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—— METROPOLITAN BOROUGH ——




AGENDA PAPERS FOR
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 11th November 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 14th October,  2010. 

	
[image: image2.emf]PDC Agenda Item 2 -  Minutes 14/10/10 


	

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

	To be

Tabled 
	

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

	
[image: image3.emf]PDC Agenda Item 4 -  Application Index - 11/11/10
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	5.
	PROPOSED STOPPING UP OF HIGHWAY AT TALBOT ROAD (PART), BOWDON – SECTION 247 TOWN & COUNTRY PLANNING ACT 1990 

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


	
[image: image5.emf]PDC Agenda Item 5 -  Stopping-up of Highway at Talbot Road (part), Bowdon
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	6.
	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 – 11th NOVEMBER 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. 


Mr. Nick Gerrard 

Further information from: Simon Castle


Corporate Director 

Chief Planning Officer

Economic Growth & Prosperity

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 - 11th November 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



		74815

		Land to west of Trafford Boulevard Trafford Park M41 7JA

		Davyhulme East

		1

		Minded to Grant



		75288

		Stamford House Stamford New Road Altrincham WA14 1BL 

		Altrincham

		13

		Minded to Grant



		75289

		Stamford House Stamford New Road Altrincham WA14 1BL

		Altrincham

		37

		Grant



		75341

		Former British Silverwings Airways Club Clay Lane Timperley WA15 7AF

		Hale Barns

		54

		Minded to Grant



		75480

		9 Bow Green Road Bowdon WA14 3LX

		Bowdon

		71

		Minded to Grant



		75641

		Land at the junction of Wharfside Way and Sir Matt Busby Way Old Trafford M16 0RA 

		Gorse Hill

		85

		Minded to Grant



		75698

		Land to rear of 14-48 Highfield Close  Stretford M32 8NF 

		Stretford

		93

		Grant



		75809

		Manchester City FC Training Centre Carrington Lane Carrington M31 4AE 

		Bucklow St Martins

		99

		Minded to Grant



		75833

		7 Cherry Lane Sale M33 4NF

		Broadheath

		109

		Grant



		

		

		

		

		



		

		

		

		

		



		

		

		

		

		



		

		

		

		

		



		

		

		

		

		



		

		

		

		

		



		

		

		

		

		



		

		

		

		

		



		

		

		

		

		



		

		

		

		

		



		

		

		

		

		



		

		

		

		

		



		

		

		

		

		





Note: This index is correct at the time of printing, but additional applications may be placed before the Committee for decision.
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AGENDA ITEM NO.     


TRAFFORD COUNCIL

PLANNING DEVELOPMENT CONTROL COMMITTEE – 11th NOVEMBER 2010 


REPORT OF THE HEAD OF HIGHWAYS, BRIDGES AND STRUCTURES 

PROPOSED STOPPING UP OF HIGHWAY AT TALBOT ROAD (PART), BOWDON, SECTION 247 TOWN & COUNTRY PLANNING ACT 1990


PURPOSE


To inform Members of an application made to the Secretary of State for Transport to stop up part of the highway at Talbot Road, Bowdon.

SUMMARY

Proposed stopping up of part of the highway under s247 of the Town & Country Planning Act 1990. 


RECOMMENDATIONS


The recommendation is that an objection is made to the proposed Order on the grounds outlined in the report

 
Further Information From:


Asset Development 

Jean Greer, Highways


Extension:
2067


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


(background papers): Head of Structures, Bridges & Highways  


Background Papers:


Section 247 Town and Country Planning Act 1990


1.0 OBJECTIVES


1.1 To consider whether any objections should be raised to the stopping up of part of the highway in order to enable development to be carried out. 


2.0
BACKGROUND

2.1
The owners of the land adjacent to the area of highway in question were granted      planning consent (H/67461) on 3rd September 2007. In order that the planning permission can be implemented there is a need to stop up part of the said highway at Talbot Road, Bowdon.  Permission was granted for the erection of four brick pillars with associated tall metal fencing and matching gates. 

2.2
The area hatched on the attached plan is highway which is not adopted.  The owners’ propose to restrict public access through Talbot Road (part), as shown on the attached plan.

2.3
The current application to stop up the highway has been made in order to allow planning consent H/67461 to be implemented. The Council proposes to object to the proposed order to stop up the area of highway in question as the planning consent H/67461 has now expired and cannot be implemented. In addition the Council would also object on the grounds that the proposed stopping up does not provide an adequate right of way for use by the public as it is considered that preferably the width of approximately 4.5 metres should be maintained along the whole route of Talbot Road to allow use of the route by pedestrians. The current proposals only allow for pedestrian access along part of a grass verge which also contains shrubs and trees. 

3.0
CONCLUSION

3.1
It is considered that an objection should be raised to the stopping up Order, as shown on the attached plan on the grounds outlined in this report, and that the Secretary of State for Transport be informed accordingly.  



2




_1350212515.pdf
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		WARD: Davyhulme East

		74815/O/2010



		DEPARTURE: No





		OUTLINE PLANNING APPLICATION FOR DEMOLITION OF EXISTING (VACANT) RESIDENTIAL DWELLINGS AND ERECTION OF A NEW BCO GRADE A OFFICE BUILDING (A MAXIMUM OF 12,100 SQ.M GROSS INTERNAL AREA AND UP TO 10 STOREYS IN HEIGHT) TOGETHER WITH ASSOCIATED CAR PARKING, SUBSTATION AND SECURITY LODGE.  ALL MATTERS RESERVED FOR SUBSEQUENT CONSIDERATION.  






		Land to West of Trafford Boulevard, Trafford Park





		APPLICANT:  Peel Investments North Ltd





		AGENT: Turley Associates





		RECOMMENDATION:  MINDED TO GRANT 







[image: image6.wmf]

SITE


The application site is irregular in shape and measures 1.95 hectares.  It is situated between the M60 (Junction 10), Trafford Boulevard, Tulip Inn Premier Inn Hotel and the Playgolf driving range.  The site comprises grassed marginal areas to the south and east of the driving range and uses associated with this facility (the car park and mini adventure golf course) and Primrose Terrace a row of vacant terraced two storey residential properties fronting Trafford Boulevard.  Two termination towers and associated power lines are situated within the site, at its west corner.  Vehicle access to the site is from Trafford Boulevard.


Within the wider area there are a mix of leisure uses including Chill Factor e, JJB and David Lloyd Leisure Centre.  To the east on the opposite side of Trafford Boulevard is the Trafford Centre development.  To the south is the M60, which is elevated at this point, beyond which is Trafford Retail Park and residential properties within Davyhulme.  


PROPOSAL


The application seeks outline planning permission for the redevelopment of the site to provide a maximum of 12,100 sq.m gross internal area (GIA) of BCO (British Council for Offices) grade A office floorspace.  The application is in outline with all matters reserved for subsequent approval. 


Although all matters are reserved for subsequent approval, in accordance with Circular 1/2006, the applicant has specified design principles and parameters for the development and an indication of the access arrangements.   The application is also supported by illustrative perspective drawings and site layout plans.  

The drawings indicate that the development would comprise a single office building adjacent to and fronting Junction 10 of the M60.  The office would be between 7 and 10 storeys in height (or between 36.8m and 44.6m in height).   BCO grade A is the highest specification of office building and the only other example of BCO grade A office accommodation within Trafford is the Venus development to the north.  Cladding materials to the main building are likely to be primarily glass, metal and stone.  The Design and Access Statement states that the south east elevation of the building (facing the M60) would be curved with a brise soleil style frontage. To the north, car parking for the development is proposed.  This car parking area would be shared between the office and Playgolf development.  Approximately 447 car parking spaces would be provided for these two developments.  47 of these spaces would be dedicated for use by Playgolf.  The proposals also include 16 motorcycle spaces and 40 secure and covered cycle spaces.  The termination towers and power lines would remain in their current position with the car parking provided around these.


Access to the development would be from Old Park Lane, via a new mini roundabout.  Because Old Park Lane is one way, egress from the site would be via Trafford Way and Bridgewater Circle.  Consent is also sought for ancillary structures including a substation, back up generator and security lodge.  


REVISED TRAFFORD UDP


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

PROPOSALS MAP NOTATION 


Trafford Centre and its Vicinity – Regional Sports Complex


Improvements to the Trunk and Primary Route Network

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


E11 – Development Outside Main Office Development Areas


TCA1A – The Trafford Centre and its Vicinity


T6 – Land Use in relation to Transport and Movement

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

T17 – Providing for Pedestrians, Cyclists and the Disabled

ENV15 – Community Forest


D1 – All New Development


D2 – Vehicle Parking


RELEVANT PLANNING HISTORY

H/70239 - Construction of mini adventure golf course. Granted 4 November 2008.

H/63320 - Construction of mini adventure golf course. Granted 21 December 2005.

H/UDC/ARM/44349 – Erection of regional sports centre (A.R.M. relating to a Golf driving range and golf course (siting, design and external appearance, means of access and landscaping) pursuant to condition 1 of Planning Permission.   Granted 25 September 1997. 


APPLICANT’S SUBMISSION 


The application is accompanied by a Design and Access Statement, Planning Statement, Need Statement, Flood Risk Assessment, Air Quality Assessment and Transport Assessment/Travel Plan.  The main documents are summarised below:


Planning Statement


· It is Peel’s intention to deliver a prestigious landmark building with a scale, form and orientation that will anchor the important corner location, and acting as a gateway for the Trafford Centre rectangle;


· The development will meet an immediate need for the provision of BCO grade A office accommodation in Trafford (i.e. corporate organisations looking for ‘headquarter’ style accommodation);


· Whilst a Need Assessment is no longer required, in accordance with PPS4, a statement has been submitted and this identifies a need for the space proposed.  The applicant states that failure to meet this need may result in a proportion of Trafford’s existing building community relocating out of the Borough;


· A Sequential Assessment confirms that there are no sites/premises within or on the edge of the Borough’s town centres which are available, suitable or viable for the proposed development;  


· The development is considered to be of an appropriate scale and may have a beneficial impact on the vitality and viability of near by town centres through the additional employment/wealth which would be created.


Design and Access Statement


· The development would act as a landmark tall building, strengthening the existing framework of tall buildings;  


· The building would be of a modern design and, like the Venus building, would contrast with the more classical style of the nearby Trafford Centre and Barton Square developments, contributing to the rich mix and variety of architectural styles being promoted in the area;


· Seek to achieve BCO Grade A and BREEAM ‘Very Good’ ratings.


Transport Assessment and Travel Plan

· The site is located within an area which is highly accessible by non car modes.  The proposals take advantage of this existing accessibility through the provision of safe, covered and secure cycle parking;  


· Assessments show that the proposals would have a minimal impact on the performance of the junctions and the changes would not be perceptible.


CONSULTATIONS


Built Environment (Drainage): Recommends drainage conditions and the restriction of surface water discharge from whole site to 10 l/s per hectare or 5 litres/sec which ever is the greater.


LHA: No objection.  To meet parking standards the provision of 345 car parking spaces should be provided for this development. The application proposes 447 car parking spaces, however this encompass the parking for the golf facility and 47 will be dedicated to golf use.  For the golf facility, which currently has 83 car parking spaces, there would be a reduction of 36 spaces.  However, as the number of parking spaces exceeds the standard it is considered that there is adequate parking available for these two developments.  The TA states that the peak parking times for the golf facility and office are unlikely to be the same, however the office may be open for 24 hours a day 7 days a week depending on the future occupants.  Whilst there are concerns about the layout of some of the car parking spaces and aisle widths, white lining and a one way system loop would address these. 


30 cycle parking spaces are required to meet Greater Manchester’s cycle parking standards.  The applicant proposes 40 cycle parking spaces in addition to 16 motorcycle spaces however it is unclear where these are proposed to be located and the type of stands proposed.  This matter and the provision and management of a Travel Plan should be covered by condition.  


Pollution and Licensing: The Air Quality Assessment submitted adequately addresses air quality impact.  The report should have included an assessment of the impact of the proposed development in relation to the Western Gateway Infrastructure Scheme (WGIS), however given the office development is likely to be in operation prior to the completion of WGIS, the assessment is considered to be acceptable.    


