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—— METROPOLITAN BOROUGH ——




AGENDA PAPERS FOR
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 14th October 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 9th September, 2010. 

	To follow 

	

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

	To be

Tabled 
	

	4.
	APPLICATIONS FOR PERMISSION TO DEVELOP ETC.
To consider the attached reports of the Chief Planning Officer. 
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	5. 
	APPLICATION FOR PLANNING PERMISSION 75288/FULL/2010 – PETROS DEVELOPMENTS COMPANY LTD – STAMFORD HOUSE, STAMFORD NEW ROAD, ALTRINCHAM 
To consider a report of the Chief Planning Officer. 


	To follow 
	

	6. 
	APPLICATION FOR LISTED BUILDING CONSENT – 75289/LB/2010 – PETROS DEVELOPMENTS COMPANY LTD – STAMFORD HOUSE, STAMFORD NEW ROAD, ALTRINCHAM 
To consider a report of the Chief Planning Officer. 

	To follow 
	

	7.
	ESTABLISHMENT OF A TOWN / VILLAGE GREEN SUB-COMMITTEE 

The Committee is asked to appoint a Town / Village Green Sub-Committee comprising the Chairman, Vice-Chairman and Opposition Spokesperson to consider and determine applications for the registration and establishment of Town / Village Greens and Commons within the Borough under the Commons Act 2006. 

	
	

	8.
	URGENT BUSINESS (IF ANY)

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


	
	

	
	JANET CALLENDER 
Chief Executive 


	
	

	
	Contact Officer:  Miss Michelle Cody 

Extn.:   2775
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PLANNING DEVELOPMENT CONTROL COMMITTEE – 14th OCTOBER 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 - 14th October 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



		74121

		14 Chapel Lane Hale Barns WA15 0HJ

		Hale Barns

		1

		Grant



		75272

		15 Shay Lane Hale WA15 8NZ

		Hale Barns

		9

		Minded to Grant



		75324

		Former Red Lion Public House 110 Irlam Road Flixton M41 8QT

		Flixton

		17

		Minded to Grant



		75479

		Land between Warwick Road and Montague Road Old Trafford M32 0RQ 

		Longford

		27

		Minded to Grant



		75525

		221 Ashley Road Hale WA15 9SZ

		Hale Central

		36

		Grant



		75594

		Land at Smithy Lane Partington M31 4NR

		Bucklow St Martins

		42

		Grant



		75623

		80 Fairywell Road Timperley WA15 6WZ

		Village

		47

		Grant



		75628

		59 Whitelake Avenue Flixton M41 5GN

		Flixton

		52

		Grant



		75702

		Land bound by Park Road South, Flixton Road and Existing Phase 1 Development Urmston Town Centre Urmston M41 0NA

		Urmston

		56

		Minded to Grant



		75712

		Firswood Library Great Stone Road Stretford M32 8QS

		Longford

		67

		Grant



		

		

		

		

		



		

		

		

		

		



		

		

		

		

		



		

		

		

		

		



		

		

		

		

		





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



_1347797086.doc
		WARD: Hale Barns 

		74121/FULL/2009




		DEPARTURE: No





		RETENTION OF DWELLING AS BUILT (INCORPORATING AMENDMENTS TO DWELLING APPROVED UNDER PLANNING PERMISSION H/66800), RETENTION OF LANDSCAPE WORKS INCLUDING GABIONS TO SIDE OF STREAM.  






		14 Chapel Lane, Hale Barns






		APPLICANT:  Mr Patrick Waldron






		AGENT: Ludlam Associates






		RECOMMENDATION:  GRANT
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SITE


The application relates to half of a large backland site of the south side of Chapel Lane in Hale Barns.  Access is to the site is between 10 Chapel Lane and 2 Carrwood and is located between the junctions of Chapel Lane with Wicker Lane to the west and Carrwood to the east.  The site was occupied by two detached houses but these have recently been replaced by two larger detached houses; No. 14 is on the slightly larger of the two plots and it is this house that the application relates to.  The access to Chapel Lane has been retained.  The site is bounded to the west by detached houses on Elmsway, to the east by detached houses on Carrwood and to the south by a small stream.  The stream flows from north to south along the rear boundary of the site and joins another small stream adjacent to the rear boundary.  The stream flows through the Bentley and Tomfield Banks Site of Biological Importance (SBI) which is described as “well-developed to mature oak and beech dominated woodland with locally dominant sycamore”.


The site is within the South Hale conservation area.


PROPOSAL


The application seeks permission to retain works that have already been carried out.  In general terms these comprise amendments to the design of the house approved under planning permission H/66800 (granted on 26 July 2007) and works to the banks of the stream comprising the installation of stone filled gabion cages following works to the bank of the stream and the levels of the garden.


The changes to the elevations of the house comprise:- removal of chimney stack from east side elevation; introduction of secondary windows at first floor level on west side elevation; on the rear elevation the dormer window has been positioned slightly lower than approved and is slightly larger; change from window to French doors towards the eastern side of the rear elevation.  


To the floor plans of the house the changes comprise:- smaller lightwell to basement to the front of the house; larger pool and gym area at basement level with associated increase in size and projection of the basement level outdoor terrace; removal of bridge link from ground floor, over the lower terrace to the garden.


Externally the application also seeks permission for the retention of engineering works comprising the installation of stone filled gabions along the banks of the stream and the raising of garden levels.


The application also seeks approval for changes that have been made to the previous landscaping scheme, including the removal of a beech hedge along the shared driveway and its replacement with a new holly hedge and other minor changes to landscaping and boundary treatments.


The application initially included a proposal to retain a large item of play equipment that has been installed towards the south-eastern corner of the garden; this has subsequently been withdrawn from the application.  Steps are being taken to seek its removal and a letter has been sent to the applicant requesting that the unauthorised play equipment be removed.  

REVISED TRAFFORD UDP


PROPOSALS MAP NOTATION 


Conservation Area


Wildlife Corridor

Area of Nature Conservation Value


Tree and Hedgerow Protection Special Landscape Features


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV9 – Sites of Importance for Nature Conservation


ENV10 – Wildlife Corridor


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


D1 – All New Development


D3 – Residential Development


RELEVANT PLANNING HISTORY

H/66800 – Amendments to dwelling approved under H/60824 to include single storey side extension, swimming pool in basement and revisions to window positions in rear elevation.  Planning permission granted on 26 July 2007.


H/CC/60827 - Demolition of existing two dwellings and erection of two 6-bedroomed detached houses. Conservation area consent granted on 21 April 2005.


H/60824 – Demolition of existing two dwellings and erection of two 6-bedroomed detached houses.  Planning permission granted on 21 April 2005.


APPLICANT’S SUBMISSION 


The applicant’s design and access statement sets out the amendments as follows:-


· area of basement footprint increased to provide a larger plant room and pool with no effect on the external appearance of the dwelling


· area of lightwell increased partly offset by the removal of steps to the front bay


· bridge across lightwell removed


· patio/terraced area increased


· no significant alterations to first floor


· elevational alterations largely comprise omission of chimney stacks, changes in materials, changes to fenestration and increased size of dormers


· proposed amendments comply with SPG for conservation area in terms of distances to boundaries and height of buildings


· there is an increase in hard area coverage above guidelines (as was the previous approval) but not significantly


A statement of Proposed Ecological Enhancements was also submitted detailing proposed planting works to the new gabion walls.  Ecological mitigation measures have been included on the bank stabilisation works and the Environment Agency and Greater Manchester Ecology Unit were consulted.  These measures include native marginal and ground flora planting, native shrub and tree planting and native hedgerow planting


CONSULTATIONS


Drainage – Comment as follows:- 


The drainage layout in the area is predominantly separate and the proposed drainage for this development must be arranged on a separate system with separate connections to the receiving sewerage network.


From the information provided it would appear that the proposals adversely affects a non-main river watercourse and as such the development is not acceptable in its present form.

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

Environment Agency – Has no objection in principle to the proposed development and has no comment to make.


Greater Manchester Ecology Unit – Lengthy comments followed detailed consideration of the application and discussion with officers and can be summarised as follows:-

· GMEU attended a site visit with the Environment Agency in 2009 to discuss the resolution of the unauthorised development and the installation of gabion baskets along the stream course


· The results of this meeting formed part of the applicants Proposed Ecological Enhancements statement


· Had the installation of gabions been part of the original proposals GMEU would have made strong comments about negative impact on the vegetation of the stream corridor, the SBI and the geomorphological dynamics of the watercourse and a recommendation to refuse would have been likely 


· The current application is retrospective and there are a number of issues to be considered in forming an opinion


· It may be difficult to demonstrate that the SBI had been adversely affected as without an accurate description/photos of the site before the development took place it would be a matter of speculation as to what habitats had been destroyed


· Aerial photographs over a 12 year period have been inspected and it may be difficult to mount a substantive case for refusal solely on the grounds of ecological impacts on the SBI


· the natural geomorphological functioning of the watercourse is an important consideration of running water habitats; however, there has been no clear guidance from the Environment Agency that there has been a substantive negative impact in this respect


· The applicants ecological report acknowledges that the unauthorised development has impaired the wildlife corridor functioning of the stream course at this point of the SBI; however, restoration proposals if implemented in full would serve to re-establish this to some extent and the species of plants, trees and shrubs proposed is considered to be appropriate


· The potential impact of requiring the removal of the gabion baskets also has to be considered –a potential for increased sediment loads and bank instability from areas of unvegetated slopes could have a temporary short to medium term impact if the gabions were removed and slope stability could be affected in the longer term – it is considered that the added impacts on the SBI required to remove the gabions would further extend the longevity of the impacts caused by their installation


· In conclusion the installation of the gabions to create the present situation is unsatisfactory however it may be difficult to demonstrate substantive harm to the SBI

REPRESENTATIONS


Neighbours – Letters of objection received from neighbours at 4, 6 and 10 Carrwood raising the following concerns:- 


· Have the works enhanced or damaged the status of the special environmental setting?


· Would approval have been given if consent had been sought for the works?


· The valley cannot be returned to its former condition because no authenticated record exists of the shrubs and trees that have been removed

· Concern about gabions collapsing into the stream, there have been no structural calculations provided and they have not been built on bedrock

· The banks were not unstable and no reason has been given for the works

· Ecological function of this section of the SBI has been compromised

· The walls should be demolished and then let nature take its course

· The playground structure is out of character with the area and is an eyesore 


· The play equipment is in full view of neighbours homes


· Noise from children playing on the equipment affects neighbours

· Loss of beech hedge on the driveway

· Concerns about drainage and servicing for the pool

· Windows on east elevation have not been fitted with obscure glazing as required, they should be

· House is considerably larger than originally approved

· Appalled that so many breaches of planning consent have taken place

· The works have resulted in a raised land level on which the play equipment has been erected and it now reaches some 25’ above the bank of the stream

· Retrospective consent should not be allowed

OBSERVATIONS


AMENDMENTS TO HOUSE


Conservation area


1. It is considered that the elevational changes that have been incorporated into the house as built do not have an adverse effect on the conservation area.  The design of the house remains acceptable and is in accordance with the guidelines for the conservation area.   


2. The plan form has changed in so far as the basement and external patio area are concerned and there has been an increase in the extent of hardsurfacing at the rear of the house.  Taking the house and the rear patio/terrace area together the proportion of hard area coverage has increased from the approved level of around 12.7% to an as built coverage of around 17.9%.  This compares to the SPG guideline figure of around 7%.  This represents a conflict with the Council’s guidelines for the conservation area in respect of hard area coverage but as the increase mostly relates to patio areas rather than buildings the impact on the character of the conservation area is limited and this could be further reduced by the provision of additional landscaping as indicated on the submitted plans.  It would also be appropriate to restrict any future permitted development works beyond what was restricted under the previous permission.


3. There is concern about the play equipment which is a large dominating structure, of a scale, design and materials not suited to the area in particular as it can be seen clearly from public vantage points along the paths adjacent to the streams.  This has, however, been withdrawn from the application and is not for consideration now.  


Residential amenity


4. It is considered that the amendments that have been made to the house cause no harm to neighbours amenities subject to obscured glazing being fitted and retained in the windows in the eastern side elevation.


5. To a degree the play equipment is having an adverse impact on neighbours amenities; as it is sited close to the boundary it has a visual impact but also allows for potential overlooking and loss of privacy.  However, this equipment no longer forms part of the application to be considered.


GABIONS AND WORKS TO STREAM BANKS


Ecological Issues


6. The site is immediately adjacent to and includes a part of the Bentley and Tomfield Banks Site of Biological Importance (SBI).  The works that have been carried out to the banks of the stream, i.e. the construction of stone filled gabions, are likely to have had a negative impact on the vegetation of the stream corridor, the SBI and the geomorphological dynamics of the watercourse (that is the way the stream flows in its bed and the way in which it creates the profile of the stream and banks).  The GMEU advise that it is likely that they would have recommended refusal had the works not already been carried out.  Without clear and detailed information about the site before the development took place, however, it is difficult to ascertain exactly what the original stream profile was, what vegetation has been lost and what habitats have been affected.  As noted by the GMEU in their comments above, the applicant’s ecological report acknowledges that the unauthorised development has impaired the wildlife corridor functioning of the stream course at this point of the SBI; however, it is also considered that the restoration proposals, if implemented in full, would serve to re-establish this to some extent and the species of plants, trees and shrubs proposed is considered by the Ecology Unit to be appropriate to the SBI.  


7. There is a concern that if permission was refused for the retention of the gabions and they were required to be removed, there would be a negative impact on the SBI and the watercourse.  The potential for increased sediment loads, and consequent bank instability of unvegetated slopes could have a temporary short to medium term impact if the gabions were to be removed; in addition the slopes’ stability may be affected in the longer term depending on what level of bank reprofiling/steepening occurred in order to construct the gabion wall.  The concerns of the GMEU that the added impacts on the SBI required to remove the gabions will further extend the longevity of the impacts caused by their installation.


8. No evidence or concern has been raised by the Environment Agency in respect of the geomorphological impact of the development; neither has any concern been raised by the Environment Agency about risk of flooding arising from the development. 


Conservation area


9. The gabions also have a detrimental visual impact affecting the character of the conservation area, especially when seen from the public path along the stream.  It is considered, however, that this would be largely mitigated by the implementation of the proposed planting scheme.


Residential amenity


10. The gabions are relatively well screened from adjacent properties (though they are visible from the lower parts of neighbouring gardens) and are well below the level of adjacent houses.  As such it is considered that the gabion works have no direct adverse impact on neighbours’ residential amenities. 


