Gardens.  The main concerns raised include:


· The road is a busy cul-de-sac in terms of the parking of vehicles and given the nature of the residents, medics and ambulances and other services such as Dial-a-ride and waste disposal often need to pass 1 Sandown Gardens.  There are occasional parking problems in the entrance stretch from Penny Bridge Lane


· The proposed access may be dangerous for traffic using Sandown Gardens to access the bungalows.  Traffic is quite heavy and it would be more feasible for the new dwelling to share the access of the existing dwelling


· A large two storey house squeezed onto this plot in an open area where there is already the enormous Bird I’th Hand pub will result in overshadowing and loss of light


· Privacy and overshadowing may result – no windows should be introduced to the side elevation and the existing trees to the side should not be removed


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. As an outline application, only the principle of the proposed development and details of access and scale are to be considered at this stage.  All detailed matters are reserved for subsequent approval.  The application proposes the development of part of the garden of an existing dwelling.


2. On the 6th July 2010, the Department for Communities and Local Government revoked all Regional Spatial Strategies across the country and therefore the policies of the RSS for the North West no longer form part of the development plan and are not to be considered as material when determining planning applications (although evidence that informed the preparation of the revoked RSS may be a material consideration, depending on the facts of the case).

3. The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP. Work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Pre-Submission version of the Plan due to be published in the very near future. The Pre-Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such (given that it is anticipated that it will not be significantly amended before being submitted to the Government towards the end of 2010 for independent examination) can be considered to be a material consideration, alongside the June 2006 Revised Adopted UDP – specifically housing policies H2 and H4 and development control policies D1, D2 and D3 – and revised PPS3, when considering and determining this planning application.

4. Revised UDP policies H2 and H4 indicate that the development of green-field land will normally be permitted, where necessary to achieve the new residential development target set in the plan and where the proposal: -

vi) Is well located in relation to established areas of housing, jobs, local community services and facilities;


vii) Avoids the use of important areas of open space;


viii) Is or can be made accessible by public transport and other non-car modes of travel;


ix) Respects and enhances the quality and character of the local built environment, and,


x) Does not prejudice the development or redevelopment of adjoining land.


5.

In so far as the new residential development target is concerned, development within the Borough is proceeding at a level that is well in excess of the target set in the Revised Adopted UDP but significantly below the updated target being proposed within the emerging LDF Core Strategy.


6.

In so far as any brown-field development target is concerned, no such target is set by the Revised Adopted UDP. Revised PPS3, however, sets a national annual target that at least 60% of new housing should be provided on previously developed land. The emerging LDF Core Strategy is proposing an indicative target that 80% of new housing should be provided on such land.


7.

Development monitoring data across the Borough for the period between 2006/2007 (when work began on the Core Strategy) and 2009/2010 indicates that the proportion of all new housing development built on brown-field land has achieved 76% of the total completed over that 4 year period.


8. At this point in time (effectively at the commencement of a new planning policy regime) it is considered that it would not be possible to demonstrate from the development monitoring information that is available that this development proposal for one residential unit would have a significant adverse impact on the Council’s ability to meet the development aspirations set out in the adopted or emerging elements of the development plan or those set out in revised PPS3. This position, of course, will need to be kept under review and the cumulative effects of further green-field residential development proposals submitted for consideration assessed to determine whether or not a significant adverse impact will result.


9. It is therefore considered that the development of this greenfield site is acceptable in policy terms at the present time.


RESIDENTIAL AMENITY, ACCESS AND PARKING


10.
As previously mentioned, the application is for outline consent with details of access and scale.  The site is considered to be suitable for residential development and a detached property is considered to be appropriate given the size of the plot and the context of the surrounding area.  The suggested siting of the dwelling would maintain the building line formed by 1 Sandown Gardens and its front and rear walls would be located in line with those of the existing dwelling.  A distance of 2.5m would remain to the side boundary with Sandown Gardens to the west and a row of trees are planted within the grass verge which provides a degree of screening to this side.  A distance of 4m-5m would remain to the road itself and it is considered that this would be acceptable in terms of impact in the street scene. There would be a distance of approximately 17.5m between the side elevation of the dwelling and the nearest main habitable room windows in the bungalows on the opposite side of Sandown Gardens. It is considered that this would be acceptable in terms of residential amenity subject to there being no first floor main habitable room windows on this elevation and any ground floor habitable room windows having appropriate screening to prevent inter-looking. These details would need to be considered at reserved matters stage.


11.
The indicative siting shown on the submitted plan suggests that the distance from the rear of the dwelling to the rear boundary of the site would be approximately 3.6m.  The existing dwelling has the same distance to the rear boundary.  The Bird I’th Hand public house is located to the rear of the site hence it is anticipated that the primary outlook from the proposed dwelling would be to the south towards the area of open space.  Consideration would be afforded to these details at reserved matters stage to ensure the precise siting and internal layout of the dwelling addresses any overlooking issues which may arise. The indicative siting plan therefore demonstrates that it would be possible to put a dwelling of this size on the site without unacceptable impacts in terms of visual amenity and residential amenity, subject to details of the internal layout and positions of windows. It is nevertheless recommended that a condition is attached to the outline permission to clarify that, notwithstanding the indicative siting shown on the submitted plan, details of siting are to be approved at the reserved matters stage. It should be noted that this could constrain the internal layout and the number of bedrooms. 


12.
Amenity space to serve the dwelling would primarily be located to the front of the property.  Although Council guidelines suggest amenity space should be located to the rear to ensure an adequate level of privacy, it is recognised in this case that the suggested siting of the proposed dwelling reflects that of the existing dwelling and that the front boundary is significantly screened by planting.  A small garden area would also be provided to the rear of the property.  The amenity space provision would amount to over 120m2.  A future reserved matters application should ensure that adequate boundary treatment is provided to afford privacy to the side and rear garden areas of the proposed dwelling as the site occupies a corner plot.  It is suggested that bins would be stored to the rear of the garage and would therefore be out of view of the street scene


13.
The proposed access from Sandown Gardens is considered to be in keeping with the existing property and it is suggested that the proposed dwelling would be provided with an integral garage and driveway to the front.  A minimum of two off road parking spaces would therefore be provided in accordance with Council guidelines.  Approval for a dropped kerb at this access would need to be sought from the Council’s Highway Services Department and an informative should be attached to the permission accordingly.  


DEVELOPER CONTRIBUTIONS


14. The Council’s SPG28 – ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ was adopted in September 2004 and applies to all new residential development which results in a net increase in dwellings.  The relevant contribution based on the net increase of one residential dwelling of maximum four bedrooms is £2,925.32, which would be split between a children’s play space contribution (£1,942.82) and an outdoor sports contribution (£982.50).


15. The Council’s SPG29 – ‘Developer Contributions towards Red Rose Forest’ was adopted in September 2004 and seeks to further the establishment of the Red Rose Community Forest. In this case, the net increase of one residential dwelling would create a requirement for the provision of three trees.  Therefore, a total contribution of £705 should be sought, reduced by £235 per tree planted on site.  


16. If committee members resolve to grant planning permission, these matters should be secured through a Section 106 legal agreement.  The financial contributions have been calculated based on the provision of a four bedroom dwelling, although the number of bedrooms is to be determined at reserved matters stage (It is considered that four bedrooms is the maximum size of dwelling that might be proposed at reserved matters stage).  The acceptability of the number of bedrooms would be determined at reserved matters stage, having regard to the size of the site and the need to prevent undue overlooking of neighbouring properties.  


CONCLUSION


17. The redevelopment of the site for the erection of a detached dwelling with access from Sandown Gardens is considered to be acceptable in principle and the proposal is therefore recommended for approval subject to the completion of a legal agreement covering financial contributions.

RECOMMENDATION: MINDED TO GRANT SUBJECT TO S106 AGREEMENT


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


(i) A maximum financial contribution of £2,925.32 towards both open space (£1,942.82) and outdoor sports (£982.50) in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’; (These contributions are based on a four bedroom dwelling and, if a two or three bedroom dwelling is approved at reserved matters stage, the contributions will be recalculated accordingly.)


(ii) A maximum contribution to the Red Rose Forest of £705 towards tree planting in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’ reduced by £235 per each tree planted on site in accordance with an approved landscaping scheme. 


(B)

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


1.
Outline condition 1



2.
Outline condition 2



3.
 List of approved plans including amended plans


4. Site investigation and remediation


5. Notwithstanding the indicative siting shown on the submitted plan, the precise siting of the dwelling is to be agreed at reserved matters stage


DR
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SITE


The application site is located at the north west side of Albert Place and north west of Altrincham town centre.  The site is L-shaped and extends to approximately 0.39ha. It is currently vacant, having been cleared of buildings in 2009 which had been used as an Adult Training Centre. These comprised a part 2 storey part single storey L-shaped building on the north west side of the site and a smaller single storey building in the north west corner. There is an existing vehicular access from Albert Place into the site. The site is generally open from Albert Place as the boundary is formed by a low brick wall and there are mature trees and vegetation along both the side boundaries (with the exception of the boundary adjacent to dwellings on High Bank along the front part of the site). 

The area is predominantly residential in character although there are a number of non-residential uses nearby, including Altrincham C. E. Aided Primary School directly to the rear of the site and to the north east side is a disused bowling green to the front part, behind which are a single storey Church Hall and St. George’s Vicarage. On the opposite side of Albert Place is a large detached property (the ASE Club). To the south west side of the site there are two storey detached dwellings, on High Bank toward the front part of the site and on Sylvan Grove alongside the rear part of the site.  

PROPOSAL


Permission is sought for the erection of 12 dwellings, comprising 5 detached, 4 semi-detached and 3 townhouses, together with associated garages, car parking and landscaping. All the proposed dwellings comprise two full storeys and accommodation within the roofspace. (The originally submitted plans included some three storey dwellings and two storey dwellings with second floor accommodation which had the appearance of three storey units; amended plans have since been submitted which reduce their eaves and ridge height and the dwellings are more two storey in appearance, albeit with raised eaves). 

The development comprises an access road extending into the site from Albert Place and terminating at a courtyard and turning head at the far end of the site. There are three detached dwellings proposed on the right-hand side of the access road and the remainder of the dwellings positioned in a courtyard format at the head of the cul-de-sac with gardens to the front.

The existing access from Albert Place is to be repositioned further along the frontage toward High Bank and a new access road constructed into the site.  The proposals include 30 car parking spaces in total, with each dwelling having a minimum of 2 car parking spaces provided in garages and on driveways. 

Amended plans have been submitted in response to concerns raised over the density of the development, the height of some of the dwellings and some elements of the design. In summary the amended plans reduce the number of units from 13 to 12, alter some of the house types, and reduce the eaves and ridge heights and omit the dormer windows from the townhouses and semi-detached houses.


REVISED TRAFFORD UDP


The Adopted Revised Trafford UDP was formally adopted on 19 June 2006. This now forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION 


None (Adjacent to Conservation Area)


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


H1 – Land Release for Development


H4 – Housing Development


OSR9 – Open Space in New Housing Development


T6 – Land Use in Relation to Transport and Movement


D1 – All New Development  


D2 – Vehicle Parking


D3 – Residential Development


RELEVANT PLANNING HISTORY


7/1/6899 - Proposed workshop. Approved 05/04/71


H/23677 - Erection of single storey extension to Training Centre. Approved 07/08/86


H/36949 - Change of use and enclosure of part of curtilage of Adult Training Centre to form an extension to private garden of 2 High Bank. Approved 14/05/93


APPLICANT’S SUBMISSION 


The application is accompanied by the following detailed supporting statements:


Planning Statement


Design and Access Statement


Tree Survey Report

Geoenvironmental Report

The Design and Access Statement makes the following points in support of the proposal:-


Key development principles:


· Create a high quality sustainable redevelopment making the most efficient use of the land whilst reflecting the grain and character of the surrounding area, respecting the privacy and amenity of both new and existing residents.


· Utilise existing trees, hedges habitats and features adjoining the site, where possible and incorporate these into the proposals.


· Create a public realm that is permeable, active and integrated with the existing neighbourhood, promoting supervision and security, whilst including access and facilities for the new dwellings.


· Provide open space and facilities, in the form of private gardens proportionate to the scale of the development.


· Vary building heights and forms to provide articulation and interest in the street scene, whilst respecting and enhancing the amenity, character and local distinctiveness of the surrounding area.


· Provide a range of dwelling types and sizes to create an inclusive and sustainable development whilst contributing to the diversity of the wider community.


· Create a development that embraces the principles of sustainability and energy conservation in particular ensure that the development has good public transport links.


Layout –Adjacent to the site access the dual aspect dwelling design articulates the corner and forms a gateway to the site.  The new dwellings are arranged with their rear gardens adjacent to the eastern boundary so as to avoid any loss of amenity to existing dwellings. A range of house designs are used to provide a varied and attractive public realm carefully located and orientated to protect the amenity and privacy of both new and existing dwellings, at the same time creating focal points, vistas and gateways. At the access junction with Albert Place the dwellings are designed and located to create a gateway into the development. Where the access road terminates there are taller feature dwellings forming a focal point at the head of the courtyard visible from the site access and Albert Place.


Scale - The proposals respond directly to the local scale and form with 2 and 2½ storey houses of domestic scale and proportions in simple detached and semi detached configurations, located to create a variety of attractive and interesting focal points, vistas and street scene. The overall mix of scale and form will integrate with and compliment the diversity of the local surroundings.


Landscape - Where possible, existing trees and hedgerows will be integrated into the overall landscape proposals. New planting will enhance the development by contributing to and complimenting the existing local vegetation and environment.


Appearance - The traditional form, proportions, design and details of the proposals combined with the sympathetic choice of materials responds to the spirit of the local architecture rather than directly copying the surroundings. The height and massing of the properties directly reflects the local character with 2 and 2½ storey houses in simple detached and semi detached forms. The architectural palette of materials has been carefully selected following an analysis of the local area, for their durability, sustainability and aesthetic qualities.


Access – A single point of access leads into the site from south to north to a courtyard of dwellings and this simple logical format is clear and legible which ensures the development is permeable for vehicles, cyclists and pedestrians. A separate pedestrian route is included within the proposals. The development will generate far less traffic movements than the previous use of the site and consequently will reduce impact on the surrounding highways network.

CONSULTATIONS


LHA – No objections. Comment that to meet the Council’s car parking standards the provision of 4 car parking spaces should be made per dwellinghouse, however in this case the provision of 2 car parking spaces per dwelling would be acceptable. The proposals include a garage for each property and a parking space on the drive for each dwelling. The LHA considers that due to the low level of parking availability on local roads that a condition should be attached to retain the garages as garages and not to be converted into further living space.

Environment Agency - No objection. Informatives to be included on the decision notice:


The controlled waters at this site are of low environmental sensitivity, therefore the EA will not be providing detailed site-specific advice or comments with regards to land contamination issues for this site.


It is recommended that the requirements of PPS23: Planning and Pollution Control and EA Guiding Principles for Land Contamination should be followed.


United Utilities – No objections provided the following conditions are met:-


A public sewer crosses this site and United Utilities will not permit building over it. An access strip width of 6.0 metres, 3.0 metres either side of the centre line of the sewer will be required, in accordance with the minimum distances specified in the current issue of “Sewers for Adoption”.


This site must be drained on a separate system, with only foul drainage connected into the foul sewer. Surface water should discharge to the nearby surface water sewer at a rate not exceeding 151/s No surface water from this development is to be discharged either directly or indirectly to the combined sewer network to meet the requirements of PPS25.


Land drainage or subsoil drainage water must not be converted into the public sewer system directly or indirectly or by way of private drainage pipes.


The connection of highway drainage from the development to the public wastewater network will not be permitted.

United Utilities Electricity North West – Comment that the application could have an impact on their infrastructure. The development is shown to be adjacent to or affect Electricity North West operational land or electricity distribution assets. Where the development is adjacent to operational land the applicant must ensure that the development does not encroach over either the land or any ancillary rights of access or cable easements. The applicant to verify such details by contacting Electricity North West Limited. Applicant also to be informed of other requirements.


GMPTE – No comments received


Greater Manchester Police (Design for Security) - No objection to the proposal but suggest that a condition requiring the developer to meet the Secured by Design standards be imposed. If the LPA is not comfortable with such a condition then perhaps a more bespoke condition could be drafted that requires the applicant to submit details of a crime prevention plan for the development. The contents of the plan should be agreed with the LPA, the plan be executed, and the elements of the plan maintained. Such a plan should include, inter alia, details of external doors, ground floor windows and glazing, fencing (front and rear), alarm system, and external lighting to doors.  Ideally, the security plan should endeavor to meet the Secured by Design standards.

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


Built Environment (Highways) – No comments


Built Environment (Drainage) – Informatives to be attached to any approval as follows:


The drainage layout for the proposed development must be arranged on a separate system, combining at the boundary and then to connect into the public combined system.


It would appear that the development is to be constructed over / adjacent to a public sewer. The developer should contact United Utilities to ascertain if a building over agreement or diversion may be appropriate.


The Developer should consider a Sustainable Urban Drainage (SUDs) / disposal at source solution to dealing with surface water run off arising from this development.

Built Environment (Street Lighting) – No comments

Built Environment (Public Rights of Way) – No comments


REPRESENTATIONS


Neighbours – 24 letters of objection received, including on behalf of the School Governors of Altrincham C. E. Aided Primary School and 2 further letters of objection in response to the amended plans. Comments summarised as follows:-


Traffic and pedestrian safety


· Increase in traffic would put the road under further strain in terms of traffic, accessibility and parking and compromise the safety of pupils walking to and from Altrincham C of E Primary School, as there would be increased chances of an accident. Albert Place/High Bank is a narrow cobbled road with no pavement, the road surface is poor and the junctions with the A56 are also poor.  It is regularly used by parents with children using the nearby Primary School and the Nursery at the Church Hall and by other pedestrians. Pedestrians see the road as a pedestrian route and it is used by young families, many of whom have prams and trolleys.


· Development so close to the school access point will require appropriate health and safety measures to avoid endangering the children.


· If approved there should be restrictions on delivery times and on large lorries during the building phase to avoid conflict with pupils walking to school and to protect residential amenity.


· The project ignores safe access agreed in the Trafford / School Travel Plans which encourage parents to walk to school with their children.

· Consideration needs to be given to emergency access to properties in High Bank as fire engines are unable to access High Bank directly and use Albert Place.  There have been problems with illegal parking on double yellow lines nearest the access past Old Market Tavern and the Orange Tree which means that should a fire engine be required further up Church Walk it would not be able to get past.


· The road is unsuitable for heavy vehicles that would be needed for building.


· Street lighting is extremely poor.


· If approved a condition should be attached requiring Church Walk to be returned to its former condition after any damage caused. 

Impact on the School


· Replacement of the boundary fence alongside the school playground with timber fencing and trellis is inappropriate. Fencing has to be robust to resist balls etc whilst also retaining a bank of earth 2 feet deep supporting the base of the play equipment. Lightweight fence panels are also easily removed by vandals compromising the security of the school.


· The open aspect of the school grounds would be spoilt.


· Some of the houses would have a clear view of the school playground and into classrooms which is highly questionable and potentially conflicts with the Safeguarding Children Act 2004. 


· Noise and vibration during construction would compromise the education of the children due to being close to classrooms and two outdoor early years’ curriculum areas.


Impact on Character of the Area


· Excessive number of houses and heights result in overdevelopment of the site. 


· The site is adjacent to the Old Market Place Conservation Area and contravenes policy and guidelines for development in conservation areas.

Impact on Residential Amenity


· Three storey buildings would affect outlook and result in loss of privacy of neighbouring properties:


· The proposed houses would overlook the kitchen, dining room, 2 bedrooms and garden of no. 4  High Bank and gardens of nos. 6 and 8 High Bank 

· Overlooking of Redcot on Sylvan Grove due to height and proximity of the development.

· Loss of privacy and light to the vicarage which is at a lower level to the development. Trees on this boundary cannot be relied upon for screening as they are deciduous. 


· Impact on property values. Properties on High Bank have an open land surrounding and are not overlooked. 


· Definition of boundaries, maintenance approach and property ownership responsibilities need to be considered.

· Impact of construction affecting residents. There was no consultation with residents for the demolition of the adult education centre and this involved work at unsociable hours and damage to property boundaries and foundations. 

· The Council should consider a blanket Tree Preservation Order to offset the inevitable noise pollution.


Other issues


· No mention of affordable housing in the development.

· Precedent for further development in the area, particularly the adjacent bowling green.


· Insufficient pre-application consultation – High Bank residents and the school were not consulted.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT

1.
The site is not allocated or designated for any particular use or type of development in the Revised Trafford UDP. The site is adjacent to the Old Market Place Conservation Area. 


2.
One of the key objectives set out in PPS3 is the priority on re-using previously developed land within urban areas in preference to the development of greenfield sites. Previously developed land (also referred to as brownfield land) is defined in PPS3 and includes land which was occupied by a permanent structure, including the curtilage of the developed land and any associated fixed surface infrastructure. The redevelopment of the site for housing is in accordance with this objective.


3.
The site is located within a highly sustainable location, close to Altrincham Town Centre where comprehensive services and facilities are available and the site is also well served by public transport, being within walking distance of bus stops and the Altrincham Interchange where rail and Metrolink services are located. Furthermore, the site is classified as a ‘most accessible’ area in the Council’s SPD1 ‘Developer Contributions to Highway and Public Transport Schemes’.


4.
The proposal would provide a mix of house types and sizes, comprising 5 x 5 bed detached dwellings, 4 x 4 bed semi-detached dwellings and 3 x 4 bed townhouses.  A mix of housing is encouraged by PPS3 to contribute to the creation of mixed communities.


5.
Having regard to the above, the proposed redevelopment of the site for housing is in accordance with PPS3 and the principles of sustainable development, and is acceptable subject to compliance with the Council’s policies relating to the impact of the development on the character of the area, neighbouring properties and highway safety.  


IMPACT ON THE CHARACTER OF THE AREA


6.
Until June 2010, guidance contained in PPS3 encouraged development at 30 to 50 dwellings per hectare to make the best use of previously developed land, however this indicative minimum density has now been deleted from the guidance. The density of the proposed development equates to approximately 31 dwellings per hectare. The density of development in the immediate area is varied, ranging from low density inter-war detached housing on Sylvan Grove to the west to high density terraced housing at Arnolds Yard to the east. The small development on High Bank to the south west of the site is approximately 33 dwellings per hectare, similar to the application proposal.  Elsewhere the pattern of development in the immediate vicinity generally comprises large buildings set within large grounds, including the school to the north and the vicarage and church hall to the north east. 

7.
In this context it is considered that the density of development is appropriate, having regard to the need to make the best use of previously developed land whilst also ensuring development does not detract from the character of the area. The density strikes a balance between the generally low density residential development to the north west and higher density residential and commercial development to the east and south of the site (toward Altrincham town centre), whilst still making efficient use of previously developed land in a highly sustainable location. It is also acknowledged that the layout of the development, in terms of distances retained between the proposed dwellings, complies fully with the Council’s Guidelines ‘New Residential Development’.