Greater Manchester Police Design for Security: No objection, however have concerns about perimeter security, the arrangements of the car park and suitability of the pedestrian access. 


Urban Vision (Salford City Council): No objection.  However, comment that the sequential assessment submitted by the applicant fails to address potential sites within or on the edge of Eccles Town Centre.  The town centre is approximately 2.5km from the application site and is a sequentially preferable location.  Development in an out-of-centre location adjacent to Trafford Boulevard may discourage future developments from locating within Eccles Town Centre.  The development should also take into account sites around Eccles including the Erie Basin Development on Salford Quays.  


During the course of the planning application, the applicant’s agent submitted additional supporting information seeking to address these concerns.  This submission comprised a sequential assessment of alternative sites within and on the edge of Eccles Town Centre.  The report concluded that there are no sites capable of accommodating the proposal.  This additional information has been forwarded to Urban Vision.  No further comments have been received.  Any comments received subsequent to publication of this report will be included within the Additional Information Report.


Highways Agency: No objection.  However the Travel Plan should follow best practice and should include cycle parking; a named individual for the role of Travel Plan Co-ordinator; implementation prior to first occupation of the building; and the use of survey results to inform targets and measures. 


4NW (Comments were received prior to the abolition of Regional Spatial Strategies (RSS)).  Comments received relating to RSS policies are therefore no longer relevant and are not included within this report, however 4NW also state:


The Council must be satisfied that the applicant has demonstrated that all in centre options have been thoroughly assessed in accordance with Policy EC15 of PPS4.


Environment Agency: The proposed development is acceptable subject to conditions which regulate surface water run off and cover the submission and agreement of proposed floor and external site levels. 


United Utilities: Development is shown to be adjacent to or include our Electricity distribution equipment.  It is essential that the applicant liaise with UU prior to starting the development and to take greet care during construction to protect electrical apparatus and any personnel working on the site.  


City Airport: No objection provided the maximum height of the building does not exceed 70m AOD and that the building is fitted within red obstacle lighting.  


Manchester Airport: No objection


REPRESENTATIONS


None


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


Revised Trafford UDP and Emerging Core Strategy


1. The application site is located within the ‘Trafford Centre and Its Vicinity’ allocation of the Revised Trafford UDP.  Part of the site is covered by Proposal TCA1A which allows for further development of sports and leisure uses on the Regional Sports Centre site.   It is therefore a permissive policy which allows leisure/sport uses but does not make reference to new office development.  The remainder of the site is not covered by any Proposal and is not allocated for any specific use by the UDP.   The proposal therefore falls to be assessed against Proposals E7 and E10 of the Development Plan.  

2. Proposals E7 and E10 of the Revised Trafford UDP designate areas within the Borough for employment and office development.  These designations cover Trafford Park to the north, but do not include the application site or the wider Trafford Centre area.  The application must therefore be assessed against Proposal E11 –Development Outside Main Office Development Areas.  This proposal states that office developments would normally be permitted on sites which are currently or formerly in industrial/commercial or residential use, which have ready access to the trunk and primary road network and to Metrolink or other railway stations where such proposals: do not conflict with any other proposals or policies of this plan and can be satisfactorily integrated with existing or planned development; are of a scale and design appropriate to the area in which they are located; and can be satisfactorily accommodated on the proposed site without undue harm or nuisance to the occupiers of surrounding properties.  The justification text also states that “Restriction of all office development to the identified office areas would be over rigid.  Certain locations outside the designated areas would give rise to few problems and would therefore be acceptable in principle. Such flexibility would allow the development of a greater range of property to suit the needs of a wider variety of types of business to the general benefit of the local economy.”  

3. Compliance with other policies and proposals in the Revised Trafford UDP; (scale; design; and impact on surrounding properties) is  considered in detail in the ‘Design and Appearance’, ‘Residential Amenity’ and ‘Access and Traffic’ sections below.  However, in relation to each matter it is considered that the proposal would be acceptable and would not therefore be contrary to Proposal E11.  

4. The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP.  The Trafford Core Strategy is the first of Trafford's LDF documents to be produced and will replace key elements of the Trafford UDP. It is at an advanced stage in its production.  The Core Strategy is currently at the Publication stage with consultation ending on the 1 November 2010.  It is not anticipated that the Plan will be amended significantly between the current publication and that due to be submitted to the Government (towards the end of 2010) for independent Examination. The Trafford Core Strategy therefore provides the most up to date expression of the Council's strategic planning policy and as such should be considered (where appropriate) as a material consideration, alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications.

5. Policy W1 of the Core Strategy is relevant and sets out in broad terms how the Council’s economic land will be brought forward.  This policy clearly states that the Trafford Centre Rectangle, within which the site lies, is to become a key focus for employment development (including B1) where it supports employment regeneration initiatives and that 5% of this land should be brought forward in the period to 2026.  Policy W1 also states that B1 uses should be focussed in the Regional Centre (Pomona and Wharfside and the Borough’s town centres).  The application site is therefore considered to be a relatively low priority location for office use in terms of this policy.  However, the applicant has demonstrated that there is a clear need for BCO grade A accommodation and that there are no sequentially preferable sites which are suitable, viable and available.  The proposal is therefore considered to be generally in accordance with the emerging Core Strategy.

PPS4 – ‘Planning for Sustainable Economic Growth’


6. PPS4 published in December 2009 states that town centre uses, including offices, should be located in existing centres, followed by edge of centre locations and then out of centre sites, with a preference to sites which are well served by a range of means of transport.   


7. The site is not within a UDP designated town centre and in accordance with PPS4 (Policies EC15, EC16 and EC17) the applicant must demonstrate that the development is of an appropriate scale; that there are no more sequentially preferable sites; and that there would be no unacceptable impact on existing town centres.  Policy EC10 is also relevant and states that all main town centre uses, such as offices, should be assessed to determine whether or not they would secure sustainable economic growth.  


8. The requirement to demonstrate the need for the development has been removed, nevertheless the applicant has submitted a Market Need Assessment which outlines an unmet demand for BCO Grade A office accommodation in this area.   This information suggests that the scale of development proposed is acceptable.  The illustrative layouts submitted also show that the level of floorspace and its associated car parking and access arrangements could be accommodated within the application site.  The proposal is therefore considered to be of an appropriate scale.   


9. The applicant has carried out an assessment of several sequentially preferable sites within Trafford and Salford.  In dismissing each of these sites, the applicant maintains that the specification for BCO Grade A office accommodation encompasses the standard of accommodation provided within the development, and several key locational considerations, including the quality of the immediate surrounding environment; its proximity to a choice of high quality local amenities and its accessibility to a range of modes of transport.  Of these, two sites are particularly relevant, Wharfside and Pomona.  Both are designated as Strategic Development Sites (Proposal E13) in the Revised Trafford UDP and are located within the Regional Centre, the area identified as the main focus for business, retail, leisure, cultural and tourism development within the Manchester area. Pomona is dismissed by the applicant as it is not considered to be available without considerable investment in infrastructure and due to the presence of several bad neighbour sites.  Wharfside is dismissed for reasons relating to the size of available sites, suitability for BCO grade A accommodation, and availability. Having considered the information submitted, the Council is satisfied that the sequential site selection process has not identified any sites which are more acceptable for this type of high specification office development in accordance with Policy EC15 of PPS4.


10. In terms of impact, it has been agreed that the development needs to be assessed against criteria a and c only of Policy EC16, which relate to offices as well as retail use.  In relation to criteria a, the applicant states that the future investment of town centres within the Borough would not be prejudiced by the development.  They recognise that the development may result in the relocation of some companies within existing town centre sites wishing to move into BCO Grade A accommodation.  However, the applicant states that companies wishing to move will be driven by a business need to upgrade and/or move and given the absence of available BCO Grade A accommodation in Trafford, any such relocation would most likely be to sites outside the Borough.  The applicant has submitted an Assessment of Need which states that the proposal would meet current market demand from indigenous businesses looking to relocate to BCO Grade A accommodation within the borough and from businesses outside the Borough with a specific requirement to be within Trafford.  This level of need is in addition to that identified for the Kratos site (27,870 sq.m) to the east, for which planning permission for a BCO Grade A office development was granted in March 2009.  There are concerns that the level of need identified by the applicant in their statement is higher than the evidence before the Council (in the GM Forecasting Model) and that permission already exists on the nearby Kratos site for a similar development.  Nevertheless, it is considered that the proposal would not prejudice the future investment of town centres within the Borough in accordance with Policy EC16 a.   


11. Policy EC16 c of PPS4 also requires applicants to assess the impact of the proposed development on allocated sites outside town centres.  Neither the designated areas in Proposal E7 and E10 of the Revised UDP nor the areas referred to in Policy W1 of the Core Strategy are allocated sites as such.  The proposal is therefore considered to be acceptable in accordance with Policy EC16 of PPS4. 


12. Policy EC10.2 of PPS4 introduces a requirement to assess all commercial developments against five impact tests including resilience to climate change accessibility; inclusivity and quality of design; economic and physical regeneration; and local employment.  

13. With regard to resilience to climate change (EC10.2a), the applicant states that the building has been specifically designed to minimise carbon dioxide emissions by including a grey water recycling facility, use of green guide A or A+ rated building materials, solar shading to the southern elevation and low flow taps, showers and wc’s. The applicant hopes to achieve a ‘Very Good’ BREEAM rating.  Overall, it is considered that the applicant has shown sufficient commitment in this respect in accordance with Policy EC10.2a.  

14. In terms of accessibility, the application site is excellently located for the motorway and local highway network and there is a Quality Bus Corridor (QBC) immediately adjoining the site to the east.  Covered cycle parking facilities and shower facilities for staff are also proposed.  A travel plan has been submitted with the planning application which seeks to promote sustainable travel and the applicant states that the local highway network would operate within capacity.  In terms of walking and cycling whilst the development is located close to a number of residential areas, the M60 acts as a physical barrier to the site.  However, the Trafford Centre will be within easy walking distance of the proposed office and future occupants may walk between these two destinations.  Effective implementation of a Travel Plan to encourage access by other means to the car will be covered by condition.  It is therefore considered that the proposal complies with Policy EC10.2b.


15. Based on the illustrative images and text in the Design and Access Statement and Planning Statement the proposed office would be a high standard of design with good quality materials.  It is envisaged that it would be similar in quality to the Venus office building to the north and in this location would provide a landmark feature on the skyline.   The proposal is therefore considered to be acceptable in this respect in compliance with Policy EC10.2c.

16. The proposal would provide BCO Grade A accommodation for Trafford providing a boost to the local economy and Trafford’s image as a business destination.  It would replace a terrace of vacant and run down properties within the Manchester Ship Canal Corridor Priority Regeneration Area in this prominent position.  The proposed development has the potential to accommodate 684 employees from either indigenous businesses looking to ‘trade up’ or other businesses wishing to locate within Trafford.   It would also create a number of jobs during the construction period.   It is considered therefore that the proposal would comply with Policies EC10.2 d and e.  

17. It is considered that the applicant’s Planning Statement adequately addresses the issue of locating it outside a designated centre and the relevant criteria listed in Policy EC10.2.  On this basis the proposed office is considered to be acceptable having regard to PPS4.  

Conclusion on Principle of Development


18. It is considered that the Planning Statement supplied, together with the other additional information provides adequate evidence that no sequentially preferable sites exist and that the proposal would not impact on nearby town centres.  Whilst the site is not allocated in the Revised Trafford UDP for office development or as an area within which office development would be promoted, it is not in direct contravention of its policies and proposals.  Similarly, whilst the site is considered to be a low priority for office development in the Core Strategy, the applicant has justified that there are currently no sequentially preferable sites available, viable or suitable.  However, this conclusion is based purely on the assessment for BCO grade A office development and not on a lower standard of office accommodation.  It is therefore essential that if planning permission is granted, a condition is attached to restrict the proposed floorspace to BCO grade A office development only.