CONCLUSION


11. It is considered that the installation of the gabions is unsatisfactory.  However, it is also considered that their removal could pose more harm to the SBI.  On balance, therefore, it is considered that the retention of the gabions should be allowed but only subject to the proposed habitat replacement scheme being implemented in full with provision for future monitoring. 


(N.B. whilst the clearest view of the development is from the application site it also possible to get a reasonable view of the gabions from the public footpath which can be accessed from Chapel Lane to the west of the site).

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

1. List of approved plans


2. Implementation of Proposed Ecological Enhancements within an agreed timetable with provision for maintenance and monitoring


3. Landscaping


4. Landscape maintenance


5. Tree retention


6. Removal of permitted development rights


7. Pool plant and drainage details to be submitted


8. Obscure glazing east elevation 


9. Does not grant or imply consent for the play equipment which was removed from the application by the agent’s e-mail of 13 July 2010. 
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		WARD: Hale Barns

		75272/FULL/2010




		DEPARTURE: No





		ERECTION OF TWO STOREY EXTENSION TO FORM ADDITIONAL OFFICE SPACE WITH ASSOCIATED CAR PARKING AT PART GROUND FLOOR






		Intercontinental Buildings, 15 Shay Lane, Hale 






		APPLICANT:  Mr Richard Simons





		AGENT: Mr Paul Ward





		RECOMMENDATION: MINDED TO GRANT
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Councillor Sharp has requested that this application be determined by the Planning Development Control Committee for the reasons set out under the ‘Representations’ section of this report.


SITE


The application site is located within a primarily residential area to the north-west of Hale Barns shopping centre on the west side of Shay Lane.  The existing building is primarily a single storey building with limited accommodation within the roof space which is used as offices; the building has been extended a number of times and has been in use as an office since 1989.  The building had formerly been in use as a police station by the traffic police working on the nearby motorway network.  The application site is approximately 0.042ha in size and includes an area of car-parking for six cars to the rear of the building, with the front elevation of the building facing towards Shay Lane.


To the north side of the site is 17 Shay Lane a two storey dwellinghouse with part single storey footprint to rear; the property has a courtyard area immediately facing towards the application site.  The elevation facing out onto the courtyard and towards the application site includes 2 large sliding doors to lounge area with roof lights above to vaulted ceiling; this part of the building is single storey.  The single storey part of the building extends around towards the application site boundary with two windows facing eastwards into the courtyard area serving an office and a bedroom.  The rear elevation of the main two storey dwelling faces onto the courtyard (westward); at first floor level is a cantilevered bay window and a smaller secondary bedroom window nearest the southern extremity of the elevation with the application site.   Two landing windows are also located further along this elevation; a bathroom window is located on the two storey elevation facing towards the application site.


The site shares an access from Shay Lane with Shay Lane Medical Centre, 1st Hale Barns Scout Group hall and the Sunrise Senior Living complex (Oaklands Court) although parking for Sunrise residents is only accessible from the Hale Road entrance.  The medical centre is situated to the south side of the application site with an access road between the medical centre and the application site which serves the car parking facilities of the application site and the other uses.  The medical centre has parking to the front of its building facing Shay Lane and also along its northern boundary and beyond the rear boundary of the application site.  The scout hut is positioned further back into the site with parking to the front of the building.


PROPOSAL


The proposal involves the erection of a two storey extension to the rear elevation to provide additional office space at first floor and car parking beneath.  The proposal as originally submitted involved 8 car parking spaces, four rows in tandem.  This parking layout arrangement was considered unacceptable in that parking spaces did not meet minimum parking dimensions and would result in impeding the shared access road if increased in size to meet acceptable standards.  The applicant subsequently submitted a revised parking layout which involves four spaces at ground floor beneath the new office accommodation and the formation of two new spaces immediately to the front of the building next to the Shay Lane boundary.


The proposed extension will measure 5.2m in height to ridge level with a pitched tiled roof. It was originally proposed to have four dormers on the side elevation facing towards the medical centre but this has been reduced to 2 dormers at the request of officers to improve the appearance of the building. The extension will have a footprint of approximately 16m x7.7m and will be positioned 1.2m from the shared boundary with 17 Shay Lane. The new extension will add approximately 64sqm of internal floor space at first floor level and approximately 31.5sqm at ground floor level.  The existing total gross floor internal space (including corridor/w.c areas) is 108.9sqm. The extension comprises two distinct parts; at ground floor is new additional office space, w.c and hallway with stairs to first floor area with undercroft parking for four cars.  At first floor level is new office area which is accessed solely from ground floor and not internally from the existing first floor office area.


REVISED TRAFFORD UDP


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



PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 All New Development


RELEVANT PLANNING HISTORY

H/29148 – Change of use from a police station to offices – Approved 12/04/1989


H/32422 – Erection of extensions to front and side of existing single storey building to provide additional office space.  Provision of accommodation within roof space incorporating new dormer windows to front and side elevations.  Provision of parking facilities. – Approved 19/12/1990


H/34713 – Erection of single storey rear extension – Refused 04/03/1992


H/35314 – Erection of a single storey rear extension.  Refused 01/07/1992 – Appeal allowed 23/10/1992


H/36822 – Erection of a single storey ‘conservatory style’ extension to form additional office accommodation – Approved 19/05/1993.


H/50779 – Erection of a first floor extension retaining parking on ground floor and erection of ground floor extension following demolition of existing conservatory, to form additional office (class B1) accommodation – Refused 09/02/2001 – Appeal dismissed 20/11/2001.


H/51658 – Erection of a single storey rear extension over existing parking area to form parking area for six cars.


H/64466 – Renewal of planning permission H/51658 (Erection of single storey rear extension over existing parking area to form garage for 6 cars).  Alteration to conservatory roof. – Approved 14th June 2006.


CONSULTATIONS


Local Highway Authority (LHA) – No objections following revised car parking layout received on the 21st July 2010.

Built Environment (Drainage) – Requests standard informatives be attached to the decision notice.


REPRESENTATIONS


Councillor Sharp – has requested that the application be determined by the Planning Development Control Committee for the following reasons:


In essence this proposal uses the current parking area which is reduced from  six  open parking  "slots  "to 4  covered slots,  although the plans shows the  capacity for parking is doubled to 8 cars to accommodate 2 on each  of the 4 slots .   Accordingly, the building extension is now projected to be on 2 of the former parking slots (adjacent to the main building) with an upstairs area covering all of the current 6 parking slots.

 



It s doubtful that the parking of two cars in tandem   will be entirely satisfactory as the rear car will always have to be driven off to allow the 1st car to leave.  I would suggest that this may add to additional traffic movement on what is already a difficult subsidiary side road for traffic movement.  This narrow road is already very congested with over parking from other organisations and businesses situate near by apart from the Medical Centre which is always very busy.

 


Whilst I appreciate that there has been a previous development history (which in the main has been refused) the last application which was granted some 7 years ago has expired and I would maintain that there is now more pressure on this area than before, particularly with the growth of new residential home of Sunrise and the increased membership of the adjacent Synagogue.  The traffic flows on to Shay Lane is also an important   factor, which has recently become a main   traffic route to Wythenshawe Hospital from the surrounding area, and is carrying heavy traffic including a bus service.

Representations on original plans


One letter of objection received from the occupier of 17 Shay Lane, main points raised:-


· Apex of the roof will be nearer to 17 Shay Lane building.


· Will result in overshadowing and being obtrusive and outlook from courtyard and windows.

· Lounge designed to take advantage of the southern aspect.

· Currently suffer from noise pollution from the nearby synagogue and scout hall, it will be more intrusive with eight cars banging doors next to the fence.

· It is suspected that the only motivation for the extension is to enhance the value of the site when sold.

· Proposal will increase amount of floor space more than doubling the size of the existing office and will put more pressure on the general parking in the area from visitors and staff who do not have access to the parking spaces.

· Proposal is a gross overdevelopment of the site.

Two letters of objection have been received from the Shay Lane Medical Centre, one signed by three resident doctors and one by the medical centre’s business manager, main points raised:-


· Proposed development is an overdevelopment of the site.


· Parking arrangement (Tandem 8 spaces) will partially block the drive way and car park of Shay lane medical centre.

· Account should be taken of the growth of the synagogue and new sunrise residential home in relation to increase in traffic in the vicinity.

· Tandem parking would result in the loss of three mature trees and some hedges which would affect the local landscape character.

· The construction of the proposed building cannot physically occur without blocking the access road or the medical centre car park.

A petition submitted by the Shay Lane Medical Centre includes 213 signatures objecting to the proposed development on the grounds that it would result in a gross overdevelopment of the site and the existing difficulties with congestion on the access road and car parking for patients using the medical centre would increase to a potentially dangerous level.


Representations on revised plans

A second petition with 312 signatures was submitted by the Medical Centre in response to reconsultation on amended plans. The reasons for objecting are the same as those in the first petition.


An additional letter was received from the owner of 17 Shay Lane objecting to the amended parking layout for the following reasons:


-    2 parking spaces less will lead to lead to on more pressure on parking as the as the size of the building has not been reduced.


-    The 2 spaces moved to the front of the building would be hazardous as they mean vehicles would be backing out or coming out blind at the top of the access road where their visibility would be completely obscured by the front wall of no.15 from cars leaving the medical centre car park and there is virtually no pavement at side of 15.  Also coming out right at the apex across the road could cause cars coming into the car park from Shay Lane some difficulties.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


As the application site is located outside a designated commercial centre, it is necessary to consider the extension of this business activity against Planning Policy Statement 4, (PPS4) policies EC15 and 16 (sequential/impact assessment) to enable an assessment to be made of the impact of the increase in floorspace on existing commercial centres. 


The applicant's justification for the extension is summarized below:


-    Existing office is too small to support expansion of my business and to employ more staff.


-    Owns the premises so makes financial sense.


-    Pleasant working environment in semi rural setting next to Hale Barns village; attractive to     potential new staff when recruiting.


-   Nature of business dictates that close proximity to Manchester Airport is important.


-   Office is close to my home. Makes more sense environmentally to travel the short distance to this office rather than the town centre where there could be problems with parking for me and my staff.


1. Although the proposed extension would double the size of the office, it would remain a relatively small business. The applicant has not sought to demonstrate that there are no sequentially preferable sites available in Hale Barns or elsewhere, merely stating that he would prefer to remain on this site and expand his business there. However, PPS4 also advises LPA’s to look positively on proposals for redevelopment. It is considered that the scale of the development and its location in a mixed use area is sufficient to accept the principle of the proposed extension to this commercial use.

IMPACT ON RESIDENTIAL AMENITY


2. The proposed extension has a footprint and height matching the previous approved scheme Planning Ref: H/51658 and renewed under Planning Ref: H/64466.  The previous scheme proposed an extension to provide a covered garage area for the six car parking spaces on site.  The scheme measured 5.2m in ridge height with a asymmetrical roof design which resulted in the ridge line being positioned further away from the shared boundary with 17 Shay Lane.  The current proposal has a symmetrical roof design, with a ridge line which extends along the centre of the new extension, this also measures 5.2m in height to ridge.  The extended flank elevation adjacent to the boundary with 17 Shay Lane will measure 16m, again the same distance as the previous approval. 


3. The proposed extension can accommodate first floor accommodation in the form of office space as a result of the provision of two dormers along the southern elevation facing towards the medical centre which provide the adequate head room internally.  The dormers match the existing dormer on this particular elevation in terms of size and design and are not considered out of keeping with the area.  The resulting building will be a modest sized building in comparison to a number of surrounding buildings.  In addition, although the building occupies a large proportion of the site area, the position of the building in the context of the surrounding medical centre car parking does not give the building a perspective of being a cramped form of development.   The new extension will add approximately 64sqm of internal floor space at first floor level and approximately 31.5sqm at ground floor level.  The existing total gross floor internal space (including corridor/w.c areas) is 108.9sqm.

4. In relation to residential amenity, the nearest residential property is 17 Shay Lane to the north side of the application site.  As stated earlier this property has a courtyard layout facing towards the application site with ground floor, floor to ceiling sliding doors providing the only source of light to the lounge area on this elevation.  Only a small section of the extension will face directly onto this courtyard with the majority of the extension extending alongside a single storey gable end of the dwelling and beyond the rear elevation of the 17 Shay Lane.  The extension is no higher than was previously approved with the apex moved to a central position. However, this is not considered to increase in disamenity to the occupant of 17 Shay Lane as the overall height would not be increased and the roof design is a pitched roof sloping away from the shared boundary. The boundary treatment on 17 Shay Lane’s side of the boundary consists of an approximately 2.5m high conifer hedge, above which is visible the roof of the existing building at the application site.


5. It should be noted that the extension proposed under Planning Ref:H/50779 which was refused and also dismissed at appeal proposed a ridge height of 6.3m with an increase eaves height (3.5m), the current proposal has a lower eaves height (2.2m) than the existing building (2.6m).  It is considered that the proposed extension is in keeping with the previously approved scheme albeit with an altered roof pitch, however this marginal change to the roof pitch will not result in an increase in ridge height and the proposal is therefore not considered to result in any adverse impact on the amenity of the occupier at 17 Shay Lane.


PARKING AND HIGHWAY SAFETY


6. The Local Highway Authority has indicated that the provision of six car parking spaces is required for the site, including the proposed extension.  The initial proposal involved a tandem car parking layout all within the footprint of the new extension which would have provided eight spaces in total.  However a number of these spaces fell short of the minimum footprint required for parking spaces and the proposal was therefore unacceptable from a highway safety point of view as it would have resulted in the potential overhang of vehicles on the access road.  The parking scheme has now been amended to include four spaces at ground floor and a further two spaces now relocated to the front of the building.  All proposed spaces meet the minimum car parking space dimensions (2.4mx4.8m).


7. A number of the objections received include reference to the inadequate parking in the locality with traffic from the nearby synagogue and medical centre and Sunrise living complex adding to pressure on congestion on Shay Lane and parking within the locality.


8. Officers have visited the site and it was evident at that time that the majority of traffic entering the shared access from Shay Lane during working hours does so in order to access the medical centre.  The traffic generated from the medical centre would appear to exceed the car parking provision that the centre can provide.  It has been made clear by neighbours that there is a conflict between all the users of the access road, with the applicant putting traffic cones across his parking bays to prevent unauthorised use of the application site parking spaces.  Whilst the Council acknowledges that there is obviously a conflict amongst the users of the shared access road, the proposed development is considered to be meet the car parking provision required for a B1 office use that does not generate frequent or intensive car borne journeys and is therefore acceptable on these grounds.