8.
The proposed layout comprises an access road from Albert Place extending into the site and terminating at a courtyard and turning head at the far end of the site. There are three detached dwellings proposed on the right-hand side of the access road and the remainder of the dwellings positioned in a courtyard format at the head of the cul-de-sac. This layout responds to the shape of the site, which has a limited frontage to Albert Place and a greater width at the far end of the site, and is considered appropriate.

9.
The proposed development comprises 5 detached houses, 4 semi-detached houses and 3 townhouses, together with associated garages, car parking and landscaping. All the proposed dwellings are two storey in appearance although they also include accommodation in the roofspace. The originally submitted plans included two and a half storey dwellings higher than those now proposed, as well as three storey dwellings, however these have all since been reduced in height in response to some of the objections and the advice of officers. The height of buildings in the immediate vicinity area is varied, comprising two storey detached dwellings on Sylvan Grove and High Bank adjoining the site, two and three storey dwellings on Arnolds Yard to the east and the ASE Club opposite the site which is two storey but with higher eaves than the proposed dwellings. The eaves and ridge heights of the proposed dwellings are now 5.9m to eaves and 10.3m to ridge for the semi-detached units and townhouses, 6m to eaves and 9.5m to ridge for the detached dwellings adjacent to the access road and 5.4m to eaves and 9m to ridge for the detached dwellings at the end of the site. These heights would be comparable to those of two storey dwellings in the vicinity (albeit slightly higher) and in terms of their height and overall massing the proposed dwellings are considered acceptable.


10.
A range of dwelling types are proposed within the development intended to provide variety and interest, whilst the proposed materials ensure an overall consistency within the development. The proposed dwellings are traditional in form, predominantly of brick construction with pitched roofs, gabled projections to the front of the detached dwellings and include cills and lintels to the windows. Materials of construction would be predominantly a lightly textured red based multi facing brick and a smooth red facing feature brick, whilst the proposed townhouses and semi-detached dwellings would have a smooth Ashlar render to the ground floor elements. Roof coverings are indicated as an interlocking slate grey tile. It is considered that a mix of detached and semi-detached dwellings and townhouses of the design and materials proposed are acceptable for the site and would not detract from the character of the surrounding area. 


IMPACT ON RESIDENTIAL AMENITY


11.
The Council’s Guidelines for new residential development recommends that where there would be major facing windows, two storey dwellings should retain a minimum distance of 21m across public highways and 27 metres across private gardens. Where three storey dwellings are proposed, the minimum distances are 24m and 30m respectively. Distances to rear garden boundaries from main windows should be at least 10.5 m for 2 storey houses and 13.5m for 3 storey houses in order to protect privacy. Where there is a main elevation facing a two storey blank gable a minimum distance of 15m should normally be provided. 

12.
The side gable elevation of the dwelling on plot 12 would be approximately 11m from the south west boundary of the site and 14.5m from the rear elevation of no. 2 High Bank. No. 2 High Bank has ground floor and first floor windows facing the site and therefore a distance of 15m would normally be expected to be retained between the two buildings. Although the distance falls slightly short of the 15m guideline, it is considered a separation distance only 500mm short of the guideline and where there will be an intervening access road is sufficient to ensure the dwelling would not be unduly obtrusive from no. 2 High Bank.

13.
The proposed detached dwellings at plots 10 and 11 would be positioned facing toward the boundary with High Bank. No. 4 High Bank has windows facing the application site and the front elevation of plot 11 would be approximately 14.5m from these windows and 10m and 11m from the shared boundary. Although these distances fall marginally short of the Council’s recommended distances it is considered there would not be a loss of privacy given that the facing windows would not be directly opposite the windows of no.4. Plot 10 would partly face the side elevation of no. 8 High Bank with a distance of approximately 12m to the shared boundary and 13m between the two dwellings. No. 8 has a ground floor window to the side elevation and a rear conservatory, though no first floor side windows. As plot 10 would for the most part be positioned forward of no. 8 and not directly opposite its side elevation, it would not be visually obtrusive nor result in loss of privacy. 

14.
The semi-detached dwelling at plot 1 would be positioned with its side gable and attached garage opposite the rear of no. 8 High Bank and to a lesser extent no. 6 High Bank. Its main side elevation would be 5m from the shared boundary and 15.5m from the rear elevation of no. 8. This complies with the 15m guideline and ensures it would not be overbearing from nos. 6 and 8 High Bank or result in undue overshadowing. The attached garage to plot 1 would be approximately 1.5m from the boundary and 12m from the rear elevation of no.8. As this would be a two storey structure it would fail to meet the 15m guideline, however as it extends only a relatively small distance along the boundaries with these dwellings (6m in total) and only a small part would be directly opposite windows, it is considered it would not be unduly overbearing nor affect light. No windows are proposed in the side elevation of plot 1 other than a small landing window at second floor - a condition can be attached to any permission requiring this to be obscure glazed to ensure no loss of privacy.


15.
The semi-detached dwelling at plot 1 would also back on to The Croft, Sylvan Grove with a distance of 13m retained to the boundary with The Croft, 19m to the nearest part of that dwelling and 22.5m to its main rear elevation. These distances comply with the above guidelines and ensure this dwelling would not be overbearing from The Croft, nor result in loss of privacy. A first floor Juliet balcony originally proposed to the rear elevation has been removed given the potential loss of privacy this would have to adjacent property. 


16.
The proposed semi-detached dwelling at plot 2 would back on to Redcot on Sylvan Grove but would only be opposite a relatively small length of its boundary and at a distance of 13m to the boundary and 23m between the respective dwellings at an oblique angle. This complies with the Council’s Guidelines and ensures the proposed dwelling would not be overbearing form Redcot or result in loss of privacy to its rear window or side conservatory. There is also a high hedge along the full length of this boundary which would effectively screen the ground floor and part of the first floor of the proposed development.  The scheme also includes two detached garages adjacent to this boundary, one single garage and one double garage to a height of approximately 5m. Whist these would be relatively close to the rear boundary of Redcot, the bulk of the buildings would be screened by the existing hedge along the boundary. It is also relevant to take into consideration that there was previously a building of similar height in this position.


17.
The detached dwelling at plot 3 would be opposite part of the rear boundaries of Redcot and Wollaston on Sylvan Grove, retaining 6.5m to the boundary with those properties, 15m to Redcot and 19m to Wollaston. In both cases the dwelling meets the 15m guideline and is also at an angle relative to the facing windows of these dwellings which ensures it would not be unduly prominent from these dwellings or result in undue overshadowing.  Trees and hedges along the boundary would also lessen the impact. No first or second floor windows are proposed in the side elevation of plot 3 facing Redcot or Wollaston. There would be no loss of privacy resulting from the upper floor windows in the rear elevation given that the distances retained to Wollaston and Newfold from the windows exceed the 10.5m recommended in the Council’s Guidelines, and these properties are at an angle relative to the plot rather than directly behind. 

18. 
In relation to The Vicarage on the north east side of the site, the side elevation of the detached dwelling at plot 7 would be 1.5m from the shared boundary and an average distance of 19m from the vicarage itself. The Vicarage is at a lower level than the application site, therefore the side gable of this dwelling would be relatively prominent from the rear windows and garden of the vicarage. In response to concern raised over the height and proximity of the semi-detached dwelling originally proposed in this position, the amended plans alter the dwelling type to a detached dwelling with lower eaves and ridge height (now 5.4m to eaves and 9m to ridge).  It is considered a dwelling of this height would not be unduly prominent from the vicarage or result in overshadowing, given that the distance between the dwellings complies with the Council’s 15m guideline and the Vicarage itself is between 15.5m and 18.5m from the site boundary.   No first or second floor windows are proposed in the side elevation and therefore there would be no overlooking of the vicarage.

19.
The distances retained between the proposed dwellings within the development itself comply fully with the above guidelines and would therefore ensure a satisfactory level of amenity for future occupiers of the development.

VEHICLE ACCESS


20.
The existing access onto Albert Place is to be closed off and a new access into the site constructed further along the site frontage, nearer High Bank. This access is considered acceptable for the development by the LHA.

21.
Many of the representations raise concern over the traffic that would be generated by the proposed dwellings and also the disruption and potential danger from traffic during the construction phase. Albert Place and High Bank do not have pavements and are used intensively by school children, and others, as a pedestrian route. However, as the road is narrow and there are bends in the road, traffic speeds are generally slow which minimise the potential for conflict.  Furthermore it is acknowledged that the site was previously an Adult Training Centre and therefore historically there has been traffic associated with this site using Albert Place and High Bank - the applicant has estimated peak traffic flow of the former ATC to be around 15 vehicles per hour (two way peak) compared to the residential development of around 8 vehicles per hour (two way peak). No objection is raised by the LHA regarding traffic generation.

CAR PARKING


22.
The proposed layout provides for two off-street car parking spaces per dwelling, which is considered acceptable having regard to advice within PPG13 on car parking and the Council’s standard of two spaces per dwellings. The LHA has no objection to the proposals, subject to a condition being attached to retain the garages for car parking so they are not subsequently converted into further living space in view of the low level of parking availability on local roads.


IMPACT ON TREES


23.
There are a number of trees within and adjoining the site, particularly along the north eastern side boundary. These are not protected by a Tree Preservation Order.  A tree survey and report has been submitted with the application and notes that the site is largely clear of trees and vegetation. There is a large mature Beech tree off site which overhangs the site entrance and has been graded as a grade B specimen (moderate quality and value).  It notes that the north east site boundary is well vegetated and includes an overgrown privet hedge and mature/middle aged trees. They are predominantly grade C Sycamores (low quality and value), however two grade B Sycamores have been identified nearer the site entrance. Trees along the south west boundary are within the back gardens of neighbouring properties and include Sycamores and a Cherry which are all close to the boundary edge and overhang the site.


24.
The only significant trees within the site directly affected by the development are two Sycamores to the front part of the site which would be removed to facilitate the development. These have been classed as being desirable for retention in the tree survey. Although they have some amenity value to the site it is considered they have limited wider amenity value and their removal is acceptable. The large Beech tree near the front boundary but off site is not affected by the proposed development. It is recommended that conditions requiring a Tree Protection Scheme and a Landscaping Scheme are attached to any planning permission.

BOUNDARY TREATMENT AND IMPACT ON THE SCHOOL


25.
Concern has been raised in the representations regarding replacement of the boundary fence alongside the school playground with timber fencing and trellis and that this would be inappropriate. In response the applicant has stated that the fence to the rear of the site was incorrectly shown to be replaced on the proposed plan.  It is the applicant’s intention to leave the existing fence in place which is clearly performing a small retaining function to the school grounds.  It is intended to erect a new fence on the development side of the existing fence for the benefit of the new occupiers.  For most of its length the existing fence is made up of concrete gravel boards (performing the retaining element) and timber fence panels.  In places the boundary is made up by brick walls associated with the former buildings.  The applicant is prepared to remove these sections of wall and infill with a fence to match the existing to provide a continuous fence type along this boundary. 

26.
In response to concern regarding children’s safety during any fence works the applicant has stated this would be controlled with the use of temporary herras style fencing to ensure that children are kept a safe distance from any construction works.  The applicant is committed to the Considerate Constructors Scheme and would seek to work with the School to minimize any impact.  With regard to deliveries the applicant would look to arrange deliveries to avoid the start and end of the school day and would offer to carry out safety talks to the children to raise their awareness of the dangers of construction sites.  It is also stated that Traffic Management will be strictly controlled to maintain the safety of the public at all times. 


27.
The proposed dwellings at plots 3 to 7 would back on to the school directly behind the site, retaining a distance of just under 9m to the boundary. Whilst these dwellings would essentially enclose this section of the school boundary and the dwellings would also have a view over the playground, it is considered this would not compromise the environment of the school to an extent that would be unacceptable.


DEVELOPER CONTRIBUTIONS


28.
In accordance with the provisions of SPD1: Developer Contributions to Highway and Public Transport Schemes, a contribution toward the provision or improvement of highway and public transport schemes is required. The location is a within the ‘Most Accessible’ category of locations for the purpose of the SPD which equates to a  total contribution of £6,624, of which £2,616 would be towards local highway improvements and £4,008 towards public transport improvements.  


29.
The SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ applies to all new residential developments. No play space or sports facilities are to be provided within the proposed development; therefore a contribution to off-site provision will be required to comply with the SPG. Based on the rates set out in the SPG, a contribution of £34,382.21 would be required, with £23,313.79 toward open space provision and £11,068.42 toward outdoor sports facilities.


30.
In accordance with the provisions of the SPG ‘Developer Contributions Towards Red Rose Forest’ a development of 12 dwellings would be expected to provide 36 trees on site. There is scope for all of this tree planting requirement, or at least a significant proportion, to be provided on site. However, in the event that the full requirement is not met on site it would be appropriate to secure a financial contribution toward the remainder for tree planting off-site. The SPG sets out a requirement of £235 per tree which would generate a total contribution of £8,460, less £235 per tree that is provided on site.


31.
Proposal H8 of the Revised Trafford UDP states that the Council will seek to negotiate for the inclusion of affordable housing on all housing development sites where the site is 1 hectare or more in size or has the potential for development of 25 or more dwellings. As the site is less than 1 hectare and the proposed number of dwellings is less than 25, there is no requirement for affordable housing to be provided within the scheme.


RECOMMENDATION

MINDED TO GRANT, subject to:


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


(i) A contribution to transport provision of £6,624, of which £2,616 would be for highways network provision and £4,008 for public transport provision in accordance with the Council’s SPD ‘Developer Contributions to Highway and Public Transport Schemes’;


(ii) A contribution to play space or sports facilities of £34,382.21, of which £23,313.79 would be toward open space provision and £11,068.42 toward outdoor sports facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’;

(iii) A contribution to tree planting of a maximum of £8,460 in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’.


B. The following conditions:


1. Standard 3 year time limit


2. List of Approved Plans


3. Materials to be submitted and approved

4. Tree Protection Scheme

5. Landscape scheme, including details of hard and soft landscaping and boundary treatment 

6. Submission of details for surface water and foul drainage

7. Removal of permitted development rights for extensions, dormer windows, garages and other outbuildings and hard surfaces.


8. Retention of garages for car parking


9. Obscure glazing to second floor side window of plot 1


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


RG






		WARD: Flixton

		75601/FULL/2010



		DEPARTURE: No





		ERECTION OF 16 NO. TWO BEDROOM AFFORDABLE APARTMENTS IN THREE SEPARATE TWO STOREY BUILDINGS WITH ASSOCIATED ACCESS, CAR PARKING AND LANDSCAPING  






		Former Bowfell Road Depot, Land behind no. 1 Jackson Court, Flixton





		APPLICANT:  Beech Housing Association Ltd





		AGENT: Bernard Taylor Partnership Ltd





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO SECTION 106 AGREEMENT









SITE


The application relates to the former Council owned Bowfell Road Depot site accessed off 


Jackson Court in Flixton.  The site is L-shaped and measures 0.3 hectares.  It was previously occupied by a mix of brick storage buildings which extended around the perimeter of the site, however these buildings have recently been removed and the site has been levelled and grassed.  


The site is situated within a predominately residential area of Flixton.  To the east of the site is Jackson Court, a 1990’s affordable housing scheme which comprises a mix of semi detached houses, bungalows and two storey apartments.  To the north and west are a mix of two storey detached and semi detached residential properties on Craig Avenue.  To the south is a scout hut used by the Second Davyhulme Scout Group in the evening and a local playgroup in the daytime.  Beyond this on the opposite side of Flixton Road is Urmston Leisure Centre and Flixton School for Girls.  


PROPOSAL


The application seeks consent to redevelop the site to provide 16 no. two bedroom apartments.  The development would be built and managed by Beech Housing Association Ltd, the same organisation who currently manages properties on Jackson Court.  The proposed development would provide affordable units to be sold on a shared ownership basis.    

The development would comprise three separate buildings, a large L-shaped two storey building housing 12 apartments which occupies the main body of the site to the west between properties on Craig Avenue and Jackson Court and two smaller two storey buildings each providing 2 apartments fronting Jackson Court to the east.  Vehicle and pedestrian access to the site would be from Jackson Court, as exists at present.  The access road would extend between the two smaller apartment buildings and lead to a car parking court within the site which provides 1 car parking spaces for each apartment and a further six car parking spaces for visitors.  A communal amenity area will extend along the north, west and south boundaries of the site and this area will be landscaped to provide patio, lawn and planted areas.  A bike and bin store are proposed within the centre of the site adjoining the private drive.  

REVISED TRAFFORD UDP


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

PROPOSALS MAP NOTATION 


None

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


H1 – Land Release for Development


H2 – Location and Phasing of New Housing Development


H3 – Land Release for Development


H4 – Release of Other Land for Development


H8 – Affordable Housing


ENV14 – Tree Protection


ENV16 – Tree Planting


ENV32 – Derelict Land Reclamation

OSR9 – Open Space in New Housing Development

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

RELEVANT PLANNING HISTORY

None


APPLICANT’S SUBMISSION 


The applicant has submitted a Design and Access Statement and details of a consultation event held prior to the submission of the planning application with local residents.  These are summarised below:


Design and Access Statement


The proposal has been designed so that it is sympathetic in scale and materials to match the surrounding buildings and to provide a degree of frontage to Jackson Court.  Natural surveillance is provided within the site and to the car parking courts.


Consultation Event


A consultation event held on the 20th July at Flixton Conservative Club was attended by 16 local residents and one councillor.  Those attendees who left comments were generally happy with the proposal, however concerns were raised regarding overlooking distances to properties on Craig Avenue and noise during the construction period.  


CONSULTATIONS


Renewal and Environmental Protection: The site is previously developed and a standard contamination condition is therefore recommended.


LHA: The number of car parking spaces is acceptable for the scale and type of development proposed, however there are concerns about the layout and dimensions of some of the car parking spaces proposed and this matter is currently being addressed by the applicant.  An update on these matters will be provided within the Additional Information Report.    


Built Environment (Drainage):  The drainage layout for the proposed development must be arranged on a separate system, combining at the boundary and then to connect into the public combined system. All new connections to the public sewer system will require formal approval and inspection under Section 106 of The Water Industry Act 1991, further details can be obtained from United Utilities. The Developer should consider a Sustainable Urban Drainage (SUDs) / disposal at source solution to dealing with surface water run off arising from this development

Greater Manchester Police Secured by Design:  Any comments will be included in the Additional Information Report.


REPRESENTATIONS


None


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes the development of 16 new affordable apartments within the residential area of Flixton.  The application site is not allocated for any specific use in the Revised Trafford UDP and in PPS3 terms, is designated as a previously developed site.

2. On the 6th July 2010, the Department for Communities and Local Government revoked all Regional Spatial Strategies (RSS) across the country and therefore the policies of the RSS for the North West no longer form part of the development plan for the purposes of s38(6) of the Planning and Compulsory Purchase Act 2004 and are not to be considered as material when determining planning applications (although evidence that informed the preparation of the revoked RSS may be a material consideration, depending on the facts of the case).

3. The Council is currently working on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP – and that work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Pre-Submission version of the Plan due to be published in the very near future.  The Pre-Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such (given that it is anticipated that it will not be significantly amended before being submitted to the Government towards the end of 2010 for independent examination) can be considered to be a material consideration, alongside the June 2006 Revised Trafford UDP – specifically housing policies H2 and H4 and development control policies D1, D2 and D3 – and PPS3, when considering and determining this planning application.

4. Policies H2 and H4 of the Revised Trafford UDP state that the redevelopment of previously developed land, such as this, in locations which are well related to local community services and facilities and accessible by public transport should be developed as a priority over greenfield sites in less accessible locations. The application site is a previously developed site which is situated close to a range of retail and community facilities and which is served by good bus and rail services. Its redevelopment for residential is therefore considered to be acceptable in principle and would contribute towards the Council’s target for development of brownfield land.  The proposal would also provide affordable housing (two bedroom homes) and there is a clear demand for this type and size of unit in Flixton.  Whilst Proposals D1, D2 and D3 are considered in detail in the sections below, the principle of this development is considered to be acceptable in policy terms.  

DESIGN, LAYOUT AND APPEARANCE

5. The surrounding area is characterised by a mix of property styles including the 1990’s properties on Jackson Court to the east and 1940’s properties on Craig Avenue to the west. The proposed development seeks to mirror the design approach used for the adjoining Jackson Court development.  This seems logical given that the site would be accessed through this development and the east end of the site, adjoining Jackson Court, would be the most prominent.

6. The accommodation would be two storeys with brick detailing to the windows and doors, brick string courses, and projecting canopies over the entrance doorways.  The architect has attempted to break up the mass of the larger block within the site by dropping the roof pitch over the first floor access stairwells.  The architect proposes to use materials which match those used on the adjoining Jackson Court development.  

7. In terms of layout, the larger block would be situated within the site in an L-shape layout providing communal amenity space to the west and north (adjoining the common boundary of residential properties on Craig Avenue) and a car parking court for residents to the front.  The two smaller rectangular shaped blocks would be situated at the front of the site, to the south of no. 1 Jackson Court.  The two buildings would be situated on either side of the proposed access road.  These two buildings would each have projecting gable features and large windows which provide a good degree of frontage and surveillance to Jackson Court and the internal access road.

8. Proposed landscaping to all boundaries would help to screen the development from the adjoining residential properties and two existing mature trees to the front on Jackson Court will soften the appearance of the development. Subject to the submission of a detailed landscaping scheme the proposal is considered to be acceptable in this respect.  Boundary treatment within the site would comprise a 1.5m high fence with a 0.6m high trellis attached to the top.  At the front of the site, facing Jackson Court, the boundary treatment would comprise a low brick wall (0.15m high) with railings above measuring a total of 0.9m and a 1.5m high brick wall behind to secure the area to the side of the two properties.   The proposed boundary treatment is considered to be acceptable in this context.  

9. The design approach and architectural detailing is considered to be acceptable and would complement the existing properties on Jackson Court. The development therefore complies with Proposals D1 and D3 of the Revised Trafford UDP in this respect.

IMPACT ON RESIDENTIAL AMENITY

10. The development is adjoined by residential properties on three sides.  To the north, the main block is situated 10.7m from a blank side elevation in a two storey property on Jackson Court (apartment nos. 21 and 23).  Main habitable rooms within the proposed development would face towards this blank side elevation.  A distance of 9.6m would also be provided between these windows and the rear garden boundary.  The Council’s Guidelines state that normally a distance of 15m should be provided to blank elevations and a distance of 10.5m to the rear garden boundaries. Whilst the distance provided to the blank side elevation is significantly shorter than the 15m distance recommended, only two windows (ground and first floor lounge) within the proposed development would be affected and these windows due to their position and alignment would still retain a relatively open view across the back of these properties. The distance to the rear garden boundary falls short of that recommended by 0.9m.  However, there is already a large tree within the garden of this property which will provide an element of screening and a good landscaping scheme along the northern boundary of the site (to be covered by condition) will help reduce the impact on the occupants further.  