DESIGN AND APPEARANCE 


19. As the application is submitted in outline with all matters reserved for subsequent consideration, any comments on the design of the proposed office building are necessarily limited at this stage. However, in accordance with Circular 01/2006 the applicant’s Design and Access Statement and illustrative layouts/perspectives outline the fundamental design principles for the development.

20. This supporting information indicates a single office building of between 7 and 10 storeys in height.  Illustrative drawings provided indicate that this development would be similar in design and appearance to the nearby ‘Venus’ development (approximately 190m to the north), and would be situated on the south east side of the site, fronting the M60.  Car parking would extend to the north and east of the building.


21. Due to its proximity to the motorway it would be highly visible to passing motorists.  Nevertheless, the development, which could extend up to 10 storeys in height (maximum of 44.6m), would be similar in height and scale to a number of other existing nearby developments, including the Chill Factor e, Venus office building, the Trafford Centre and the Barton Square tower.  It would also be located a similar distance from the motorway as the recently approved hotel development at Junction 9 of the M60 (LPA Ref. 74564/FULL/2010).  However, the approved hotel development would be considerably taller providing 15 floors of accommodation and extending to 54.8m in height. 


22. The proposed development would provide a landmark feature at a prominent gateway to the Trafford Centre for passing motorists on Trafford Boulevard and the M60 and would act as a gateway to the wider Trafford Centre rectangle.  As a BCO grade A development, the applicant intends to use high quality materials and provide a high quality landscaped setting.  The development as proposed at this stage is considered to be acceptable in accordance with Proposal D1 of the Revised Trafford Unitary Development Plan in this respect.

RESIDENTIAL AMENITY

23. The nearest residential properties are situated to the south, on Barton Road and Stroma Gardens (168m away).  The proposed office would measure 44.6m in height and would be visible from windows within properties in these areas facing towards the development and from garden areas.  However, at this distance it would not unduly overshadow these properties or result in a significant loss of light.  Furthermore, the development would not appear overly intrusive and future office workers would not have a detailed view of these properties.  

24. The impact of the development on the residential amenity of neighbouring properties is considered to be acceptable subject to appropriate conditions. The development therefore complies with Proposal D1 of the Revised Trafford Unitary Development Plan in this respect.

ACCESS AND TRAFFIC


25. Government guidance in PPG13 emphasises the Government’s aim to reduce the need to travel and to make use of alternative means of transport other than the motor car. The application site is relatively well served by public transport facilities.  Bus stops on Trafford Boulevard provide frequent services to Urmston and the Trafford Centre where further services run to Manchester, Altrincham, Flixton, Stretford, Stockport and the surrounding area.  The site is also readily accessible to anyone in the local area cycling and proposals to extend the Metrolink line would further improve the accessibility of the site.  Whilst concern has been expressed by the Police about poor pedestrian linkages between the site and the surrounding highway network it is recognised that the plans submitted are ‘indicative only’ at this stage.  Improved pedestrian linkages should be addressed in the detailed drawings when submitted as part of the reserved matters application.  The proposal is therefore situated within a relatively sustainable location and is considered to be acceptable in this respect.

26. A condition is recommended which requires the applicant to submit agree and implement a detailed Travel Plan with measurable targets. Subject to this condition, it is therefore considered that the proposed development is acceptable in highway terms.

DEVELOPER CONTRIBUTIONS TOWARDS THE RED ROSE FOREST

27. In accordance with Policy ENV16, significant tree planting should be included in any future landscaping proposals for the development. More details of the expected provision are included in the Adopted SPG ‘Developer Contributions to the Red Rose Forest’. 


28. Based on the amount of office floorspace proposed, there is a requirement for 403 no. (net) standard trees to be planted.  As some tree planting may be proposed on site, the calculation for the trees required as a commuted sum would be reduced by £310.00 for every tree provided on site/off site, from the maximum figure of £124,930.00.  

DEVELOPER CONTRIBUTIONS TOWARDS HIGHWAY AND PUBLIC TRANSPORT IMPROVEMENTS

29. The Council’s SPD1 - ‘Developer Contributions to Highway and Public Transport Schemes’ was adopted on 6 March 2007 and applies to all major developments such as this. Contributions will be used by the Council and GMPTE to implement public transport and highways improvement schemes within the locality of the new development. The site falls within an ‘Accessible’ area as defined by the SPD and therefore the relevant contribution based on the floorspace of the development would be £113,619.00. This would be split between a highway network contribution (£32,428.00) and a public transport contribution (£81,191.00).

CONCLUSION


30. The development is considered to be acceptable in principle and in terms of the highway network and the sustainability of the location. It is considered to be in compliance with all relevant Revised Trafford Unitary Development Plan Policies, policies in the emerging Core Strategy and PPS4: – ‘Planning for Sustainable Economic Growth’ and is recommended for approval accordingly.


31. It is therefore recommended that outline permission should be granted, subject to completion of a Section 106 Agreement to secure financial contributions towards highway and public transport improvements, and off-site tree planting and subject to appropriate conditions. 


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 £238,549.00 to be split as follows:


· £32,428.00 towards highway network improvements

·  £81,191.00 towards public transport improvements; and 


· A maximum of £124,930.00 towards the Red Rose Forest.

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


1. Outline condition 1;


2. Outline condition 2;


3. Provision of Access Facilities Condition No.1;


4. Retention of Access Facilities Condition;


5. Outside Storage Condition;


6. Contamination Condition;

7. Travel Plan Condition;


8. The development shall be constructed to a specification appropriate to a BCO ‘grade A’ office and shall only be occupied as BCO 'grade A' office floorspace as defined in the British Council for Offices Guide 2005;

9. The gross internal office floorspace shall not exceed, 12,100sq.m;


10. Submission and approval of scheme for the disposal of foul and surface waters which regulates surface water run off;


11. Submission and agreement of details of internal floor levels and external site levels and implementation in accordance with agreed levels. 


12. Development permitted shall be carried out in accordance with the Proposed Development Parameters outlined within the submitted Design and Access Statement;

13. Implementation of air quality mitigation measures;

14. Television reception condition;

15. Condition to comply with requirements of Barton Airport;

16. Provision of Cycle/motorcycle parking condition.

VM
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		WARD: Altrincham

		75288/FULL/2010

		DEPARTURE: No





		Change of use of first, second and third floors from office use (Class B1) to residential use (Class C3) providing 24 apartments; refurbishment of existing ground floor retail units; single storey rear extension to provide additional retail floorspace following demolition of single storey building to rear and provision of basement car park.






		Stamford House, Stamford New Road, Altrincham






		APPLICANT: Petros Developments Company Limited






		AGENT:  Dickinson Dees LLP





		RECOMMENDATION: MINDED TO GRANT SUBJECT TO S106 AGREEMENT
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SITE


Stamford House (originally Station Buildings) is a large four storey commercial building within Altrincham Town Centre at the junction of Stamford New Road and Moss Lane. It is a prominent and landmark building with the town due to its scale, prominent location, and ornate design. The ground floor currently provides 12 retail units, most of which are currently vacant, whilst the three upper floors previously provided office accommodation but are currently vacant. The building is Grade II listed and within the Stamford New Road Conservation Area. 


The building has an L-shaped footprint, with frontages to Stamford New Road and Moss Lane. This forms a courtyard to the rear which currently provides car parking for the building. Within the courtyard and parallel with the northern boundary of the site there is a two storey building which was a later addition to the site known as Atlanta Chambers. Atlanta Chambers and the internal courtyard are outside of the Conservation Area. Vehicular access into the site is via an archway within the Moss Lane elevation. The site is generally level, although there is a slight fall from west to east. 

The surrounding area is commercial in character, comprising predominantly retail uses on the opposite sides of Stamford New Road and Moss Lane and offices on Stamford New Road further to the north. Altrincham Transport Interchange is to the immediate north of the site whilst to the east of the site is the railway line, beyond which is the temporary Altrincham Ice Rink. Directly behind the site there is a pedestrian footpath linking Moss Lane to the Interchange.


PROPOSAL


The application is for a comprehensive refurbishment and conversion of Stamford House, comprising change of use of the first, second and third floors to 24 apartments; refurbishment of the existing ground floor retail units; demolition of the existing single storey building at the rear (Atlanta Chambers) and erection of a single storey extension to provide additional retail floorspace; and construction of a car park at basement level below the retail extension. The scheme includes the following elements:


Retail

There are currently 12 retail units on the ground floor. The application proposes 10 retail units; comprising retention of 9 of the existing units and the creation of one larger unit of 451m2 amalgamated from 3 existing units (nos. 1, 3 and 5 Stamford New Road) with a single storey extension to the rear. 


The main part of the proposed extension would be 15.7m wide and 20m long with a flat roof to a height of approximately 5.2m from ground level. The extension also includes a link section between Stamford House and the main part of the extension which would be recessed at the sides, taking the overall projection from Stamford House to 24.5m along its longest edge. Materials of construction are indicated as anodised aluminium panels as the principal material (in a bronze colour) which would be applied horizontally, below which would be a glazed brick plinth in a colour to complement the existing faience on the building. The link section would be constructed in curtain walling with opaque spandrel panels (in a ‘silk grey’ colour). The elevations to the exposed parts of the basement would be glazed brick and polished stainless steel mesh panels/screens providing ventilation to the basement car parking.  The extension would have a flat roof with parapet wall.


The extension would require removal of a section of wall to the rear elevation of the Stamford New Road block at ground floor and basement level, within which are 6 no. existing windows at ground floor level 3 no. windows at basement level. The existing faiance/terracotta frieze to this elevation between the ground floor and first floor would not be disturbed.


On the ground floor the works include removal of internal walls to create one retail unit from three at the north end of the Stamford New Road block. The existing basement would be retained as ancillary retail accommodation with the removal of some internal walls and toilets to the rear parts of the building. A new ‘residential core’ within the existing stairwell and lift areas is to be provided to the rear of each block to provide access into the building from the courtyard.

Residential

The proposed conversion of the upper floors would provide 24 apartments, divided over the first, second and third floors (8 apartments per floor). It has been indicated that there would be 21 x 2 bedroom units and 3 x 1 bedroom units. 

The internal works required for the conversion of the upper floors to apartments do not form part of this application. These works will be the subject of a further application for listed building consent to be submitted at a later date. Therefore in respect of the residential element, this application seeks to establish the principle of providing 24 apartments rather then permission for the precise layout and specific alterations.


Car parking and access

A total of 24 car parking spaces would be provided within the site for use by occupiers of the apartments only; 15 spaces would be provided in the basement car park, 3 spaces behind the extension adjacent to the site boundary and 6 spaces at surface level behind the Moss Lane block. Access to the car parking would be via the existing archway in the Moss Lane elevation with and a ramp is to be constructed within the courtyard leading to basement level. 


An application for listed building consent for the works to the ground floor and basement and the proposed extension has been submitted alongside this application and appears elsewhere on this agenda (Application No. 75289/LB/2010). However, the physical works that would be required for the conversion of the upper floors do not form part of this application, nor the listed building consent application. These works will be the subject of a further application for listed building consent to be submitted at a later date. Therefore in respect of the residential element, this application seeks to establish the principle of providing 24 apartments rather then permission for the precise layout and specific alterations. The proposed layouts for the first, second and third floors are therefore indicative only.

Amended plans have been submitted since the original submission that amend the principal material for the proposed extension from zinc standing seam cladding to anodised aluminium panels. In addition the plinth detail to the base of the extension has been amended from a polished render finish to a coloured glazed brick. Internally the proposed ground floor layout has been amended to include retention of the existing masonry piers (previously these were to be removed and new steel columns erected). At the rear of the Moss Lane block the existing external staircase from basement to the courtyard is to be retained (previously this was proposed to be removed and replaced with new staircase).