DEVELOPER CONTRIBUTIONS


9. In accordance with the provisions of the SPG ‘Developer Contributions Towards Red Rose Forest’ this development would be expected to provide 4 trees on site. There is scope for some 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 £940, less £235 per tree that is provided on site.

RECOMMENDATION


MINDED TO GRANT, subject to:


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


(i) A contribution to tree planting of a maximum of £940 in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’.


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


1. Standard


2. List of Approved Plans


3. Submission of materials


4. Landscaping 


5. Provision and Retention of parking
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		WARD: Flixton

		75324/FULL/2010



		DEPARTURE: No





		DEMOLITION OF EXISTING PUBLIC HOUSE AND ERECTION OF THREE STOREY 52 BED CARE HOME  WITH ASSOCIATED ACCESS, CAR PARKING AND LANDSCAPING WORKS






		Former Red Lion Public House, 110 Irlam Road, Flixton





		APPLICANT:  Ideal Care Homes Ltd/West Register (Public Houses II) Ltd





		AGENT: LNT Construction Ltd





		RECOMMENDATION:  Minded to Grant Subject to Section 106 Agreement









SITE


The application relates to a two storey 1970’s public house, The Red Lion in Flixton.  The pub is situated in the centre of a 0.3 hectare site at the junction of Irlam Road and Woodsend Road.  To the east of the pub, a large area of car parking extends to the front of the site.  The pub has been altered considerably over time with a number of single storey extensions to the side and rear.  To the north and west are large areas of hardstanding which appear to have been used in the past as outside seating areas.  The boundaries of the site include a mix of high hedges/mature trees with adjoining residential properties and low brick wall and railings along the Irlam Road and Woodsend Road frontages.  There are several mature trees around the perimeter of the site, including a large copper beech on the south side, which the existing boundary wall has been constructed around.  


The pub is situated in a mixed residential and commercial area of Flixton.  Immediately adjoining the site to the north and west are residential properties.  To the east is Wellacre Neighbourhood Shopping Centre with a parade of retail shops and a small detached Co-operative foodstore.  To the south are two churches, St Monica’s Prestbury and St John’s Church.


PROPOSAL


The application seeks consent to demolish the existing building on site and erect a 52 bed care home for the elderly (Use Class C2). The proposal would comprise a three storey L-shaped building which would be positioned in the centre of the site.  The east elevation (Woodsend Road) would measure 27m in length whilst the south elevation (Irlam Road) would measure 47m in width.  Distances of between 9.5m and 8.5m would be retained between the front elevation and the footway on both frontages.    


16 car parking spaces would be provided to the west of the building and vehicle access to this car park is provided from Irlam Road.  The existing vehicle access points on Woodsend Road would be closed off.  The main pedestrian entrance to the building would be situated on the rear elevation of the building facing the car park and would be delineated by a projecting canopy.   A small area of amenity space is also situated adjacent to this access, with a second area to the east of the building.    


Floor plans submitted indicate 52 ensuite bedrooms, six day rooms, three dining rooms and ancillary office/staff accommodation.  A lift and two staircases provide access to all floors.


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 


ENV4 – Trees, Hedgerows and Woodlands


ENV14 – Tree and Hedgerow Protection

ENV16 – Tree Planting


T6 – Land Use in Relation to Transport and Movement


H7 – Accommodation for Elderly Persons


RELEVANT PLANNING HISTORY

H/59068 – External alterations to public house including new boundary enclosures and landscaping.  Approved 17 May 2004.


H/35520 – Change of use of part of existing car park to picnic area.  Refused 31 July 1992. 


APPLICANT’S SUBMISSION 


The applicant has submitted a Design and Access Statement; Geo Environmental Site Assessment; Transport Assessment and Travel Plan.  The main documents are summarised below:


Design and Access Statement


· The proposed facility has been designed to fully comply with or exceed the relevant legislation requirements;


· Maintaining reasonable privacy and amenity of existing neighbouring residents has been a very important issue in the design of the scheme and all of the Council’s required minimum separation standards have been met or exceeded;


· The proposal has been designed to take account of the prominent corner location and the established character of the area.


Transport Assessment and Travel Plan


· Care workers will work on a shift basis of 8am to 8pm and 8pm to 8am daily and the domestic staff between 8am and 5pm daily.  At the busiest time there will be 14 staff members on duty;


· Staff will be encouraged to use alternative means of travel to the car.  There are a number of bus services in the local area and a car sharing scheme will be introduced;  


· This document outlines proposals to carry out annual monitoring of travel patterns.


CONSULTATIONS


Renewal and Environmental Protection: The application site is situated on brownfield land and a standard contamination condition is recommended.


LHA: No objection.  


Built Environment (Drainage): No objection subject to recommended conditions and informatives.


Greater Manchester Police Design for Security: Comments as follows:


· Concerned front entrance is located to the rear of the building where surveillance is limited;


· The internal door to the entrance lobby should be controlled by staff in the office reception to ensure all visitors are vetted;


· Uniform/adequate lighting should be provided to the parking areas and building entrances;


· Any bin stores, garden stores or meters should be located in secure areas to the rear of the building so they are not vulnerable to attack.


Greater Manchester Archaeology Unit: The Red Lion (under its previous name of The Lion) is noted as being on the site at Three Lane Ends in 1782 in David Langton’s 1898 History of the Parish of Flixton (pg 129) where he publishes ‘Some extracts from an old surveyor’s book’. A building is shown at the site on Yates’ map of 1795, Greenwood’s map of 1819 and Hennet’s map of 1829. By the 1840s, a group of three buildings are shown on the site, the largest of which is the Red Lion, at the centre of the three buildings. The building to the north-west, an L-shaped range, may be stabling and the building to the east is probably a private dwelling or dwellings, as they appear as such, three dwellings on Woodend Road, on 1950s large scale mapping.  The current Red Lion pub overlies the site of the western building, but the former Red Lion was located to the east of the current building and will be impacted upon by the new care home. The former dwellings on Woodsend Road at the east of the site may be affected by the development works.


The remains of the former Red Lion are to be considered as a heritage asset of local significance in accordance with PPS5, evidence of a building which served the public for nearly 200 years. As such GMAU considers it necessary to investigate this archaeology prior to construction of the new care home. GMAU recommends that a programme of archaeological works should be undertaken to investigate and record surviving below-ground evidence of the pre-1960s Red Lion. This will include historical research into the site which will inform the mitigation strategy. This will be followed by a phase of post-excavation analysis, report writing, deposition of the site archive with the Museum of Science and Industry and an appropriate level of publication.  This programme of work is to be funded by the developer and should be secured by planning condition:


United Utilities: No objection, subject to conditions to ensure surface water is not allowed to discharge to the foul/combined sewer.


Electricity North West: The development is shown to be adjacent to/include our electricity distribution equipment and it is essential the development take great care at all times to protect both the electrical apparatus and any personnel working in its vicinity. 


REPRESENTATIONS


6 letters of objection have been received.  The main points raised are:


· Insufficient car parking is proposed for a development of this size.  There is already a considerable level of on-street car parking along Irlam Road and Woodsend Road.  The proposal would exacerbate this;


· Visitors to surrounding buildings in the local area, such as the two churches, use the pub car park for parking.  The proposal combined with the use of the existing surroundings buildings would exacerbate existing on-street car parking problems


· The site is in close proximity to three local schools and traffic associated with the development could be a potential hazard to children crossing roads and using the pavements;   


· The proposed vehicle access is from Irlam Road.  At busy times, this part of Irlam Road is full of parked cars and there will be poor visibility at this site access;


· Concerned about overlooking from lounge areas to nearby residential gardens;


· Concerned building will be occupied as a drug rehabilitation centre or half way house for prisoners.


1 letter of support which states that the existing building is a blot on the landscape.  However would like to see an attractive landscaped setting to the building provided as part of this development.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application seeks planning permission to demolish the existing public house and redevelop the site to provide a 52 bed elderly persons’ care home.  The site is unallocated in the Revised Trafford UDP however, regard must be had to Proposal H7 ‘Accommodation for Elderly Persons’ which states that the Council will normally grant planning permission for care facilities for the elderly within the built-up area where the site is of sufficient size to accommodate the proposed use and all necessary ancillary facilities and can comply with the relevant provisions of Proposals D1 and D3. The policy also requires that the concentration of similar uses in the immediate locality has not reached an unacceptable level. The Council’s Adopted SPG ‘Residential Care Homes and Nursing Homes for the Elderly’ is also of relevance to this application.  Having regard to the above it is considered that the principle of a residential care home in this location is acceptable, subject to its size, design and impact on the character of the area.  These areas are assessed in accordance with other policies within the Revised Trafford UDP below. 

LOSS OF PUBLIC HOUSE


2. There are a number of other public houses within this part of Flixton and it is considered that the loss of this public house would not therefore harm the social fabric of the area.


DESIGN AND LAYOUT


3. The surrounding area is characterised by a mix of residential and commercial properties, and a mix of property styles ranging from Victorian terraced houses to a 1970’s church.  The proposed development adopts a traditional design with bay windows, brick dressings, gable roof features and eaves details.  Accommodation is provided across three floors and the elevations have been stepped helping to break up the development along its length.  The applicant has introduced amendments to the design during the application process to add more interest to the building.  


4. Design for Security requested one further amendment, the relocation of the entrance door from the rear elevation to the front elevation, for security reasons.  However, the applicant maintains that the layout, as proposed, provides the best access arrangement for future clients who are likely to have mobility difficulties. On balance, the design approach and architectural detailing, as proposed, are considered to be acceptable.


5. An existing mature hedge and proposed landscaping along the north and west boundaries of the development would help to screen the care home and its associated car parking from residential properties adjoining the site.  To the east and south the building is set back, between 10m and 8.5m, from the back of the public footpath on Irlam Road and Woodsend Road and the intervening area would be landscaped.  The mature copper beech tree to the south would be retained. The proposed development generally complements the building line defined by adjoining properties and as proposed would adequately address the highway at this prominent corner.  The siting and layout of the building is therefore considered to be acceptable. 


6. Along the back of the footpath, the existing brick wall with railings, which is in place around part of the site, would continue around the whole site frontage.  The general landscaping proposals are considered to be acceptable subject to the submission of a detailed landscaping scheme to be covered by condition.  


7. The applicant proposes a detached bin store to the north of the site.  This would be set back away from the front of the site and screened by landscaping.  It is also situated well away from neighbouring residential properties and waste stored in this area and collections associated with it should not have a significantly detrimental impact on residents of neighbouring properties. As elevations/plans of this bin store have not been provided with the planning application, a condition requiring the submission of such details is recommended.   


8. Subject to the conditions outlined above, it is considered that the design and external detail of the proposed development is acceptable and would complement that of the surrounding residential properties.  The application is therefore considered to be acceptable in this respect in accordance with Proposal D1 of the Revised Trafford Unitary Development Plan.


IMPACT ON STREETSCENE AND CHARACTER OF AREA


9. The surrounding development comprises a mix of different styles and heights, with single, two and three storey developments.  The tallest buildings in the immediate locality are the two storey Victorian terraced properties adjoining the site to the west.  These properties have a second floor of accommodation which is partly accommodated within the roof.  To the north of the development, the single storey Co-operative foodstore is the lowest property adjoining the site.  A parade of retail units and church buildings on the opposite side of Woodsend Road and Irlam Road are typically two storeys in height. 


10. The proposed development would be similar in height to the Victorian terrace to the west, however as the eaves would extend higher than the eaves of this adjoining development (albeit the roof ridge does not) it would appear larger from street level.  Nevertheless, there are a number of larger developments further along Irlam Road in the wider area and the proposal would retain a good degree of space to all boundaries (6m to the northern boundary and 13m to the western boundary).  


11. To the north, there would be a considerable difference in height between the three storey development and the single storey Co-operative foodstore.  However, with a total separation distance of approximately 14m between the two buildings it is considered that the proposed development would not appear unduly out of character with this streetscene.   


12. It is considered that the proposal as amended would not have a significantly detrimental impact on the character of the surrounding area and therefore complies with Proposals D1 and D3 of the Revised Trafford UDP in this respect.  


RESIDENTIAL AMENITY


13. To the west, a distance of 19m would be provided between the side elevation of the development and the side elevation of no. 122 Irlam Road.  Extending along the side elevation of no.122 is a narrow access road which leads to rear gardens behind this terrace of properties.  No. 122 Irlam Road has a second floor bedroom window on the side elevation facing towards the development and this is the main window serving this room.  All other windows on the side elevation are small secondary windows to habitable rooms which benefit from larger main windows on the front or rear elevations.  The proposed development has a bay window on this side elevation serving quiet lounge areas on each floor within the development.  The bay windows would be situated directly facing the bedroom window on no. 122.  The Council’s New Residential Guidelines recommends a minimum separation distance of 24m between main habitable room windows, considerably more than is proposed.  However, the applicant has agreed that the central (west) and side (north west) panes of glass within the bay windows on the first and second floor quiet lounges would be fitted with obscure glazing to restrict any interlooking between the developments and to reduce the impact on the occupants of this adjoining property. The outlook from these lounges would not be unduly affected as there are two additional windows to each room on the south elevation facing Irlam Road.     


14. To the north, a distance of 15m is provided between main habitable room windows within the development and the rear garden boundary with properties on Bishop Road and a distance of 36m is retained between main habitable room windows.  These separation distances exceed the recommended minimum privacy distances (13.5m and 30m respectively) outlined within the Council’s New Residential Guidelines and the proposal is therefore considered to be acceptable on this basis.    


15. Car parking for the development would be located adjacent to the west and north boundaries of the site (the common boundaries with no. 122 Irlam Road and properties fronting Bishop Road).  Soft landscaping to the site boundaries would help to screen these areas and an existing close boarded boundary fence along the north boundary would mitigate noise from the parking area and gardens of properties on Bishop Road.  Along the west boundary, there is currently only a mature hedge which would do little to mitigate noise from the car park.  However, beyond this hedge is a narrow access road serving the whole terrace and a close boarded fence along the side garden of no. 122.  Within the rear garden of no. 122, a freestanding garage building and driveway adjoins the boundary with the site.  With this arrangement the proposal is considered to be acceptable in this respect having regard to Proposals D1 and D2 of the Revised Trafford UDP and the Council’s New Residential Guidelines.


CAR PARKING AND ACCESS ARANGEMENTS


16. The Council’s Car Parking Standards require 20 car parking spaces to be provided on site for a development of this size. The applicant proposes only 16 car parking spaces, with a shortfall of 4 spaces.  However, PPG13 advises that car parking standards should be applied as a maximum, not minimum standard.  Conditions requiring the provision of secure cycle parking facilities on site and the submission of a Travel Plan with measurable targets are recommended below.  On balance, given the sustainability of this location and the conditions proposed the LHA considers the level of car parking proposed to be acceptable. 