11.  To the east, the development adjoins the side elevation of no.s 17 and 19 Jackson Court.  A distance of 7.5m would be retained between the existing and proposed buildings.  There are no main habitable room windows on the facing elevations of either the existing or proposed development and this relationship is therefore considered to be acceptable.  Beyond this to the south, main habitable room windows on the east elevation of the main block would be situated 16.8m from the common boundary of the amenity area to the rear of no.s 1-19 Jackson Court.  This separation distance exceeds the Councils Guidelines which recommends a minimum distance of 10.5m. 

12. Further to the south, the proposed two storey building adjoining no. 1 Jackson Court would be situated only 2.3m from this building and would project beyond the rear elevation for a distance of 4.2m.  No. 1 Jackson Court has no habitable room windows in the south elevation facing toward the proposed development, and the separation distance between the two buildings is therefore considered to be acceptable and would not be out of keeping for this area.  The rear projection of the development is also considered to be acceptable and the roof ridge line has been dropped in height further reducing its impact on the occupants of no. 1 Jackson Court.   

13. Ground and first floor main habitable room windows within the main block of the development would be situated 10.1m from the western boundary of the application site and 12.6m from the rear garden boundary of properties on Craig Avenue (there is a 2.5m wide intervening strip of land which is not in the ownership of the occupants on Craig Avenue or the applicant). The proposal therefore exceeds the Council’s recommended distance to rear garden boundaries in this respect and would not appear unduly overbearing to occupants of Craig Avenue.  Distances of in excess of 33m would be provided between main habitable room windows and this complies with the Council’s Guidelines which recommends a minimum distance of 27m between main habitable room windows.  The proposal would not therefore appear unduly overbearing or result in a loss of privacy for the occupants of Craig Avenue.

14. Within the development, interface distances of only 9m are proposed between main habitable room windows on the two smaller blocks fronting Jackson Court.  Whilst the Council’s Guidelines recommend a minimum separation distance of 21m in such circumstances, future occupants of these houses will be fully aware of this situation when considering whether to purchase these properties.  These windows would also have a wider benefit by providing a good degree of frontage and surveillance to the internal access road. For this reason, the proposal is considered to be acceptable in this respect.


15. In terms of amenity space, the Council’s New Residential Guidelines recommend around 18 sq.m of garden space for each flat.  The applicant proposes a communal garden which extends along the north and west boundaries of the site and which measures 800 sq.m in total.  This far exceeds the minimum recommended within the Council’s Guidelines in this respect.  


16. It is also worth noting that the site was previously used as a Council depot comprising a mix of large brick buildings along the site boundaries.  The site would have generated a number of vehicle movements, some of which would have been heavy goods vehicles delivering and picking up materials.  The proposed residential development would therefore represent a significant improvement to the amenity of the surrounding residential area and the application is considered to be acceptable in this respect in accordance with Proposals D1 and D3 of the Revised Trafford UDP.  


CAR PARKING AND ACCESS ARANGEMENTS

17. The applicant proposes 1 car parking spaces for each apartment and 6 additional car parking spaces for visitors.  The Council’s Car Parking Standards state that for housing association apartments, which are likely to attract a below average car usage, the car parking requirements may be reduced to not less than 1 space per apartment.  The proposal therefore exceeds the Council’s requirements in this respect and should provide sufficient car parking for the future occupants of the development.

18. The LHA have raised concerns about the car park layout and this matter will be addressed in advance of the committee meeting and covered in the Additional Information Report.   Other than this, subject to conditions requiring the surfacing to be constructed in a permeable material, the proposal is considered to be acceptable in this respect in accordance with the provisions of Proposals D1 and D2 of the Revised Trafford UDP.

FINANCIAL CONTRIBUTIONS

19. In accordance with the Council’s SPD1 – ‘Developer Contributions to Highway and Public Transport Scheme’ (March 2007) a financial contribution of £4,608 would normally be required towards public transport improvements (£3,440) and highway infrastructure improvements (£1,168).  


20. In accordance with the Council’s SPG28 – ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ (September 2004) a financial contribution of £27,790.46 would normally be required towards children’s play space (£18,456.75) and outdoor sports provision (£9,333.71).  As the scheme provides solely affordable housing units, it is exempt from the provisions of the Council’s SPG29 – ‘Developer Contributions towards Red Rose Forest’.


21. However, the applicant has submitted confidential financial information which outlines the financial viability of the scheme and this is currently being considered.  The applicant states that the level of contributions sought would render the scheme financially unviable and the development would therefore not proceed in the current economic climate.  Whilst normally the Council would seek to impose an overage clause within a Section 106 agreement, the applicant has already agreed to enter into an overage clause through the land sale agreement (the site is currently owned by the Council) with the Council’s Estates Department which allows the Council to draw down 50% of any increased sales receipt and 50% of any savings made on costs.  The applicant states that any further overage clause would make the development unviable.  


22. As the financial viability information is still under consideration, the recommendation reflects the requirement for a Section 106 Agreement to secure the normal contributions unless it is demonstrated that the development would not be economically viable with those contributions.  


CONCLUSION


23. The proposed development is considered to be acceptable in terms of its design, layout, scale and impact on residential amenity.  It would also represent a significant improvement by replacing a vacant previously developed site.  It is therefore considered that the scheme complies with the relevant policies of the Revised Trafford UDP and the Council’s Adopted SPG ‘New Residential Guidelines’.  As such the application is recommended for approval subject to the completion of a legal agreement securing a financial contribution towards Highway Network and Public Transport Improvements and Outdoor Sports Facilities

RECOMMENDATION: MINDED TO GRANT


(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement seeking a total financial contribution of £32,398.46.  The legal agreement be entered into to secure a contribution to highway network/public transport improvements of £4,608 (to be split between a highway network contribution of £1,168 and a public transport contribution of £3,440) in accordance with the Council’s SPD, ‘Developer Contributions to Highway and Public Transport Schemes’ and a contribution of £27,790.46 towards outdoor sports and play facilities (to be split towards children’s play space £18,456.75 and outdoor sports provision £9,333.71)  in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’.  

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


1. Standard condition;


2. Materials condition;


3. Landscaping condition;


4. Landscape maintenance condition;


5. Tree Protection Condition 1;


6. Approved Plans condition;


7. Provision of access facilities condition 2;


8. Retention of access facilities condition;


9. Disposal of foul/surface water drainage;


10. Contamination condition;


11. Affordable Housing condition;


12. Obscure Glazing condition


VM





		WARD: Sale Moor

		75667/HHA/2010

		DEPARTURE: NO





		ERECTION OF PITCHED ROOFS TO EXISTING SINGLE STOREY SIDE AND TWO STOREY REAR EXTENSIONS





		26 Thorold Grove, Sale






		APPLICANT:  Miss W Mothershaw & Mr P Knowles






		AGENT: n/a






		RECOMMENDATION:  GRANT










The application is before the Planning and Building Control Committee as the applicant is an employee of the Council.  

SITE


The application site lies to the east of Thorold Grove at the head of the cul-de-sac and comprises a two storey semi-detached dwelling.  The property has an existing single storey side extension and a two storey rear extension, both of which are flat roofed structures.   


PROPOSAL


Planning permission is sought for the erection of pitched roofs to the existing single storey side and two storey rear extensions.  


REVISED TRAFFORD UDP


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


PROPOSALS MAP NOTATION 


None


PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D6 – House Extensions


RELEVANT PLANNING HISTORY

H/11400 – Erection of first floor extension to bedroom (Approved February 1980).  

REPRESENTATIONS


One letter has been received raising no objections.


OBSERVATIONS


RESIDENTIAL AMENITY, DESIGN AND STREET SCENE 

1. The existing single storey side extension projects 1m forward of the front elevation and has a width of 2.5m.  It projects beyond the rear elevation by 2.5m and is a flat roof structure.  The pitched roof to be erected above this would form a canopy to provide cover from the elements when entering the property and measures 2.7m in height to the eaves and 3.9m in height to the ridge.  To the rear, the existing two storey extension projects 2.5m from the rear wall of the original dwelling.  The pitched roof would be 500mm below the ridge line of the roof of the main dwelling and would not be visible from the street scene.  


2. The proposed pitched roofs would have no impact on the amenity of the occupants of neighbouring properties and would improve the appearance of the property.  The proposal therefore complies with Proposals D1 and D6 of the Revised UDP and the Council’s ‘House Extension’ guidelines and is therefore considered to be acceptable.   


ACCESS, HIGHWAYS AND PARKING


3. The proposal would have no impact on access, highways and parking at the site.  


CONCLUSION


4. The proposal would improve the appearance of the property and is in accordance with Proposals D1 and D6 of the Revised UDP and the Council’s ‘House Extension’ guidelines.  It is therefore recommended that planning permission be granted.  

RECOMMENDATION: 


Grant

1. Standard time limit

2. List of approved plans

3. Matching materials

DR






		WARD: Bowdon

		75271/HHA/2010




		DEPARTURE: No





		ERECTION OF SINGLE STOREY EXTENSION TO REAR OF DWELLING TO FORM ADDITIONAL LIVING ACCOMMODATION AND ERECTION OF DETACHED GARAGE FOLLOWING DEMOLITION OF ATTACHED GARAGE.





		Sunnydale, Bowdon Road, Altrincham, 






		APPLICANT: Mr. Mathew Hughes






		AGENT: Tsiantar Architects Ltd.





		RECOMMENDATION:  GRANT 










SITE 


Substantial dwelling built in the stuccoed Italiante villa style c.1848 and then split into two individual dwellings in 1923; Sunnydale retaining the main staircase and hallway and accessed from Bowdon Road. On the southern side of Bowdon Road are the main buildings of Altrincham Grammar School for Girls.


To the western side of the application site there is a joint vehicular access providing access to both the application property and “The Larches”, a detached dwelling that was built within the curtilage of Sunnydale and whose planning permission (H/35496) was approved in 1992.


The attached property, Beech Bank is sited to the east of Sunnydale and its curtilage wraps round the rear of the application property. Within the curtilage of Beech Mount, there is a row of conifers that provides screening and privacy to the occupiers of both Sunnydale and Beech Bank.


The application site is located within Sub Area B of the Devisdale Conservation Area.

PROPOSAL


This application is for the erection of a single storey extension to the north of the property following the removal of an existing attached single garage. The extension would provide an enlarged kitchen and dining area with access via french doors to an existing patio area. The second element of this proposal is the erection of a detached single garage within a small recessed area adjacent to the northern boundary shared with “The Larches”.  The eaves height of the proposed detached garage would measure approximately 2.3m and the ridge height would be approximately 4.65m. The width would measure approximately 4m and have a length of 6m.

REVISED TRAFFORD UDP


The Adopted Revised Trafford UDP was formally adopted on 19 June 2006 and now forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 


Devisdale Conservation Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking

D6 – House Extensions


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


ENV15 – Community Forest


RELEVANT PLANNING HISTORY


Sunnydale

H/35496 - Demolition of garage and erection of detached dwelling house and detached garage – approved July 1992

H/36265 - Erection of single storey rear extension to form garage and single storey side extension to form conservatory – approved with conditions January 1993


74777/CAC/2010 - Conservation Area Consent for demolition of existing attached garage, current application which appears elsewhere on this agenda.


Beech Bank

H/31567 – Erection of conservatory at rear of dwelling – Approved June 1990


H/56921 - Erection of two-storey extension to the rear elevation to form games room and gymnasium. Approved September 2003

H/59557 – Erection of single storey garden shed at rear – Approved July 2004

CONSULTATIONS


LHA – No comments received at time of recommendation


Built Environment (Drainage) – Suggests R2, R17 and R19 informatives.

REPRESENTATIONS


Bowdon Conservation Group – “…happy and like the building work proposed in this application”.

Neighbours 


The following concerns have been raised by the occupier of the connecting property, Beech Bank:


· There are a number of factual errors and omissions regarding the application and has notified the Council regarding independent outside scrutiny and its actions in receiving and publicising the proposed development.


· The certificate of ownership provided with the planning application is questioned and states that the ownership of land relating to the proposed development is factually incorrect as there is a wall included that is in the ownership of Beech Bank.


· The submitted application form has been incorrectly completed whereby the applicant has answered “no” to “Will any trees or hedges need to be removed or pruned in order to carry out the proposal” when a tree is to be felled. (This has now been corrected and revised application forms and plans submitted).


· The Design and Access Statement is also incorrect as it states “The application involves no removal of trees, shrubs or lawns” when it would adversely affect a mature Walnut Tree within his property together with other trees. 


· Neither the Council nor the applicant has properly considered the proposal for trees in the area.


· At a loss as to why the Council has not required the applicant to provide an independent report on trees both within and on the boundary of the application site. 


· Both the application site and Beech Bank lie within the Devisdale Conservation Area and no attempt has been made in the Design and Access Statement to assess the effect of the proposal on the special historic character and appearance of the Conservation Area. The adverse effect on the trees will cause harm to the special character and appearance of the Area and as such Conservation Area Consent should not be granted.


· As a Chartered Surveyor, I am of the opinion that Building Control will not permit the construction of the proposed ground floor extension off the existing garage floor as the load is greater than the existing floor and would not be to modern requirements.


APPLICANT’S SUBMISSION 


A Design and Access Statement was submitted with the application. Works will fulfil 3 major aims:


· to improve the property as a family home, 


· to bring the external aspects of the property more in keeping with the original design of Sunnydale and traditional properties in the area and 


· to make vehicular parking more safe, amenable and secure


 Reference to relevant parts of the above will be referred to in the report where appropriate.

OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT 


1. The application site is located within a residential area where extensions are acceptable in principle. Proposals D1 All New Development and D6 House Extensions of the Revised Trafford Unitary Development Plan provide criteria for assessing the development and the Council’s adopted SPG, ‘Planning Guidelines: House Extensions’ provides further guidance. UDP Proposal ENV23 requires development in conservation areas to preserve and enhance the character of the conservation area.


IMPACT ON DEVISDALE CONSERVATION AREA 


2. The Council’s Planning Guidelines: The Downs, The Devisdale, Bowdon and Ashley Heath relate to this application.


3. The Area is characterised by gently curving roads, low stone front boundary walls and gate posts, a wealth of trees and other planting with substantial buildings behind, sometimes visible only in glimpses. Buildings are mainly Victorian built in individual styles often in cream brick, with steep pitched slate roofs and informal character derived from varied roof lines, gables, bays etc. the overall impression is of a relaxed and affluent spaciousness, with landscaping dominant. In Sub Area B, in which the application relates, the plot sizes are somewhat smaller, and there are more semi detached properties. 


4. Currently the plot comprises a large semi detached property located on the northern side of Bowdon Road. The landscaping along the southern boundary of the property is extensive and allows only glimpses of views from the public realm. Boundary treatment within the curtilage of the application site is also mature along both the western and northern boundaries adjacent to “The Larches” and “Beech Bank” respectively. The proposed development requires the removal of one conifer tree on the site of the proposed garage. 


5. Although it would be preferable to see the projection of the rear extension reduced further behind that of the main building line, it is considered that the difference in level between the proposed extension and the main dwelling will result in the extension not having an adverse impact on the character of the historic property. The applicant has taken into consideration officers’ comments and altered the appearance of the proposed extension by continuing the design features of the original dwelling and reduced the size, scale and massing of the detached garage. It is considered that the amended plans respect the setting and appearance of the host dwellinghouse. Furthermore, the reduction in the proposed garage’s size allows the host property to be the dominant feature when approaching from Bowdon Road, with sufficient spaciousness provided between it and the proposed extension.


6. The proposed development is considered to not harm the character or appearance of the Devisdale Conservation Area. The impact of the development on existing trees and the conservation area is addressed later in this report.


RESIDENTIAL AMENITY

7. Objections have been received from the occupier of the adjacent property, Beech Bank, claiming that the extension will be built partly on his land. The applicant maintains that he owns the land on which the proposed extension is to be built and he has submitted the correct ownership certificate with the planning application. As the Council has no definitive knowledge of land ownership, the application has been accepted as submitted.  


8. The submitted plans indicate that the single storey extension, on the northern side of Sunnydale, would be positioned approximately 1450mm at its closest point from the eastern boundary shared with Beech Bank and have its east elevation in a similar position as the existing attached garage. On this basis, this separation distance would ensure that the development would be entirely within the curtilage of the application site and therefore in the Council’s view would not require the submission of Certificate B and formal notice of intent served on the occupier of Beech Bank. 


9. The overall size, scale and massing of the proposed extension would be similar to the existing attached garage when viewed from the rear of Beech Bank and therefore would not form an unacceptable visually intrusive or dominant form of development to the detriment of the occupiers of that property. 


10. The proposed detached garage would be positioned in a small recessed area adjacent to the northern boundary and within a turning area for the original attached single garage as approved within application H/36265. This position would be equidistant between the neighbouring properties Beech Bank and the Larches. The garage has been reduced in height from approximately 5.5m to 4.65m, thereby reducing its overall size, scale and massing to the benefit of neighbouring residents, most notably the occupiers of The Larches.


11. The separation distance between the habitable room windows of The Larches and the proposed garage at its closest point would be approximately 8.5m but the reduction in size of the garage and the mature planting which exists within both curtilages mitigates the visual impact of the development upon the occupiers.


IMPACT ON TREES


12. The occupier of Beech Bank has raised concerns regarding the potential loss of trees within the curtilage of Beech Bank that would be detrimental to his privacy and also to the character and appearance of the Devisdale Conservation Area. The Council’s arboriculturalist has visited the site and confirms that the walnut tree referred to by the objector is, in fact, a Tree of Heaven (Ailanthus altissima). Although the roots of this large tree may extend beyond the boundary into the applicant's property, the applicant has a common law right to abate the nuisance by cutting back encroaching roots. The applicant has a 'duty of care' to the tree owner to ensure that the tree is not destabilised or otherwise committed to death as a result of exercising their common law rights. There are no objections to the removal of the Lawson Cypress tree on the site of the proposed detached garage on either conservation or arboricultural grounds and it appears that the removal of the conifer would benefit the Tree of Heaven. 

13. Following extensive discussions with the applicant and agent, the most appropriate design of both the detached garage and single storey extension would be to place both developments onto plinths thereby reducing the need for excavation and possible damage to nearby trees including the adjacent “Tree of Heaven” and a row of conifers within the curtilage of Beech Bank adjacent to the proposed extension. 


CONCLUSION


14. It is considered that the proposed single storey extension on the northern side of Sunnydale would not create detrimental harm to the general amenity of the occupier of the adjacent property, Beech Bank, following the removal of a similar sized attached single garage. The removal of one conifer tree within the curtilage of the application property would not harm the character or appearance of the Devisdale Conservation Area and the garage’s size, scale and massing has been reduced significantly in response to officer’s comments. Furthermore, both parts of development have been assessed by the applicant’s agent as being able to be placed on plinths to nullify and respect the concerns of the occupier of Beech Bank relating to adjacent trees.


15. The proposed development is considered to respect the character of the Devisdale Conservation Area, the character and appearance of both Sunnydale and Beech Bank and the neighbouring property, The Larches; nor will the development have a detrimental impact on the amenity of the occupants of adjacent properties. The application is therefore is recommended for approval subject to conditions.


RECOMMENDATION

GRANT, subject to the following conditions:


1. Standard 3 year time limit

2. List of approved plans 


3. Materials to be submitted and approved in writing


4. Submission of method statement for construction of extension and garage


5. Removal of permitted development rights for windows and other openings in the extension and the garage.


GD






		WARD: Bowdon

		74777/CAC/2010




		DEPARTURE: No





		CONSERVATION AREA CONSENT FOR DEMOLITION OF EXISTING ATTACHED GARAGE





		Sunnydale, Bowdon Road, Altrincham.





		APPLICANT: Mr. Mathew Hughes






		AGENT: Tsiantar Architects Ltd.





		RECOMMENDATION:  GRANT 










SITE 


Substantial dwelling built in the stuccoed Italiante villa style c.1848 and then split into two individual dwellings in 1923; Sunnydale retaining the main staircase and hallway and accessed from Bowdon Road. On the southern side of Bowdon Road are the main buildings of Altrincham Grammar School for Girls.


To the western side of the application site there is a joint vehicular access providing access to both the application property and “The Larches”, a detached dwelling that was built within the curtilage of Sunnydale and whose planning permission (H/35496) was approved in 1992.


The attached property, Beech Bank, is sited to the east of Sunnydale and its curtilage wraps round the rear of the application property. Within the curtilage of Beech Bank there is a row of conifers that provides screening and privacy to the occupiers of both Sunnydale and Beech Bank.


The application site is located within Sub Area B of the Devisdale Conservation Area.

PROPOSAL


This application is for the demolition of an existing garage attached to the rear of the house. The garage was authorised under planning permission H/36265 in 1993 but has not been constructed in accordance with the approved plans.


REVISED TRAFFORD UDP


The Adopted Revised Trafford UDP was formally adopted on 19 June 2006 and now forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 


Devisdale Conservation Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


RELEVANT PLANNING HISTORY


Sunnydale

H/35496 - Demolition of garage and erection of detached dwelling house and detached garage – approved July 1992

H/36265 - Erection of single storey rear extension to form garage and single storey side extension to form conservatory – approved with conditions January 1993


75271/HHA/2010 – Erection of single storey extension to rear of dwelling and erection of detached garage following demolition of attached garage, current application, appears elsewhere on the agenda.


Beech Bank


H/31567 – Erection of conservatory at rear of dwelling – Approved June 1990


H/56921 - Erection of two-storey extension to the rear elevation to form games room and gymnasium. Approved September 2003

H/59557 – Erection of single storey garden shed at rear – Approved July 2004

CONSULTATIONS


None


REPRESENTATIONS


The following concerns have been raised by the occupier of the connecting property, Beech Bank:


· Property lies within the Devisdale Conservation area. Starting point for consideration of a CAC proposal is the general presumption in favour of preservation and enhancement of the conservation area. Structures which make a positive contribution to the character or appearance of the conservation area should bee retained wherever possible.


· Where demolition is a prelude to proposed redevelopment, consent should normally only be given when there are acceptable plans for that redevelopment. 


· Concern about redevelopment proposals. 


· Concern about demolition affecting the longevity of the Walnut tree. Tree not indicated on submitted plans or the Design and Access Statement. Council’s own planning guidance for the Devisdale Conservation area states that the Council will seek to maintain and enhance existing trees. The tree contributes to the character and appearance of the conservation area and the Council has a statutory duty to have regards to it when considering this application.