REVISED TRAFFORD UDP


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

PROPOSALS MAP NOTATION 


Altrincham Town Centre


Main Office Development Area


Conservation Area


Pedestrian Priority Schemes (Stamford New Road and Moss Lane)


Pedestrian Link/Circulation Improvements (footpath to rear of site)


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV16 – Tree Planting


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


ENV24 – Buildings of Special Architectural or Historic Interest

ENV25 – New Uses for Listed Buildings

E10 – Main Office Development Areas


H2 – Location and Phasing of New Housing Development


H4 – Release of Other Land for Development


H8 – Affordable Housing


S1 – New Shopping Development


S2 – Improving The Main Shopping Centres


S5 – Development in Town and District Shopping Centres

S6 – Development in Altrincham Town Centre

S13 – Non Shop Service Uses Within Town and District Shopping Centres

T3 – Pedestrian and Cycling Route Network

T6 – Land Use in Relation to Transport and Movement

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


T10 – Transport and Land Use in Town Centres


T17 – Providing for Pedestrians, Cyclists and the Disabled


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


D13 – Energy Considerations in New Development


RELEVANT PLANNING HISTORY

There have been various previous applications for change of use of ground floor units, shop fronts, security shutters, alterations, etc, however none are considered relevant to this application.


APPLICANT’S SUBMISSION 


The application is accompanied by the following detailed supporting statements:


Planning Statement (including PPS5 Assessment) and Design and Access Statement

The principle aim of the application is to rejuvenate a vacant listed building by bringing it back into active use and ensuring the long term future and maintenance of the building. In turn this will assist the regeneration of this part of Altrincham Town Centre. The critical aims of the project are to provide: 


1. A contemporary development which enhances the historical nature of the existing building; 


2. Demolish the poor quality Atlanta Chambers building; 


3. Provision of high quality retail accommodation, including retail extension to enhance the accommodation and designed to minimise visual disturbance on the internal courtyard elevations; 


4. Improve the character and atmosphere of the courtyard area.


The development will bring the building back into full active use and restore the building’s architectural features. The aim is to restore the exterior to its former architectural high standard. 


Atlanta Chambers detracts from the setting of the listed building and will be replaced in order to extend the retail space on offer. 

Additional car parking will be constructed below the retail extension to provide space for safe vehicle manoeuvring, access and services and parking for the apartments.

Some of the courtyard will be retained for access to the car park and for bin and cycle storage. It will also incorporate an area of hard and soft landscaping and new boundary treatments will be provided.

The internal works for the conversion of the upper floors will be the subject of a separate listed building consent application at a later date in order to leave control over these details with the Council and give both parties more flexibility. 


PPS5 refers to managed change sometimes being necessary if heritage assets are to be maintained for the long term - the change of use of the upper floors to residential use will allow for refurbishment to take place to the outside of the building and secure its long term future. PPS5 also states that wherever possible, heritage assets should be put to an appropriate and viable use that is consistent with their conservation. Continuing the former office use is unviable, and the building has been unused due to the lack of interest. Therefore in order to undertake repairs and regeneration it is necessary to change the upper floors to residential. PPS5 recognises the need for re-use and diversification of some heritage assets.


The proposed new residential use and the proposed alterations comply with the relevant policies of the UDP.


The retail extension has been designed as a modern and contemporary box, which seeks to complement Stamford House, rather than being a pastiche of the existing building. The simplicity of the box’s form is intended to minimise the interruption to the view of the Stamford House’s courtyard elevations (from the Interchange). This contrast will be a positive enhancement to both the existing building as well as the surrounding area. The demolition and replacement of Atlanta Chambers with the modern extension will improve the outlook from the transport interchange.


Amendments have been made to the scheme to minimise, reduce or eliminate the effect on the historic fabric of the building, whilst at the same time creating a balance with the commercial viability and flexibility of the scheme.


Statement of Community Involvement


Public consultation in the form of an event held on two days in March 2010 was carried out to provide an opportunity for local people and businesses to view the proposals and comment prior to submission. Invitation letters were sent out to neighbours, including local businesses, GMPTE and local Councillors and public notices were placed outside the building and a press release published. 154 people attended the event and 67 written comments were received.


The comments and response from attendees was overwhelmingly positive and include the following: positive response to bring back into active use a dilapidated listed building; pleased to see refurbishment not demolition; scheme will help preserve the history of Altrincham; good design/good to see contemporary extension; glad to see demolition of Atlanta Chambers; residential on the upper floors might bring more life to the town centre.

A few concerns were also raised and constructive suggestions made, including the following: the residential parking numbers are too low; no parking for retail units; access for service vehicles; use high quality materials; unsure about contemporary design; features of Stamford House could be incorporated into the design.

Where possible and appropriate with regard to material planning considerations, the feedback has been incorporated into this application, including changes to the proposed external materials.


Transport Statement


There are no transport planning or traffic engineering reasons why the proposed redevelopment cannot proceed and be granted planning permission. Redevelopment for residential and retail uses accords with transport planning policy. It is a site that is highly accessible by non car modes and as such would assist in promoting travel by other means than the private car. 


The redevelopment will not result in any material traffic impact on the surrounding highway network.


Access will be controlled by a barrier system in a form to be agreed that will give priority to traffic ingressing the car park thereby reducing the potential need to wait on Moss Lane.  


Servicing of the retail use will continue as existing utilising loading bays on Stamford New Road.


Car parking will be provided in accordance with Trafford’s parking standards.


Sustainability Statement


The site is within the town centre and in close proximity to a wide range of local services and amenities. The public transport offer adjacent to the site, coupled with easy access of local services and amenities makes car travel unnecessary from this location and the site promotes sustainable travel and living. 

The proposal would re-use a derelict building, which negates the need to use a substantial amount of new materials. By refurbishing an existing building of high build quality, the aim is to create a development that will remain for generations to come. 

Due to the nature of the building it is not possible to incorporate renewable energy production on site.


Bat Survey and Biodiversity Review 


Both buildings provide limited bat roost potential but the emergence survey found that the site does not support roosting bats and that the environment around the buildings is not used by bats for foraging or transit. It concludes that re-development of the buildings can continue without risk of harm to bats. No other ecological surveys or assessments were considered necessary.


Noise and Vibration Report


Noise levels were obtained during daytime and night-time at agreed periods and vibration measurements undertaken. It was found the site is placed in PPG24 NEC’s B and C during the daytime and night-time, therefore windows would need to remain closed in order to achieve acceptable internal levels in all habitable rooms.


In order to provide adequate sound insulation, the glazing requirements of living rooms and bedrooms has been specified, and secondary windows would be required for bedrooms in order to control maximum noise levels from road/rail traffic. In addition, ventilation would need to be provided via a whole house ventilation system.


Noise levels from any mechanical services may be controlled so that the ‘Rating’ level of any items does not exceed the existing daytime or night-time background levels.


Based on measured vibration levels, representative of the nearest apartments to the railway line, there would appear to be no implications.


Appropriate planning conditions can be applied to protect the amenity of future residents of the development and, as such, noise should not be considered a determining factor in relation to planning permission.


CONSULTATIONS


LHA – No objections on highways grounds. Comment as follows:-


The Council’s car parking standards for apartments are 2 spaces per 1 or 2 bedroom apartment and 2.5 spaces per 3+ bedroom apartment, though 2 spaces per 3+ bedroom apartment would be accepted. The proposals include 24 car parking spaces which is 1 car parking space per apartment and there is no parking provision for the retail uses.


Whilst there are no objections in principle to the proposals, the ramp gradients proposed are as sharp as 1:9 within the car park, this is steeper than the Council’s standard of 1:12, however in this instance the LHA will accept the ramp gradient as the existing building configuration does not allow any further land to create a shallower gradient. 


The provision of 2 cycle parking stands should be made for the retail use and 5 secure lockers provided for the flats in order to meet the Greater Manchester Cycle Parking standards.

GMPTE – No objection. Comment that from the information available it would appear the development would not have any adverse impact on the Interchange proposals. However the developer will need to maintain a dialogue with GMPTE, as the adjacent developer, over party wall issues both in terms of the design and during the construction phase. There will also be a need to agree with the developer suitable boundary treatments and the slight relocation of the advertisement hoarding. Note that the retail development proposed is of a larger scale than the smaller retail units included in the Interchange proposals so this should not adversely affect ability to let the retail units within the new Interchange.


The Victorian Society – In summary are concerned about the lack of information regarding the proposed internal alterations and are concerned over the proposed removal of original partitions. Comments in full on the revised proposals are as follows:


Interior alterations - We are still concerned about the lack of information regarding the alterations to the interior of Stamford House.  The applicant proposes to remove partitions on the basement and ground floors but has not provided any information on the history or quality of these interiors.  No section drawings have been provided. Since the initial consultation the local Civic Society has provided us with photographs showing the interiors of the shops.  Some of these have what appears to be original decorative cornicing.  Our previous comments relating to this aspect of the scheme therefore still stand and are repeated below: 

The complete removal of original partitions is likely to be damaging to the listed building.  The original floor plan and fabric will be lost.  According to the PPS5 Practice Guide “the plan form of a building is frequently one of its most important characteristics and internal partitions, staircases … and other features are likely to form part of its significance. Indeed they may be its most significant feature” (para 182).  In addition, the Guide states that “the fabric will always be an important part of the asset’s significance. Retention of as much historic fabric as possible is therefore a fundamental part of any good alteration or conversion” (para 179).  The complete removal of the walls has not been justified.  It may be that the spaces can be joined together by making smaller openings between the retail units; this will preserve the floor plan and any original decorative plaster work whilst giving greater flexibility to the retailers.

Extension - The design of the extension has been improved since we last commented.  The horizontal cladding responds better to the existing building than the diagonal cladding.  We regret the loss of so much fabric from the back wall of Stamford House to provide access to the new retail unit but appreciate the practical need for this size of opening.   


Residential conversion - Without complete plans and supporting information we cannot offer any detailed comments on this aspect of the scheme.  We would expect to be consulted on any application relating to the conversion of the upper floors but would be happy to be involved in pre application discussions.  Having seen photographs of the upper floors showing the original and complete timber and glazed office screens, we are concerned to see that the indicative plans of the upper floors show the loss of these partitions and hope that more detailed plans will allow for these to be retained.


In summary, it is difficult to make a full assessment of the proposals based on the information provided.  Your Council should make sure that it has adequate information to be able to assess the application.  Changes to the building should follow conservation best practice by retaining as much of the original fabric and floor plans as possible, in accordance with the PPS5 Practice Guide.


Environment Agency – Comment that a formal response from the Environment Agency is not required. No objection and no comment to make on the proposal.


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


In accordance with PPS25 surface water should not be allowed to discharge to foul/combined sewer. This prevents foul flooding and pollution of the environment. This site must be drained on a separate system, with only foul drainage connected into the foul sewer. Surface water should discharge to the existing watercourse, as stated in the planning application 


A separate metered supply to each unit will be required at the applicant's expense and all internal pipework must comply with current water supply (water fittings) regulations 1999. 


Should the application be approved, the applicant should contact United Utilities regarding connection to the water mains/public sewers.

With regard to Electricity Services, comment that the proposed development has no impact on Electricity Distribution System infrastructure or other ENW assets. Any requirements for a supply of electricity will be considered as and when a formal application is received.


GMP Architectural Liaison Unit – Make various recommendations regarding the residential entrances to the building and car park to prevent unauthorised access into the building and the site. It is recommend that the development is constructed/refurbished to ‘Secured by Design’ (SBD) standards.


Greater Manchester Archaeological Unit – The proposals do not pose a threat to any known or suspected archaeological interest.

Greater Manchester Ecology Unit – No objections


Built Environment (Highways) – No comments


Built Environment (Drainage) – Informative regarding Sustainable Urban Drainage and also refer to the Manchester Act regarding underground car park development (petrol).


Built Environment (Street Lighting) – No comments

Built Environment (Public Rights of Way) – No comments


Pollution & Licensing - Comments that the location is subject to levels of environmental noise which may have an adverse effect on potential users of the building.  The principal sources of environmental noise in the area are road traffic, railway noise and noise from pubs and clubs.

The Noise assessment shows that several residential areas of the property fall within Noise Exposure Category C of PPG24.  The guidance in PPG 24 for such situations states that: ‘Planning permission should not normally be granted. Where it is considered that permission should be given, for example because there are no alternative quieter sites available, conditions should be imposed to ensure a commensurate level of protection against noise.’