17. A number of local residents have objected to the proposal on the basis that it would result in the loss of a large car parking facility within this area which is used by visitors to other nearby developments, such as local schools or churches.  However, this is not a public car park, the land is in private ownership and the applicant is only required to provide sufficient car parking to meet the needs of the development proposed.  The application is considered to be acceptable in this respect in accordance with the provisions of Policy D2 of the Revised Trafford UDP.


FINANCIAL CONTRIBUTIONS


18. In accordance with the provisions of SPD1, a financial contribution shall be sought to fund improvements to highway network and public transport services within the vicinity of the site.  Based on similar calculations agreed for other care home developments recently approved by the Council, a total transport figure of £13,000.00 (based on 52 bedrooms) has been determined.  However, as the proposal seeks to replace existing floorspace, there would be no additional impact on the highway network and as such no highway network contribution would be required. Nevertheless, investment is required in the public transport system to encourage the use of non-car modes of transport irrespective of the floorspace created and therefore a public transport contribution is required.  The site falls within an ‘Accessible’ area as defined by the SPD and the relevant contribution based on the number of bedrooms proposed would be £8,710.  This contribution will be used to fund public transport improvements in the vicinity of the site.  


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


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

CONCLUSIONS


21. The proposal is considered to be acceptable in terms of its scale, design, layout, relationship to adjoining residential properties, and highway impact. It is therefore considered that the scheme complies with the relevant policies of the Revised Trafford UDP and the Council’s Adopted SPG ‘Residential Care Homes and Nursing Homes for the Elderly’.  As such the application is recommended for approval subject to the completion of a legal agreement securing a financial contribution towards Public Transport Improvements.  


RECOMMENDATION: MINDED TO GRANT


(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and such legal agreement be entered into to secure a financial contribution of £8,710 towards public transport improvements.

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


1. Standard condition;


2. Materials condition;


3. Landscaping condition;


4. Landscape maintenance condition;


5. Bat Survey;


6. Travel Plan;


7. Cycle parking;


8. Amended Plans condition;


9. Details of Bin Store condition;


10. Tree Protection Condition 1;


11. Tree Protection Condition 2;


12. Provision of Access facilities condition 2;


13. Retention of access facilities condition;


14. Obscure glazing (central and north west pane in bay window on first and second floors);


15. Restriction of use – care for elderly only;


16. Archaeology condition - Implementation of a programme of archaeological works in accordance with a Written Scheme of Investigation (WSI);


17. Lighting condition;


18. Contamination condition;


19. Drainage conditions.


VM





		                                          WARD: Longford

		75479/RENEWAL/2010

		DEPARTURE: NO





		APPLICATION FOR A NEW PLANNING PERMISSION WITH AN EXTENDED TIME LIMIT FOR IMPLEMENTATION TO REPLACE AN EXTANT PLANNING PERMISSION (H/59909) (ERECTION OF 12 STOREY BUILDING TO PROVIDE 70 NO. APARTMENTS WITH ASSOCIATED CAR PARKING AND LANDSCAPING)





		Land Between Warwick Road and Montague Road, Old Trafford





		APPLICANT:  Lowry Properties Ltd






		AGENT: Development and Construction Solutions Ltd





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO S106 AGREEMENT










SITE


The application site lies to the east of Warwick Road and to the west of Montague Road within the Old Trafford Priority Regeneration Area and comprises a vacant brownfield site measuring approximately 0.145 of a hectare.  Manchester United Football Club lies further north of the site and to the south west on the opposite side of Warwick Road is Trafford Town Hall and beyond this Lancashire County Cricket Club.  


The application site formerly contained a workshop and depot occupied by Thrifty Car Hire.  Planning permission H/59909 was granted in June 2005 for the erection of a 12 storey building to form 70.no apartments following the demolition of the workshop and depot, which this application seeks the renewal of.  Since the grant of this permission, the site has been subject to a further planning application for the erection of an 8-13 storey building to form a hotel, which the Planning Committee was minded to grant in March 2008 subject to the completion of a Section106 agreement. 


The area directly to the north of the site also between Warwick Road and Montague Road is occupied by Charlton House, a multi-storey office development.  The office building lies adjacent to Montague Road and is raised on a plinth at ground floor, with a surface car park which occupies the area of the site accessed from Warwick Road.  Beyond this at the junction of Chester Road with Warwick Road is The Trafford public house.  To the south west of the site at the southern end of Montague Road lies Bowden Court, a four storey development of apartments divided into three blocks.  The site directly to the south is also currently vacant and was formerly occupied by MKM House, a two storey office block.  This site was also subject to a Planning Committee resolution in December 2008 to grant planning permission subject to a Section 106 agreement for the erection of a 12 storey apart-hotel with commercial units to the ground floor.  To the south of this site lies Warwickgate House, a 10 storey building which was recently converted from offices to apartments.  Directly opposite Warwick Road at its junction with Chester Road is a 12 storey building and Hornby Road, with a row of semi-detached properties to the south.  


PROPOSAL


Planning permission is sought for a new planning permission to extend the time limit for implementation of the original extant planning permission, reference H/59909.  The application proposes the erection of a 12 storey building to form 70.no apartments; 6 of which would provide three bedroom accommodation and 64 of which would provide two bedroom accommodation, of which some would also benefit from a study.  


Vehicular access to the site is proposed from Warwick Road only, with pedestrian entrances to both Warwick Road and Montague Road.  Two levels of basement car parking would form 89 car parking spaces, with cycle storage also proposed.  The building would be of contemporary design and would occupy an oval shaped footprint with a curved façade.  The elevational treatment would be full height glazing and solid colour panels and protruding fins are proposed to the elevations facing Montague Road and Warwick Road to add depth to the appearance of the building when viewed from different angles.  


REVISED TRAFFORD UDP


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


PROPOSALS MAP NOTATION 


Priority Regeneration Area: Old Trafford


PRINCIPAL ADOPTED REVISED UDP POLICIES/PROPOSALS


A1 – Old Trafford Priority Regeneration Area


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


H8 – Affordable Housing


H10 - Priority Regeneration Area: Old Trafford

RELEVANT PLANNING HISTORY

H/56211 - Demolition of existing car hire workshop and erection of a 14 storey building to provide 70 apartments with 105 car parking spaces and vehicular access from Warwick Road (Appeal Dismissed April 2004).

H/59909 - Erection of 12 storey building to provide 70 no. apartments with associated car parking and landscaping (Appeal Upheld June 2005).  


H/67849 - Demolition of existing building and erection of a hotel building of between eight and thirteen storeys in height to create 226 bedrooms, 155 basement car parking spaces, public and staff areas, and associated external works (Minded to Grant March 2008 – current application).

MKM House

H/OUT/58750 - Erection of 10 storey building (above semi-basement parking) to provide 42 no. apartments with ancillary car parking and landscaping (Withdrawn July 2006).  


H/67590 –  Demolition of existing building and erection of an 11 storey building comprising commercial units on ground floor (596 sq.m.) and 70 no. residential apartments above.  Car parking for 35 vehicles and associated landscaping work (Refused October 2007).  


H/70074 - Demolition of existing building and erection of a 12 storey building comprising commercial units on ground floor (13 sq metres) with an 'apart-hotel' above comprising 94 suites and studio apartments.  Car parking for 94 vehicles within basement levels with access from Warwick Road.  Associated landscaping and boundary treatment works (Minded to Grant December 2008 – current application).

APPLICANT’S SUBMISSION


PLANNING STATEMENT


The applicant submitted a planning statement in relation to application reference H/59909 and this details the changes that were made to the scheme to address the reason for refusal of application reference H/56211.  The planning statement reiterates the only concern raised by the Inspector was the proposed car parking plinth at ground floor, which resulted in a scheme which lacked engagement with the public realm at street level.  


It is stated that the plinth has been removed and the building brought down to street level with landscaped areas now proposed and that this has served to fully address the reason for refusal of application reference H/56211.  It is further stated that the site is located in a very sustainable location and is a previously developed site and above all, the proposal is for a distinguished building which would be a visual landmark for its quality of design and adventurous character.  

CONSULTATIONS

Electricity North West: Applicant to contact to ensure no impact on UU assets.  

Environmental Protection: No objection subject to a condition requiring a site investigation for contaminated land. 


Greater Manchester Police Design for Security: Condition requiring submission, implementation and monitoring of Security Plan, which should endeavor to meet ‘Secured by Design’ Standards.

Greater Manchester Public Transport Executive:  Condition requiring submission and implementation of Travel Plan Framework.  

Local Highways Authority: No objection.  


Pollution and Licensing:  No objection on noise or air quality grounds.  

United Utilities: Site to be drained on separate system.  


REPRESENTATIONS

One objection has been received from an occupant of Hornby Road.  This states that they do not wish to see a 12 storey apartment block at the end of the road as well as the UK’s largest Tesco at the other.  It would block out light and result in noise and traffic during construction and also afterwards given the new Tesco to be built.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT

1. The principle of the proposed development has been established following the grant of planning permission reference H/59909.  The application for a new planning permission to extend the time limit for the implementation of this permission is required to be assessed in relation to any material change in circumstances since the grant of the original permission.  


2. In terms of national planning policy, Planning Policy Guidance Note 3: Housing has been replaced by Planning Policy Statement 3: Housing (updated June 2010).  This broadly seeks to ensure housing is primarily located on previously developed land and in sustainable locations, which are accessible by modes of travel other than the private car with good access to jobs, key services and infrastructure.

3. The application site lies within the Old Trafford Priority Regeneration Area as defined by Proposal A1 of the Revised UDP, which was formally adopted in June 2006.  Proposal H10 indicates that within the Old Trafford Priority Regeneration Area, action will be taken to improve the quality and diversity of the housing stock, improve the quality, appearance and safety of the local environment and promote the re-use of under-used or derelict land and buildings for residential, business and community purposes.  Proposals H2 and H4 indicate that the development of previously developed land will normally be permitted, particularly in locations that are accessible by public transport and are compliant with the relevant provisions of development control policies D1 and D3.  


4. The Council is in the process of producing the Local Development Framework, which will replace the Revised UDP as the development plan for the Borough.  The first of the documents which constitute the LDF, the Core Strategy, has reached an advanced stage in its production and therefore forms a material consideration alongside the Revised UDP.  


5. Emerging Core Strategy Policy L1 sets out the scale and broad distribution of new housing development the Council will seek to deliver in the period up to 2026.  Priority is to be given to the development of previously developed land within the Regional Centre and Inner Areas of the Borough.  The site is located on previously developed land within the Inner Area and the proposals are therefore in accordance with the emerging Core Strategy.

6. In conclusion, the application proposes the redevelopment of a vacant brownfield site for residential purposes within a Priority Regeneration Area.  The proposal is acceptable in planning policy terms and is considered to be supportive of local regeneration activity in accordance with the policies and proposals within the Revised UDP and emerging Core Strategy.  


DESIGN AND STREET SCENE

7. In relation to the previous application (H/59909) the Inspector considered that the design of the proposed building is one of landmark quality which would improve the street scene generally and that the improvement of the environment of the area would have a regeneration effect.  The building would indeed prominent in views along Warwick Road and it is considered that this would add interest to the street scene.  The proposal would be similar in height to Warwickgate House further to the south of the site.  The proposal represents good design, which is considered by PPS3 to be fundamental to the development of high quality new housing.  The proposal is therefore considered to be acceptable in relation to this material change in circumstance.  


RESIDENTIAL AMENITY 


8. In terms of residential amenity, the Inspector in relation to the previously approved scheme (H/59909) accepted that the proposal satisfactorily addressed all the issues relating to the living conditions of neighbouring occupants.  The Inspector considered that the proposal had been carefully designed to minimise the potential for overlooking and design out perception of overlooking.  There has been no material change in circumstance in relation to existing properties; hence the proposal remains acceptable in respect of these.  

9. Each apartment would have access to a balcony or deck area, which provides amenity space for potential occupiers in accordance with Proposal D3 of the Revised UDP and Planning Guidelines: New Residential Development.  The site would also provide landscaped areas at street level.  

IMPACT UPON REDEVELOPMENT OF ADJOINING SITES


10. At the time of the previous application, an outline planning application was under consideration for the MKM House site which proposed the erection of a ten storey apartment building (H/OUT/58750).  Planning application H/59909 was therefore required to have regard to the impact of the proposed development on the potential for redevelopment of adjoining sites, which included the site of MKM House and the application under consideration (H/OUT/58750).  At the time, it was concluded that the proposed erection of a 12 storey apartment building at the application site would not unduly inhibit the scope of redevelopment of adjacent sites.


11. Since the original approval was granted for the erection of the 12 storey apartment building (H/59909) the application site has been subject to a further planning application for the erection of an 8-13 storey hotel building (H/67590).  Subsequent to both of these applications, the site of MKM House to the south of the application site has also been subject to a planning application for an apart-hotel (H/70074). This represents a material change in circumstance to which consideration is therefore afforded.


12. As a fundamental part of these submissions, the applicants in relation to the proposed developments at both the application site and the site of MKM House have afforded consideration to how the schemes impact on the potential redevelopment of the adjoining sites.  Each application submission has concluded that the proposal would not unduly inhibit the scope of redevelopment of the adjacent site.  The residential amenities of future occupiers have been safeguarded and designed into each proposal accordingly.  The impact of the proposed apart-hotel at MKM House (H/70074) was concluded to be acceptable in relation to the planning permission which had been granted for the application site (H/59909).  

13. It is therefore considered that the renewal of the planning permission sought would not prejudice the redevelopment of adjoining sites.

ACCESS, HIGHWAYS AND PARKING

14. Vehicular access is proposed via an electronic gated entrance from Warwick Road which leads to two levels of basement car parking for 89 cars.  Separate pedestrian access to the site is proposed from gated entrances to both Warwick Road and Montague Road.  The access, highway and parking implications of the proposed development were considered to be acceptable in relation to the previous application (H/59909).  The LHA has raised no objections to the current application.


…  ion and the Gmex Metrolink SR approximately one mile from both Deansgate Railway Station and the Gmex Metrolink Station.  s o

15. The site is well located in terms of access to public transport, with the Old Trafford Metrolink station to the south of Warwick Road and various bus stops in the vicinity of the site.  The site is located within an area which is considered to be ‘most accessible’ as detailed in the Council’s highway and public transport scheme document (SPD1).  Cycle parking also forms part of the proposals.  It is considered than a condition requiring the submission of a travel plan should be attached to the permission to encourage the uptake of sustainable modes of travel.