OBSERVATIONS


16. UDP Proposal ENV23 requires development, including demolition, in conservation areas to preserve and enhance the character of the conservation area. The Council’s Planning Guidelines: The Downs, The Devisdale, Bowdon and Ashley Heath relate to this application. The Area is characterised by gently curving roads, low stone front boundary walls and gate posts, a wealth of trees and other planting with substantial buildings behind, sometimes visible only in glimpses. Buildings are mainly Victorian built in individual styles often in cream brick, with steep pitched slate roofs and informal character derived from varied roof lines, gables, bays etc. the overall impression is of a relaxed and affluent spaciousness, with landscaping dominant. In Sub Area B, in which the application relates, the plot sizes are somewhat smaller, and there are more semi detached properties. 


17. Currently the plot comprises a large semi detached property located on the northern side of Bowdon Road. The landscaping along the southern boundary of the property is extensive and allows only glimpses of views from the public realm. Boundary treatment within the curtilage of the application site is also mature along both the western and northern boundaries adjacent to “The Larches” and “Beech Bank” respectively. 


18. The existing garage is a late twentieth century structure constructed from painted block work with a concrete pediment concealing a flat roof. Planning permission was granted on 12th January 1993 however it appears that the existing structure was not built in accordance with that consent and should have been constructed with a reclaimed Welsh slate hipped roof. It is considered that the demolition of the existing garage will not have an adverse impact on the architectural and historic interest of Sunnydale.

19. The occupier of Beech Bank has raised concerns regarding the potential impact of the demolition on trees including a walnut tree within the curtilage of Beech Bank the loss of which would be detrimental to the character and appearance of the Devisdale Conservation Area. The Council’s arboriculturalist has visited the site and confirms that the walnut tree referred to by the objector is, in fact, a Tree of Heaven (Ailanthus altissima). Although the roots of this large tree may extend beyond the boundary into the applicant's property, the applicant has a common law right to abate the nuisance by cutting back encroaching roots. The applicant has a 'duty of care' to the tree owner to ensure that the tree is not destabilised or otherwise committed to death as a result of exercising their common law rights.

20.  It is considered that the demolition of the garage could be undertaken without harm to the trees belonging to Beech Bank and a condition is recommended requiring the submission of a method statement for this operation. On this basis, the proposed demolition is considered to not harm the character or appearance of the Devisdale Conservation Area. The impact to the redevelopment is assessed in the report on 75271/HHA/2010 which appears elsewhere on the agenda


RECOMMENDATION

GRANT, subject to the following conditions:


1. Standard 3 year time limit

2. Conservation area  consent tying condition


3. Submission of method statement for demolition of garage

AK






		WARD: Bucklow St Martin’s

		75254/FULL/2010




		DEPARTURE: No





		PHASE 2 OF REDEVELOPMENT OF EXISTING VACANT SITE THROUGH ERECTION OF 2NO. THREE BEDROOM AND 9NO. FOUR BEDROOM AFFORDABLE HOUSES WITH ASSOCIATED CAR PARKING, LANDSCAPING AND VEHICULAR ACCESS FROM LAUREL WALK






		Land off Laurel Walk, Partington





		APPLICANT:  Manchester and District Housing Association – Harvest Housing






		AGENT: Pozzoni





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO SECTION 106 AGREEMENT










SITE


This application represents phase 2 of a proposed residential cul-de-sac, accessed from Laurel Walk. The site was formerly a greenfield grassed area known as ‘Valleyfields’ measuring approximately 0.33 hectares in size. Phase 1 of the estate, which comprised of 11 new dwellings on the part of Valleyfields immediately adjoining Laurel Walk, was approved in 2009 and is currently under construction. The grassed area which has been set aside for phase 2 is approximately 0.2 hectares in size and is bound by 1960s terraced housing to the east and west; by a Multi-Use Games Area (MUGA) to the south; and by phase 1 to the north. 


A terrace of 22 residential units previously stood on Valleyfields, however, these properties became rundown and have been recently demolished. Now the site is interspersed with several trees, although many of these are in poor condition as a result of vandalism and anti-social behaviour. The ground level of the site currently dips towards its centre and as such the existing neighbouring residential properties are on slightly higher ground. 


PROPOSAL


The application proposes 11 new affordable (social rented) housing units, split into a terrace of four dwellings and a terrace of three dwellings on the eastern side of the site, and a run of four detached properties on the western side. Nine of the proposed houses within phase 2 have four bedrooms, whilst the remaining two properties, units 5 and 6, have three bedrooms. Two of the proposed units would have frontages addressing the area of play space to the south of the site whilst the remaining nine houses front onto the new access road which will be extended from phase 1 and which links back to Laurel Walk. 22 car parking spaces would be provided within the development site, accessed from the proposed new access road. Each property would also have a small rear and front garden. The proposed houses measure 5.2m in height to the roof eaves and 8-8.2m in height to the roof ridge. 


REVISED TRAFFORD UDP AND NORTH WEST REGIONAL SPATIAL STRATEGY


The Revised Trafford UDP was formally adopted on 19 June 2006. This forms the Development Plan for the Borough of Trafford.  


PROPOSALS MAP NOTATION 


Partington Priority Regeneration Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


H1 – Land Released for Development


H2 – Areas for Development


H4 – Development within the Urban Area


H6 – Release of Other Land for Development


H8 – Affordable Housing


H11 – Priority Regeneration Area: Partington


D1 – All New Development


D2 – Vehicle Parking


D3 – New Residential Development


RELEVANT PLANNING HISTORY

Land off Laurel Walk, Partington

H/71476 – Redevelopment of existing vacant site through erection of 6no. 3 bedroom and 5no. 4 bedroom affordable houses with associated car parking, landscaping and access from Laurel Walk – Approved subject to S106, 13th August 2009


Land off Moss Lane, Cross Lane East, Central Road, Wychelm Road, Chapel Lane, Erskine Road, Cross Lane West, Warburton Lane, Redbrook Road, Tulip Road, Oak Road, Laurel Walk, Wood Lane and Lock Lane, Partington

H/47494 – External works & improvements to housing and public spaces including construction of car parking spaces, provision of paving and landscaping, erection of gates and fencing, closure of passageways and change of use to extension to gardens provision of traffic calming

Approved with Conditions – 5th August 1999

APPLICANT’S SUBMISSION 


The applicant has submitted a Design and Access Statement in support of the application which can be summarised as follows:


· The scheme is being constructed on land which previously housed 22 apartments which had become unsuitable for purpose and were subsequently demolished.


· The proposal represents the removal of a problematic area of land whilst making the best use of the site in providing much needed family housing for the local community.


· The proposed development comprises eleven two storey dwellings with feature detailing rendered bays, windows and entrance canopies to articulate the frontage. The building ends are gabled to reflect that of the neighbouring properties.  The size and volume of dwellings is similar to existing adjacent properties;


· Properties will have defined boundaries to Secured by Design standards. This will be by means of dense planting and 1800mm high fencing/brick walls with collapsible trellis to the rear of the properties.


CONSULTATIONS


LHA: Four of the houses are detached and therefore require 3 parking spaces per dwelling, the remainder require 2 car parking spaces per dwelling. However, the provision of 2 car parking spaces per dwelling would be accepted in this case.

Built Environment (Drainage): R2 R14, R17 


Renewal and Environmental Protection: This application site is situated on brownfield land. A standard condition relating to contamination is therefore recommended. 

Greater Manchester Police Design for Security: GMP support the continued development of the site for residential purposes but suggest a condition be added to any planning approval to ensure that the development meets the ‘Secure By Design’ standard.


Partington Town Council: No objection


Positive Partington Partnership: Any comments will be included in additional information report

REPRESENTATIONS


One letter of objection has been received from a local resident expressing concern about the suitability of the land that is being built upon and questioning the need for houses with this many bedrooms.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application site and the part of Valley Fields which formed phase one of this development (ref:H/71476) previously accommodated 22 residential apartments along the eastern side of the site, whilst retaining an area of green space to the west. Whilst 22 residential units have also been proposed as part of phases 1 and 2, the footprint of these houses exceeds that of the previous units on the eastern side of the site, and as such part of this proposal will be on green-field land. It is therefore considered that, in terms of the recently amended Planning Policy Statement 3, Housing, (PPS3), it may be appropriate to class this proposal as part brown-field, part green-field development.


2. On the 6th July 2010, the Department for Communities and Local Government revoked all Regional Spatial Strategies across the country and therefore the policies of the RSS for the North West no longer form part of the development plan and are not to be considered as material when determining planning applications (although evidence that informed the preparation of the revoked RSS may be a material consideration, depending on the facts of the case).

3. The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP. Work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Pre-Submission version of the Plan due to be published in the very near future. The Pre-Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such (given that it is anticipated that it will not be significantly amended before being submitted to the Government towards the end of 2010 for independent examination) can be considered to be a material consideration, alongside the June 2006 Revised Adopted UDP – specifically housing policies H2 and H4 and development control policies D1, D2 and D3 – and revised PPS3, when considering and determining this planning application.


4. Revised UDP Revised UDP policies H2 and H4 indicate that the development of green-field land will normally be permitted, where necessary to achieve the new residential development target set in the plan and where the proposal: -

xi) Is well located in relation to established areas of housing, jobs, local community services and facilities;


xii) Avoids the use of important areas of open space;


xiii) Is or can be made accessible by public transport and other non-car modes of travel;


xiv) Respects and enhances the quality and character of the local built environment, and,


xv) Does not prejudice the development or redevelopment of adjoining land.


5. With respect to the above criteria, the present application for eleven houses is considered to be in compliance with Proposals H2 and H4 of the Revised UDP as it is set within the fabric of an established built-up area of Partington, and is providing a wholly affordable housing development. Furthermore, the site is located within 55m of a bus terminus and therefore lies within an ‘accessible’ area as defined by SPD1: Developer Contributions to Highway and Public Transport Schemes, which classifies an area as being accessible if it is within 250m of a bus stop with a service of at least every 30 minutes. In addition the scheme supports a local regeneration strategy – Partington Priority Regeneration Area and is consistent with ‘Partington – Place Shaping Principles’ which was approved by the Council’s Executive in November 2007 for use as a material consideration in the determination of planning proposals in Partington. This states that the regeneration of housing in areas of change and which demonstrate the need for intervention, modernisation and/or enhancements in housing terms of housing type, mix, residential amenity and environmental improvements, will be supported.


6. In so far as the new residential development target is concerned, development within the Borough is proceeding at a level that is well in excess of the target set in the Revised Adopted UDP but significantly below the updated target being proposed within the emerging LDF Core Strategy.

7. In so far as any brown-field development target is concerned, no such target is set by the Revised Adopted UDP. Revised PPS3, however, sets a national annual target that at least 60% of new housing should be provided on previously developed land. The emerging LDF Core Strategy is proposing an indicative target that 80% of new housing should be provided on such land.

8. Development monitoring data across the Borough for the period between 2006/2007 (when work began on the Core Strategy) and 2009/2010 indicates that the proportion of all new housing development built on brown-field land has achieved 76% of the total completed over that 4 year period.

9. 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 development monitoring information that is available that this development proposal for eleven residential units would have a significant adverse impact on the Council’s ability to meet the development aspirations set out in the adopted or emerging elements of the development plan or those set out in revised PPS3. This position, of course, will need to be kept under review and the cumulative effects of further green-field residential development proposals submitted for consideration assessed to determine whether or not a significant adverse impact will result.


10. It is therefore considered that, even if this proposal is classed as greenfield development, there is no objection in policy terms to the development of eleven new dwellings in this location.


RESIDENTIAL AMENITY


11. Facing the north-western (rear) elevation of units 8-11 are the residential properties of 1a-11 Derbyshire Road. The two respective lines of properties splay away from each other, the result being that a greater interface distance is retained between 1a Derbyshire Road and unit 11 than between unit 8 and 11 Derbyshire Road.


12. A large existing sewer runs from the south-west corner to the north-east corner of the application site and severely restricts where dwellings can be positioned as access by United Utilities is required to the full length of the sewer to ensure its future maintenance. This culvert and the presence of the existing properties on Derbyshire Road mean that this is a very tight site and as a result some of the interface distances with the existing properties to the west of Valley Fields fall short of the Council’s Planning Guidelines. A minimum distance of 14m has been retained between the rear elevation of proposed unit 8, which has no first-floor habitable room windows, and the nearest property of 11 Derbyshire Road. The Council’s Planning Guidelines: New Residential Development recommends that in this situation, a minimum distance of 15m should be retained to prevent undue overshadowing, or the proposal from being too overbearing on the neighbouring property. It goes on to explain however, that there are many possible relationships of properties with each other, and so in these matters the Council will generally adopt a flexible approach. The relationship between these two properties is that they are angled away from each so that the separation from the rear elevation of unit 8 to the private garden of No.11 varies from 8-10m. It is considered that this angled relationship and separation distance is sufficient to prevent proposed unit 8 from unduly overshadowing this neighbouring property; having an overbearing impact upon it; or from causing a significant ‘perception’ of overlooking from the obscured-glazed windows at first-floor level. Therefore, it is considered that the residential amenity that the occupants of 11 Derbyshire Road could normally expect to enjoy will not be unduly harmed by the proposals. 


13. Detached units 9-11 have been designed so that they only have one first-floor habitable room window to their rear elevation; additionally the units have been sited so that they angle away from the existing properties on Derbyshire Road in order to maximise the interface distances between facing habitable windows. As such these units have achieved interface distances of between 18m-21m. The Council’s Planning Guidelines recommends that 21m is retained between facing windows, although it also acknowledges that a rigid adherence to spacing standards can stifle creativity in design and result in uniformity of development. Whilst these distances do not strictly comply with the Council’s standards, because of the siting and orientation of the proposed properties, which mean that the windows would not be directly facing each other, it is considered that a degree of flexibility can be applied in this instance, particularly given the constraints that result from the existing culvert. Therefore, it is considered that proposed units 9-11 will not result in an undue loss of privacy for the occupants along 1a-11 Derbyshire Road, and as such this element of the scheme is acceptable in this respect. 


14. The Council’s Planning Guidelines ‘New Residential Development’ also states that the minimum distance between main windows across a public highway for two-storey development should be 21m. Generally these distances have been adhered to within the development, although in two instances a minimum distance of only 18.5m has been retained (between units 4 and 11, and units 5 and 9). However, given that these properties do not directly face each other; that the site is very tight and increasing this interface distance would result in more serious impacts on either the amenity of the Derbyshire Road properties, or the amount of private amenity space for unit 4; and given the wider regeneration benefits of the scheme, it is considered that these relationships are satisfactory. 


15. Following amendments to the scheme the private garden area of proposed unit 11 will not be unduly overlooked by the habitable room windows on the south-western elevation of unit 7 from phase 1. This is because a distance of 11m has been retained between the windows of unit 7, and its garden boundary, which complies with the Council’s guidelines, and was achieved through adjusting the layout of phase 2 units 8-11 and by creating a side garden area for phase 1 unit 7. 


16. Private amenity space for the occupants of the proposed development would be provided within the rear gardens. These gardens differ in size between approximately 50sq.m and 150sq.m. The Council’s New Residential Guidelines recommends a minimum of 80sq.m of private amenity space for 3 bedroom semi-detached houses. Whilst some of the proposed units have less private amenity space than that recommended by the Council’s Guidelines, the provision of amenity space provided is in line with, and generally exceeds, the amenity space currently enjoyed by the occupants of the surrounding dwellinghouses. Given also the close proximity of the proposal to the Multi-Use Games Area south of the application site, the amount of amenity space proposed for each unit is considered to be acceptable in this instance.


17. The impact of the development on the residential amenity of neighbouring properties and the level of amenity provided for the future occupants of the development is considered to be acceptable. The development is therefore in accordance with Proposals D1 and D3 of the Revised Trafford Unitary Development Plan.

ARBORICUTURAL ISSUES


18. Valley Fields has a number of trees within it; nine trees of varying size within the application site are set to be removed to facilitate phase 2 of this residential development.  The site is not the subject of a tree preservation order. It is considered that the benefits of the proposed affordable housing development (i.e. providing family home accommodation within Partington) outweigh the need to retain these trees, which are generally in poor condition.  Replacement tree planting will be provided as part of the development proposals, including within the front gardens of the proposed dwellings.  


DESIGN AND STREET SCENE


19. Five different designs of dwellinghouse have been proposed as part of phase 2 of Valleyfields, three of which match those already approved as part of phase 1. The proposed dwelling houses would have a pitched roof with gable ends with concrete interlocking tiles. Rendered bays and recessed front doors, or entrance canopies articulate the frontage and particularly serve to break-up the front and rear elevations of the four unit terrace. Brickwork is proposed to the rest of the elevations with contrasting brickwork to the window cills. It is considered that the design of the proposed properties is acceptable and will enhance the quality of affordable housing stock in this area of Partington.


20. At 8.2 metres to the top of the roof ridge, the proposed houses are similar in height to the existing properties in the surrounding area, and to the 11 dwellinghouses approved as part of phase 1 of Valley Fields. The proposed 11 affordable houses have been split into two terraces to the east of the access road and four detached dwellings on the western side. The layout of the units on the western side has been heavily constrained by the presence of the culvert which runs under the application site, and which cannot be built on, and also by the need to maximise interface distance between the existing properties on Derbyshire Road. The result is that it has not been possible to create a traditional cul-de-sac layout where the properties at the far end of the development wrap around the head of the street to fully enclose it. However, despite this it is considered that an adequate layout has been achieved. The detached houses have been staggered slightly which serves to emphasise the separation between these properties and prevent them appearing as one long terrace. Additionally, secondary windows to one side elevation of units 5 and 9-11 provide an added degree of visual interest as one moves further into the site from the Laurel Walk end. Units 7 and 8 have a frontage onto the open playspace at the southern end of Valley Fields which provides visual interest for viewers from outside of the application site as well as from within it. Although the principal elevation of unit 7 is very close to the existing footpath immediately adjoining the southern boundary of the site, it is considered that this property will not have an unduly overbearing impact on users of the footpath as a reasonable degree of openness will be retained thanks to the open play space directly to the south of the path. The scheme therefore complies with Proposals D1 and D3 of the Revised Trafford Unitary Development Plan.


21. A mixture of boundary treatments has been proposed around the edges of the site and also the individual house plots. Where appropriate railings have been included to retain a degree of permeability to the fronts of properties and into the site itself. On the other hand the rear boundaries of the units tend to comprise of 1.8m high fences or walls with a collapsible trellis above and defensible planting in front to deter any would be criminals. The presence of a large existing sewer, which runs from unit 8 to unit 1 of the site, means that United Utilities have strongly recommended that brick walls are not built over this sewer to allow access for future maintenance. Conditions relating to the type of boundary treatment and the species and density of defensible planting here are therefore proposed.


ACCESS AND CAR PARKING


22. The proposed development will lead in the loss of one existing footpath which leads across the Valley Fields; this footpath represents a shortcut between Cumberland Road/Derbyshire Road and the MUGA to the south-east of the site. Footpaths will remain around three sides of the application site (east, south and west), ensuring that the permeability of this area is not unduly harmed. 


23. The footpath which runs to the rear of No’s 1a-11 Derbyshire Road, and which was previously open on the Valley Fields side, will now be bound by houses on both sides for a stretch of some 52m. The size of the rear gardens to units 8-11 have been reduced, and as such the alleyway widened to approximately 3m in an effort to relieve any fear of crime when using this existing walkway. Defensible planting, high boundary treatments with a trellis above and existing lighting columns will be in place to reduce the potential for crime here and as such GMP are satisfied that this aspect of the scheme will not unduly impact upon pedestrian safety. Additionally, it is worth noting that there are alternative ways of navigating around this part of Partington without using the walkway to the rear of Derbyshire Road and that do not result in unduly increased walking distances. 


24. The LHA have raised no objection to this development, following amendments that have been made to the size of car parking spaces. Twenty two car parking spaces would be provided for occupants of the houses meaning that the car parking provision is at 200%. This is considered to be appropriate, particularly as the scheme is entirely affordable and is close to bus services. Some visitor parking may take place on-street, however the level of this is likely to be so low that it would not be detrimental to either residential amenity or highway safety. 


CRIME AND SECURITY


25. The building layout has addressed the street frontage and would provide natural surveillance to the new access road, all of the new car parking spaces and also increase the level of surveillance to some of the surrounding properties, footpaths and play space in the immediate vicinity of the application site. Ground level entrance doors and windows to the building frontages also provide activity at street level and further enhances natural surveillance to the new access road.


26. Greater Manchester Police have stated that the development should comply with Secured by Design standards with respect to the proposed layout, house types and boundary treatments. It is considered that at present these standards have been adequately adhered to as the high rear boundary treatments with collapsible trellis on top provides security and reduces opportunities for crime; surveillance of the footpaths and roads that surround the site will be maintained through the provision of first-floor windows to the rear of the proposed dwellings and from the existing surrounding dwellings also. Any further alterations regarding the storage/manoeuvrability of refuse bins and to proposed boundary treatments will be included in the additional information report.


FINANCIAL CONTRIBUTIONS


27. Financial contributions of a total of £38,443.10 are being sought as part of this development. As defined by the Council’s SPD1 – ‘Developer Contributions to Highway and Public Transport Scheme’ (March 2007), the site falls within an ‘accessible’ area and as such a financial contribution of £6,996 would normally be required towards public transport improvements (£4,598) and highway infrastructure improvements (£2,398).  


28. In accordance with the Council’s SPG28 – ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ (September 2004) a financial contribution of £29,435.95 would normally be required towards children’s play space (£19,549.59) and outdoor sports provision (£9,886.37).  As the scheme provides solely affordable housing units, it is exempt from the provisions of the Council’s SPG29 – ‘Developer Contributions towards Red Rose Forest’.

CONCLUSION


29. In conclusion, the development would increase the provision of affordable family houses in this area of Partington by eleven units. Whilst it is considered that the scheme would have a limited impact on the residential amenity of the nearby properties along Derbyshire Road, it is also considered that these properties will benefit from the removal of an area of open land that has been subject to vandalism and anti-social behaviour, and that the character of the area will be improved by the provision of modern residential units. Therefore, on balance, the development is considered to be in compliance with all relevant Revised Trafford Unitary Development Plan Policies and Proposals and is recommended for approval accordingly subject to the completion of a Section 106 legal agreement to secure a financial contribution towards highway and public transport schemes.


RECOMMENDATION: MINDED TO GRANT SUBJECT TO SECTION 106 AGREEMENT

(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement to secure financial contributions of £38,443.10. This sum is split into £19,549.59 towards open space provision and £9,886.37 towards outdoor sports facilities; £4,598.00 towards public transport improvements and £2,398.00 towards highway infrastructure improvements; 


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

1. Standard condition;


2. Materials condition;


3. The residential units hereby permitted shall only be used for the purposes of providing affordable (as defined by the Council's adopted SPG – Provision for Affordable Housing Development or such relevant policy of the Council adopted at the time) or special needs housing accommodation to be occupied by households or individuals from within the boundaries of Trafford in housing need and shall not be offered for sale or rent on the open market. 