Significant works will be required on the building to ensure that suitable internal noise levels can be met.  There is also the issue of ensuring that any commercial units within the building do not create a noise nuisance to residents.

If minded to grant this application, conditions are recommended, including a requirement for a scheme of sound insulation, acoustic glazing and mechanical ventilation to be submitted and approved.


REPRESENTATIONS


Altrincham and Bowdon Civic Society – Comments on the amended plans:

The Civic Society would like to see an extension in conventional materials with a slate roof and front facing gables (reference the station) over a brick build. Tall narrow windows with coloured brick arches (reference clock) in groups of three and four (reference Station Buildings (Stamford House). Maybe with some decorative pillars (Station Buildings). This would then sit unobtrusively within other eye catching architecture.


The proposal for a featureless aluminium box will be totally unacceptable to Altrincham and Bowdon Civic Society.

The intention to remove the opportunity of small business offices and workrooms goes against policy for Altrincham and Trafford.


The planning application purports to be a full application but lacks the necessary detail of what is likely on the upper floors. There is no indication regarding whether internal historical features will be retained.


Request that the committee reject the application for the following reasons:-


· The application is incomplete. 

· The consultation has been incomplete. 

· The proposed extension is not relevant to the location. 

· The rear loading area for businesses has been given over to residential parking only.


· Business loading for the large retail unit (1-5 Stamford New Road including the aluminium shed extension) has not been provided.


Altrincham & Bowdon Civic Society would be pleased to lead a proper consultation for a future application should the applicant find this is refused by the Planning Committee.


The following additional points were made in response to the originally submitted plans:


Pleased that the main building will, in its entirety, be refurbished to a standard befitting its Grade II listed status and position in our town. 


Concern over the lack of consultation on the extension and the design and consider a little thought now will mean a great difference for the end result.

Concern over the change of use from commercial to residential as Trafford is particularly short on nursery and sole trader office /work spaces. The building is currently configured to fill this gap and there is some support for mixed use where the top could be residential, centre commercial and shops on the ground floor. There could be a conservation issue as well. 

The proposal to erect a shed type construction building with metal roof and wall cladding is totally unacceptable to everyone on the committee, although it was considered that the new colouring is better than the grey first offered. Brick could be considered as a material to match the vernacular architecture with some imaginative and simple referencing to the clock, station and the building itself – without being a pastiche or poor copy. The strongly geometric diagonal lines and sharp edges and corners of the proposal fight against and distract from the strong horizontal and vertical rhythms and curved elevations of Station Buildings. This new build must be much more sensitively connected to the old building if connection is necessary at all. The currently proposed connection is cumbersome and insensitive.

A welcoming and useful active frontage or public realm on the north elevation of the site would be preferred, rather than a dominant blank elevation of the proposed new building (and/or current brick wall and large hoarding).


There are no loading / unloading facilities provided for the large unit at 1, 3 and 5 Stamford New Road. Large articulated vehicles stopping to deliver here will jam up all movement in the town centre and from the bus station. The other service facility for goods in and out in the rear courtyard is also lost as the proposal has all the rear spaces allocated for the residential portion of the building.


Appreciate that the Council Officers and Councillors may wish to recommend approval of the proposal as it exists, rather than lose the present opportunity. There has been a 22 year wait for the owner to agree refurbishment and do not wish to see any significant delay, but believe that some further work now, particularly in regard to the extension, will prevent disappointment and a missed opportunity for a high quality solution.


One other letter of objection received summarised as follows:


This will set a very dangerous precedent in the future for the type of building style and materials of not only listed buildings, but any other less important heritage assets in Trafford.


PPS5 can be used to justify refusal, as the guidance refers to the expectation that materials should respect not only the asset itself, but also the distinct character of the surroundings, its just the detail that doesn't need to be copied. A metal box amidst all the brick buildings has no historic, character or visual reference whatsoever. This is more than an extension, which will not really be seen - it is bang slap next to the most significant elevation and in front of the special rear elevation. The only way to create a harmonious whole is to use brick, even if the design is modern. If the metal box was next to B & Q - that would be harmonious.


 


The proposed design is not even contemporary - those type of slabs of metal cladding have been around for 10 years now and are already out-of-date. 


 

OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT


1.
Stamford House is an imposing and attractive landmark building at the gateway to the town, being adjacent to the Interchange, on a corner site and taller than most nearby buildings. Despite its significance the building is largely vacant, with only two of the 12 ground floor units currently occupied and the offices on the upper floors have been vacant for approximately 15 years. The building is also in a deteriorating state: it has not been adequately maintained and is suffering extensive water ingress on the upper storeys, this has been exacerbated by internal rainwater pipes. There is also vegetation evident on the roof. The fact that most of the retail units are vacant also means that the roller shutters are down during the day which creates an impression of decline at this important location in the town centre. Internally, much of the historic fabric remains including significant glazed screens dividing offices on the upper floors and glazed bricks in the basement.  The building is presently on the Council's internal Buildings at Risk register due to its deteriorating condition and given the significance of the building, a scheme for its refurbishment to bring it back into fully active use is welcomed, not only for the benefit of the conservation of the building but also as a key asset of the town centre.

Proposed Residential Use


2.
One of the key objectives set out in PPS1: Delivering Sustainable Development and PPS3: Housing is the priority on re-using previously developed land within urban areas and residential use is encouraged in locations with a good range of community facilities and with good access to jobs, key services and infrastructure. Proposal H2 of the UDP states the Council will permit the re-use of previously developed land and vacant buildings within the urban area for housing, particularly in locations that are well related to local community services and facilities and accessible by public transport. In providing for new housing PPS3 also refers to the re-use of vacant and derelict sites or industrial and commercial sites for providing housing as part of mixed-use town centre development (paragraph 38). Residential use is also consistent with guidance in PPS4: Planning for Sustainable Economic Growth which refers to encouraging residential or office development above ground floor retail, leisure or other facilities within centres (Policy EC3.1.f). Having regard to the above the proposed conversion of the upper floors to residential use is acceptable in principle, subject to the alterations being appropriate to the special character and interest of this building.  

Retention of Retail Use


3.
The retention of retail use on the ground floor is fully compliant with guidance within PPS4: Planning for Sustainable Economic Growth which seeks to promote the vitality and viability of town centres and the relevant policies of the UDP which refer to the expansion and improvement of Altrincham as a shopping centre of sub-regional importance (Proposals S1 and S5). The proposals would maintain and involve investment in the established retail presence within this key part of the town centre and once brought back into use would have a positive impact on Altrincham town centre as a shopping destination. 

Consideration of Office Use


4.
Whilst the building is suitable for office use (having been originally built and fitted out for this purpose), there is no overriding reason as to why it must be retained for offices in preference to residential use. It is understood that there is limited demand for office space at the present time in Altrincham and there is currently a high vacancy rate in the town centre. In this climate it is unlikely the owner or any developer would invest in the works necessary to refurbish the upper floors to a suitable standard for office use given the uncertainty in being able to lease or sell. 

PROPOSED ALTERATIONS AND EXTENSION


5.
Stamford House was designed by the renowned Manchester architect, Charles Heathcote and built in 1904-5 and originally provided 84 individual offices. It is an Edwardian baroque style, built in a red stock brick in Flemish bond, with buff faience dressings and a green slate mansard style roof. The building displays exuberant, architectural features and it contributes significantly to the surrounding Stamford New Road Conservation Area. A number of listed buildings are present in the vicinity of Stamford House, including the grade II listed clock tower and together they form a cohesive group at the edge of the conservation area against the twentieth backdrop of Altrincham Interchange. Notably the building is richly decorated on all elevations in particular the upper floors which due to the topography and height of the building can be viewed prominently in the vicinity.

Relevant Policy


6. 
Stamford House is Grade II listed and within the Stamford New Road Conservation Area (though Atlanta Chambers and the land to the rear of the building are outside the boundary of the conservation area) and therefore guidance within PPS5: Planning for the Historic Environment is relevant to the application. In considering the impact of proposals, PPS5 requires local planning authorities to take into account the particular significance of the heritage asset and take into account the desirability of new development making a positive contribution to the character and distinctiveness of the historic environment. The consideration of design should include scale, height, massing, alignment, materials and use. PPS4: Planning for Sustainable Economic Growth also refers to the historic, archaeological and architectural heritage of centres to be conserved and, where appropriate, enhanced to provide a sense of place and a focus for the community and for civic activity.


7. 
Proposals ENV24 and ENV25 of the Revised Trafford Unitary Development Plan set out various criteria for development affecting buildings of special architectural or historic interest. In summary Proposal ENV24 states that the Council will seek to preserve buildings of architectural or historical interest by ensuring that all proposals for the alteration or extension of listed buildings are in keeping with the character and special interest of the building and having special regard to the preservation of the setting of listed buildings. It also states that new uses in listed buildings will be encouraged where existing uses are no longer appropriate or viable. Proposal ENV25 refers to new uses for listed buildings and states that favourable consideration will generally be given to new uses which meet the following criteria: - 


a) They respect the architectural and historic character and setting of the building; 


b) They do not destroy or obscure any significant architectural or historic features. Details and original openings should be retained; 


c) They are compatible with surrounding land uses and are not detrimental to the environment and quality of the surrounding area; 


d) They do not conflict with other Policies and Proposals in the Plan. 


Proposal S6 (i) of the UDP is also relevant in that it makes reference to Stamford House (as Station Buildings) and states that the Council will ‘promote a town square on Stamford New Road, retaining the Clock Tower as a key feature and enhancing the Stamford Buildings and the Railway Station building’. 


8.
With regards to Conservation Areas, Proposal ENV21 states the Council will pay particular attention to the desirability of preserving or enhancing the character or appearance of the area and will judge the effect of proposals by taking particular account of those special qualities identified in the pre-designation assessments. All developments will be expected to preserve or enhance the character or appearance of the area. Proposal ENV23 sets out criteria for development proposals in Conservation Areas and of relevance to this proposal requires development to be compatible with the character and setting of the Area and relate to street and building patterns in terms of its architectural design, siting, scale, proportions, emphasis, form, height and materials.

9.
Proposal D1 also sets out a wide range of considerations that the Council will take into account to ensure that all new developments are of a high standard of design and layout. Of relevance to this application it requires new development to be compatible with the character of the surrounding area and not to adversely affect the street scene. 

Demolition of Atlanta Chambers


10.
The proposals include the demolition of Atlanta Chambers which is a two storey brick building with pitched, corrugated metal roof, to the east of Stamford House.  The building is currently vacant and in a deteriorating condition. The demolition plan also includes the associated brick boundary wall which partially runs along the eastern boundary of the site. The building does not appear on the 1910 O.S map, however records show the building was granted permission for a change of use from office and warehouse to retail showroom in 1978. Having regard to the style and condition of the brickwork it is likely to have been erected in the interwar period prior to 1st July 1948 and is therefore listed by the virtue it is located within the curtilage of Stamford House.  It is also noted that a similar brick to that of Atlanta Chambers has been used to construct the low boundary wall.   Nevertheless, after assessment it is considered there is no significant architectural or historic interest to the building or the remaining section of boundary wall and they are not contemporary in age or style to that of Stamford House. The demolition of this building is therefore considered acceptable in principle.


Proposed Alterations to Stamford House


Basement


11.
Internally the proposed basement plan indicates the partial removal of the corridor wall, associated doorways, WC stalls, two staircases and one within the Stamford New Road block. It is regrettable that any historic fabric has to be removed within the listed building. The building internally is little altered and the cellular floor plan at basement level reflects that of the shop units above. The basement level included corresponding storage areas for the shops decorated with glazed bricks and interesting joinery details (doors, architraves) which remain intact. The corresponding plan shows that the central corridor is to be relocated to provide separate access to the residential and retail areas. Whilst it is unfortunate that aspects of the corridor are proposed to be removed some supporting columns and nibs of the wall are shown to be left in situ. The two staircases proposed to be removed are modern additions and from assessing the circular alterations to the floorboards of the retail units above, it is likely that spiral staircases would have originated. The details regarding the removal of historic fabric, the installation of M&E equipment and the new doorway are limited. A condition is therefore recommended to specify a methodology statement and more detailed drawings. With regard to the Moss Lane block, the removal of two sets of WC stalls and a small section of corridor wall which does not look to be part of the original corridor plan. 