CRIME AND SECURITY


16. The applicant was considered to have successfully addressed outstanding concerns raised by the previously refused application, reference H/56211 over the course of application reference H/59909.  Electronic doors, barriers and an intercom system are proposed and there has been no material change in circumstance since the grant of this permission.  It is recommended a condition is attached to the permission requiring the submission, implementation and monitoring of a security plan.

DEVELOPER CONTRIBUTIONS


17. In relation to the previously approved scheme (reference H/59909) the applicant entered into a Section 106 agreement which secured a total contribution of £340,132.53, split between a contribution of £214,317 towards the provision of affordable housing and £125,815.53 towards the provision of open space within the Borough.


18. The application is required to be considered in light of any material change in circumstances since the original application was granted.  The current contributions attracted by the proposed development are therefore detailed below.  


19. In accordance with the Council’s SPG24 – ‘Provision of New Affordable Housing Development’, a contribution of £214,317 towards affordable housing provision would be required (which remains unchanged from the previous level).  


20. In accordance with the Council’s SPG28 – ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ a financial contribution of £161,835.07 would be required towards open space (£124,273.55) and outdoor sports provision (£37,561.52).  


21. In accordance with the Council’s SPD1 – ‘Developer Contributions to Highway and Public Transport Schemes’ a financial contribution of £20,160 would be required.  


22. In accordance with the Council’s SPG29 – ‘Developer Contributions towards Red Rose Forest’, the provision of one tree per residential flat (70no. total) or a financial contribution of £21,700 would be required, to be reduced by £310 per tree planted on site in accordance with an approved landscaping scheme.  


23. The contributions attracted by the development therefore total £418,012.07.  Given the increase in financial contributions attracted by the development since the previous approval was granted, the applicant has indicated that the additional contributions may render the scheme financially unviable in the current economic climate.  Consequently, the applicant has requested that the time limit within which the development is to be commenced is increased from the standard three years normally applied to five years in order to allow time for market conditions to improve.    


24. Under s.91 of the Town and Country Planning Act 1990, the default time limit for implementation of a full planning permission is three years; however the local planning authority is afforded discretion to impose different time limits where there are good planning reasons for doing so.  Given the regeneration benefits which would result from the proposals, it is considered that in this case there are justifiable planning reasons for the authority to exorcise its discretion and impose a longer time limit for implementation.  In this case, a five year time limit for implementation is considered to be reasonable and justifiable. 


CONCLUSION


25. The proposed development fully complies with the policies and proposals contained within the Revised UDP and the emerging Core Strategy and would contribute to the regeneration priority within Old Trafford.  The proposal would be of an appropriate design and would enhance the street scene and contribute positively to the character of the area.  It is therefore recommended that planning permission be granted subject to a five year time limit for implementation and subject to the completion of a Section 106 Agreement.

RECOMMENDATION: MINDED TO GRANT SUBJECT TO S106 AGREEMENT

(A)
That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement to secure a total financial contribution of £418,012.07 split between; £214,317 towards affordable housing provision; £161,835.07 towards open space and outdoor sports; £20,160 towards transport infrastructure; and £21,700 towards Red Rose Forest.

(B)

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

1.
Five year time limit for implementation;


2.
List of approved plans;


3.
Notwithstanding the submitted details, samples of the materials including doors, windows, balconies, rainwater goods etc are to be submitted and approved;


3.
Site investigation for contaminated land and any necessary remediation works;


4.
Landscaping;


5. 
Provision of access, parking and turning facilities; 


6. 
Retention of access, parking and turning facilities;


7.
Submission and implementation of cycle parking facilities;


8.
Travel plan;


9.

Security plan;


10.

External lighting scheme;


11.
Submission of TV reception interference investigation.    


DR






		WARD: Hale Central

		75525/FULL/2010




		DEPARTURE: No





		CHANGE OF USE OF PREMISES TO A3 (RESTAURANTS AND CAFES) TO INCLUDE BASEMENT, GROUND FLOOR AND FIRST FLOOR AREAS. ERECTION OF TWO STOREY PART SIDE AND PART REAR EXTENSION, WITH ASSOCIATED EXTERNAL ALTERATIONS TO SIDE AND FRONT ELEVATIONS (INCLUDING MAIN ENTRANCE). ERECTION OF KITCHEN EXTRACTION FLUE AND ME COOLING EQUIPMENT TO REAR ELEVATION






		221 Ashley Road, Hale, 






		APPLICANT:  Mr Arlindo Anjo






		AGENT: AUD Architects






		RECOMMENDATION:  Grant









Councillor Mitchell has requested that this application be determined by the Planning Development Control Committee as he has concerns regarding the proposed late night hours of opening and the potential for associated anti social behaviour and loss of amenity to nearby residents


SITE


The application site comprises a two storey unit (with basement) situated at the end of a terrace of shops on the north side of Ashley Road towards the eastern end of Hale Village.  The premises were formerly in use as a bakery at ground floor and coffee shop at first floor level.  The premises extend at first floor above no.223 Ashley Road.  The site is currently vacant.


There is an alleyway adjacent to the property between 219 Ashley Road with an external staircase to the side which previously provided access to the coffee shop.  


The adjacent retail units comprise a mix of A1 (shops) and A2 (financial and professional service) uses.


The site falls within the district shopping centre of Hale.


PROPOSAL


It is proposed to change the use of the premises from a separate ground floor retail outlet (A1) and coffee shop (A3) to a combined coffee shop/restaurant (A3) with a soft play area within the basement and alterations to the shopfront.  Additional floorspace is also to be created through the erection of a two storey side extension to provide an internal staircase and a first floor rear extension to provide a walk-in-fridge.  The proposed floor plans indicate 53 covers inside.  The Design and Access Statement also indicates the proposal for some occasional external seating however no details of this have been provided on the plans submitted.


The proposed hours of opening have been amended by the applicant and are now:


Monday to Saturday 7am to 11pm (previously 1am)


Sundays 7am to 10.30pm


Amended plans have been received in relation to the proposed alterations to the shopfront.  The window openings at first floor level are to be retained and at ground floor a stallriser has been retained to keep a more traditional appearance.  The existing shopfront window is to be replaced with timber framed opening windows.  

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 


Hale District Centre


PRINCIPAL RELEVANT UDP POLICIES/ PROPOSALS


D1 – All New Development

D2 – Vehicle Parking


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas

RELEVANT PLANNING HISTORY

H/31753 – Change of use from offices to coffee shop to be used in connection with bakers on ground floor


Approved 27th June 1990

APPLICANT’S SUBMISSION

A Design and Access Statement has been submitted as part of the application.  It states in conclusion that the proposal:


· Is compliant with the UDP;


· Would allow for the expansion of an existing successful business thus creating additional jobs;


· Would not cause demonstrable harm to the important shopping frontage;


· Would add to the character, diversity and vitality of Hale Village whilst consolidating and improving this area;


· Would bring back into use a vacant unit within the village; and


· Would enhance the amenities of Hale village as a ‘district centre’.

CONSULTATIONS


Environmental Protection (Pollution and Licensing) – There are no objections to this application, however conditions are required for details of the fume extraction system to be submitted for approval and external units should be acoustically treated to achieve a noise level of 10dB below the existing background (LA90).


LHA – There are no objections on highways grounds.


Strategic Planning – No comment


United Utilities – No objections subject to suggested conditions.

REPRESENTATIONS


Number of representations: Letters of objection have been received from 11 different addresses (and 1 no. letter with no address given).  1 no. letter of support has been received.  The points raised in all letters of representation are summarised below.

Summary of objections: 


· Concern regarding proposed late opening hours;


· Noise and disturbance to the surrounding area particularly during anti-social hours;


· Congregation of customers on the pavement area to smoke and make mobile phone calls;


· No work should be carried out on a Sunday;


· Overlooking of residential properties opposite the application site;


· Exacerbation of existing noise, smell, odour and litter problems (many already experienced as a result of nearby Piccolino);


·  Deliveries should be restricted in line with Piccolino;


· Increased parking problems and congestion with more traffic;


· Red line does no accurately outline or encompass all the works that are proposed within the application site;


· Poor quality drawings;


· Discrepancies between the drawings and the ‘Design and Access statement’;


· The Design and Access Statement does not address issues such as refuse strategy and servicing strategy;


· Sufficient restaurants in Hale;


· Impact on the character of the area;


· Owner of the freehold of 223 Ashley Road has not given permission to have the proposed part rear extension built above his property;


· Opening frontage will add to the noise nuisance;


· Possible use of the pavement for seating should be resisted;


· No evening activity was generated by the coffee shop;


· Noise from cooling vents;


· Would extend to within 400mm of the dentist toilet and stair window at 1a Cambridge Road;


Summary of support:

· Unique independent restaurant that would add charm to Hale

OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT


1. The main issue to consider is the impact of a new A3 use on the vitality and viability of this part of Hale District Centre.  Although it does not fall within one of the main shopping frontages as listed within Appendix H of the UDP, it is included within the other important shopping frontages listed.  Proposal S13 of the Revised UDP advises that proposals for the change of use of ground floor premises from Class A1 to Classes A2/A3 within other important shopping frontages will normally be permitted provided that:


i) The character, diversity and vitality of the area as an important shopping frontage is not harmed, and,


ii) The frontage of the premises concerned is treated in a fashion appropriate to a shopping area.


2. It is considered that the proposed use of the application property as a restaurant would not harm the character, diversity or vitality of the shopping frontage to a significant degree.  


STREET SCENE AND CHARACTER OF THE AREA


3. The surrounding area is mixed use in character with existing commercial and business premises immediately adjacent to the site and a wider mix with other restaurants, cafes and residential properties in close proximity to the application site.  


4. The proposal would not be detrimental to the character of the area and would bring a vacant unit back into use.


5. The application incorporates proposed changes to the shopfront at ground floor with the existing window to be replaced with timber framed opening windows, new timber cladding and existing tile cladding to be renewed.  Proposed new signage would be subject to a separate application.

6. The proposed alterations to the shopfront (as amended) are considered to be appropriate to the character of the building and the streetscene.  


FLUE


7. The proposed kitchen extraction flue is to be sited to the rear of the building and would not project above the ridge of the main roof.  It is therefore considered that there would be no adverse visual impact on the character of the surrounding area.  Further details are to be requested through a condition to ensure there would be no undue harm to residential amenity as a result of any noise associated with the extraction flue and air intake flue. 

RESIDENTIAL AMENITY

8. Concern has been raised by nearby residents with regard to potential noise and disturbance associated with the proposed restaurant use, particularly during the evenings.  It should be noted however that the proposed hours of opening have been amended since the application was submitted which bring the proposal more in line with other similar uses within Hale by bringing forward the closing times.  Concern has been raised by neighbouring residents with regard to potential noise and disturbance.  The application site is located within Hale Village and there are numerous restaurants and bars within the vicinity.  Whilst there may be nearby residential properties (there are none immediately adjacent to the site) the impact of a new restaurant on the amenities which can reasonably be expected to be enjoyed so close to a vibrant centre are considered to be minimal.  It is considered that there is no need to apply a more restrictive hours condition than those applied for (as amended).


9. Permission was granted for the coffee shop at first floor in 1990 without any conditions restricting hours of opening.


PARKING


10. To meet the Council’s car parking standards the provision of 21 car parking spaces should be made.  There is no parking associated with the proposal.  However, the proposed use is not dissimilar from the existing use and it is considered that this is a sustainable location for this type of use, therefore there are no objections to the proposals on highways grounds.

RECOMMENDATION: 

Grant, subject to the following conditions and standard reasons:


1. Standard


2. Details – compliance with all plans


3. The use hereby permitted shall not be open to customers outside the following hours: 07:00 – 23:00 Monday to Saturday and 07:00 – 22:30 on Sundays and Bank Holidays.


4. Before the use hereby approved is commenced, details of the ventilation/extraction/filtration system, including all external ducting and stacks shall be submitted to and approved in writing by the local planning authority.  The system shall be completed in accordance with the approved details before the use commences and operated at all times when cooking is carried out, and maintained in accordance with the manufacturer’s instructions.


5. Before the use hereby approved is commenced, details of a scheme to acoustically treat all externally mounted extraction and ventilation equipment shall be submitted to and approved in writing by the Local Planning Authority.  All works shall be completed in accordance with the approved details before the use commences.


6. Deliveries, servicing and collections, including waste collections, shall not take place before 08:00 or after 20:00 on Monday – Saturday and not at all on Sundays or Bank Holidays.


7. Windows and doors not to be open outside the hours of 07:00 to 20:00 Sunday to Thursday and 07:00 to 21:00 Friday and Saturday.


8. No external speakers.


JE





		WARD: Bucklow St. Martin’s

		75594/FULL/2010

		DEPARTURE: No





		RENEWAL OF PLANNING PERMISSION FOR USE OF LAND AS MARKET FOR TEMPORARY PERIOD OF TWELVE MONTHS, RETENTION OF STALLS, STORAGE CONTAINERS AND MOBILE TOILET BLOCK






		Land at Smithy Lane, Partington






		APPLICANT:  Trafford MBC






		AGENT: Trafford MBC






		RECOMMENDATION:  GRANT










SITE


The application site is located towards the western end of the area of open space that lies between Smithy Lane and Manchester New Road in the centre of Partington.


The market stalls and dark green steel containers are permanently in situ and are sited on a tarmac area with grass and mature trees to the north and east. A portable toilet block is sited to the north, adjacent to Manchester New Road. 


There are eighteen parking spaces marked out on Smithy Lane, to the south and east of the application site.


There are vacant, boarded up buildings to the north (the Greyhound public house), west (the Health Centre) and south (retail units within the shopping centre). There are also residential properties to the north and west, the nearest being approximately 40 metres from the application site.


PROPOSAL


The application proposes the continued use of the site for a market, together with the retention of the stalls, containers and portable toilet block for a further temporary period of twelve months. The previous temporary permission, H/LPA/67566, expired on 13th September 2010. 


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


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


D1 – All New Development


D2 – Vehicle Parking


S3 – Improving the Main Shopping Centres


RELEVANT PLANNING HISTORY


H/LPA/67556 – Renewal of planning permission for use of land as market for temporary period of three years, retention of stalls, steel storage containers and mobile toilet block – Permitted 17th September 2007

H/LPA/64801 – Use of land as market for one year, retention of stalls, storage containers, mobile toilet block and planters – Land at Smithy Lane, Partington – Permitted – 7th August 2006


H/LPA/56090 – Use of land as market for temporary period (3 years), siting of stalls, steel storage containers, mobile toilet block and planters – Land at Smithy Lane, Partington – Permitted – 17th April 2003


APPLICANT’S SUBMISSION


The applicant makes the following comments: -


The market occupies a level site, which although visible from Manchester Road, is softened by green mounding, planters and mature trees. The site benefits from good transport links. There is a bus stop on the main road outside the market and plentiful free parking in the immediate vicinity. There are level surfaces, gently sloping paths, ramped access and dropped kerbs, providing inclusive access arrangements.