Reason: To comply with Proposal H8 of the Revised Trafford Unitary Development Plan and Policy L5 of the Regional Spatial Strategy RSS published 2008).


4. Landscaping condition;


5. Amended plans;


6. Provision of access facilities condition no. 2;


7. Retention of access facilities condition;


8. Contamination condition;


9. Withdrawal of rights to alter; (dormers, extensions, car-ports, gates)


10. Fencing condition

11. Bin storage details


JK






		WARD: Village

		75276/FULL/2010




		DEPARTURE: No





		Erection of A NEW DWELLING AND ASSOCIATED EXTERNAL WORKS, INCLUDING BOUNDARY WALL AND FENCE.






		SITE: Land adjacent to 181 Park Road, Timperley






		APPLICANT:  Mr Phil Green






		AGENT:  Laura Sanderson (A-Cube Architects)






		RECOMMENDATION:  MINDED TO GRANT










SITE 


The application site is a small vacant plot of land lying on the north-western side of number 181 Park Road, Timperley.  It was apparently once part of the garden to number 181 Park Road, although it has not formed this function for some time.  Historic Cheshire maps from 1875 indicate that a small building (possibly a cottage/farmhouse) existed on this plot of land, although the building was gone by 1910.  A former vehicular entrance to the site lies adjacent to the entrance to 181 Park Road, although this opening is now fenced off and the site is not accessible.  There is currently a hedge growing atop the existing wall along the Park Road frontage and fences bound the site to all other sides.  A bus stop is situated on the Park Road pavement, midway along the front boundary wall to the site.

To the north-western side of the plot there are residential properties separated by an alleyway which leads to the sheltered accommodation which lie north (rear) of the site.  To the south-east and on the opposite side of Park Road are residential properties.

There is a small neighbourhood shopping centre on Heyes Lane some 45m north-west of the site.  

PROPOSAL


The application involves the erection of a new detached dwelling within the former garden of 181 Park Road, Timperley.  The dwelling will have accommodation over 2 floors.  There is no proposed garage, although it is proposed that a driveway will provide enough accommodation for a minimum of 2 no. vehicles off-street.  The application site is vacant although there is an existing vehicular entrance in the proposed location of the new driveway.  It is proposed that the existing front boundary wall will be retained with mature hedge atop.  A boundary fence up to 1.8m in height is proposed for the side and rear boundaries.  Permission is also sought for the landscaping works and new front boundary gates and gateposts.


REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This now forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands


ENV16 – Tree Planting


H1 – Land Release for Development


H2 – Location and Phasing of New Housing Development


H4 – Release of Other Land for Development


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential development


OSR3 – Standards for Informal Recreation and Children’s Play Space Provision


OSR4 – Standards for Outdoor Sports Facilities Provision


OSR9 – Open Space in New Housing Development


RELEVANT PLANNING HISTORY

Adjacent to 181 Park Road


H/56519: Erection of two storey building to provide two flats for the elderly together with off street parking. 


REFUSED, by the Planning Development Control Committee, 13/11/2003, for the following reasons:


1. The scale, bulk, massing and design and in particular its close proximity to the boundary of the site with the highway would be out of keeping with the character of the area and would form an unduly obtrusive feature which would be detrimental to the visual amenities of the street scene. As such it would be contrary to Proposals D1 and D3 of the Trafford Unitary Development Plan and to the Council's Planning Guidelines: New Residential Development.


2. The proposed development by reason of its close proximity to the common boundary with the development to the north on Westmead Drive would give rise to overlooking which would be detrimental to the privacy and amenities that the occupiers of that property could reasonably expect to enjoy. As such the proposal would be contrary to Proposals D1 and D3 of the Trafford Unitary Development Plan and to the Council's Planning Guidelines: New Residential Development.


3. The proposed development would add to the current over-supply of development land for housing within the Borough and as such would be contrary to Policy UR7 of Regional Planning Guidance for the North West (RPG13).


181 Park Road


H/56665: Erection of a two-storey side extension to form garage and additional living accommodation.


APPROVED, July 2003

APPLICANT’S SUBMISSION 


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


CONSULTATIONS


LHA – To meet Council standards, the provision of 4 no. off-street parking spaces is required, however the provision of 2 car parking spaces per dwelling would be accepted in this case.  The proposals include the provision of two car parking spaces.


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


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

The LHA commented on the amended site layout on 19th August 2010 and confirmed that “Although it says 4.8m length for the parking space at 90 degrees it is considered that there is space in front of the [marked parking] space to provide the 5m length required up to a solid wall.”

Built Environment (Drainage) – Recommended standard drainage informatives to be attached to any planning permission granted: R14 and R17.


Pollution and Licensing (Contaminated Land) – The application site is situated on brownfield land.  As such, the following standard contaminated land conditions and informatives should be attached to any planning permission:


· Standard condition CLC1


· Standard Informative NCLC1


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


REPRESENTATIONS


Neighbours – 2 letters of objection were received in response to the application.  The objections raised can be summarised as follows:


· Too big in relation to small plot


· Dominate the over-60’s apartments to the rear on Westmead Drive – leading to loss of light


The following observations were also made about potential construction impacts.  These are not considered planning issues but are reported here for completeness:


· Building work would be very intrusive 

· Highway safety and parking and access concerns during construction

· Safety concerns to school children and pensioners moving along Park Road during construction, and related impacts of this  

OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT 

1. The application proposes the development of a new dwelling on an unallocated, vacant, over-grown, fly-tipped site that previously appears to have been the garden to number 181 Park Road.  Historically, it appears that a building existed on the plot. The building was evident on the OS map of 1875 but had disappeared from the OS map of 1910.  It has not been possible to ascertain the use of that previous building.  In strict terms, the plot probably should be designated as NOT previously developed land or “green-field” land, in line with the guidance set out in the revised PPS3 – Housing, updated June 2010.  


2. Until such time that the LDF replaces it, the Unitary Development Plan (UDP) remains the statutory Development Plan for Trafford. UDP policies H2 and H4 indicate that the development of such green-field land will normally be permitted, where necessary to achieve the new residential development target set in the plan and where the proposal: -

xvi) Is well located in relation to established areas of housing, jobs, local community services and facilities;


xvii) Avoids the use of important areas of open space;


xviii) Is or can be made accessible by public transport and other non-car modes of travel;


xix) Respects and enhances the quality and character of the local built environment, and,


xx) Does not prejudice the development or redevelopment of adjoining land.


3. PPS3 sets a national annual target of at least 60% of new housing to be provided on previously developed land. In the period of time since 2006/2007 (when work began on the Core Strategy) up to the current day, the average percentage of brown-field land development has been 76%. Therefore the development of this site would not undermine the Council’s ability to meet the target set out in PPS3.


4. In so far as the new residential development target is concerned, development within the Borough is proceeding at a level that is well in excess of the target set in the UDP but significantly below the updated target being proposed within the emerging LDF Core Strategy.


5. In so far as the other aspects of the policy framework are concerned, the proposal will bring back into productive use a long-term vacant and untidy site that is unallocated for any other use within the UDP.  


6. In light of the above the development is considered acceptable in principle subject to the normal planning considerations.


DESIGN AND APPEARANCE


Footprint


7. The building line of the properties to the south-east is maintained by this proposal and similar distances to back of pavement are retained in front of the property.


8. Due to the constraints of the site, the property has less depth at two storey level than those to the south-east on Park Road.  As a result the property appears wider than those adjacent.  In spite of this, when viewed from Park Road, it retains the appearance of a balanced property with two gable projections which reads as of a similar width to the semi-detached properties adjacent.


9. For residential amenity purposes, the amended plans (05/08/10 & 19/08/10) relocated the property south-eastwards in closer proximity to number 181 Park Road.  There is sufficient distance retained to the side boundary and between properties for the proposed dwelling to remain balanced.


Height and Massing


10. The eaves and roof ridge are consistent with the properties adjacent to the south-east on Park Road and thus sits comfortably within the street scene.


Design


11. The design is simple with gabled roof and 2 no. gabled two storey bay projections to the front of the property.  Although the majority of the properties to the south-east are hipped properties, there are gable roofed properties to the rear and also to the north-western side of the application site.  As such, the roof design is acceptable here.


12. The fenestration is acceptable on the front and side elevations and although, the high-level windows to rear are not as comfortable, they are preferable to a blank rear elevation and provide elevational relief which benefits the scheme.


13. Overall, the design is considered to be acceptable


RESIDENTIAL AMENITY


14. The amended plans (19/08/10) have relocated the property south-eastwards within the plot, which has served to reduce any potential impact from loss of sunlight/overbearing to the front lounge windows to number 28 and 29 Westmead Drive, located splayed at the rear of the application site.


15. The windows at ground floor and first floor level in the side elevations of 28 and 29 Westmead Drive (ground floor and first floor flat respectively) both serve bathrooms and are obscure glazed.  Therefore there is no undue residential amenity impact from the development on those windows.


16. There is 1 no. ground floor secondary window on the side elevation of number 181 Park Road which will be affected by the development.  However, this is not apparently a principle or sole window to a habitable room and therefore the proposed development will not result in an undue overbearing impact.  Furthermore, there has been no letter of objection received from number 181 Park Road.


17. There are no other residential amenity impacts resulting from this proposed scheme.


VEHICULAR ACCESS AND CAR PARKING


18. The Local Highway Authority has confirmed that the amended plans are acceptable and there are 2 no. off street parking spaces provided within the proposed site.


19. There is an existing ad-hoc vehicle entrance (which is effectively a break in the front boundary wall and currently has a fence in front of it), which appears to have provided some vehicular access to the site previously.   That access is to be formalised in the same location and is considered to present the most appropriate location for vehicular access off Park Road.  Furthermore, by remaining to the south-western side of the front boundary, adjacent to the access to number 181 Park Road, the pattern of vehicular accesses (pairs of entrances together) demonstrated to the south-east of the site is continued.


BOUNDARY TREATMENT AND LANDSCAPING


20. The proposed front boundary treatment will retain a low brick wall with hedge planting atop as is consistent in the area.  The 1.8m close boarded fence to side and rear boundaries are acceptable in this area and effectively replace like-for-like treatments.


21. There are no gates or gateposts proposed at this stage.


OPEN SPACE AND RED ROSE FOREST CONTRIBUTIONS


22. The proposed development falls within a category for which financial contributions would normally be required towards public open space and Red Rose Forest / off-site tree planting.  The site is within an area of deficiency of informal play space and as such, the required contributions would be £2,865.19 towards the provision and maintenance of public open space (including outdoor sports provision and children’s play space) and £705.00 towards off-site tree planting.  The financial contributions would need to be secured through a Section 106 Agreement, although tree planting on-site would be preferred to the off-site Red Rose Forest 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 financial contribution totalling £3,570.19 and comprising:-


· a financial contribution of £2,865.19 towards the provision and maintenance of public open space


· a financial contribution of £705 towards Red Rose Forest/off site planting less £235 for each additional tree provided on site.

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


1. Standard Time


2. List of approved plans


3. Materials to be submitted


4. Landscaping Condition


5. Withdrawal of Rights to Alter Condition


6. Obscure glazing to south-eastern side elevation


7. Permeable surface for hardstanding standard condition

8. Contaminated Land Condition CLC1

MW






		WARD: Altrincham

		75405/FULL/2010




		DEPARTURE: No





		RE-SURFACING OF THE HOCKEY PITCH AND TENNIS COURTS, REPLACEMENT OF PERIMETER FENCING, ERECTION OF PAVILION BUILDING, FORMATION OF DISABLED ACCESS RAMP, FORMATION OF NEW VEHICULAR ACCESS AND CAR PARK.






		Loreto Grammar School, Gorsey Lane/Booth Road, Altrincham






		APPLICANT:  Ms T. Booth, Loreto Grammar School






		AGENT: AA Projects Ltd.






		RECOMMENDATION:  GRANT










SITE


The application site is located to the west of the Loreto Grammar School and to the north of Dunham Road. It currently comprises a hockey pitch/running track on the northern side of the site and four tennis courts on the southern side. The site has boundaries to Gorsey Lane and Booth Road to the west and north respectively whilst to the east the site adjoins residential property on St Margaret’s Close. To the south is St Margaret’s Church which is a Grade II* listed building. The site is within The Devisdale Conservation Area.

The majority of the site is hardsurfaced with the exception of a grass bank between the hockey pitch and tennis courts and also on the boundary with St. Margaret’s Church. There is a fall in ground level from St. Margaret’s Church down to Booth Road which on site is reflected by a grass bank between the tennis courts and hockey pitch and also at either end of the site. The site is enclosed by mature trees and hedges along the boundaries with Gorsey Lane, Booth Road and with St Margaret’s Church and to a lesser extent on the boundary with houses on St. Margaret’s Close.  Access to the site is currently via three pedestrian entrances, each with a gate; one on Booth Road and two on Gorsey Lane. There is currently no vehicle access to the site.


PROPOSAL


The application seeks permission for the following development at the site:


· Erection of a pavilion to provide a changing area, wc and shower area and a pitch maintenance and equipment store. The building has a footprint of 15.1m x 7.9 and would be 3.9m high at its highest. It would be constructed in brick with a curved roof of powder coated composite roof sheeting, coloured grey. A small existing storage building on the site would be demolished/removed.

· Formation of a vehicular access onto Gorsey Lane with 2.7m high hardwood timber gates affixed to 3m high timber gateposts and new area of hard standing to provide a drop off point within the site and three car parking spaces for use by disabled persons.


· Construction of a disabled access ramp adjacent to the proposed drop off area/car park to provide access to the hockey pitch (which is at a lower level). This comprises a series of three ramp sections between brick walls with guardrails and handrails.

· Re-surfacing of the existing hockey pitch and tennis courts. The hockey pitch would have a sand dressed artificial surface. The finish for the tennis courts has not been specified. 

· Replacement of existing perimeter fencing, comprising 3m and 4.5m high chain link fencing, powder coated green. The majority of the fencing is 3.5m high with only the section behind the hockey pitch on the Gorsey Lane side being 4.5m high.

· Other associated works, including new fence between the tennis courts and hockey pitch and installation of lighting bollards.

Amended plans have been submitted on a number of occasions to address some of the issues raised in the representations and by officers. In summary these reduce the height of the proposed fencing behind the hockey pitch on the east side of the site (adjacent to the boundary of no. 9 Booth Road) from 4.5m to 3.0m, reduce the width of the access from 4.1m to 3.0m, change the gate posts from sandstone to timber and provide block paving instead of tarmac to some of the hardsurfaced areas. Additional plans showing sections through the site and tree coverage have also been submitted at the request of officers.


The applicant has also confirmed the following:-


· No floodlighting is proposed to the sports pitches, only low level bollard type lighting.

· The frequency of use for the pitches will be from 8am to 7pm Monday to Saturday and from 12pm to 5pm on Sunday.


· The sports facility is for the sole use of Loreto Grammar School plus visiting schools, it will not be used by private organisations or for public use.

REVISED TRAFFORD UDP


The Adopted Revised Trafford UDP was formally adopted on 19 June 2006. This now forms the Development Plan for the Borough of Trafford.


REVISED TRAFFORD UDP


PROPOSALS MAP NOTATION 


Protected Open Space


Conservation Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


OSR5 – Protected Open Space


OSR8 – Improvement and Provision of Outdoor Sports Facilities


ENV4 – Trees, Hedgerows and Woodlands


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


ENV24 – Buildings of Special Architectural or Historic Interest


D1 – All New Development


D2 – Vehicle Parking


RELEVANT PLANNING HISTORY

H/71586 – Re-surfacing of the hockey pitch and tennis courts, replacement of perimeter fencing, formation of new pavilion building, new disabled access ramp, new vehicular access point and car park. Refused 21/08/09

APPLICANT’S SUBMISSION 


The applicant has submitted a letter and Design and Access Statement in support of the application with the key points as follows:

· The purpose of the application is to further enhance the educational facilities offered by the School - the sports pitches presently offer no safe haven for pupils to disembark from vehicles and therefore are forced to access the pitches directly off Booth Road where no pavement exists. Also the sports pitches do not have any changing facilities for the pupils and presently they have to change at the school and walk down Booth Road. The improvements will allow extended use of the grounds, and improve safety for the users and the school’s physical education curriculum.

· The approach to the design addresses compliance with the Disability Discrimination Act, as amended by the Special Educational Needs and Disability Act. The aim is to provide inclusive access to the education delivered within the pavilion by providing an inclusive environment.


CONSULTATIONS


LHA – No objections in principle to the proposals. Comment that it is considered the proposals will not generate any further teachers or students, but the provision of 3 disabled parking spaces could also be used as a turning area for vehicles dropping off students. Recommend that the access is widened to 4.5m to allow simultaneous access and egress.


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

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

Sport England – No objection, comments summarised as follows:


· The new sand dressed finish will be a more suitable surface for playing hockey and will be able to accommodate a number of different pitch layouts. Overall this will result in a significant improvement in the quality of the playing surface available at this site.

· Although the new pavilion will be located on one of the existing tennis courts, it appears to be well designed and will provide benefits in terms of dedicated and convenient on-site changing facilities to serve the improved hockey pitch and the retained tennis courts. It would also offer the opportunity for these facilities to be used outside of school hours e.g. weekends by the wider community and local teams if there is demand and the school are willing to manage the facilities on this basis.


· Sport England is satisfied that the proposal meets exception E5 of its playing fields policy in that: “the proposed development is for an indoor or outdoor sports facility, the provision of which would be of sufficient benefit to the development of sport as to outweigh the detriment caused by the loss of the playing field or playing fields”.


· The applicant is encouraged to have regard to design guidance notes produced by Sport England in the detailed specification and construction of the new surfacing and changing pavilion.

On the amended plans - refer to the England Hockey recommendation for a fence height of 4.5m behind goal areas for health and safety reasons. Whilst the proposed reduction in fence height is disappointing and Sport England would expect the playing characteristics of the new pitch and safety issue to be given weight as a material planning consideration, given the overall level of investment into sport arising from this development and the potential benefits that this will deliver, Sport England raises no objection.


Built Environment (Highways) – No comment


Built Environment (Drainage) – Comments summarised in the Observations section of this report.

Built Environment (Street Lighting) – No comment


Built Environment (Public Rights of Way) – No comment


REPRESENTATIONS


Neighbours - 8 letters of objection received from 7 different properties on the originally submitted plans and 4 further letters from 3 properties received in response to the amended plans. Comments summarised as follows:

· The 3 reasons for refusal of the previous application still apply. 


· Gorsey Lane is a narrow road difficult for two way traffic and unsuitable for parking, there is a blind bend on the road, and vehicles travel at high speeds. The proposal will increase traffic and parking on the road, resulting in further dangers for pupils and members of the public, parking problems and congestion. In addition to use by the school, the road would be used by parents for dropping off and picking up and by visiting teams. It is not understood why a drop off point is necessary given current arrangements.

· An access to Booth Road would be more suitable as it is wider and allows cars to park on both sides of the road and still allow two cars to pass.

· A traffic flow report should be commissioned. Relevant plans and any traffic flow and environmental impact reports should be submitted.

· For the last six months there has been heavy parking along Booth Road during school opening hours which often affects visibility from The White House on Booth Road and the driveway has been blocked on occasions. Consideration of double yellow lines either side of the entrance would be welcomed.


· Proposals would change the whole nature of an attractive part of Altrincham. The extensive car park and high metallic fencing are not in keeping with the area and the rebound boarding surrounding the site is inappropriate. 


· The resurfacing and replacement fencing must be in keeping with the area and not affect neighbours amenities.


· The high section of fencing adjacent to no. 9 Booth Road would be higher than the existing fencing and take light from the breakfast kitchen and lounge windows. Dense metal fencing would also produce a cage effect that would also be claustrophobic and intimidating. The National Hockey Association guidelines for fencing are for full size pitches and adult players but the Loreto pitch is not full size and is used only by pupils up to age 16. Also the occupiers cannot recall when a hockey ball last came over the fence. Therefore the section of higher fencing is unnecessary and should be reduced to 3m. The existing site layout plan is also inaccurate in that it does not show that 9 Booth Road touches the fence. 


· There should be no floodlighting given the adverse environmental and amenity impact on the neighbourhood and conservation area.


· Tree redevelopment should be carefully attended so that consistent growth is allowed.


· The ’lease’ should contain a maintenance programme for regular attendance so that the site is a credit to the area.


· The tree survey indicates the wooded area to the north and west of the site are in need of attention but the application makes no mention of providing any.


· There should be a requirement to include proper drainage throughout the site. This can be achieved with wide drainage channels around the perimeter of the site without affecting the playing areas.

· Any permission should be limited to school sports use and school hours only. There should be no commercial use or third party use.


· Should the Council be minded to grant the application there should be a public inquiry.


· If the school is a charity there is a question over any public benefit to this application.


· No effort made by the applicants to contact all neighbours regarding their objections.


Councillor Michael Young – comments as follows on the originally submitted plans:

· Concerned about the height of the proposed fence for the hockey field.  The proposal is for a 15ft high fence at both ends which will replace and existing fence of 9ft.  At the Northern end this fence abuts onto 9 Booth Road and Nos 1 - 5 St Margarets Close.  In the case of 9 Booth Road it will be between 10 and 15 ft from the building.

· The drawings do not indicate the fence material but informal information is that a metal type fence carried on substantial metal posts.

· The hockey field is not a full sized one, it is a girls school pitch used mainly by under 16's and I doubt the need for a fence built to the standards of a full size international pitch.  Historically the residents have informed me that balls do not come over the existing fence into their gardens.  They do not see the need for this high fence.

· I object to this application in its present form and ask for it to be called in, however, if the plans are amended to remove the 15 ft high fence my objections will be satisfied and I would not see the need to call it in.


(Note - The 4.5m high section of fencing originally proposed adjacent to the boundary with no. 9 Booth Road has been reduced to a height of 3m since these comments were made).


OBSERVATIONS


BACKGROUND


1.
A previous application for similar works was refused in August 2009 (ref. H/71586) for the following reasons:-


· The proposed building and the proposed disabled access ramp, by virtue of their siting, massing, design and external appearance would adversely affect the character of The Devisdale Conservation Area and the setting of St Margaret’s Church, a grade II* Listed Building. As such it would be contrary to Proposals ENV21, ENV23 and ENV24 of the Revised Trafford Unitary Development Plan and the Council's approved Planning Guidelines for The Devisdale Conservation Area.

· The applicant has failed to demonstrate that satisfactory visibility can be provided at the proposed vehicular access and the layout fails to provide adequate turning space and dual access and egress which would be to the detriment of highway safety. As such it would be contrary to Proposals D1 and D2 of the Revised Trafford Unitary Development Plan.

· The applicant has failed to demonstrate that the development would not result in the loss of trees that are of amenity value to the area and which would harm the character of The Devisdale Conservation Area, contrary to Proposals ENV14 and ENV23 of the Revised Trafford Unitary Development Plan.