Ground Floor


12.
The proposed ground floor refurbishment of Stamford House includes removal of existing internal walls between nos. 1, 3 and 5 Stamford New Road in order to create one larger unit. Amended plans have been submitted since the original submission to include retention of the four supporting columns within this part of the building, indicating the former position of the two internal walls and ensuring an element of the historical layout is retained (previously these were to be removed and new steel columns erected). It would be preferable if further nibs of these two walls, which indicate the original subdivision of the shops, were left intact. 


13.
To form the opening to the proposed rear extension, a significant amount of internal and external historic fabric is proposed to be removed. This includes the junction of the two internal walls with the rear elevation of the listed building and the associated area of external Flemish bond brickwork measuring 10.8m across and an area of 49.9 sq. m. Whilst this does not include the decorative buff faience string course, it does include the removal of six original windows and openings. The removal of such an extent of the original building is a concern and the applicant has been requested to consider reducing the width of this opening to one bay rather than three bays. In response the applicant has stated that the larger retail unit will be the driver for the scheme and the removal of 3 bays of the back wall is essential to ensure that maximum retail flexibility is provided such that the units can be let as one large unit or 2/3 smaller units. Stamford House is notably plainer in architectural detailing at ground floor level, however this is still a significant intervention and the loss of this historic fabric is considered unfortunate but in the context of the building it is not substantial and can be seen as being necessary to ensure the scheme as a whole comes forward and the re-use and long term future of the building is safeguarded.


14.
It is not clear from the proposed floor plans and elevations how the proposed extension will be supported under the decorative string course between ground and first floor or where the existing two downpipes will discharge to. The proposed basement plan shows the existing external wall to remain, however there is no cross section/elevation showing how the extension will bridge the existing void which forms the access to the basement and how that the remaining external wall will be supported. In the event of permission being granted a condition would be necessary to require these details.

15.
The submission states that the original high level cornices and ceiling vaults (currently concealed by suspended ceilings) are to be retained and any new structural beams provided below this level, though it is not clear from the supporting information if such historic fabric would be left exposed nor are there any details about what the surface finishes will be. In the event of permission being granted a condition is necessary to require these details.

Upper Floors


16.
No alterations to the upper floors that would be necessary for the conversion to residential use are proposed in this application. It is acknowledged that the application lacks detail in this respect, despite such works being important as there may be implications for window repair/replacement and the potential removal of internal partitions on these floors. This matter has been raised with the applicant and agent who have stated that the intention is to submit an application for listed building consent at a later date for the internal alterations, “giving both parties more flexibility while leaving control with the local planning authority”. It is recognised that this approach gives the applicant flexibility and certainty in progressing the scheme and would therefore assist in bringing the refurbishment and re-use of the building forward. Although an application affecting a listed building would normally be expected to provide these details, it is considered that in the circumstances of this particular case i.e. an important building that has been predominantly vacant for many years, the absence of details at this stage should not prevent determination of the application. The internal and external alterations would still require listed building consent in their own right (and planning permission in the case of external works); therefore approval at this stage would not undermine the proper consideration of these other works at a later date.


Shop Fronts


17.
No alterations are proposed to the existing shop fronts and these are to be retained as existing. Any future proposals regarding these are required to be the subject of an additional listed building application.  Although the existing units at nos. 1, 3 and 5 Stamford New Road are to be amalgamated into one large unit, the three individual shop fronts would be retained. Any new advertisements to the frontages would require a separate application for advertisement consent.


Other works


18.
An external bin area 2.6m x 8m x 2.9m high and of timber construction is proposed to the rear of the Moss Lane block (not attached to the building). Given its size relative to the building behind and its lightweight appearance it is considered it would not detract from the setting of the building.


Proposed Extension


19.
The proposed retail extension would be located in the same position as Atlanta Chambers to the rear of nos. 1, 3 and 5 Stamford New Road and parallel with the Interchange boundary. It would have a larger footprint than Atlanta Chambers, with maximum external dimensions of 15.7m width x 24.5m long (inclusive of the link section). Its height would be 5.2m adjacent to Stamford House and 7m at the eastern end of the building adjacent to the ramped access (both measured from within the courtyard). The extension is contemporary in appearance, essentially taking the form of a rectangular box with a flat roof and finished in modern, contrasting materials to Stamford House.


20.
In terms of its design and the choice of materials, the proposed extension would be strikingly different to Stamford House. Objections have been received regarding the contemporary approach to the design of the building and the Altrincham and Bowdon Civic Society and the Victorian Society have questioned this approach and raised concern over the regular footprint of the extension in conjunction with a lack of elevational treatment and the modern cladding system (anodised aluminium/ spandrel panels). It has been suggested by the Civic Society that a more traditional form of extension, perhaps of brick construction with a pitched roof, may be more appropriate for this important building and location. In response the architects have stated that the design seeks to complement Stamford House, rather than attempt to copy its architectural style and to be a pastiche of the existing building. They state that the simplicity of the box’s form is intended to minimise the interruption to the view of the Stamford House’s courtyard elevations (from the Interchange). It is acknowledged that there may be difficulties associated with a more traditional design with pitched roof and traditional materials, in that there is a danger for this to become a pastiche of Stamford House and detract from the building. There is concern that a traditional brick building would result in an insignificant addition to Stamford House and that an extension which results in a pastiche of Edwardian Baroque would not be an honest approach in conservation terms. It has also been indicated that there would be issues with a pitched roof as the span is too wide for a pitched roof at a traditional pitch, therefore the extension may need to be reduced significantly in size. In the opinion of officers there may be arguments to be made for either a traditional or contemporary approach to an extension of this building, subject to the quality of the design and materials, however this is not for consideration in this application - ultimately the proposal before the Council must be considered on its own merits, not in comparison to any possible alternative scheme.

21.
It is acknowledged that in some respects the proposed extension would have greater impact on the listed building than the existing building to be demolished, as it has a larger footprint, and involves a greater degree of intervention by virtue of being physically attached to the listed building.  Given the greater width and depth of the proposed extension it would also restrict the courtyard further. It is also noted that the link will block views of the grade II listed clock tower from the curtilage of Stamford House. Nevertheless it would still be subservient in nature to Stamford House given its single storey appearance relative to the main building. The height of the extension would be level with the faiance to the rear elevation of the Moss Lane block (though this feature would not be disturbed as the link section between the extension and Stamford House would be lower than the main part of the extension) and it is important to note that this would be lower than the existing Atlanta Chambers building. Measured form the courtyard the extension would be approximately 5.2m high compared to 6.5m to the ridge of the existing, which will reveal more of the rear elevation of both blocks of Stamford House from the Interchange. The rear elevations of the building are detailed and attractive, and exposing more of this is a clear benefit resulting from the scheme. 


22. 
The principal material for the extension is proposed as anodised aluminium, constructed in a horizontal ‘panels’. This would be a bronze colour in four different shades and in etched and polished finishes to create some variation. It was originally proposed to use a zinc standing seam cladding system in a diagonal pattern, however it was considered this would detract from the vertical form of Stamford House. The submission indicates that 'the panelling pattern will complement both the horizontal nature of the masonry and faience detailing, whilst the vertical joints will give a strong vertical emphasis to the facades echoing the pilasters and window details'. This would go some way to echo the articulation of Stamford House whilst the rich colour of the anodised aluminium would sit well with the red brick and buff terracotta. The different shades and finishes to the panels would also result in subtle variations as the natural light changes during the day which avoids a monotone appearance often associated with modern cladding.  There is, however concern how the modern material will weather alongside the listed building and if an appropriate patina will be achieved. The link section would be constructed in an opaque glass curtain walling system (spandrel panels) and there is concern whether this is appropriate, as buildings elsewhere have shown that do not stand the test of time. The base of the proposed extension would be a glazed brick plinth in a colour to complement the existing faience on the building.

23.
By being single storey in appearance relative to the listed building and a contrast by virtue of its materials, ‘box’ shape and flat roof and the absence of ornate detailing, the proposed extension would not compete with the listed building or otherwise disturb its integrity. Instead there would be a clear division between original and new, rather than an attempt to replicate the detailed ornate Edwardian Baroque architecture of the listed building.


24.
It is noted that English Heritage's 'Principles' document states that retaining the authenticity of a place is not always achieved by retaining as much of the existing fabric as is technically possible. It points out that when deliberate changes are made the alteration should in some way be discernable, which is the case here. Policy HE7.2 of PPS 5 states 'in considering the impact of a proposal on any heritage asset, local planning authorities should take into account the particular nature of the significance of the heritage asset and the value that it holds for this and future generations. This understanding should be used by the local planning authority to avoid or minimise conflict between the heritage asset’s conservation and any aspect of the proposals'. The significance of Stamford House is not only shown through its exuberant architecture but also through its massing, location and prominence in the street scene. There is some argument therefore in stating that the proposed extension would enable a significant heritage asset, currently at risk, to be brought back into use. 


25.
Policy 7.5 of PPS 5 states 'Local planning authorities should take into account the desirability of new development making a positive contribution to the character and local distinctiveness of the historic environment. The consideration of design should include scale, height, massing, alignment, materials and use'. In assessment under this policy there is some concern whether or not the extension is entirely appropriate to the special character of the building and to the setting of the conservation area.  Ultimately it is considered that, having regard to the desirability of securing the refurbishment and re-use of the listed building and with the applicant’s assertion that the extension is an essential component in making this happen, it is considered the proposed extension is acceptable in terms of PPS5 and UDP Policies ENV24 and ENV25.

ACCESSIBILITY AND CAR PARKING


26.
The site is very well placed for access to non-car modes of travel being immediately adjacent to the Transport Interchange where comprehensive bus, train and Metrolink services are available. The town centre location of the site also offers good opportunities to walk and cycle to places of work, shops and other facilities. 


27.
Vehicular access would be retained in its current position through the existing archway in the Moss Lane elevation. Moss Lane is one-way road and the site access/egress is close to the traffic lights where Moss Lane joins Stamford New Road. It is proposed that the car park would have a barrier system that will give priority to traffic ingressing the car park thereby reducing the potential need to wait on Moss Lane, though the design has not yet been specified. The applicant has advised this is likely to be in accordance with the recommendation by GMP which is for automatic full-height gates operated by a key fob/proximity reader.

28.
Whilst there would be traffic associated with the proposed residential use, this would not result in any material traffic impact on the surrounding highway network, particularly having regard to the lawful use of the building for offices on the upper floors.   Servicing of the retail units will continue as existing, utilising loading bays on Stamford New Road.

29.
The Council’s car parking standards for apartments are 2 spaces per 1 or 2 bedroom apartment and 2.5 spaces per 3+ bedroom apartment, though 2 spaces per 3+ bedroom apartment would be accepted. These standards do not however, take into account the highly sustainable nature of this location and it is considered that the provision of 24 car parking spaces (1 space per apartment) is acceptable in this highly sustainable location.


30.
The ramp gradient to the basement car park is indicated as 1:9 which is steeper than the standard 1:12. This has been raised with the applicant’s agent who has advised that due to the constraints of the site it is not possible to achieve a 1:12 gradient. It is acknowledged that this is a historic building which the proposals seek to bring back into active use and also that there is level disabled access into the building from both levels of the car park i.e. disabled residents/visitors would not need to go up the ramp in order to get into the building. Having regard to the above the proposed gradient of 1:9 is considered acceptable.

31.
Cycle storage and lockers would be provided at basement level to the rear of the Moss Lane block. The LHA advise that the provision of 2 cycle parking stands should be made for the retail use and 5 secure lockers provided for the flats in order to meet the Greater Manchester Cycle Parking standards.