The most recent temporary permission, which was granted for a three year period, expired in September 2010. A 12 month extension is being sought as the redevelopment of Partington’s shopping centre has, due to the economic downturn, been delayed by approximately 18 months. The market has become a more significant part of the centre due to the closure of many of the shops pending redevelopment. There are now 8 shops in the centre, only 2 of which (the Co-operative store and Hampsons) are food retailers. Market traders include a butcher, baker, hardware, pet supplies, fresh flowers, second hand and various casual traders. 


The current site of the market forms part of the area of the proposed new shopping centre development by the new owners of the centre, Peel Holdings, and is included in land to be transferred from the Council to Peel to allow this important new development to progress. The area in question will form part of the car park of the new centre. Peel are keen to see the retention of the market in Partington pending the development of the new centre and wish to work in partnership with the Council to achieve this. Demolition of part of the old centre is likely to begin within the next few months and the possibility of relocation of the market to this site on a temporary basis pending redevelopment can be explored. A key element of this will be to assess the viability in relation to the capital costs of relocation, particularly as this would be required before a permanent home for the market within the new development could be achieved. 


Peel have included a new market in their development proposals and are interested in operating the market as part of their overall retail offer. This proposal will be the subject of further consideration by the Council and its officers and a report on this will be brought before elected members in the future. 


The market operates on 2 days per week, Tuesdays and Saturdays. In total, there are 5 container stalls and 14 open stalls. Of these, around 1-2 containers and 6 stalls are in use on Tuesdays and 5 containers and 3-4 stalls are in use on Saturdays. This reflects the continuing decline over a number of years. Outgoings exceed income and include staffing costs, provision of facilities including toilets and refuse collection, vandalism and day to day maintenance and management.


CONSULTATIONS


LHA: No objections


Environmental Protection: No objections.


Strategic Planning and Developments: Comments incorporated into Observations section of report


Parks and Countryside: No comments received to date


Partington Town Council: No comments received to date


Positive Partington Partnership: No comments received to date


REPRESENTATIONS


None


OBSERVATIONS


INTRODUCTION


1. The application proposes a renewal of temporary permission for the retention of the market on the existing site for a further period of twelve months. Planning permission H/LPA/56090 was originally granted for the use of this site as a market for a three year period on 17th April 2003. Planning permission H/LPA/64801 was granted for a further twelve months on 7th August 2006. A further three year permission H/LPA/67556 was granted on 17th September 2007 and expired on 13th September 2010. 


2. The current application is accompanied by a statement, which says that a further 12 month permission is now being sought as a result of the fact that the redevelopment of Partington’s shopping centre has been delayed due to the economic downturn.

PRINCIPLE OF DEVELOPMENT


3.
The proposal to retain the market in its current location for a further 12 month period is not in conflict with the essential provisions of the shopping policies of the adopted development plan. There are therefore no land use policy objections to this proposal pending the redevelopment of the adjacent shopping centre.


4.
In most cases, it is not normally considered appropriate to continue to grant a series of temporary permissions over a number of years. However, a temporary permission can be used to allow a development for a limited period prior to its relocation elsewhere and Circular 11/95, The Use of Conditions in Planning Permissions, states that a further temporary permission may be justified where redevelopment proposals have been postponed. It is therefore considered that, in these particular circumstances, it would not be inappropriate to grant a further permission.


VISUAL AMENITY


5. The area between Smithy Lane and Manchester New Road provides a pleasant green space and visual buffer for the town centre. The stalls, steel containers and portable toilet block are relatively prominent in this location and are not particularly attractive visually. They have also previously been defaced by graffiti, although they have been cleaned and repainted. However, the structures are dark green in colour and most are set back from Manchester New Road with some screening by existing trees.


6. It is considered that, in terms of visual amenity, this form of development would not be acceptable in this location on a permanent basis. However, it is important to provide a site for the market until such time as a more suitable permanent solution is found and it is therefore considered that the proposal would be acceptable on a further temporary basis.


TRAFFIC AND CAR PARKING


7.  
The LHA has raised no objections to the retention of the market in highway terms. There are eighteen parking spaces marked out on Smithy Lane, to the south and east of the application site and it is therefore considered that there is sufficient space for traders’ vehicles.


CONCLUSION


8.   The proposed development is considered to be acceptable in this location on a further temporary basis. The development would permit the retention of the market as a facility within Partington, pending the town centre redevelopment proposals and the provision of a more suitable, permanent site.  It is therefore recommended that a further temporary, twelve month planning permission should be granted.


RECOMMENDATION: GRANT subject to the following conditions: -


1. The planning permission is granted for a limited period expiring on 14th October 2011. All buildings, structures, works and uses of land or other development hereby permitted shall be removed and/or discontinued and the land re-instated to its former condition at or before the expiration of the period specified in this condition.


Reason: As the permanent siting of the market in this location would not be considered appropriate, having regard to Proposal D1 of the Revised Adopted Trafford Unitary Development Plan.


SD






		WARD: Village

		75623/HHA/2010




		DEPARTURE: No





		ERECTION OF PART SINGLE STOREY, PART TWO STOREY SIDE AND REAR EXTENSION TO FORM ADDITIONAL LIVING ACCOMMODATION






		80, Fairywell Road, Timperley






		APPLICANT: Julie Russell






		AGENT: TAS Architectural Services






		RECOMMENDATION:  GRANT 









SITE


The application relates to a two storey semi-detached property with existing rear conservatory. There is a detached garage at the rear of the driveway and a single storey side/rear outrigger. The rear garden of the application property backs onto the car park associated with 41-55, Threshfield Drive and there is a garden gate linking the rear garden to this car park. No. 82, to the east, has a single storey flat roofed rear outrigger. No’s 80 and 82 are angled toward each other at the front and away from each other at the rear. 


PROPOSAL


Erection of a part single storey, part two storey side and rear extension to form additional living accommodation.  The extension effectively wraps around the existing property on the eastern side and the rear (south).

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


D1 – All New Development


D2 – Vehicle Parking


D6 – House Extensions


RELEVANT PLANNING HISTORY


H/70952: Erection of two storey side/rear extension and a single storey side extension.


APPROVED by Committee, May 2009


CONSULTATIONS


Built Environment (Drainage) – Recommends informatives.


REPRESENTATIONS

Neighbours: One letter of objection has been received.  It has been written on behalf of the occupiers of nine properties on Threshfield Drive and all of their names and addresses are provided. 


Threshfield Drive:


· The letters state that they are not objecting to the actual extension


· They are concerned that their car park will be used as an entrance and exit by the builders of the project and they do not want it used as a builder’s yard which happened once before on an earlier extension. The car park is private land for the use of the property owners of 41-55 Theshfield Drive and their visitors only. 


OBSERVATIONS

PRINCIPLE OF DEVELOPMENT


1. The property is located within an established residential area and is unallocated on the Revised Trafford Unitary Development Plan. Proposals D1 and D6 of the Revised Trafford Unitary Development Plan and the Council’s Supplementary Planning Guidance ‘House Extensions’ are applicable. For the reasons set out below, it is considered that the proposal would comply with the relevant UDP proposals.


PREVIOUS PLANNING PERMISSION (H/70952) AS A MATERIAL CONSIDERATION


2. In May 2009, the Planning Development Control Committee granted planning permission for a very similar scheme to that currently before the Committee.  The part single storey, part two storey side and rear extension is identical externally to that which was previously approved.


3. The only difference from the previously approved scheme externally, is the proposed erection of a single storey rear extension to replace the existing conservatory and effectively run the full width of the rear of the original dwelling, tying into the two storey rear extension.


4. There has been no material change in planning circumstance since the previous planning permission, which remains live.  As such, although this report revisits the impact of the part single storey, part two storey side and rear extension, the weight afforded to the previous planning permission (H/70952) as a material consideration is significant.  


5. The impact of the additional element of the proposal, namely the single storey rear extension, is assessed independently below.


IMPACT ON RESIDENTIAL AMENITY


Part single storey, part two storey side and rear extension


6. The proposed two storey extension has a projection beyond the existing two storey rear elevation of the property of 2.45 metres and it would be set 6.8 metres away from the boundary with the attached property (No. 78). Consequently, due to the separation distances involved the proposal complies with the Council’s Supplementary Planning Guidelines for House Extensions which allows a projection of 1.5 metres for two storey extensions plus the distance to the boundary with the neighbouring property.


7. No. 82, Fairywell Road is angled towards the application property at the front and away from it at the rear. Again, the rear projection of the proposed extension complies with the Council’s Supplementary Planning Guidelines for House Extensions due to the separation distance between the two properties. There are a number of windows in the western elevation of No. 82 Fairywell Road. There are two small first floor secondary windows and two larger clear glazed ground floor windows. One of these ground floor windows is in the side wall of the flat roofed rear outrigger and serves a relatively small living room which also has French windows in the rear elevation. The other side facing ground floor window serves the kitchen at No. 82. However the kitchen is also served by French windows in the rear elevation. Consequently, although the proposed extension at No. 80 will have some impact on light and outlook from these two side windows as they are not the sole or even the largest windows serving both the rooms they relate to, it is not considered that the impact of the proposed extension on the amenities of the occupiers of No. 82 would be sufficiently detrimental to warrant refusal of the application.


Single storey rear extension


8. The single storey rear extension projects beyond the original rear building line by 2.45m and is set 0.15m off the common boundary with number 78.  Although this projection does not comply with the Councils approved guideline figures for projection beyond an adjoining property, the introduction of the amendments to the General Permitted Development Order in 2008 has introduced generally accepted guideline figures for extensions which are in excess of the Councils.  As such, the applicant might ordinarily be able to erect a single storey extension with a 3m projection under permitted development criteria and this again represents a strong material consideration. 


9. Furthermore, the single storey rear extension would replace a conservatory structure which although set 0.5m off the common boundary projects 3.7m.  Although the proposed extension would be a more ‘permanent’, brick-built structure, in light of the above, It is therefore considered that the impact on the adjoining neighbours at number 78 will not be significant enough to sustain a reason for refusal.


DESIGN AND IMPACT ON THE STREETSCENE


10. The application proposes a two storey side/rear extension set back 2 metres from the main front elevation of the house. A narrower single storey extension would be set in front of this, flush with the main house frontage. The design is to some extent driven by the applicants desire to retain pedestrian access to the rear of the property. This has resulted in the northeastern corner of the extension being at first floor level only, overhanging an open area at ground floor level and this is why the single storey extension is set in from the side of the two storey extension. However it is considered that the design of the extension is acceptable. It is subservient to the main house and reflects the roof style of the main house. It would be difficult to replicate the existing fenestration details due to the unusual arrangement of the existing windows at the property, however as the extension is set back this is not considered to be of significant detriment to the overall design of the building and the impact on the streetscene is considered acceptable.


OTHER MATTERS


11. The application does not propose any alteration to the existing site access and two off-road parking spaces would be retained within the site.


12. The objectors have raised concerns over the use of the parking area to the rear by builders working on the proposed extension. The applicant has again verbally stated that this is not her intention and that the builder will operate from the front of the property. However this is not a planning issue and it is not possible to control where the builders park their vehicles or store their materials through the planning process. However as indicated above, the applicant has been made aware of her neighbours concerns.


RECOMMENDATION: Grant, subject to the following conditions and standard reasons:


1. Standard Time


2. List of Approved Plans


3. Matching Materials


4. Obscure glazing - two ground floor windows serving the proposed family room in the eastern elevation of the development


5. No new openings in eastern or western elevations of the development other than those expressly authorised by this permission.


MW






		WARD: Flixton

		75628/HHA/2010

		DEPARTURE: NO





		ERECTION OF REAR CONSERVATORY AND APPLICATION OF SILICONE PAINTED RENDER TO SIDE AND REAR ELEVATIONS OF DWELLING





		59 Whitelake Avenue, Flixton






		APPLICANT:  Mr Velson Horie






		AGENT: David Young Architect






		RECOMMENDATION:  GRANT










The application is before the Planning and Development Control Committee as more than six objections have been received.  

SITE


The application site is a semi-detached two storey property which lies to the west of Whitelake Avenue in Flixton.  The adjoining semi No.57 lies to the south; the adjacent semi No.61 lies to the north and allotments lie to the rear of the site.  The application property and the adjacent semi have a shared driveway leading to the rear of the properties.  The application property benefits from a single storey extension and a garage to the rear.  


PROPOSAL


Planning permission is sought for the erection of a rear conservatory.  Permission is also sought to render the side and rear elevations of the dwelling for insulation purposes, which would have a thickness of 75mm.  


REVISED TRAFFORD UDP


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


PROPOSALS MAP NOTATION 


None


PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D6 – House Extensions


RELEVANT PLANNING HISTORY

No previous history since construction.  


CONSULTATIONS


REPRESENTATIONS

One letter of objection and a petition from the occupiers of 8 properties within the street have been received.  The concerns raised are:


· The proposed render would be out of keeping with the traditional style of properties in the street, both in terms of the render itself and its projection to the side


· It will restrict the shared driveway access and therefore remove off road parking to both No.59 and No.61


· Other insulation options are available to the application, including loft insulation, double glazing and central heating


OBSERVATIONS


RESIDENTIAL AMENITY

1. The conservatory is proposed to project 3.6m from the original rear wall of the property and would be located adjacent to the common boundary with No.57.  No.57 has a single storey conservatory adjacent to this boundary, with a single storey extension adjacent to this.  No.57 also benefits from a dormer window with roof terrace to the rear elevation.  The proposed conservatory would provide additional living accommodation at ground floor only and would have a height to eaves of 3.3m, however it is proposed to extend in height to 5.7m at the ridge, to a level just below the eaves height of the main dwelling (6.1m).  A lean-to roof is proposed.  