2.
The current proposals differ in that the proposed pavilion has been repositioned to the south west corner of the site, adjacent to the rear boundary, rather than opposite the proposed access as previously proposed and the design and materials of the building have been amended. The layout of the dropping off and car park area have also been amended, the access width reduced and additional planting is proposed adjacent to the building and the access ramp.

PRINCIPLE OF DEVELOPMENT


3.
The site is designated as Protected Open Space where the policies of the UDP presume against development that would adversely affect open space provision. The proposal would comply with Proposal OSR5 as it is for formal recreational purposes and would also complement the principal use of the site. Although the proposed pavilion would result in the loss of one of the existing tennis courts, thereby reducing open space provision on the site, it is considered that the benefit of providing changing facilities on-site represents an overall improvement of sports facilities on this site. Sport England supports this assessment. The development would comply with Proposal OSR8 as it involves improving existing play surfaces and ancillary facilities to ensure provision is adequate for all age groups and use by both male and female players.


IMPACT ON VISUAL AMENITY, CONSERVATION AREA AND SETTING OF THE LISTED BUILDING


4.
The site lies within The Devisdale Conservation Area and is adjacent to St Margaret’s Church, which is a Grade II* listed building. As required by PPS5, any new development must take into account the particular significance of the heritage asset and take into account the desirability of new development making a positive contribution to the character and distinctiveness of the historic environment. The consideration of design should include scale, height, massing, alignment, materials and use.

5.
In the previous application it was considered that the location of the proposed building and its size, design and materials, would adversely affect the character of the Conservation Area and the setting of St Margaret’s Church. The building is now proposed to be erected in the south western corner of the site, adjacent to the boundary with St. Margaret’s Church to the rear and adjacent to the existing planting on Gorsey Lane.  Its design has also been amended with the height reduced, canopy removed, detail added to the elevations and a different colour to the roof covering.  It would be constructed in brick with a curved roof covering of powder coated composite sheeting (coloured grey). The proposed building would generally be well screened from Gorsey Lane by the existing trees and hedges, although it would be visible in glimpses from parts of Booth Road and Gorsey Lane through the existing pedestrian entrances and gaps in the vegetation. Nevertheless it is considered that the siting of the building close to the rear boundary ensures it would not be an unduly prominent or obtrusive feature in the street scene or in the Conservation Area generally. New tree planting is also proposed between the building and the Gorsey Lane boundary and the rear boundary to provide a further screen and reduce the visibility of the building from these sides. With regard to its impact on the setting of St Margarets Church, this would not be significant given the height of the building relative to the church (as the application site is at a lower level) and that there would be a distance of approximately 26m retained between the two buildings. 


6.
In visual terms the proposed formation of a vehicular access into the site and provision of a drop off point/disabled car parking is considered acceptable in principle, given that this part of the site is already hard surfaced and that there are safety improvements for the school (as pupils could be dropped off and picked up on site rather than on the road). The width of the access was originally proposed as 4.1m, however it is considered such a wide access with high gates would detract from the character of the area. This has since been reduced in width to 3.0m which is considered more appropriate to the street scene and Conservation Area. The size of the tarmac area proposed has also been questioned but the applicant has advised that the car park has been designed to the minimum size required to enable a small number of parking spaces (DDA accessible) and also to enable emergency services vehicles to access and egress the site if required. The amended plans seek to address concern over the expanse of tarmac with block paving instead of tarmac proposed to the areas around the building and around the drop off/car park.

 


7.
The proposed gates to the new access would be 2.7m high hardwood timber gates affixed to 3.0m high timber gateposts.  The height of the gates and posts is a concern as these would be substantial features on Gorsey Lane, emphasised by the fact that they would be within an otherwise tree and hedge lined boundary and are higher than any other gates or walls in the vicinity.  It is acknowledged however, that the gates need to be this height in order to provide security to the site, particularly as the pitches and the proposed pavilion are detached from the main school campus by 1800 metres and would be vulnerable to unauthorised access if not protected. Given the security requirement and that the gates and gate posts would be seen in the context of trees and vegetation and are the same height as the adjacent fencing, it is considered that the proposed height is acceptable. The gate design has been chosen to avoid an ‘industrial’ type appearance and reflect the fact that this is a predominantly residential area and a number of properties in the vicinity have hardwood timber gates. It is considered the gates and gate posts are acceptable in terms of design and materials.

8.
The proposed disabled access ramp would be constructed between the car parking/drop off area and the hockey pitch to enable disabled access from one side of the site to the other (as there is an approximate level difference of 1.5 metres between the two sides of the site). In the previous application it was considered the overall size of this structure and its complicated form, which includes three separate sections of ramps with retaining walls and handrails, would adversely affect the character of the Conservation Area and the setting of St Margaret’s Church. Although there are still concerns regarding the appearance of this feature it is acknowledged there is a genuine requirement for access between the two levels of the site. Given that the ramp needs to be at a specific gradient to meet the recommended standard there is no viable alternative to providing disabled access between each side of the site. The impact of the ramp would also be mitigated to some degree by the soft landscaping proposed adjacent to two of the retaining walls.


9.
The proposed re-surfacing of the hockey pitch and tennis courts with a sand-dressed artificial surface is considered acceptable in principle and would not have adverse impact on the character or appearance of the area, given that these are existing sports pitches finished in tarmac.  Any permission would need to be subject to a condition requiring details of the surfacing material to ensure it is appropriate to its conservation area location.


10.
The replacement of the existing perimeter fencing includes sections of 3m and 4.5m high chain link fencing which would be metal, powder coated green. The majority of the fencing would be 3m high with only the section behind the hockey pitch on the Gorsey Lane side being 4.5m high. (A 4.5m high section of fencing originally proposed adjacent to the boundary with no. 9 Booth Road has since been reduced to 3m so as not to be intrusive from that property). The existing fencing is well concealed by mature trees and vegetation around the perimeter of the site and replacement fencing in the same position would be similarly concealed and have no greater impact from outside the site. Having regard to this screening and also the fact that it is necessary to have high fencing around the sports pitches for safety and security  reasons, the type and height of the proposed fencing is considered acceptable.


11.
The application includes lighting within the site in the form of low level bollards around the perimeter of the drop off/car park area and alongside the existing grass verge across the site. These are intended to light the walkways, steps and car park area in the winter months only and it is considered lighting of this nature would not adversely affect residential amenity or the visual amenity of the area. No floodlighting is proposed in this application.

HIGHWAY SAFETY


12.
The proposed vehicular access would provide access into the site from Gorsey Lane to an area intended for dropping off children and to three disabled parking spaces. The LHA has no objection to the proposals in terms of traffic generation as it is considered the proposals will not generate any further teachers or students to the site. Whilst the provision of a turning area for dropping off and the disabled parking spaces would result in traffic to and from the site, it is acknowledged that the proposals seek to improve existing facilities rather than intensify the use of the site. Therefore levels of traffic on Gorsey Lane associated with the site would be comparable to existing levels and the proposal would not exacerbate any existing problems, in fact there would be an improvement as vehicles would be able to park and drop off on site rather than on the road. It is recognised there may be a slight increase in traffic and parking on Gorsey Lane given that all vehicles associated with the site would now park or drop-off at this point whereas some vehicles may currently park or drop off on Booth Road, however it is considered traffic would not be at a level that would compromise highway safety. 

13.
The LHA consider the access should be 4.5m wide to allow simultaneous access and egress. However, as stated above it is considered that an access of this width combined with 2.7m high gates would detract from the character of the Conservation Area.  For this reason and given the relatively low number of vehicle movements it is considered that a reduced width of 3.0m is appropriate.


IMPACT ON TREES


14.
The formation of the new vehicular access and visibility splays will require the removal of a number of trees on the Gorsey Lane boundary and the cultivation and trimming back of others. A topographical survey and a Tree survey, Impact Study and Method Statement have been submitted with the application. This concludes that most trees on the site are of moderate quality with an under storey of poorer quality trees, however as a group of trees they form an impressive and important wooded area. It also states that any development should put in place protective measures to ensure the healthy future of the best specimens and the majority of the rest. 

15.
The trees to be removed are opposite the proposed access and north of the access in order to provide improved visibility. These comprise nine trees in total (7 Sycamore and 2 Hawthorn). Whilst the removal of trees would alter the appearance of this section of Gorsey Lane, it is considered these particular trees are not of significant amenity value and the overall appearance of Gorsey Lane would not be compromised given the number of trees that will remain. To compensate for the loss of trees however, it is recommended any permission includes a condition requiring replacement tree planting, details of which will need to be submitted and approved.

16.
It is noted that the trees identified for removal are outside the application site defined on the submitted site location plan and therefore these may not be within the School’s ownership. The School would therefore need the consent of the landowner prior to removing any of these trees (it is unclear at this stage who owns this land – it is not part of the adopted highway owned and maintained by the Council).

DRAINAGE ISSUES


17.
With regards to drainage, the Council’s drainage section has raised no objection and advised that because of limited sewer capacity it will be necessary to constrain the peak discharge rate of storm water from this development to the pre-existing level. This may involve the provision of surface water attenuation and on site storage or a SUDs solution necessitating a separate system within the site. With regards to sewerage, they advise that the public sewerage system should be adequately protected against accidental spillage of oil, petrol inflammable liquids or other prohibited substances. A suitable form of interceptor may be required with storm water by-pass if necessary, the size and type should be submitted as part of the Building Regulations submission. It is also recommended that the developer considers a Sustainable Urban Drainage (SUDs) / disposal at source solution to dealing with surface water run off arising from this development.


RECOMMENDATION

GRANT, subject to the following conditions:


1. Standard 3 year time limit


2. List of approved plans


3. Materials to be submitted and approved

4. Landscaping scheme, including details for surfacing of hockey pitch and tennis courts


5. Tree protection scheme


6. Construction of access not to be commenced unless and until visibility splays have been provided, involving removal of trees, in accordance with plans to be submitted 

7. Replacement tree planting - details to be submitted and approved

8. Details of external lighting to be submitted and approved


9. No floodlighting permitted

RG
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		WARD:Hale Barns

		          74747/FULL/2010 



		DEPARTURE:No





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

St Ambrose College, Wicker Lane, Hale Barns





		APPLICANT:The Governing Body of St Ambrose College





		AGENT: Sheppard Robson





		RECOMMENDATION: MINDED TO GRANT, SUBJECT TO SECTION 106 AGREEMENT
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This application was considered at the meeting on 13th May 2010 where the Committee resolved to be Minded to Grant the application subject to a Section 106 agreement.  Subsequently some adjoining residents who opposed the application have taken advice from counsel and have as a result approached the Council indicating that they intend to seek a Judicial Review of any planning permission issued by the Council in respect of this application.  The purpose of this report is to consider the issues raised by the residents in the “Pre-Action Protocol” letter and a subsequent letters submitted to the Council.  The report is an updated version of a report submitted to but deferred by the Committee at their meeting on 12th August to seek more information about the bat survey undertaken on the site.

SITE

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


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

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

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

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

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

PROPOSAL


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


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

The footprint of the new building will be in the form of a Celtic Cross; the layout includes a central circular area with four splayed sections (wings) extending out north, south, east and west. The two story north wing will house music rooms and a lecture theatre, the three storey east wing will house language classrooms, the extended two storey south wing will house sports facilities including a sports hall and swimming pool and the three storey west wing will house design technology rooms.  The central circular atrium is designed as a multi-functional space for assembly, dining and social interaction and includes a chapel and libraries and the headmaster’s office and senior staff offices.

The building is designed in a contemporary style with flat roofs and the pallet of materials will include grey engineering brick, render and large areas of glazing.

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

In the south east corner of the site two new grass rugby pitches (one senior, one junior) will be formed with a new synthetic cricket wicket between.  To the east of these pitches in the area currently occupied by the main school buildings will be provided a new senior all weather pitch.  This pitch will be bounded by a 3.2m high weldmesh perimeter fence with 6-8m high temporary ball-stop cotton netting at either end.  The pitch will also be flanked by eight 14m high floodlighting columns around the perimeter of the pitch.  


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

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

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

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


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


CONSULTATIONS


A number of consultation responses were received from the LHA, Pollution and Licensing in respect of land contamination, the Council’s Drainage team, the Environment Agency, Sport England, United Utilities, the Greater Manchester Police, the Greater Manchester Passenger Transport Executive and Manchester Airport plc.  

In respect of noise and lighting issues, the Pollution and Licensing service commented originally as follows: 


Noise


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


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


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


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


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


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


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

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

 


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


Extraction / Ventilation

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


Lighting


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

The Pollution and Licensing service have considered the further noise work undertaken on behalf of the applicants and their comments are covered in the Observations section of this report.

The Greater Manchester Ecology Unit indicated on the originally submitted application that it had no objections to the proposals.  It recommended that;


· Any mature trees to be removed as part of the scheme be inspected for the possible presence of bat roosts prior to any tree works commencing.  If bats are found by survey then a method statement will need to be prepared giving details of measures to be taken to avoid any possible disturbance to bats.  Once agreed, this method statement must be implemented in full.

· No trees to be removed during the optimum period for bird nesting (March to July) unless nesting birds have been shown to be absent.

· Any plans for new tree planting and landscaping should be supported by comprehensive long term management proposals.


· Although the existing buildings are assessed as having low potential for bats, if bats are found during construction, then work must cease immediately and advice must be sought from a suitably qualified person.

REPRESENTATIONS: 

Representations objecting to the original proposals were received from 11 local residents, the main issues of concern being:


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


· New building will overlook nearby residential properties.


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


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

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


· Previous breaches of planning at site have been ignored  


· The board of governors of the college do not and have never recognised that they have any need to consider the effects of their actions on the community.


· Potential for flooding of nearby residential properties is a serious problem; if such flooding where to occur Trafford Council would be responsible and claims would be directed to the Council.


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


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

· Will result in a significant increase in traffic volumes and congestion as a result in the increase of student numbers.  New access onto Hale Road will result in problems at rush hour.  


· Proposed security lighting, CCTV and floodlighting will be very intrusive


· The proposed building is entirely incompatible with the character of its surroundings and does not enhance the area due to its scale, massing, height, and design.

· There is an alternative option, namely that the existing school is demolished and a new school be built on the same site, as in the original proposed plan.  Temporary accommodation for the school is a perfectly viable proposition and there are precedents for this.

A letter of objection was also submitted on behalf of the residents of the Sunrise Senior Living home which is situated across Hale Road to the north.  The main points raised were:  

· No reference is made to the adjacent conservation area and the impact the proposal could have on the character and appearance of that area. 


· Given that the floodlights could be used until 10.00pm, a further detailed explanation is requested which would demonstrate that the lux levels associated with this lighting would not have a negative impact on the residential amenity enjoyed by the existing residential properties to the south of the site and the living conditions of residents at the Sunrise Senior Living home on the opposite side of Hale Road.

· Confirmation is also requested that the impact of the additional lighting to car parks and pedestrian walkways has been adequately assessed and will not cause material harm to adjacent occupiers.

· The significant increase in floorspace on the site and the potential for the general public to use the sporting facilities would mean that the actual increase in trips may be significantly higher than that associated with the additional students during am and pm.  


· In relation to the new access onto Hale road it is my client’s experience of the traffic flows along Hale Road, particularly during the morning and evening peak hour, the road can suffer from congestion.

A further letter was submitted by a planning consultant on behalf of residents of Ashmeade and Broad Lane which raised additional issues:

· There is no evidence that the applicant has sought to an opinion whether or not the proposed development requires a statutory environmental assessment and no formal request to screen the development under the EA regulations has been sought.  The Council should be satisfied that the proposed development has been considered in line with the appropriate statutory requirements of the EA regulations. 

· There is no appropriate open space assessment in line with Planning Policy Statement 17 (PPS17) ‘Planning for Open Space, Sport and Recreation’.

· There is no stage 2 Flood Risk Assessment; residents have indicated a history of flooding within their sites.

· There is no landscape character assessment to accompany the design proposals. 

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

9 additional letters of objection were received following the receipt of the additional noise survey from the applicants’ agents. The objections are summarised below:



- The rebuilding of this large school so close to neighbouring houses when the site is 
so large. The reports issued by planning officers fail to report fairly on the impact of 
the development. 



- The adverse impact on those properties and all planning criteria be should be fully 
and properly applied. 



- Amendments to the noise survey still leave serious omissions. Noise from car park is 
additional noise from a different direction to noise from Hale Road and the most 
affected properties have their primary living spaces facing towards the proposed 
school.  Major sources of contributing background noise are ignored or given limited 
attention in the reports e.g. associated school plant/machinery noise, noise from 1000 
children and community uses.



- Overlooking and overshadowing houses and gardens.



- Adverse impact on character and appearance of the area.



- Impact of CCTV and floodlighting.



- May not comply with the UDP.



- Highway safety issues from new access and parking on Hale Road.


In addition a letter has been received from the solicitors acting for residents and relates to the committee report for the 12th August meeting and the potential judicial review. The contents of the letter are summarised below:


· The report suggests that only two issues were raised by residents in the Pre Action Protocol letter; this is not the case.  It is necessary for officers to set out in the report in what respects the previous report was in error and misleading, the additional impacts which officers failed to take account of in the original report, and in what way the imposition of the different conditions now recommended are allegedly guaranteed to achieve the outcome that there will be no unreasonable interference with the amenity of residents. Without this information being provided, the committee cannot lawfully redetermine the matter.


· The Council has failed to comply with the Conservation (Natural Habitats &c) Regulations 1994 as the application cannot be determined without the required bat surveys of the existing building and trees on the site and of bat behaviour around the site.


· The Council has not challenged the applicant’s statement that alternative sitings of the development were rejected as “the school wanted to maintain their visible sporting prowess that they felt the existing rugby pitch provided adjacent to Hale Road” and “a desire for the school to be more visible from Hale Road”. The position of officers in relation to the planning merits and demerits of options 1 and 2 must be put before the Committee.


· The validity of the procedure under which a screening opinion was issued is questioned. It is highly probable that the provisional conclusion that no environmental statement should be required must also be revisited in the light of the revised assessment which has prompted the further conditions put forward. The Council is required also to reconsider the screening opinion and report to the Committee fully on it.


OBSERVATIONS

ISSUES RAISED BY RESIDENTS IN “PRE-ACTION PROTOCOL” LETTER

1. The residents have submitted a letter forewarning the Council of a potential application for judicial review of any planning permission granted by the Council for this development.  This is based upon advice they have sought from a QC which argues that the report considered by the Committee and the way it was considered by the Committee was so deficient in two respects that the planning permission would be legally flawed.  The two concerns are firstly to do with the way that the issue of noise likely to arise from the development was assessed and considered and secondly the application to this school development of separation distances which are appropriate only to residential properties.  These two matters are considered in the following sections. 

NOISE

2. The residents argue that the officers’ report on the planning application fails to engage with the noise issue in any material way in that it does not address the issue in respect of comings and goings from the new car park, of the use of the various pitches and related spectators and of the general noise arising from over 1,000 pupils using the school site.  The recommendation of the Pollution and Licensing team to attach a condition which requires the submission of a noise assessment which should, inter alia, recommend noise attenuation measures to address any potential noise nuisance.  This is seen to be a recognition by the team that there will be noise impacts.  It is argued that the Council should not determine the planning application until those noise impacts have been assessed and resultant attenuation measures agreed because the noise impacts may unacceptably bear upon adjoining residential properties and may only be mitigated by reconsideration of the siting of the building or other elements of the proposed development.  

3. Discussion with the Pollution and Licensing team have confirmed that their recommendation of this condition was based upon a view that any likely noise impacts of the new school configuration would be capable of mitigation by appropriate detailed measures and that these noise impacts would not challenge the central point of whether planning consent should be granted or not.  However it is accepted that this more detailed assessment of noise levels that would arise generally from the new school in the proposed configuration has not been undertaken and that it would have been appropriate to do so before the planning application is determined.  

4. The applicants have already submitted a noise assessment in anticipation of complying with the condition originally recommended.  This assessment has been examined by the Pollution and Licensing team who have sought more information.  The likely impacts of general activity at the proposed school and of the use of the all-weather pitch and of the car park have been considered and they have recommended a condition to control construction noise disturbance by restricting the hours within which construction activity can take place, a condition requiring submission of details of acoustic treatment of any external plant and air conditioning units to be erected on the school building, and a condition restricting the hours of use the external playing pitches to 7.00 p.m. on weekdays and 5.00 p.m. on Saturdays (7.00 p.m. for the cricket pitch) with no use being allowed on Sundays.  


5. The Pollution and Licensing team have looked at matters raised by the planning consultant representative of the residents in respect of the submitted noise assessment and have commented as follows.


6. Noise from relocated playground:  In considering the original noise assessment for the external areas of the development the principal concern was the possible intensification of use on the site especially in the evening period.  The location of the current hard playground is close by to residential properties and this has not resulted in any noise complaints being received by the Council or any noise nuisance action being required.  The new design shows the new playground in a similar situation, close to residential property.  Day time use of the new hard playground area is not considered to cause disamenity to residents.

7. Noise from use of all weather pitches:  It was evident that noise from the pitches will be audible off site in residential properties.  The assessment modelled noise using a study carried out at Hazelwood Soccer Academy and used a scenario of a whistle being used and shouting on a sports pitch.  It was concluded that due to the changing nature of the noise sources (number of people on pitch, whether adults or children and if supporters were present), a defined prediction of noise levels at residential properties was not possible.  As a result the section considered that conditions imposed on the development which restricted the hours of use are the most suitable way of preventing disamenity through noise; these recommended hours are set out above.  The applicant will also submit for approval a pitch management plan to ensure that disturbance of neighbours is kept to a minimum.  


8. Cumulative impact of car park and playground:  The team has assessed the noise modelling carried out for the car park.  The model demonstrates that in a worst case scenario 76 cars will depart in a 30 minute period.  The results of the model showed that during the daytime noise from the vehicles, predicted at the nearest receptor, will be below existing background noise levels.  The main noise source in the area is from road traffic on Hale Road.  For evening/night occasions where the car park is used the predicted noise level is lower than the measured background level during the evening.  It must be considered that the busiest use of the car park will be through staff usage and student ‘drop-off’ in the morning and in the afternoon and these times will not overlap with significant use of the playground.  It is considered that the cumulative use of the car park and the playground will be negligible.

9. It is considered that the conditions now recommended by the Pollution and Licensing team would provide an appropriate degree of protection to adjoining residents from undue noise disturbance.  In particular the condition governing hours of use would enable the school to enjoy a reasonable level of use of the proposed outdoor pitch facilities, whilst protecting adjoining residents from undue noise disturbance during evenings and at weekends.  This condition would also have the effect of reducing the usage of the car parking areas adjoining the school building in the north west corner of the site during evenings and at weekends and thereby ensuring that adjoining residents would not be affected by noise disturbance to an unacceptable degree.