NOISE / RESIDENTIAL AMENITY


32.
The site is located close to sources of noise which may have an adverse effect on potential users of the building, including road traffic, railway noise and noise from pubs and clubs. A Noise and Vibration Report has been submitted and shows that several residential areas of the property fall within Noise Exposure Category C of PPG24.  The Council’s Pollution and Licensing Team advises that guidance in PPG 24 for such situations states that: ‘Planning permission should not normally be granted. Where it is considered that permission should be given, for example because there are no alternative quieter sites available, conditions should be imposed to ensure a commensurate level of protection against noise.’ Therefore significant works will be required on the building to ensure that suitable internal noise levels can be met.  There is also the issue of ensuring that any commercial units within the building do not create a noise nuisance to residents. Much of this work to the upper floors will be controlled by the future application for listed building consent but it is recommended that the three conditions recommended by the Pollution and Licensing Team are attached to any approval (see conditions 14, 15 and 16 below). This would include a requirement for a scheme of sound insulation, acoustic glazing and mechanical ventilation to be submitted and approved.


IMPACT ON BATS


33.
The Bat Survey Report submitted with the application states that both buildings provide limited bat roost potential but the emergence survey found that the site does not support roosting bats and that the environment around the buildings is not used by bats for foraging or transit. It concludes that re-development of the buildings can continue without risk of harm to bats. No other ecological surveys or assessments were considered necessary. The Greater Manchester Ecology Unit has been consulted on the application and raises no objections on nature conservation grounds.

DEVELOPER CONTRIBUTIONS


34.
The SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ applies to this development in respect of the 24 residential units to be provided.  No play space or sports facilities are to be provided within the proposed development, therefore a contribution to off-site provision will be required to comply with the SPG. Based on the rates set out in the SPG a contribution of £38,948.60 would be required, with £26,410.16 toward open space provision and £12,538.44 toward outdoor sports facilities.


35.
In accordance with the provisions of the SPG ‘Developer Contributions Towards Red Rose Forest’ the development would be expected to provide 30 trees on site (24 resulting from the proposed apartments and 6 for the retail extension). There is only very limited scope for tree planting within the site and therefore the developer would need to make a contribution towards tree planting in the area. Off-site planting would be £310 per tree which generates a maximum contribution of £9,300.


36.
In accordance with the provisions of SPD1: Developer Contributions to Highway and Public Transport Schemes, a contribution toward the provision or improvement of highway and public transport schemes is required. The location is a within the ‘Most Accessible’ category of locations for the purpose of the SPD and the level of contribution would be based on 24 apartments and a gross increase in retail floorspace of 310m2. This equates to a total contribution of £18,128, with £4,636 towards local highway improvements and £13,493 towards public transport improvements.  


AFFORDABLE HOUSING


37.
Proposal H8 of the Revised Trafford UDP states that the Council will seek to negotiate for the inclusion of affordable housing on all housing development sites where the site is 1 hectare or more in size or has the potential for development of 25 or more dwellings. As the site is less than 1 hectare and the proposed number of dwellings is less than 25, there is no requirement for affordable housing to be provided within the scheme.

CONCLUSION


38.
The existing building has for a number of years been predominantly vacant and in a deteriorating condition and is clearly in need of improvement. Given its listed status and its significance to Altrincham, the proposed refurbishment and new uses for the building are welcomed.  The proposed retail use on the ground floor and residential use on the upper floors is fully compliant with national and local planning policy and is considered acceptable in principle. The extent of alteration to the basement and ground floor of the listed building, and the removal of a section of the rear wall, is regrettable but is accepted as being necessary to facilitate the refurbishment of this important building. The proposed extension, in terms of its design and materials, would be a contrast to the listed building and there is concern whether or not it is entirely appropriate to the special character of the building and to the setting of the conservation area. Nevertheless, on balance it is considered to be acceptable. The extension is an essential component of a scheme which would secure the refurbishment and re-use of this important and prominent listed building within the town centre.

RECOMMENDATION

MINDED TO GRANT, subject to:


A: That the application will propose a satisfactory development of the site upon completion of an appropriate legal agreement and that such legal agreement be entered into to secure a total financial contribution of up to £66,377.60 to be spent as follows: -


(i) A financial contribution to play space or sports facilities of £38,948.60, of which £26,410.16 would be toward open space provision and £12,538.44 toward outdoor sports facilities, in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’


(ii) A financial contribution to transport provision of £18,129 of which £4,636 would be for highways network provision and £13,493 for public transport provision in accordance with the Council’s SPD ‘Developer Contributions to Highway and Public Transport Schemes’;


(iii) A financial contribution to tree planting of a maximum of £9,300 subject to a deduction for any tree planting undertaken within the development site, in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’.


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

1. Standard 3 year time limit


2. List of approved plans


3. Notwithstanding the details submitted, no development shall take place until samples of the materials to be used in the construction of the external surfaces of the building (including rainwater goods and fenestration) hereby permitted have been submitted to and approved in writing by the Local Planning Authority. Samples of the proposed materials and the type of joint and colour of the mortar to be used shall be made available on site in the form of 1 metre square constructed panels. Development shall be carried out in complete accordance with the approved details.


4. No permission is granted for any external or internal works on the first, second and third floors of the building or any alterations to the existing shop fronts. Such proposed alterations shall be the subject of a separate application for listed building consent (and planning permission if necessary) prior to the commencement of any part of the development hereby permitted.


5. No development, including demolition, shall take place until a programme for the demolition and excavation has been submitted to and agreed in writing by the Local Planning Authority. This programme shall include the steps required to be taken during the process of the work to secure the safety and stability of that part of the building that is to be retained. Details submitted shall also include drawings to a scale of 1:10 which clearly indicate those areas of demolition hereby approved both internally and externally relating to the listed building.

6. No demolition shall commence until a scheme of archaeological and/or building recording work consistent with the proposed demolition has been submitted to and agreed in writing by the Local Planning Authority and the agreed scheme has been implemented in full.

7. Prior to the commencement of development, full details of all extractor vents, soil pipes, heater flues and meter boxes shall be submitted to and agreed in writing by the Local Planning Authority prior to installation.


8. Notwithstanding the submitted plans, details of the design and position of the rainwater pipes and also the vehicular entrance to the retail extension shall be submitted to and agreed in writing by the local planning authority prior. Development shall be carried out in complete accordance with the approved details.


9. Landscaping scheme, including proposed boundary treatments, existing and proposed levels and full details of hard surface treatments and soft landscaping.


10. No external lighting shall be provided within the development other than in accordance with details of design, position and levels of illumination that have been submitted to and received the prior written approval of the Local Planning Authority.  

11. The land within the application site not occupied by buildings shall not be used for the storage of goods, equipment, waste or packing materials or other commercial refuse.

12. The development shall not commence until details of bin stores, which shall include accommodation for separate recycling receptacles for paper, glass, cans, plastics and green waste in addition to other household and commercial waste, have been submitted and approved in writing by the Local Planning Authority. The approved bin stores shall be completed prior to the first occupation of the development and shall be retained thereafter.

13. No external roller/shutter security shutters shall be installed to doors or windows or other openings within the development other than in accordance with details that have been submitted to and received the prior written approval of the Local Planning Authority.

14. No development shall take place until a scheme of sound insulation, acoustic glazing and mechanical ventilation has been submitted to and approved in writing by the Local Planning Authority. The scheme shall follow the recommendations included within the AEC Noise and Vibration Assessment for Stamford House dated 2 September 2010. The scheme shall provide detailed calculations which demonstrate that the noise levels derived from BS8233 and detailed in table 2 of the mentioned report shall be achieved.

15. Prior to the first occupation of the residential units hereby permitted, a scheme of sound insulation, acoustic glazing and mechanical ventilation shall be implemented in accordance with details that have previously been submitted to and approved in writing by the Local Planning Authority. Confirmation of the installation shall be provided to the local authority for review. The development shall be implemented in accordance with the approved scheme unless agreed otherwise in writing by the Local Planning Authority. 


16. Any plant items serving the proposed development (including the commercial units) shall be suitably attenuated so that it is 5dB below the existing background (L90) noise level at the nearest residential property.


17. In accordance with PPS25 surface water should not be allowed to discharge to foul/combined sewer. This prevents foul flooding and pollution of the environment. This site must be drained on a separate system, with only foul drainage connected into the foul sewer. Surface water should discharge to the existing watercourse, as stated in the planning application.
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		WARD: Altrincham

		75289/LB/2010

		DEPARTURE: No





		LISTED BUILDING CONSENT FOR REFURBISHMENT OF EXISTING GROUND FLOOR RETAIL UNITS AND ERECTION OF SINGLE STOREY REAR EXTENSION to provide additional retail floorspace following demolition of single storey building to rear.






		Stamford House, Stamford New Road, Altrincham






		APPLICANT: Petros Developments Company Limited






		AGENT:  Dickinson Dees LLP





		RECOMMENDATION: GRANT










SITE


Stamford House (originally Station Buildings) is a large four storey commercial building within Altrincham Town Centre at the junction of Stamford New Road and Moss Lane. It is a prominent and landmark building with the town due to its scale, prominent location, and ornate design. The ground floor currently provides 12 retail units, most of which are currently vacant, whilst the three upper floors previously provided office accommodation but are currently vacant. The building is Grade II listed and within the Stamford New Road Conservation Area. 


The building has an L-shaped footprint, with frontages to Stamford New Road and Moss Lane. This forms a courtyard to the rear which currently provides car parking for the building. Within the courtyard and parallel with the northern boundary of the site there is a two storey building which was a later addition to the site known as Atlanta Chambers. Atlanta Chambers and the internal courtyard are outside of the Conservation Area. Vehicular access into the site is via an archway within the Moss Lane elevation. The site is generally level, although there is a slight fall from west to east. 

Stamford House was designed by the renowned Manchester architect, Charles Heathcote and built in 1904-5 and originally provided 84 individual offices. It is an Edwardian baroque style, built in a red stock brick in Flemish bond, with buff faience dressings and a green slate mansard style roof. The building displays exuberant, architectural features and it contributes significantly to the surrounding Stamford New Road Conservation Area. A number of listed buildings are present in the vicinity of Stamford House, including the grade II listed clock tower and together they form a cohesive group at the edge of the conservation area against the twentieth backdrop of Altrincham Interchange. Notably the building is richly decorated on all elevations in particular the upper floors which due to the topography and height of the building can be viewed prominently in the vicinity.

The surrounding area is commercial in character, comprising predominantly retail uses on the opposite sides of Stamford New Road and Moss Lane and offices on Stamford New Road further to the north. Altrincham Transport Interchange is to the immediate north of the site whilst to the east of the site is the railway line, beyond which is the temporary Altrincham Ice Rink. Directly behind the site there is a pedestrian footpath linking Moss Lane to the Interchange.


PROPOSAL

Listed Building Consent is sought for a comprehensive refurbishment and conversion of Stamford House, comprising change of use of the first, second and third floors to 24 apartments; refurbishment of the existing ground floor retail units; demolition of the existing single storey building at the rear (Atlanta Chambers) and erection of a single storey extension to provide additional retail floorspace; and construction of a car park at basement level below the retail extension. An application for planning permission has been submitted alongside this application and appears elsewhere on this agenda (Application No. 75288/FULL/2010). 

The scheme includes the following elements:


Retail

There are currently 12 retail units on the ground floor. The application proposes 10 retail units; comprising retention of 9 of the existing units and the creation of one larger unit of 451m2 amalgamated from 3 existing units (nos. 1, 3 and 5 Stamford New Road) with a single storey extension to the rear. 


The main part of the proposed extension would be 15.7m wide and 20m long with a flat roof to a height of approximately 5.2m from ground level. The extension also includes a link section between Stamford House and the main part of the extension which would be recessed at the sides, taking the overall projection from Stamford House to 24.5m along its longest edge. Materials of construction are indicated as anodised aluminium panels as the principal material (in a bronze colour) which would be applied horizontally, below which would be a glazed brick plinth in a colour to compliment the existing faience on the building. The link section would be constructed in curtain walling with opaque spandrel panels (in a ‘silk grey’ colour). The elevations to the exposed parts of the basement would be glazed brick and polished stainless steel mesh panels/screens providing ventilation to the basement car parking.  The extension would have a flat roof with parapet wall.


The extension would require removal of a section of wall to the rear elevation of the Stamford New Road block at ground floor and basement level, within which are 6 no. existing windows at ground floor level 3 no. windows at basement level. The existing faiance/terracotta frieze to this elevation between the ground floor and first floor would not be disturbed.