2. The south side wall of the conservatory would be a render construction up to 2.4m in height and obscure glazing is proposed above this.  The height of the proposed conservatory would be 3.2m to eaves and with lean-to roof would reach a height of 5.7m overall.  The proposed conservatory is therefore not fully a two storey extension but is greater in height than a single storey extension.  Given that the adjacent property has a single storey rear conservatory and that the proposed conservatory would be a glazed structure above ground floor level and that it would be to the north of the adjoining property, it is considered that it would not result in any undue loss of light to the adjoining occupants.  It is considered that a condition should be attached to the permission requiring the glazing to the side elevations of the conservatory to be fitted with obscure glazing and prevented from opening to protect the privacy of the adjacent occupants.  A further condition should be attached to the permission to prevent a first floor being installed in the conservatory.  


3. Velux roof lights are proposed to be installed to the roof of the existing single storey rear extension and a bathroom window is proposed to be installed to the rear elevation of the main dwelling at first floor, which would be obscure glazed.  This would have no undue impact on the amenity of neighbouring occupants and is therefore considered to be acceptable.  


4. The proposal therefore complies with Proposals D1 and D6 of the Revised UDP and Trafford Planning Guidelines: House Extensions.  


DESIGN AND STREET SCENE 

5. The original dwelling is of brick construction and it is proposed to render the side and rear elevations of the dwelling for insulation purposes.  The property is unsuitable for cavity wall insulation as this side wall has no cavity.  The side elevation of the application site which is proposed to be rendered would be visible in southerly views down Whitelake Avenue.  Although none of the side walls of properties within the street are rendered, the semi-detached properties to the north of the site are rendered to their front elevations at first floor.  The proposal would not therefore be out of keeping with these and given the application property and the adjacent semi share a driveway, they are situated in close proximity to one another hence the side wall of No.59 is not particularly prominent in the street scene.  The proposed render is therefore considered to be acceptable.  

ACCESS, HIGHWAYS AND PARKING


6. The application property and the adjacent semi No.61 have a shared driveway access, leading to a garage at the application site and a hardstanding area at No.61.  The submitted plans show a distance of 2720mm exists between the side walls of these properties at present, a distance which is reduced towards the rear due to the presence of servicing pipes on the side wall of No.59.  


7. The proposed render would have a thickness of 75mm, thereby reducing the distance between the properties to 2645mm.  Taking into account the repositioned servicing pipes, the distance between the two properties would be reduced to 2485mm.  A 2400mm access width is required to allow vehicular access to the rear of the properties in accordance with Council guidelines.  The applicant has demonstrated that the uninterrupted distance between the properties would be 2485mm.  It is therefore considered that the proposal would not prevent the use of the shared driveway access to the rear of the properties.  The proposal is therefore considered to be acceptable.    


CONCLUSION


8. The proposal is considered to be acceptable in terms of design and would have no undue impact on the street scene, amenity of neighbouring occupants or the shared driveway access.  It is therefore recommended that planning permission be granted.  

RECOMMENDATION: Grant

1. Standard time limit;

2. List of approved plans;

3. Colour of render to be approved;

4. Obscure glazing to north and south elevations of conservatory. 

5. No first floor to be installed within conservatory.  

DR






		WARD: Urmston

		75702/FULL/2010



		DEPARTURE: No





		FULL PLANNING APPLICATION FOR THE DEVELOPMENT OF PHASE 2 OF URMSTON TOWN CENTRE REDEVELOPMENT, COMPRISING RETAIL AND RESIDENTIAL DEVELOPMENT (12 APARTMENT UNITS), LANDSCAPING, SERVICING AND ASSOCIATED WORKS






		Land bound by Park Road South, Flixton Road and Existing Phase 1 development Urmston Town Centre





		APPLICANT:  ASK Property Developments Ltd





		AGENT: Drivers Jonas Deloitte





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO SECTION 106 AGREEMENT









SITE


The planning application relates to a 0.49 hectare site in Urmston Town Centre. It is the remaining development plot (Phase 2 - Block C) situated at the south west corner of the town centre.  Phase 1 is now complete and comprises a parade of retail units with two floors of residential apartments above (Block B), a Sainsbury’s foodstore, public library and Conservative Club (Block A) and a decked car parking providing 477 spaces (Block D).  Until recently the planning application site was occupied by a 1960’s shopping centre, providing single storey retail units and the Urmston Conservative Club, although the buildings have been demolished and the site levelled.  It is currently enclosed by hoardings. 


The site has frontages to Flixton Road, Park Road South and the new mall within Phase 1.  To the west the site is bounded by 1950’s semi-detached dwellings.  Retail units within Phase 1 front a central mall which leads from Flixton Road to the Sainsbury’s foodstore and car park.  Access from a public square at this point is then provided to Park Road South, Crofts Bank Road and Golden Hill Park.    


PROPOSAL


Outline planning permission for the Urmston Town Centre redevelopment (Phases 1 and 2) was granted on 24 November 2006 (H/OUT/64770).  A subsequent application for reserved matters was granted on 14 May 2007 (ref. H/ARM/66350).  Phase 1 (Blocks A, B and D) is now complete, but Phase 2 (Block C) was put on hold following a downturn in the economy in 2008.  The planning permission for Phase 2 comprises 11 retail units with 75 residential apartments above.  The design mirrored that of Block B on the other side of the mall. The developers have received interest from a number of retailers, however the size of units required is larger than that which benefits from permission and the apartment market is no longer as strong as when the first applications were considered.  As such the developers have submitted this planning application seeking an alternative scheme to meet current market conditions.  


The application proposals comprise three large retail units and one small retail unit along the mall.  The footprint of these units would extend further back into the service yard area than the retail units previously approved.  The number of residential apartments has also been significantly reduced from 75 to 12.  The proposed apartments would be situated above the retail units fronting the mall and Flixton Road.  The development would have two levels of residential accommodation at the Flixton Road corner dropping to a single level along the mall and adjacent to the existing premises on Flixton Road.  There would no longer be any apartments on the inside of the development overlooking the service yard and the four storey apartment block fronting Park Road South has been removed, replaced by the extended retail units.  Access for the service yard to this block would remain from Park Road South and the retail units would follow the same building line as previously approved along Flixton Road, the mall and the walkway adjacent to the car park.  

REVISED TRAFFORD UDP


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

PROPOSALS MAP NOTATION 


Town and District Shopping Centre


PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


S3 – Improving the Main Shopping Centre


S5 – Development in Town and District Centres


S9 – Development in Urmston Town Centre


S13 – Non-shop Service Uses within Town and District Shopping Centres


T6 – Land Use in relation to Transport and Movement


T11 – Quality Bus Corridor



D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development

RELEVANT PLANNING HISTORY

H/LPA/62606 - Demolition of Somerfield store and external alterations to Conservative Club elevation.  Approved with conditions 25 August 2005.


H/OUT/64770 – Outline planning application with consent sought for details of siting, design (massing), access with all other matters reserved.  Demolition of existing buildings and comprehensive redevelopment comprising 13,426 sq.m (gross internal) Retail Floorspace) (Use Classes A1, A2 and A3), Library, Conservative Club, 141 Residential Units, New Public Square, Landscaping, Car Parking, Servicing and associated works.  Approved 24 November 2006.  


H/LPA/65103 - Change of use of four retail units from retail (class A1) to a public library (class D1) for a temporary period of 3 years.  Alterations to shop fronts. Approved 30 August 2006.

H/ARM/66350 – Approval of Reserved Matters pursuant to outline planning application H/OUT/64770relatng to appearance, and landscaping for the demolition of existing buildings and comprehensive redevelopment comprising 13,426 sq.m (gross internal) Retail Floorspace) (Use Classes A1, A2 and A3), Library, Conservative Club, 144 Residential Units, New Public Square, Landscaping, Car Parking, Servicing and associated works.  Approved 14 May 2007.


APPLICANT’S SUBMISSION 


The applicant has submitted a portfolio of documents to support the current planning application including a Design and Access Statement, PPS4 Statement, Transport Statement, and a Ventilation/Extraction Statement. The main reports are summarised below:


Design and Access Statement


· The application is based heavily on the principles of scale, massing, materials, and architectural detail of the existing consent and completed phase.  However, the layout has changed to reflect the reduction in the number of residential units and the consolidation of retail units at ground floor.  This change reflects market demand and seeks to secure the deliverability of the final piece of this development;  


· During detailed design and delivery the applicant is committed to ensure design quality is safeguarded.


PPS4 Statement


· The completion of the redevelopment of Urmston Town Centre will result in a sustainable, mixed-use town centre scheme that will greatly improve the vitality of the town centre;  


· The proposal fully accords with Polices EC10 and EC18 of PPS4.

Transport Statement


· The three large retail units will be managed to ensure only two vehicles arrive at the site and service yard at any one time.  It is expected that there would be one delivery to each unit per day with activity occurring between 0700 and 2200;


· With the amendments to the service yard and management of vehicle delivery times the proposal would operate satisfactorily and without compromising the integrity of the local highway network. 


CONSULTATIONS


LHA: No objection.


Renewal and Environmental Protection: Any comments received will be included in the Additional Information Report.


Built Environment (Drainage): No objection, recommends several standard drainage conditions.


Greater Manchester Police Design for Security: The development would have benefitted from a Crime Impact Statement.  In the absence of this process there are several concerns/recommendations:


· Would be concerned if the service yard to the rear were left open and accessible to all. This would provide opportunities to criminals who could attack these properties from the rear.  Recommend 2.4m high fence and gates;


· Concerned the residential entrance taken off the existing square to the north east may leave residents vulnerable to attack.  However, I note that residents will be able to use the other entrance fronting Flixton Road, which will benefit from a greater level of surveillance at night;


· Glazing should be laminated to a thickness of 7.5mm and to Secured by Design standards;


· Lighting should be provided to all access routes to an adequate and uniform level.


Electricity North West: The development is shown to be adjacent to or affect Electricity North West operational land or distribution assets.  The developer must ensure that it does not encroach over either the land or any ancillary rights.  


REPRESENTATIONS


No letters have been received from local residents. 


The applicant carried out a public consultation event at Urmston Library throughout September.  At this event drawings and images of the development proposals were available to view.  Feedback forms were provided for visitors and copies of these forms have been provided to the Council.  They include the following comments:


· The proposal will provide Urmston with a modern social space;


· The completed first phase is a big improvement, and further development will be a big improvement.  I just hope we do not end up with a lot of empty shops;


· Impact will not be positive if full of empty retail units;


· There are no public toilets, only those provided by the supermarket.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


Retail Floorspace


1. The application proposals within Phases 1 and 2 combined would not exceed the retail floorspace previously approved (13,426 sq.m gross internal) under planning permissions ref. H/OUT/64770 and H/ARM/66350. Therefore, the principle of this level of retail floorspace has already been approved.  Nevertheless, the current application proposes fewer retail units and larger retail floorplates.   This layout reflects current market interest. It is considered that the proposal, in conjunction with the completed Phase 1, would provide a good range of retail unit size and types.  It is also hoped that interest in these units from well known retailers would lead to further interest in the smaller retail units which remain vacant in Phase 1.


2. PPS4 ‘Planning for Sustainable Growth’ was published in December 2009 and replaces PPS6 (inter alia) under which the previous planning applications for the town centre were determined.   The policies in PPS4 are therefore a material consideration in the determination of this planning application. The main thrusts of the document remain the same and seek to locate main town centre developments within town centres.  However PPS4 introduces a new test within Policy EC10 which must be applied to all planning applications involving economic development.    


3. Policy EC10 of PPS4 states that Local Planning Authorities should adopt a positive and constructive approach towards planning applications for economic development and planning applications that secure sustainable economic growth should be treated favourably. The five criteria against which developments should be assessed are provided within Policy EC10.2.  These are outlined below, followed by an assessment by officers of how the development proposals respond (shown in italics).

a) Whether the proposal has been planned over the lifetime of the development to limit carbon dioxide emissions and minimise vulnerability and provide resilience to climate change. The applicant states that the development has been designed to meet up to date Building Regulations and has been designed to utilise existing site infrastructure.  The proposal involves the redevelopment of a previously developed site and the measures proposed in this respect are considered to be acceptable.  


b) The accessibility of the proposal to a choice of means of transport and the effect on local traffic levels and congestion.  Urmston Town Centre is accessible by a range of transport modes, with good bus services and rail connections. The transport infrastructure implemented under Phase 1 including the provision of a decked car park, cycle parking and pedestrian links would ensure the development is easily accessible by a variety of means.  The impact on both traffic levels and congestion is also considered to be minimal. 

c) Whether the proposal secures a high quality and inclusive design which takes the opportunities available for improving the character and quality of the area and the way it functions. The proposal would complete the town centre development with a high quality block which reflects the scale, design, layout and palate of materials employed in Phase 1.  The development has been designed to provide active frontages where possible to the mall and public square. Phase 2 includes 12 apartments which will provide a degree of activity above the retail units into the evening when the shops close.

d) The impact on economic and physical regeneration in the area.  The development would bring significant regeneration benefits in economic terms through the creation of 65 direct jobs.  There would also be further indirect beneficial effects on the economy through income earned by employees which is spent in the local area.  In terms of social inclusion the scheme is located in the town centre, and will provide the final phase of this redevelopment, designed to be accessible to all. 

e) The impact on local employment.  In addition to the 65 direct jobs created, an estimated 450 jobs will be created on site during the construction period having a short term and long term positive impact on the economy. 

4. It is considered that the proposal would provide a sustainable, mixed use development which complements the completed Phase 1.  The proposal would also provide a number of direct and indirect jobs to the benefit of the local economy and deliver the final part of the town centre redevelopment.  As such it is considered that the proposal complies with Policy EC10 of PPS4.


Residential Development


5. The application proposals include 12 apartments.  As permission already exists for 75 apartments on this part of the site, the principle of residential development has been established and the proposal is considered to be acceptable in this respect.    


DESIGN AND APPEARANCE


6. The application adopts a modern and contemporary design which mirrors Block B in Phase 1.  As only four units are proposed, the shop fronts will be longer then the approved scheme, however the general design approach with floor to ceiling glazing broken up by a continuous signage band which aligns with existing signage on Flixton Road and Crofts Bank Road remains the same.  The retail units would have a shallow pitched roof which is screened by a parapet wall creating the appearance of a flat roof.  


7. Above these units a single level of residential apartment is proposed.  As with Block B, balconies to these residential apartments would be framed by substantial externally treated oak timber beams creating a strong horizontal emphasis to the development.  This is strengthened by a recessed louvre running between the residential apartments and the retail units.  At the southern corner of the development, fronting both the Mall and Flixton Road, the development increases in height to provide two levels of residential accommodation.  To the west, the height drops again to one level of apartments. Residential apartments are no longer proposed along the car park walkway to the north or fronting Park Road South.  