SEPARATION DISTANCES 

10. The nearest residential properties are the houses on Ashmeade to the north, Broad Lane to the west and The Coppice to the south side of the site.  At the nearest point the proposed new building will be positioned 13.5m from the rear boundary and 25m to the nearest point of the house at no. 10 Ashmeade, which is the nearest house to the proposed building.  The residents argue that the officers’ report and the Committee have sought to apply separation distances from the Council’s approved guidelines for residential properties contained in the relevant Supplementary Planning Guidance document when assessing the acceptability of the separation distances from the nearest houses.  They argue that there is no comparison between a house and a school and that the report fails to consider the actual relationship between the nearest house and the new school building.  In this way the Committee has failed to take into account a material planning consideration and/or has taken into account an irrelevant consideration.

11. Officers do not accept this criticism of the analysis contained within the report.  Reference was made to the SPG on New Residential Development as follows: 
“Council Residential Privacy Guidelines require a distance of 10.5m from 
second floor windows to a boundary and 27m for the minimum interface 
distance across private gardens.  These distances are taken from the 
Council’s New Residential Development SPG and although not directly 
applicable to this current application, it would be considered to be appropriate 
to require similar interface distances.” 




      It is evident that officers were advocating that the residential privacy guidelines be seen as a useful guide given that the Council has not prescribed separation distances between school buildings and houses.  The report went on to provide a detailed analysis of the position and configuration of 10 Ashmeade, of its relationship to the school site, including window aspects and distances from the proposed school building, and of its relationship with the proposed car park (paragraphs 12, 13, 15, and 20).  In this way the report did seek to describe the relationship and consider the issues that might arise.  The report also explicitly concluded (in paragraph 13) as follows:                     


 






“It is accepted that the building would involve some loss of amenity for the 
occupiers of 10 Ashmeade through loss of outlook, mainly from their private 
rear garden, and the visual impact of a relatively large building.  However it is 
considered that on balance this relationship can be accepted given the 
separation distances involved and the orientation of the school building and 
the house.”

ADDITIONAL MATTERS RAISED BY RESIDENTS


12. Bat survey:  The residents have challenged the way that officers have dealt with the issue of bats and have argued that relevant regulations have not been complied with.  The applicants have commissioned a further bat survey since the August Committee meeting by an independent ecology consultant.  During that survey no bat roosts were identified on the site although a small number of areas attached to buildings or associated with trees have features which could potentially be used as bat roosts. This survey has concluded that buildings or trees at the College have low potential for bat roosting, although bats were recorded foraging around trees during evening surveys and therefore the trees are confirmed as having value in this respect.  Because of this potential for use by bats, the consultant recommends that any plans for development should incorporate safeguards in the form of precautionary surveys and mitigation measures for bats as construction proceeds.  This precautionary approach can be ensured via a suitably worded condition.  The comments of the Greater Manchester Ecology Unit are being sought on this latest survey work.

13. The presence of protected species such as bats is a material consideration, when a planning authority is considering a development proposal. The requirements of the Habitats Directive are brought into effect by UK regulations which make it a criminal offence to kill, injure or disturb the nesting or breeding places of protected species unless it is carried out with the benefit of a licence from Natural England.  The regulations contain three "derogation tests" which must be applied by Natural England when deciding whether to grant a licence. The three tests are that:

• the activity to be licensed must be for imperative reasons of overriding public interest or for public health and safety;


• there must be no satisfactory alternative; and


• favourable conservation status of the species must be maintained.


Notwithstanding the licensing regime, the planning authority must discharge its duty under the regulations by addressing these three tests when deciding whether to grant planning permission for a development which could harm a protected species. The latest survey work undertaken on the site provides no evidence of bat roosts which in turn suggests that the Directive does not apply to this site or to this development proposal.  

14. However were it to be applicable in this case, the tests are addressed below:

· “preserving public health or public safety or other imperative reasons of overriding public interest including those of a social or economic nature and beneficial consequences of primary importance for the environment”.  

In this case the rebuilding of the school would fulfill the educational aims of substantially improving a place of education for children of secondary age where the existing premises are in poor condition and where new premises would enable the full range of academic and sporting facilities to be provided to meet modern day standards.  These facilities would also be available for community use thus offering much wider opportunities for the local community than the existing school offers.  In the view of officers approval of this application would serve an overriding public interest of a social nature.  

·  “no satisfactory alternative”.  

The alternative of not improving the school in this way, in particular by not demolishing the school buildings, would not meet the educational needs of the children it serves. Although not considered as part of the application, relocation of the school to another site would not be practicable given the lack of availability of sites elsewhere and the practical difficulties involved.  Also the development proposal seeks to minimise the loss of mature trees on site as far as is consistent with the need for new and improved facilities.  

·  “will not be detrimental to the maintenance of the population of the species concerned at a favourable conservation status in their natural range”.  

As already stated, the impact of the development proposal has been shown to be very unlikely to have an impact on bat roosts and therefore on bats as a protected species.  Therefore officers consider that the three tests would be met should they be deemed to be applicable in this case.

15. Alternative sitings of the building within the site:  The residents believe that the officers’ report should assess the relative merits and demerits of the options originally presented by them for locating the new school buildings elsewhere on the site.  This was covered in the original report (paragraphs 21 to 25).  It is considered that it is not necessary for the officers’ report or the Committee to consider alternative siting options as this is not what is before the Council for decision.  The planning application must be decided on the basis of the proposals submitted by the applicants now before the Committee.  The merits and demerits of the application which proposes the new school building located at the north west corner of the school site were debated extensively at the Committee meeting in May.  It is the officers’ view that the additional matters discussed within this report should not alter the decision of the Committee at the May meeting to support the application.


16. Environmental assessment:  The residents have questioned the validity of the procedure adopted by officers in concluding that a formal environmental statement need not be submitted to accompany the submitted application.  From the outset officers concluded that a formal environmental statement, which covers a whole range of environmental impacts and requires formal consultation and assessment, was not required or justified.  Under the relevant regulations, the development proposal did not fall into a size or use category which automatically requires such a statement and officers did not consider that the scale of environmental impacts was such to justify exercising their discretionary powers to request one.  Information was requested however about a number of specific environmental impacts, including ecology and noise, which is consistent with the officers’ approach to developments of this size.  During the course of dealing with the planning application, the applicants decided to seek a formal written “screening opinion” on the need for an environmental statement which was handled in accordance with the regulations by officers.  Officers indicated formally that an environmental statement was not required.  The matters raised by the residents since the May Committee, and covered in this report, do not alter the conclusions of officers about the need for a formal environmental statement.        

CONCLUSION


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

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

19. The matters raised by the residents in their “Pre-Action Protocol” letter and subsequent letters do not alter the conclusions of officers in recommending that the application be approved.  Officers believe that the residents’ criticisms of the way that the separation distances between the proposed school building and nearby houses were considered are unjustified.  The concerns of the residents in respect of noise have been considered carefully and further work has been requested and undertaken by the applicants’ noise consultants.  On the basis of this work, officers have concluded that a more detailed set of conditions governing possible noise impacts from the pitches and car park would be appropriate and these are recommended below (conditions 11, 13 and 24).  Finally the presence of bats on the site has been rechecked and it has been concluded that the existence of bat roosts is unlikely.  A new condition 11 is recommended to cover the demolition and construction phase to ensure that care is taken in dealing with any possible identification of bats at this stage.  


RECOMMENDATION:- 


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


1. A financial contribution of £55,000 towards the provision of a puffin crossing across Hale Road and the implementation of waiting restrictions in the vicinity of the school site.

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


1. Standard


2. Approved Plans


3. Submission of materials


4. Permeable surfacing for hardstanding – standard condition

5. Use Class Condition


6. Tree Protection


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

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

9. Any felling of trees, demolition work and construction work pursuant to this planning permission be carried out in accordance with the precautionary approach relating to the possible presence of bats as set out in the recommendations of Ecology Services UK Ltd in Section 8 of their Bat Survey Report dated 30th August 2010.

10. Landscaping

11. All construction activities to be carried out in accordance with BS 5228:2009. The applicant must submit a management plan describing all mitigation measures to be adopted to meet the noise criteria set out in the report entitled ‘St Ambrose College. Acoustic report addressing conditions 10 &12’ AECom June 2010 (AM 15062010RRp1V1 Acoustic Planning Report.) This report must be submitted and approved in advance of the commencement of any construction work on site.  Permitted hours of working are as follows:




Mon to Fri 0800 -1800 hrs




Sat 0800 – 16.00hrs



No working on Sundays or Bank Holidays.

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

13. Details of any external plant/air conditioning units to be submitted and acoustically treated in accordance with a scheme designed so as to achieve a noise level of 10dB below the existing background (LA90) in each octave band at the nearest noise sensitive location.  The existing background should be taken at the quietest time that the equipment would be operating (in accordance with BS 4142:1997). The external plant / air conditioning units must be acoustically treated in accordance with a scheme devised to be achieve the noise critieria specified within Table 5.10 of the report ‘St Ambrose College. Acoustic report addressing conditions 10 &12’ AECom June 2010 (AM 15062010RRp1V1 Acoustic Planning Report). The noise emitted must not exhibit any distinguishable tonal or impulsive element.  Details of all mitigation measures to be employed will be provided within this report and submitted for approval in advance of the installation of all said equipment. All equipment will be adequately serviced and maintained in accordance with manufacturer’s instructions to ensure compliance with specified noise criteria. 

14. Retention of access and parking facilities

15. Provision of access and parking provision

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


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


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


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


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


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


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


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

24. The applicant will submit for approval a pitch management plan to ensure that disturbance to neighbours is kept to a minimum.  The pitches must only be used within the following times:




Monday – Friday  0900-1900 hrs use of all school pitches. 




Saturday  0900-1700 hrs use of all school pitches.  



0900-1900 use of cricket pitch in summer.




No use of any pitch on Sundays or Bank Holidays.

25. Updated Travel Plan

26. Submission of cycle rack and store details


27. Submission of car-parking layout


28. Submission of parking layout provision for construction vehicles.

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


30. Wheel wash measures (construction traffic)

31. Details of external lights and CCTV to be submitted


32. Contaminated Land condition


33. Landscape maintenance


34. Design and layout of bus circulation areas to be approved


35. Development to be carried out in accordance with approved Flood Risk Assessment    


SJC
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This application was considered at the meeting on 13th May 2010 where the Committee resolved to be Minded to Grant the application subject to a Section 106 agreement.  Subsequently some adjoining residents who opposed the application have taken advice from counsel and have as a result approached the Council indicating that they intend to seek a Judicial Review of any planning permission issued by the Council in respect of this application.  The purpose of this report is to consider the issues raised by the residents in the “Pre-Action Protocol” letter and a subsequent letters submitted to the Council.  The report is an updated version of a report submitted to but deferred by the Committee at their meeting on 12th August to seek more information about the bat survey undertaken on the site.

SITE

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


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

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

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

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

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

PROPOSAL


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


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

The footprint of the new building will be in the form of a Celtic Cross; the layout includes a central circular area with four splayed sections (wings) extending out north, south, east and west. The two story north wing will house music rooms and a lecture theatre, the three storey east wing will house language classrooms, the extended two storey south wing will house sports facilities including a sports hall and swimming pool and the three storey west wing will house design technology rooms.  The central circular atrium is designed as a multi-functional space for assembly, dining and social interaction and includes a chapel and libraries and the headmaster’s office and senior staff offices.

The building is designed in a contemporary style with flat roofs and the pallet of materials will include grey engineering brick, render and large areas of glazing.

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

In the south east corner of the site two new grass rugby pitches (one senior, one junior) will be formed with a new synthetic cricket wicket between.  To the east of these pitches in the area currently occupied by the main school buildings will be provided a new senior all weather pitch.  This pitch will be bounded by a 3.2m high weldmesh perimeter fence with 6-8m high temporary ball-stop cotton netting at either end.  The pitch will also be flanked by eight 14m high floodlighting columns around the perimeter of the pitch.  


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

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

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

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


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


CONSULTATIONS


A number of consultation responses were received from the LHA, Pollution and Licensing in respect of land contamination, the Council’s Drainage team, the Environment Agency, Sport England, United Utilities, the Greater Manchester Police, the Greater Manchester Passenger Transport Executive and Manchester Airport plc.  

In respect of noise and lighting issues, the Pollution and Licensing service commented originally as follows: 


Noise


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


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


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


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


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


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


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

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

 


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


Extraction / Ventilation

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


Lighting


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

The Pollution and Licensing service have considered the further noise work undertaken on behalf of the applicants and their comments are covered in the Observations section of this report.

The Greater Manchester Ecology Unit indicated on the originally submitted application that it had no objections to the proposals.  It recommended that;


· Any mature trees to be removed as part of the scheme be inspected for the possible presence of bat roosts prior to any tree works commencing.  If bats are found by survey then a method statement will need to be prepared giving details of measures to be taken to avoid any possible disturbance to bats.  Once agreed, this method statement must be implemented in full.

· No trees to be removed during the optimum period for bird nesting (March to July) unless nesting birds have been shown to be absent.

· Any plans for new tree planting and landscaping should be supported by comprehensive long term management proposals.


· Although the existing buildings are assessed as having low potential for bats, if bats are found during construction, then work must cease immediately and advice must be sought from a suitably qualified person.

REPRESENTATIONS: 

Representations objecting to the original proposals were received from 11 local residents, the main issues of concern being:


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


· New building will overlook nearby residential properties.


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


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

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


· Previous breaches of planning at site have been ignored  


· The board of governors of the college do not and have never recognised that they have any need to consider the effects of their actions on the community.


· Potential for flooding of nearby residential properties is a serious problem; if such flooding where to occur Trafford Council would be responsible and claims would be directed to the Council.


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


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

· Will result in a significant increase in traffic volumes and congestion as a result in the increase of student numbers.  New access onto Hale Road will result in problems at rush hour.  


· Proposed security lighting, CCTV and floodlighting will be very intrusive


· The proposed building is entirely incompatible with the character of its surroundings and does not enhance the area due to its scale, massing, height, and design.

· There is an alternative option, namely that the existing school is demolished and a new school be built on the same site, as in the original proposed plan.  Temporary accommodation for the school is a perfectly viable proposition and there are precedents for this.

A letter of objection was also submitted on behalf of the residents of the Sunrise Senior Living home which is situated across Hale Road to the north.  The main points raised were:  

· No reference is made to the adjacent conservation area and the impact the proposal could have on the character and appearance of that area. 


· Given that the floodlights could be used until 10.00pm, a further detailed explanation is requested which would demonstrate that the lux levels associated with this lighting would not have a negative impact on the residential amenity enjoyed by the existing residential properties to the south of the site and the living conditions of residents at the Sunrise Senior Living home on the opposite side of Hale Road.

· Confirmation is also requested that the impact of the additional lighting to car parks and pedestrian walkways has been adequately assessed and will not cause material harm to adjacent occupiers.

· The significant increase in floorspace on the site and the potential for the general public to use the sporting facilities would mean that the actual increase in trips may be significantly higher than that associated with the additional students during am and pm.  


· In relation to the new access onto Hale road it is my client’s experience of the traffic flows along Hale Road, particularly during the morning and evening peak hour, the road can suffer from congestion.

A further letter was submitted by a planning consultant on behalf of residents of Ashmeade and Broad Lane which raised additional issues:

· There is no evidence that the applicant has sought to an opinion whether or not the proposed development requires a statutory environmental assessment and no formal request to screen the development under the EA regulations has been sought.  The Council should be satisfied that the proposed development has been considered in line with the appropriate statutory requirements of the EA regulations. 

· There is no appropriate open space assessment in line with Planning Policy Statement 17 (PPS17) ‘Planning for Open Space, Sport and Recreation’.

· There is no stage 2 Flood Risk Assessment; residents have indicated a history of flooding within their sites.

· There is no landscape character assessment to accompany the design proposals. 

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

9 additional letters of objection were received following the receipt of the additional noise survey from the applicants’ agents. The objections are summarised below:



- The rebuilding of this large school so close to neighbouring houses when the site is 
so large. The reports issued by planning officers fail to report fairly on the impact of 
the development. 



- The adverse impact on those properties and all planning criteria be should be fully 
and properly applied. 



- Amendments to the noise survey still leave serious omissions. Noise from car park is 
additional noise from a different direction to noise from Hale Road and the most 
affected properties have their primary living spaces facing towards the proposed 
school.  Major sources of contributing background noise are ignored or given limited 
attention in the reports e.g. associated school plant/machinery noise, noise from 1000 
children and community uses.



- Overlooking and overshadowing houses and gardens.



- Adverse impact on character and appearance of the area.



- Impact of CCTV and floodlighting.



- May not comply with the UDP.



- Highway safety issues from new access and parking on Hale Road.


In addition a letter has been received from the solicitors acting for residents and relates to the committee report for the 12th August meeting and the potential judicial review. The contents of the letter are summarised below:


· The report suggests that only two issues were raised by residents in the Pre Action Protocol letter; this is not the case.  It is necessary for officers to set out in the report in what respects the previous report was in error and misleading, the additional impacts which officers failed to take account of in the original report, and in what way the imposition of the different conditions now recommended are allegedly guaranteed to achieve the outcome that there will be no unreasonable interference with the amenity of residents. Without this information being provided, the committee cannot lawfully redetermine the matter.


· The Council has failed to comply with the Conservation (Natural Habitats &c) Regulations 1994 as the application cannot be determined without the required bat surveys of the existing building and trees on the site and of bat behaviour around the site.


· The Council has not challenged the applicant’s statement that alternative sitings of the development were rejected as “the school wanted to maintain their visible sporting prowess that they felt the existing rugby pitch provided adjacent to Hale Road” and “a desire for the school to be more visible from Hale Road”. The position of officers in relation to the planning merits and demerits of options 1 and 2 must be put before the Committee.


· The validity of the procedure under which a screening opinion was issued is questioned. It is highly probable that the provisional conclusion that no environmental statement should be required must also be revisited in the light of the revised assessment which has prompted the further conditions put forward. The Council is required also to reconsider the screening opinion and report to the Committee fully on it.


OBSERVATIONS

ISSUES RAISED BY RESIDENTS IN “PRE-ACTION PROTOCOL” LETTER

1. The residents have submitted a letter forewarning the Council of a potential application for judicial review of any planning permission granted by the Council for this development.  This is based upon advice they have sought from a QC which argues that the report considered by the Committee and the way it was considered by the Committee was so deficient in two respects that the planning permission would be legally flawed.  The two concerns are firstly to do with the way that the issue of noise likely to arise from the development was assessed and considered and secondly the application to this school development of separation distances which are appropriate only to residential properties.  These two matters are considered in the following sections. 

NOISE

2. The residents argue that the officers’ report on the planning application fails to engage with the noise issue in any material way in that it does not address the issue in respect of comings and goings from the new car park, of the use of the various pitches and related spectators and of the general noise arising from over 1,000 pupils using the school site.  The recommendation of the Pollution and Licensing team to attach a condition which requires the submission of a noise assessment which should, inter alia, recommend noise attenuation measures to address any potential noise nuisance.  This is seen to be a recognition by the team that there will be noise impacts.  It is argued that the Council should not determine the planning application until those noise impacts have been assessed and resultant attenuation measures agreed because the noise impacts may unacceptably bear upon adjoining residential properties and may only be mitigated by reconsideration of the siting of the building or other elements of the proposed development.  

3. Discussion with the Pollution and Licensing team have confirmed that their recommendation of this condition was based upon a view that any likely noise impacts of the new school configuration would be capable of mitigation by appropriate detailed measures and that these noise impacts would not challenge the central point of whether planning consent should be granted or not.  However it is accepted that this more detailed assessment of noise levels that would arise generally from the new school in the proposed configuration has not been undertaken and that it would have been appropriate to do so before the planning application is determined.  

4. The applicants have already submitted a noise assessment in anticipation of complying with the condition originally recommended.  This assessment has been examined by the Pollution and Licensing team who have sought more information.  The likely impacts of general activity at the proposed school and of the use of the all-weather pitch and of the car park have been considered and they have recommended a condition to control construction noise disturbance by restricting the hours within which construction activity can take place, a condition requiring submission of details of acoustic treatment of any external plant and air conditioning units to be erected on the school building, and a condition restricting the hours of use the external playing pitches to 7.00 p.m. on weekdays and 5.00 p.m. on Saturdays (7.00 p.m. for the cricket pitch) with no use being allowed on Sundays.  


5. The Pollution and Licensing team have looked at matters raised by the planning consultant representative of the residents in respect of the submitted noise assessment and have commented as follows.


6. Noise from relocated playground:  In considering the original noise assessment for the external areas of the development the principal concern was the possible intensification of use on the site especially in the evening period.  The location of the current hard playground is close by to residential properties and this has not resulted in any noise complaints being received by the Council or any noise nuisance action being required.  The new design shows the new playground in a similar situation, close to residential property.  Day time use of the new hard playground area is not considered to cause disamenity to residents.

7. Noise from use of all weather pitches:  It was evident that noise from the pitches will be audible off site in residential properties.  The assessment modelled noise using a study carried out at Hazelwood Soccer Academy and used a scenario of a whistle being used and shouting on a sports pitch.  It was concluded that due to the changing nature of the noise sources (number of people on pitch, whether adults or children and if supporters were present), a defined prediction of noise levels at residential properties was not possible.  As a result the section considered that conditions imposed on the development which restricted the hours of use are the most suitable way of preventing disamenity through noise; these recommended hours are set out above.  The applicant will also submit for approval a pitch management plan to ensure that disturbance of neighbours is kept to a minimum.  


8. Cumulative impact of car park and playground:  The team has assessed the noise modelling carried out for the car park.  The model demonstrates that in a worst case scenario 76 cars will depart in a 30 minute period.  The results of the model showed that during the daytime noise from the vehicles, predicted at the nearest receptor, will be below existing background noise levels.  The main noise source in the area is from road traffic on Hale Road.  For evening/night occasions where the car park is used the predicted noise level is lower than the measured background level during the evening.  It must be considered that the busiest use of the car park will be through staff usage and student ‘drop-off’ in the morning and in the afternoon and these times will not overlap with significant use of the playground.  It is considered that the cumulative use of the car park and the playground will be negligible.

9. It is considered that the conditions now recommended by the Pollution and Licensing team would provide an appropriate degree of protection to adjoining residents from undue noise disturbance.  In particular the condition governing hours of use would enable the school to enjoy a reasonable level of use of the proposed outdoor pitch facilities, whilst protecting adjoining residents from undue noise disturbance during evenings and at weekends.  This condition would also have the effect of reducing the usage of the car parking areas adjoining the school building in the north west corner of the site during evenings and at weekends and thereby ensuring that adjoining residents would not be affected by noise disturbance to an unacceptable degree.

SEPARATION DISTANCES 

10. The nearest residential properties are the houses on Ashmeade to the north, Broad Lane to the west and The Coppice to the south side of the site.  At the nearest point the proposed new building will be positioned 13.5m from the rear boundary and 25m to the nearest point of the house at no. 10 Ashmeade, which is the nearest house to the proposed building.  The residents argue that the officers’ report and the Committee have sought to apply separation distances from the Council’s approved guidelines for residential properties contained in the relevant Supplementary Planning Guidance document when assessing the acceptability of the separation distances from the nearest houses.  They argue that there is no comparison between a house and a school and that the report fails to consider the actual relationship between the nearest house and the new school building.  In this way the Committee has failed to take into account a material planning consideration and/or has taken into account an irrelevant consideration.

11. Officers do not accept this criticism of the analysis contained within the report.  Reference was made to the SPG on New Residential Development as follows: 
“Council Residential Privacy Guidelines require a distance of 10.5m from 
second floor windows to a boundary and 27m for the minimum interface 
distance across private gardens.  These distances are taken from the 
Council’s New Residential Development SPG and although not directly 
applicable to this current application, it would be considered to be appropriate 
to require similar interface distances.” 




      It is evident that officers were advocating that the residential privacy guidelines be seen as a useful guide given that the Council has not prescribed separation distances between school buildings and houses.  The report went on to provide a detailed analysis of the position and configuration of 10 Ashmeade, of its relationship to the school site, including window aspects and distances from the proposed school building, and of its relationship with the proposed car park (paragraphs 12, 13, 15, and 20).  In this way the report did seek to describe the relationship and consider the issues that might arise.  The report also explicitly concluded (in paragraph 13) as follows:                     


 






“It is accepted that the building would involve some loss of amenity for the 
occupiers of 10 Ashmeade through loss of outlook, mainly from their private 
rear garden, and the visual impact of a relatively large building.  However it is 
considered that on balance this relationship can be accepted given the 
separation distances involved and the orientation of the school building and 
the house.”

ADDITIONAL MATTERS RAISED BY RESIDENTS


12. Bat survey:  The residents have challenged the way that officers have dealt with the issue of bats and have argued that relevant regulations have not been complied with.  The applicants have commissioned a further bat survey since the August Committee meeting by an independent ecology consultant.  During that survey no bat roosts were identified on the site although a small number of areas attached to buildings or associated with trees have features which could potentially be used as bat roosts. This survey has concluded that buildings or trees at the College have low potential for bat roosting, although bats were recorded foraging around trees during evening surveys and therefore the trees are confirmed as having value in this respect.  Because of this potential for use by bats, the consultant recommends that any plans for development should incorporate safeguards in the form of precautionary surveys and mitigation measures for bats as construction proceeds.  This precautionary approach can be ensured via a suitably worded condition.  The comments of the Greater Manchester Ecology Unit are being sought on this latest survey work.

13. The presence of protected species such as bats is a material consideration, when a planning authority is considering a development proposal. The requirements of the Habitats Directive are brought into effect by UK regulations which make it a criminal offence to kill, injure or disturb the nesting or breeding places of protected species unless it is carried out with the benefit of a licence from Natural England.  The regulations contain three "derogation tests" which must be applied by Natural England when deciding whether to grant a licence. The three tests are that:

• the activity to be licensed must be for imperative reasons of overriding public interest or for public health and safety;


• there must be no satisfactory alternative; and


• favourable conservation status of the species must be maintained.


Notwithstanding the licensing regime, the planning authority must discharge its duty under the regulations by addressing these three tests when deciding whether to grant planning permission for a development which could harm a protected species. The latest survey work undertaken on the site provides no evidence of bat roosts which in turn suggests that the Directive does not apply to this site or to this development proposal.  

14. However were it to be applicable in this case, the tests are addressed below:

· “preserving public health or public safety or other imperative reasons of overriding public interest including those of a social or economic nature and beneficial consequences of primary importance for the environment”.  

In this case the rebuilding of the school would fulfill the educational aims of substantially improving a place of education for children of secondary age where the existing premises are in poor condition and where new premises would enable the full range of academic and sporting facilities to be provided to meet modern day standards.  These facilities would also be available for community use thus offering much wider opportunities for the local community than the existing school offers.  In the view of officers approval of this application would serve an overriding public interest of a social nature.  

·  “no satisfactory alternative”.  

The alternative of not improving the school in this way, in particular by not demolishing the school buildings, would not meet the educational needs of the children it serves. Although not considered as part of the application, relocation of the school to another site would not be practicable given the lack of availability of sites elsewhere and the practical difficulties involved.  Also the development proposal seeks to minimise the loss of mature trees on site as far as is consistent with the need for new and improved facilities.  

·  “will not be detrimental to the maintenance of the population of the species concerned at a favourable conservation status in their natural range”.  

As already stated, the impact of the development proposal has been shown to be very unlikely to have an impact on bat roosts and therefore on bats as a protected species.  Therefore officers consider that the three tests would be met should they be deemed to be applicable in this case.

15. Alternative sitings of the building within the site:  The residents believe that the officers’ report should assess the relative merits and demerits of the options originally presented by them for locating the new school buildings elsewhere on the site.  This was covered in the original report (paragraphs 21 to 25).  It is considered that it is not necessary for the officers’ report or the Committee to consider alternative siting options as this is not what is before the Council for decision.  The planning application must be decided on the basis of the proposals submitted by the applicants now before the Committee.  The merits and demerits of the application which proposes the new school building located at the north west corner of the school site were debated extensively at the Committee meeting in May.  It is the officers’ view that the additional matters discussed within this report should not alter the decision of the Committee at the May meeting to support the application.


16. Environmental assessment:  The residents have questioned the validity of the procedure adopted by officers in concluding that a formal environmental statement need not be submitted to accompany the submitted application.  From the outset officers concluded that a formal environmental statement, which covers a whole range of environmental impacts and requires formal consultation and assessment, was not required or justified.  Under the relevant regulations, the development proposal did not fall into a size or use category which automatically requires such a statement and officers did not consider that the scale of environmental impacts was such to justify exercising their discretionary powers to request one.  Information was requested however about a number of specific environmental impacts, including ecology and noise, which is consistent with the officers’ approach to developments of this size.  During the course of dealing with the planning application, the applicants decided to seek a formal written “screening opinion” on the need for an environmental statement which was handled in accordance with the regulations by officers.  Officers indicated formally that an environmental statement was not required.  The matters raised by the residents since the May Committee, and covered in this report, do not alter the conclusions of officers about the need for a formal environmental statement.        

CONCLUSION


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

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

19. The matters raised by the residents in their “Pre-Action Protocol” letter and subsequent letters do not alter the conclusions of officers in recommending that the application be approved.  Officers believe that the residents’ criticisms of the way that the separation distances between the proposed school building and nearby houses were considered are unjustified.  The concerns of the residents in respect of noise have been considered carefully and further work has been requested and undertaken by the applicants’ noise consultants.  On the basis of this work, officers have concluded that a more detailed set of conditions governing possible noise impacts from the pitches and car park would be appropriate and these are recommended below (conditions 11, 13 and 24).  Finally the presence of bats on the site has been rechecked and it has been concluded that the existence of bat roosts is unlikely.  A new condition 11 is recommended to cover the demolition and construction phase to ensure that care is taken in dealing with any possible identification of bats at this stage.  


RECOMMENDATION:- 


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


1. A financial contribution of £55,000 towards the provision of a puffin crossing across Hale Road and the implementation of waiting restrictions in the vicinity of the school site.

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


1. Standard


2. Approved Plans


3. Submission of materials


4. Permeable surfacing for hardstanding – standard condition

5. Use Class Condition


6. Tree Protection


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

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

9. Any felling of trees, demolition work and construction work pursuant to this planning permission be carried out in accordance with the precautionary approach relating to the possible presence of bats as set out in the recommendations of Ecology Services UK Ltd in Section 8 of their Bat Survey Report dated 30th August 2010.

10. Landscaping

11. All construction activities to be carried out in accordance with BS 5228:2009. The applicant must submit a management plan describing all mitigation measures to be adopted to meet the noise criteria set out in the report entitled ‘St Ambrose College. Acoustic report addressing conditions 10 &12’ AECom June 2010 (AM 15062010RRp1V1 Acoustic Planning Report.) This report must be submitted and approved in advance of the commencement of any construction work on site.  Permitted hours of working are as follows:




Mon to Fri 0800 -1800 hrs




Sat 0800 – 16.00hrs



No working on Sundays or Bank Holidays.

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

13. Details of any external plant/air conditioning units to be submitted and acoustically treated in accordance with a scheme designed so as to achieve a noise level of 10dB below the existing background (LA90) in each octave band at the nearest noise sensitive location.  The existing background should be taken at the quietest time that the equipment would be operating (in accordance with BS 4142:1997). The external plant / air conditioning units must be acoustically treated in accordance with a scheme devised to be achieve the noise critieria specified within Table 5.10 of the report ‘St Ambrose College. Acoustic report addressing conditions 10 &12’ AECom June 2010 (AM 15062010RRp1V1 Acoustic Planning Report). The noise emitted must not exhibit any distinguishable tonal or impulsive element.  Details of all mitigation measures to be employed will be provided within this report and submitted for approval in advance of the installation of all said equipment. All equipment will be adequately serviced and maintained in accordance with manufacturer’s instructions to ensure compliance with specified noise criteria. 

14. Retention of access and parking facilities

15. Provision of access and parking provision

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


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


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


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


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


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


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


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

24. The applicant will submit for approval a pitch management plan to ensure that disturbance to neighbours is kept to a minimum.  The pitches must only be used within the following times:




Monday – Friday  0900-1900 hrs use of all school pitches. 




Saturday  0900-1700 hrs use of all school pitches.  



0900-1900 use of cricket pitch in summer.




No use of any pitch on Sundays or Bank Holidays.

25. Updated Travel Plan

26. Submission of cycle rack and store details


27. Submission of car-parking layout


28. Submission of parking layout provision for construction vehicles.

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


30. Wheel wash measures (construction traffic)

31. Details of external lights and CCTV to be submitted


32. Contaminated Land condition


33. Landscape maintenance


34. Design and layout of bus circulation areas to be approved


35. Development to be carried out in accordance with approved Flood Risk Assessment    


SJC
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PLANNING DEVELOPMENT CONTROL COMMITTEE – 9th SEPTEMBER 2010 

REPORT OF THE CHIEF PLANNING OFFICER 


APPLICATIONS FOR PERMISSION TO DEVELOP, ETC. 


PURPOSE


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


RECOMMENDATIONS


As set out in the individual reports attached. 


FINANCIAL IMPLICATIONS


None unless specified in an individual report. 


STAFFING IMPLICATIONS


None unless specified in an individual report. 


PROPERTY IMPLICATIONS


None unless specified in an individual report. 


Dr. Gary Pickering

Further information from: Simon Castle


Deputy Chief Executive

Chief Planning Officer


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


Background Papers: 


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


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


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


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


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


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


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


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

TRAFFORD METROPOLITAN BOROUGH COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE - 9th September 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



		74649

		9a Denesway Sale M33 4PZ

		St Mary’s

		1

		Grant



		74571

		Wellington School Wellington Road Timperley WA15 7RH 

		Timperley

		7

		Grant



		74681

		Land adjacent to the M60 High Level Bridge and Davyhulme Waste Water Treatment Works and to the South of Trafford Soccer Dome. M17 8DD

		Davyhulme East and West

		20 

		Grant



		75201

		Land adjacent 9 Teesdale Avenue Davyhulme M41 8BY 

		Davyhulme West

		34

		Minded To Grant



		75363

		185-187 Hale Road Hale WA15 8DG

		Hale Central

		42

		Grant



		75369

		1 Sandown Gardens Flixton M41 5EZ

		Flixton

		51

		Minded To Grant



		75462

		Former Adult Training Centre Site, Albert Place, Altrincham WA14 4NS 

		Altrincham

		58

		Minded To Grant



		75601

		Former Bowfell Road Depot and land behind No. 1 Jackson Court Flixton M41 5SG

		Flixton

		73

		Minded To Grant



		75667

		26 Thorold Grove Sale M33 2FN

		Sale Moor

		82

		Grant



		75271

		Sunnydale Bowdon Road Altrincham WA14 2AJ

		Bowdon

		85

		Grant



		74777

		Sunnydale Bowdon Road Altrincham WA14 2AJ

		Bowdon

		92

		Grant



		75254

		Land off Laurel Walk, Partington  M31 4NQ

		Bucklow St Martins

		97

		Minded To Grant



		75276

		Land adjacent to 181 Park Road Timperley


WA15 6QZ

		Village

		108

		Minded To Grant



		75405

		Loreto Grammar School, Gorsey Lane/Booth Road, Altrincham WA14 4AX

		Altrincham

		116

		Grant



		

		

		

		

		



		

		

		

		

		



		

		

		

		

		



		

		

		

		

		





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



12th AUGUST, 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), 



Senior Planner (Mrs. V. Ward), 



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



Head of Legal Services (Ms. J. le Fevre),


Communications Officer (Mrs. S. Sykes),  



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Miss Blackburn, Mrs. Dixon, Holden, O’Sullivan, Rigby and Summerfield. 

25. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 8th July, 2010, be approved as a correct record and signed by the Chairman. 


26. 
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. 


27. 
APPLICATIONS FOR PERMISSION TO DEVELOP ETC. 

		

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





		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		75065/FULL/2010 – Poplar Garage Ltd – 177 Marsland Road, Sale. 

		

		Erection of a part single, part two storey car service and MOT centre after demolition of existing building (resubmission of H/70357). 





		

		75112/HHA/2010 – Mr. & Mrs. C. Norcombe – 6 Greenbank Road, Sale. 

		

		Erection of pitched roof to rear extension and erection of rear conservatory to form additional living accommodation.  Erection of porch to front. 






		

		75305/FULL/2010 – Mrs. Z. Afaq – 4 Stamford Road, Bowdon. 

		

		Change of use from Use Class A1 (Shop) to mixed shop and restaurant/café. 





		

		75392/FULL/2010 – Davenham’s Trust Plc – 1-2 The Green, Partington. 

		

		Demolition of two existing cottages and erection of 2 x three bedroom semi-detached dwellings with new vehicular access and associated parking provision and landscaping. 





		

		75531/COU/2010 – Trafford Council – Isobel Baillie Lodge, 14 Whitchurch Drive, Old Trafford. 



		

		Change of use of part of ground floor from offices to resource centre for the elderly. 



		

		(b)
Applications refused for reasons now determined





		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		75087/FULL/2010 – Executors of Ms. M. E. Evans – Land off Wyndcliff Drive and to the rear of 4 Western Road, Flixton. 



		

		Demolition of existing double garage and erection of detached three bedroom bungalow with new vehicular access and associated parking provision and landscaping. 



		

		(c)
Application deferred




		

		



		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		74747/FULL/2010 – The Governing Body of St. Ambrose College – St. Ambrose College, Wicker Lane, Hale Barns. 

		

		Erection of new three storey school building incorporating swimming pool and sports hall located to north west side of site.  Formation of new all weather pitch with floodlighting and securing fencing, 2 x grass rugby pitches, one junior football pitch, retention of existing grass rugby pitch and erection of detached maintenance store.  Creation of additional vehicular access onto Hale Road.  Provision of new car parking, cycle stands and on site coach/school bus parking area.  New hard and soft landscaping throughout site.  Demolition of existing school buildings and ancillary structures. 






		

		[Consideration of Application 74747/FULL/2010 was deferred in order to allow further investigations to take place.] 








28. 
APPLICATION FOR PLANNING PERMISSION 74564/FULL/2010 – PEEL INVESTMENTS (LEISURE) LTD – LAND AT PARKWAY, JUNCTION 9 OF M60 AND SOUTHERN BOUNDARY OF TRAFFORD CENTRE 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a hotel building of 16 storeys in height (with an additional mezzanine level above ground floor) incorporating an increase of 18 bedrooms (a total of 230 bedrooms) and reduction in the overall height of the building (reduced by 6 metres) from that approved under LPA ref H/69777, together with guest only health spa/leisure facility, a function/conference suite, meeting rooms, a bar lounge, café and restaurant together with administration, servicing and storage and associated bridge access link, car parking and landscaping works. 




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 £134,643 to be split as follows:- 

· £46,026 towards highway network improvements 


· £88,617 towards public transport improvements 



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


29.
APPLICATION FOR CHANGE OF USE 75331/COU/2010 – INTERNATIONAL RECYCLING CORPORATION – UNITS 9 AND 10 SEVENSIDE INDUSTRIAL PARK, TRAFFORD PARK 


The Chief Planning Officer submitted a report concerning an application for the Change of Use to a waste transfer station handling household, commercial and industrial waste (paper, plastics, textiles and metal). 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a financial contribution of £2,913.75 towards public transport improvements. 


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

30. 
APPLICATION FOR PLANNING PERMISSION 75367/HHA/2010 – KURT NEWTON – 29 BEESTON ROAD, SALE 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a single storey side extension and single storey rear extension to form additional living space.  Conversion of existing garage into living accommodation including the replacement of the garage door with windows.  Erection of car port to the side elevation and erection of external ramps around the property. 




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




Notwithstanding the submitted plans, no development shall take place unless or until a scheme for the retention of boundary treatment has been submitted to and approved in writing by the Local Planning Authority.  Thereafter the boundary treatment shall be retained at all times in accordance with the approved details unless otherwise agreed in writing by the Local Planning Authority.





Reason:  In the interests of residential amenity, having regard to Proposals D1 and D6 of the Revised Trafford Unitary Development Plan and Supplementary Planning Guidelines: House Extensions.


[Note:  Councillor Whetton declared a Personal and Prejudicial Interest in Application 75367/HHA/2010, as the neighbour is known to him, he remained in the meeting but did not speak or vote on the Application.] 


The meeting commenced at 6.30 p.m. and concluded at 7.40 p.m. 
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PLANNING DEVELOPMENT CONTROL COMMITTEE



12th AUGUST, 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), 



Senior Planner (Mrs. V. Ward), 



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



Head of Legal Services (Ms. J. le Fevre),


Communications Officer (Mrs. S. Sykes),  



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Miss Blackburn, Mrs. Dixon, Holden, O’Sullivan, Rigby and Summerfield. 

25. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 8th July, 2010, be approved as a correct record and signed by the Chairman. 


26. 
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. 


27. 
APPLICATIONS FOR PERMISSION TO DEVELOP ETC. 

		

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





		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		75065/FULL/2010 – Poplar Garage Ltd – 177 Marsland Road, Sale. 

		

		Erection of a part single, part two storey car service and MOT centre after demolition of existing building (resubmission of H/70357). 





		

		75112/HHA/2010 – Mr. & Mrs. C. Norcombe – 6 Greenbank Road, Sale. 

		

		Erection of pitched roof to rear extension and erection of rear conservatory to form additional living accommodation.  Erection of porch to front. 






		

		75305/FULL/2010 – Mrs. Z. Afaq – 4 Stamford Road, Bowdon. 

		

		Change of use from Use Class A1 (Shop) to mixed shop and restaurant/café. 





		

		75392/FULL/2010 – Davenham’s Trust Plc – 1-2 The Green, Partington. 

		

		Demolition of two existing cottages and erection of 2 x three bedroom semi-detached dwellings with new vehicular access and associated parking provision and landscaping. 





		

		75531/COU/2010 – Trafford Council – Isobel Baillie Lodge, 14 Whitchurch Drive, Old Trafford. 



		

		Change of use of part of ground floor from offices to resource centre for the elderly. 



		

		(b)
Applications refused for reasons now determined





		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		75087/FULL/2010 – Executors of Ms. M. E. Evans – Land off Wyndcliff Drive and to the rear of 4 Western Road, Flixton. 



		

		Demolition of existing double garage and erection of detached three bedroom bungalow with new vehicular access and associated parking provision and landscaping. 



		

		(c)
Application deferred




		

		



		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		74747/FULL/2010 – The Governing Body of St. Ambrose College – St. Ambrose College, Wicker Lane, Hale Barns. 

		

		Erection of new three storey school building incorporating swimming pool and sports hall located to north west side of site.  Formation of new all weather pitch with floodlighting and securing fencing, 2 x grass rugby pitches, one junior football pitch, retention of existing grass rugby pitch and erection of detached maintenance store.  Creation of additional vehicular access onto Hale Road.  Provision of new car parking, cycle stands and on site coach/school bus parking area.  New hard and soft landscaping throughout site.  Demolition of existing school buildings and ancillary structures. 






		

		[Consideration of Application 74747/FULL/2010 was deferred in order to allow further investigations to take place.] 








28. 
APPLICATION FOR PLANNING PERMISSION 74564/FULL/2010 – PEEL INVESTMENTS (LEISURE) LTD – LAND AT PARKWAY, JUNCTION 9 OF M60 AND SOUTHERN BOUNDARY OF TRAFFORD CENTRE 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a hotel building of 16 storeys in height (with an additional mezzanine level above ground floor) incorporating an increase of 18 bedrooms (a total of 230 bedrooms) and reduction in the overall height of the building (reduced by 6 metres) from that approved under LPA ref H/69777, together with guest only health spa/leisure facility, a function/conference suite, meeting rooms, a bar lounge, café and restaurant together with administration, servicing and storage and associated bridge access link, car parking and landscaping works. 




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 £134,643 to be split as follows:- 

· £46,026 towards highway network improvements 


· £88,617 towards public transport improvements 



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


29.
APPLICATION FOR CHANGE OF USE 75331/COU/2010 – INTERNATIONAL RECYCLING CORPORATION – UNITS 9 AND 10 SEVENSIDE INDUSTRIAL PARK, TRAFFORD PARK 


The Chief Planning Officer submitted a report concerning an application for the Change of Use to a waste transfer station handling household, commercial and industrial waste (paper, plastics, textiles and metal). 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a financial contribution of £2,913.75 towards public transport improvements. 


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

30. 
APPLICATION FOR PLANNING PERMISSION 75367/HHA/2010 – KURT NEWTON – 29 BEESTON ROAD, SALE 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a single storey side extension and single storey rear extension to form additional living space.  Conversion of existing garage into living accommodation including the replacement of the garage door with windows.  Erection of car port to the side elevation and erection of external ramps around the property. 




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




Notwithstanding the submitted plans, no development shall take place unless or until a scheme for the retention of boundary treatment has been submitted to and approved in writing by the Local Planning Authority.  Thereafter the boundary treatment shall be retained at all times in accordance with the approved details unless otherwise agreed in writing by the Local Planning Authority.





Reason:  In the interests of residential amenity, having regard to Proposals D1 and D6 of the Revised Trafford Unitary Development Plan and Supplementary Planning Guidelines: House Extensions.


[Note:  Councillor Whetton declared a Personal and Prejudicial Interest in Application 75367/HHA/2010, as the neighbour is known to him, he remained in the meeting but did not speak or vote on the Application.] 


The meeting commenced at 6.30 p.m. and concluded at 7.40 p.m. 