8. As with Block B, the residential accommodation has been stepped back along the mall to create an open and spacious feel to the development.  However, at the Flixton Road corner, the residential apartment extends out so the elevations align with the retail units below. The balcony to this corner unit is situated to the (west) side extending over the roof of residential apartments below.  A projecting rendered frame runs through the façade of this corner unit anchoring the block at either end to the ground.  This feature follows the line of the recessed louvre before wrapping around this two level apartment situated at the entrance to the mall. A separate rendered feature wraps around the retail units below to further strengthen this frontage and to define the principal point of entry to the mall.  

9. Along Park Road South, the four storey apartment block has been removed and is replaced by the rear elevation of the ground floor retail units which extend up to Park Road South (and 4.2m closer to the back of the highway than the apartment block).  The service yard was previously screened by this apartment block however, with this part of the development removed, the opening to the service yard has increased from 11m to 27m.   To screen the rear elevation of these retail units and to provide an element of continuity along Park Road South, the applicant proposes to extend the timber green screen (installed around the car park elevations) across the back of these retail units and part of the service yard opening.   This timber green screen would not cover the full height of the rear elevation of these retail units.  However, it would match the height of the screens around the car park and at the request of officers, the applicant is investigating whether the support wires can be extended up to the top of the retail parapet, so climbers can continue across the whole elevation.  An update on this matter will be provided within the Additional Information Report. 

10. With the removal of a number of apartments, the development would be considerably lower in height, scale and massing than the approved scheme and the adjoining development, Block B.  However, the applicant has retained the upper floor of accommodation at a key point between Phases 1 and 2, the Flixton Road corner.  Elsewhere, the reduction in the height of the development has a number of benefits.  In particular, where the development adjoins an existing two storey pitched roof Victorian retail unit on Flixton Road to the west side, the difference in height and design between these two developments would no longer be as evident as the approved scheme.  


11.  The application also proposes alterations to the north elevation, the elevation facing the car park.  When assessing the original planning applications, officers negotiated the design and appearance of this elevation with the applicant, seeking to ensure the pedestrian walkway between Park Road South and the new town square would have a good degree of active frontage and natural surveillance both during the day and night.  In addressing these concerns, the approved scheme comprised full height glazed retail frontages with two floors of residential accommodation above.  Under the current proposal, the two floors of residential apartments along this walkway have been removed and the shop fronts have been replaced by blank elevations. The blank elevations are a result of the amalgamation of the retail floorspace and internal layout of the larger retail unit at this end.  Through pre-application discussions, the applicant has sought to break up this blank elevation with a high level horizontal window extending its full length, a glazed lobby area adjacent to the public square and the introduction of three full height vertical window openings (measuring 1.9m in width) at regular intervals along its length.  Whilst the current proposal would not provide the same degree of activity or surveillance along this walkway, it is recognised that there has been a significant change in market conditions and that there is a requirement to improve the attraction of this part of the development to retailers to secure and complete the regeneration of the town centre.  For this reason the application as proposed is considered to be acceptable, subject to a condition which requires the three vertical windows and lobby area to be fitted with clear glazing allowing views into and out of the retail store at all times. 


RESIDENTIAL AMENITY


12. As mentioned above, the four storey residential block fronting Park Road South has been removed and the ground floor retail units now extend up to the back of the public highway. The opening to the service yard has also increased in width.  The development as proposed, due to its height and design would be less imposing on the occupants of residential properties on the opposite side of Park Road South.  The proposed retail unit is considerably smaller than the approved four storey residential block (measuring 30m in length and 6m in height compared to 49m and 13m respectively) and would not have any main habitable room windows on this elevation facing towards these properties.  However, the opening to the service yard has increased in width and three residential properties at the southern end of Park Road South would have open views into this service yard.  There is also concern that noise from delivery vehicles could disturb these residents. The applicant proposes a timber green screen across part of this service yard opening (for a length of 17m) which will provide a visual screen between the service yard and these properties, however it will take time for the climbers between the timber panels to become established and this would not address concerns about noise.  This matter is still being considered by the Council’s Environmental Protection Service, however one solution may be the inclusion of a boundary wall behind the green screen.  The vehicle access however must remain open.  However, this access would be in the same position as the approved scheme and would therefore have no greater impact on the occupants of the nearby residential properties in this respect.  


13.  Subject to the appropriate treatment of the service yard boundary, the application proposals are considered to be acceptable in this respect having regard to Proposal D1 of the Revised Trafford UDP.  An update on this matter will be provided in the Additional Information Report.


CAR PARKING AND HIGHWAY


14.  The car parking for the whole development was provided as part of Phase 1.  This includes a dedicated area for the residential apartments on the upper deck (with one space per unit -144 spaces).  The retail floorspace proposed remains the same as the approved scheme and the level of apartments in Phase 2 has reduced from 75 to 12.  The proposal would not therefore raise any car parking or highway impact concerns.  


15. The service yard to the rear of the development would be smaller than that proposed on the previous scheme.  The developer however states that as the retail floorspace would now be subdivided into four units, rather than 11, there would be fewer service deliveries and larger vehicles.  The applicant also states that they intend to manage the service vehicle delivery times to ensure that there are no more than two service vehicles on site at any one time. The LHA do not object to the proposed layout and management proposals.  The proposal is therefore considered to be acceptable in this respect having regard to Proposals D1 and D2 of the Revised Trafford UDP subject to a condition covering the management of the service yard. 


FINANCIAL CONTRIBUTIONS


16. The Outline planning permission for the whole development (ref. H/OUT/64770) was subject to a Section 106 legal agreement covering financial contributions and the provision of affordable housing.  Given that the level of development has reduced significantly, it is proposed that an addendum to this agreement be prepared if planning permission is granted which outlines the reduced financial contributions based on the proposed floorspace and number of residential units. The required contributions (for both Phase 1 as completed and Phase 2 as proposed) are outlined below.


17. The original legal agreement required 10% of the residential units to be ‘affordable’.  To date, 8 of the 64 apartments completed in Phase 1 have been sold to a registered social landlord, Great Places.  If the 12 units proposed under Phase 2 are brought forward, the 8 units provided would meet the required target for the whole development (10% of 76 = 7.6 units).  

18. There is no requirement for a contribution towards play space as the site lies within an area of sufficiency in children’s play space.  However, a contribution towards outdoor sports facilities is required.  Based on the revised level of residential accommodation proposed (42 X 1-bed, 33 X 2-bed and 1 X 3-bed apartments) the new level of contribution would amount to £35,554.34.  The actual calculation of the outdoor sports facilities payment will be subject to annual inflation. This contribution should be made towards facilities within the Urmston area and within a time-scale agreed with the Council's Parks & Countryside Service.


19. In accordance with Policy ENV16 significant tree planting should be included in the submitted landscape plan for the development. Based on the number of residential units and the additional retail floorspace proposed for Phases 1 and 2 there is a requirement for 186 mature standard trees. As some tree planting has already been provided on site and is proposed as part of Phase 1, the calculation for the remaining trees required as a commuted sum would be reduced from the maximum figure of £57,660.  


CONCLUSION

20. The proposed development would bring forward a deliverable scheme for Phase 2 of Urmston Town Centre, attracting interest from retailers and completing the development which has been on hold due to the economic downturn.  The proposed development involves a mixed-use scheme for Phase 2 which complements Phase 1 and which, subject to the outstanding matters mentioned above being addressed, would not unduly impact on local residents, the character of the area or the local highway network.  The proposed development therefore accords with the policies of the Revised Trafford UDP and the aims of National Government Guidance. 


RECOMMENDATION: MINDED TO GRANT


(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and such legal agreement be entered into to secure a total financial contribution of £93,214.34 to be split as follows:


· £35,554.34 towards Outdoor Sports Facilities, and 


· £57,660 towards Red Rose Forest.

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

1. Standard time limit condition;


2. Landscaping condition;


3. Approved Plans Condition;


4. Provision of Access Facilities Condition 2;


5. Retention of Access Facilities Condition;


6. Materials Condition;


7. Bin Store (Recyclable);


8. Trolley bay details to be submitted;


9. Restriction on total retail floorspace;


10. Restriction on number of residential units to 12;


11. Contamination condition;

12. Foul and Surface water condition;

13. Bird breeding season condition;

14. Lighting condition;

15. Scheme for odour assessment;

16. Open window display to all windows on the north elevation;


17. Cycle parking;

18. Travel Plan – amendment to original plan.


19. Control of delivery times for retail units.
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		WARD: Longford

		75712/FULL/2010



		DEPARTURE: No





		EXTERNAL ALTERATIONS TO ELEVATIONS OF EXISTING LIBRARY BUILDING TO INCLUDE CREATION OF TWO NEW DOOR OPENINGS ASSOCIATED WITH PROPOSED CONVERSION OF BUILDING FROM A LIBRARY TO A PLACE OF WORSHIP  






		Firswood Library, Great Stone Road, Stretford





		APPLICANT:  Church of God of Prophecy (Trust)





		AGENT: De Santis Philipson





		RECOMMENDATION:  GRANT









Cllr Judith Lloyd has requested that the planning application be called in for consideration by members due to concerns about the level of car parking and the proposed use of the building.  

SITE


The application relates to the vacant former Council library building fronting Great Stone Road, situated on the south side of the Quadrant roundabout in Firswood.  The building forms the northern corner of Longford Park and pedestrian access routes to the park extend on either side of the building.  The building dates from the 1930’s, and adopts an Art Deco design.   Externally the building has been little altered since it was built, however it has been redundant for some years and is presently empty and boarded up. The building has accommodation on two floors, with the first floor set back from the main frontage and sides.  To the west and east of the site are semi-detached post war properties.  To the south is a small area of car parking beyond which is a 1970’s community centre.  


PROPOSAL


The applicant has recently leased the former library building with the intention of converting it for use as a community centre and a church. The church group, until recently, shared the adjoining community centre with a number of other local community groups, however as the congregation has grown, they have decided to look for an independent facility. This former library building would provide a large hall at ground floor which can be used for services with toilets and kitchen facilities to the rear, and a small nursery and office on the first floor.  The change of use from a library to a church/community centre does not require planning permission as both uses fall within Class D1 of the Town and Country Planning (Use Classes) Order. 


The application seeks consent for minor external alterations to the existing building only.  These alterations include the creation of two new emergency exit door openings (formed from existing window openings) and the replacement of doors and windows throughout the building.  A number of other works are proposed, including internal alterations to the building and the installation of a 1.2m high fence to the rear, however these elements do not require planning permission.   Members of the congregation would use the existing car park, as they did until recently.  The description of development (as consulted) originally referred to the removal of two brick chimney stacks; however, this element has been omitted as it does not require planning permission.  


REVISED TRAFFORD UDP


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

PROPOSALS MAP NOTATION 


Protected Open Space 


Areas of Nature Conservation Value


Adjoins Longford Conservation Area


PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


ENV9 – Sites of Importance for Nature Conservation


OSR5 – Protection of Open Space


D1 – All New Development


RELEVANT PLANNING HISTORY

H/LPA/53100 – Change of use form library to council offices – Withdrawn 30 March 2002


APPLICANT’S SUBMISSION 


The applicant has submitted a Design and Access Statement which states:


Wherever possible the existing features on the building will be retained and repaired.  The replacement windows are designed to reflect the existing glazing pattern, with side hung casements at first floor and top hung remote opening casements to ground floor.  The doors have a strong horizontal band of glazing in keeping with the building’s Art Deco style.


CONSULTATIONS


Parks and Countryside Services: Any comments received will be covered in the Additional Information Report


REPRESENTATIONS


A petition signed by 245 local residents opposing the planning application for reasons pertaining to parking, hours of use, noise from the proposed use, loss of existing trees and shrubs and the lack of public consultations.  


20 letters of objection have been received from local residents.  The main concerns raised are listed below:


· Although a change of use is not included in the planning application, it is unclear how a public building that was once a library and then Council offices can now become a church/community centre without consultation with local residents;


· There are 17 car parking spaces on the site.  This car park is fully parked up on Sundays when the church have their services and those with pushchairs and bikes had great difficultly getting past the cars;


· The church gives no information about the proposed hours of use, and concerned that late openings will be a nuisance for local residents;


· The church use high volume electrical equipment such as keyboards, guitars and even drums during their services and with a very large congregation the singing can be heard.  The applicant should be considering soundproofing;


· Fencing is proposed to the rear.  It is not clear whether the trees and bushes are to be retained in this area.  This might also result in less car parking as some currently park on this grass verge;


· Why does the chimney have to be removed?;


· The proposed emergency exit would be located directly on the path of oncoming traffic into and out of the park. Would this not be dangerous?;


· Local residents are already governed by matches at Old Trafford, the Cricket and concerts. Visitors of these facilities use every available parking space on Kings Road.  To allow a facility which would attract more visitors to the area is outrageous;


· The Council has not consulted with a wide enough area, the lack of consultation is disgraceful.  Residents want a public meeting with open and honest information about the proposals;


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The proposed church/community centre use falls within the same planning use as a library (Class D1 of the Town and Country Planning Use Classes Order).  Planning permission is not therefore required for the church/community group to occupy the building.  The application proposes only minor alterations to the elevations, including the removal of two chimneys and creation of two emergency exit doors.   The principle of the proposal is therefore considered to be acceptable.


DESIGN AND APPEARANCE


2. The proposed doorways would be located on the rear elevation of the building, replacing two existing window openings.  The proposed door openings have been sympathetically designed to reflect the character of this property and complement the symmetry of the building and other openings on the elevation.  The replacement window and door frames also seek to match, as far as possible, the design of those originally installed in the building.  The proposed alterations are therefore considered to be acceptable and would complement the Art Deco design of the original building. 


OTHER CONCERNS RAISED BY LOCAL RESIDENTS


3. A number of local residents have raised various concerns about the proposed facility, including the level of car parking, particularly on Sundays; noise associated with the church services; hours of use of the building and fencing to the rear grassed area.  However, the use of the building does not form part of this planning application and the parking implications are not a material planning consideration.  The same argument applies to the intended hours of use and noise associated with the church service.  As this is a planning application relating only to minor external alterations to the building, to refuse the application or attach conditions relating to these matters would be unreasonable and would not comply with Government advice in Circular 11/95 – ‘Use of Conditions in Planning Permission’. Finally, the proposed 1.2m high fence, intended to enclose the grassed area to the rear of the building, would be permitted development under Part 2 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 1995 as Amended.  


CONCLUSION


4. The proposed external alterations to the building are considered to be acceptable and planning permission is therefore recommended for approval subject to conditions as listed below.


RECOMMENDATION: GRANT, with the following conditions:


1. Standard time period


2. Materials condition

3. Approved drawings condition

VM
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