On the ground floor the works include removal of internal walls to create one retail unit from three at the north end of the Stamford New Road block. The existing basement would be retained as ancillary retail accommodation with the removal of some internal walls and toilets to the rear parts of the building. A new ‘residential core’ within the existing stairwell and lift areas is to be provided to the rear of each block to provide access into the building from the courtyard.

Residential

The proposed conversion of the upper floors would provide 24 apartments, divided over the first, second and third floors (8 apartments per floor). It has been indicated that there would be 21 x 2 bedroom units and 3 x 1 bedroom units. 

The internal works required for the conversion of the upper floors to apartments do not form part of this application. These works will be the subject of a further application for listed building consent to be submitted at a later date. Therefore in respect of the residential element, this application seeks to establish the principle of providing 24 apartments rather then permission for the precise layout and specific alterations.


Amended plans have been submitted since the original submission which amend the principal material for the proposed extension from zinc standing seam cladding to anodised aluminium panels. In addition the plinth detail to the base of the extension has been amended from a polished render finish to a coloured glazed brick. Internally the proposed ground floor layout has been amended to include retention of the existing masonry piers (previously these were to be removed and new steel columns erected). At the rear of the Moss Lane block the existing external staircase from basement to the courtyard is to be retained (previously this was proposed to be removed and replaced with new staircase).


REVISED TRAFFORD UDP


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


PROPOSALS MAP NOTATION 


Conservation Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV24 – Buildings of Special Architectural or Historic Interest


ENV25 – New Uses for Listed Buildings


D1 – All New Development


D3 – Residential Development


RELEVANT PLANNING HISTORY


There have been various previous applications for change of use of ground floor units, shop fronts, security shutters, alterations, etc, however none are considered relevant to this application.


APPLICANT’S SUBMISSION 


The application is accompanied by the following detailed supporting statements:


Planning Statement (including PPS5 Assessment) and Design and Access Statement

The principle aim of the application is to rejuvenate a vacant listed building by bringing it back into active use and ensuring the long term future and maintenance of the building. In turn this will assist the regeneration of this part of Altrincham Town Centre. The critical aims of the project are to provide: 


1. A contemporary development which enhances the historical nature of the existing building; 


2. Demolish the poor quality Atlanta Chambers building; 


3. Provision of high quality retail accommodation, including retail extension to enhance the accommodation and designed to minimise visual disturbance on the internal courtyard elevations; 


4. Improve the character and atmosphere of the courtyard area.


The development will bring the building back into full active use and restore the building’s architectural features. The aim is to restore the exterior to its former architectural high standard. 


Atlanta Chambers detracts from the setting of the listed building and will be replaced in order to extend the retail space on offer. 

Additional car parking will be constructed below the retail extension to provide space for safe vehicle manoeuvring, access and services and parking for the apartments.

Some of the courtyard will be retained for access to the car park and for bin and cycle storage. It will also incorporate an area of hard and soft landscaping and new boundary treatments will be provided.

The internal works for the conversion of the upper floors will be the subject of a separate listed building consent application at a later date in order to leave control over these details with the Council and give both parties more flexibility. 


PPS5 refers to managed change sometimes being necessary if heritage assets are to be maintained for the long term - the change of use of the upper floors to residential use will allow for refurbishment to take place to the outside of the building and secure its long term future. PPS5 also states that wherever possible, heritage assets should be put to an appropriate and viable use that is consistent with their conservation. Continuing the former office use is unviable, and the building has been unused due to the lack of interest. Therefore in order to undertake repairs and regeneration it is necessary to change the upper floors to residential. PPS5 recognises the need for re-use and diversification of some heritage assets.


The proposed new residential use and the proposed alterations comply with the relevant policies of the UDP.


The retail extension has been designed as a modern and contemporary box, which seeks to complement Stamford House, rather than being a pastiche of the existing building. The simplicity of the box’s form is intended to minimise the interruption to the view of the Stamford House’s courtyard elevations (from the Interchange). This contrast will be a positive enhancement to both the existing building as well as the surrounding area. The demolition and replacement of Atlanta Chambers with the modern extension will improve the outlook from the transport interchange.


Amendments have been made to the scheme to minimise, reduce or eliminate the effect on the historic fabric of the building, whilst at the same time creating a balance with the commercial viability and flexibility of the scheme.


Statement of Community Involvement


Public consultation in the form of an event held on two days in March 2010 was carried out to provide an opportunity for local people and businesses to view the proposals and comment prior to submission. Invitation letters were sent out to neighbours, including local businesses, GMPTE and local Councillors and public notices were placed outside the building and a press release published. 154 people attended the event and 67 written comments were received.


The comments and response from attendees was overwhelmingly positive and include the following: positive response to bring back into active use a dilapidated listed building; pleased to see refurbishment not demolition; scheme will help preserve the history of Altrincham; good design/good to see contemporary extension; glad to see demolition of Atlanta Chambers; residential on the upper floors might bring more life to the town centre.

A few concerns were also raised and constructive suggestions made, including the following: the residential parking numbers are too low; no parking for retail units; access for service vehicles; use high quality materials; unsure about contemporary design; features of Stamford House could be incorporated into the design.

Where possible and appropriate with regard to material planning considerations, the feedback has been incorporated into this application, including changes to the proposed external materials.


CONSULTATIONS


The Victorian Society – In summary are concerned about the lack of information regarding the proposed internal alterations and are concerned over the proposed removal of original partitions. Comments in full are as follows:


Interior alterations - We are still concerned about the lack of information regarding the alterations to the interior of Stamford House.  The applicant proposes to remove partitions on the basement and ground floors but has not provided any information on the history or quality of these interiors.  No section drawings have been provided. Since the initial consultation the local Civic Society has provided us with photographs showing the interiors of the shops.  Some of these have what appears to be original decorative cornicing.  Our previous comments relating to this aspect of the scheme therefore still stand and are repeated below: 

The complete removal of original partitions is likely to be damaging to the listed building.  The original floor plan and fabric will be lost.  According to the PPS5 Practice Guide “the plan form of a building is frequently one of its most important characteristics and internal partitions, staircases … and other features are likely to form part of its significance. Indeed they may be its most significant feature” (para 182).  In addition, the Guide states that “the fabric will always be an important part of the asset’s significance. Retention of as much historic fabric as possible is therefore a fundamental part of any good alteration or conversion” (para 179).  The complete removal of the walls has not been justified.  It may be that the spaces can be joined together by making smaller openings between the retail units; this will preserve the floor plan and any original decorative plaster work whilst giving greater flexibility to the retailers.

Extension - The design of the extension has been improved since we last commented.  The horizontal cladding responds better to the existing building than the diagonal cladding.  We regret the loss of so much fabric from the back wall of Stamford House to provide access to the new retail unit but appreciate the practical need for this size of opening.   


Residential conversion - Without complete plans and supporting information we cannot offer any detailed comments on this aspect of the scheme.  We would expect to be consulted on any application relating to the conversion of the upper floors but would be happy to be involved in pre application discussions.  Having seen photographs of the upper floors showing the original and complete timber and glazed office screens, we are concerned to see that the indicative plans of the upper floors show the loss of these partitions and hope that more detailed plans will allow for these to be retained.


In summary, it is difficult to make a full assessment of the proposals based on the information provided.  Your Council should make sure that it has adequate information to be able to assess the application.  Changes to the building should follow conservation best practice by retaining as much of the original fabric and floor plans as possible, in accordance with the PPS5 Practice Guide.


REPRESENTATIONS


Altrincham and Bowdon Civic Society – Comments on the amended plans:

The Civic Society would like to see an extension in conventional materials with a slate roof and front facing gables (reference the station) over a brick build. Tall narrow windows with coloured brick arches (reference clock) in groups of three and four (reference Station Buildings (Stamford House). Maybe with some decorative pillars (Station Buildings). This would then sit unobtrusively within other eye catching architecture.


The proposal for a featureless aluminium box will be totally unacceptable to Altrincham and Bowdon Civic Society.

The intention to remove the opportunity of small business offices and workrooms goes against policy for Altrincham and Trafford.


The planning application purports to be a full application but lacks the necessary detail of what is likely on the upper floors. There is no indication regarding whether internal historical features will be retained.


Request that the committee reject the application for the following reasons:-


· The application is incomplete. 

· The consultation has been incomplete. 

· The proposed extension is not relevant to the location. 

· The rear loading area for businesses has been given over to residential parking only.


· Business loading for the large retail unit (1-5 Stamford New Road including the aluminium shed extension) has not been provided.


Altrincham & Bowdon Civic Society would be pleased to lead a proper consultation for a future application should the applicant find this is refused by the Planning Committee.


The following additional points were made in response to the originally submitted plans:


Pleased that the main building will, in its entirety, be refurbished to a standard befitting its Grade II listed status and position in our town. 


Concern over the lack of consultation on the extension and the design and consider a little thought now will mean a great difference for the end result.

Concern over the change of use from commercial to residential as Trafford is particularly short on nursery and sole trader office /work spaces. The building is currently configured to fill this gap and there is some support for mixed use where the top could be residential, centre commercial and shops on the ground floor. There could be a conservation issue as well. 

The proposal to erect a shed type construction building with metal roof and wall cladding is totally unacceptable to everyone on the committee, although it was considered that the new colouring is better than the grey first offered. Brick could be considered as a material to match the vernacular architecture with some imaginative and simple referencing to the clock, station and the building itself – without being a pastiche or poor copy. The strongly geometric diagonal lines and sharp edges and corners of the proposal fight against and distract from the strong horizontal and vertical rhythms and curved elevations of Station Buildings. This new build must be much more sensitively connected to the old building if connection is necessary at all. The currently proposed connection is cumbersome and insensitive.

A welcoming and useful active frontage or public realm on the north elevation of the site would be preferred, rather than a dominant blank elevation of the proposed new building (and/or current brick wall and large hoarding).


There are no loading / unloading facilities provided for the large unit at 1, 3 and 5 Stamford New Road. Large articulated vehicles stopping to deliver here will jam up all movement in the town centre and from the bus station. The other service facility for goods in and out in the rear courtyard is also lost as the proposal has all the rear spaces allocated for the residential portion of the building.


Appreciate that the Council Officers and Councillors may wish to recommend approval of the proposal as it exists, rather than lose the present opportunity. There has been a 22 year wait for the owner to agree refurbishment and do not wish to see any significant delay, but believe that some further work now, particularly in regard to the extension, will prevent disappointment and a missed opportunity for a high quality solution.


One other letter of objection received summarised as follows:


This will set a very dangerous precedent in the future for the type of building style and materials of not only listed buildings, but any other less important heritage assets in Trafford.


PPS5 can be used to justify refusal, as the guidance refers to the expectation that materials should respect not only the asset itself, but also the distinct character of the surroundings, its just the detail that doesn't need to be copied. A metal box amidst all the brick buildings has no historic, character or visual reference whatsoever. This is more than an extension, which will not really be seen - it is bang slap next to the most significant elevation and in front of the special rear elevation. The only way to create a harmonious whole is to use brick, even if the design is modern. If the metal box was next to B & Q - that would be harmonious.


 


The proposed design is not even contemporary - those type of slabs of metal cladding have been around for 10 years now and are already out-of-date. 


  

OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT


1.
Stamford House is an imposing and attractive landmark building at the gateway to the town, being adjacent to the Interchange, on a corner site and taller than most nearby buildings. Despite its significance the building is largely vacant, with only two of the 12 ground floor units currently occupied and the offices on the upper floors have been vacant for approximately 15 years. The building is also in a deteriorating state: it has not been adequately maintained and is suffering extensive water ingress on the upper storeys, this has been exacerbated by internal rainwater pipes. There is also vegetation evident on the roof. The fact that most of the retail units are vacant also means that the roller shutters are down during the day which creates an impression of decline at this important location in the town centre. Internally, much of the historic fabric remains including significant glazed screens dividing offices on the upper floors and glazed bricks in the basement.  The building is presently on the Council's internal Buildings at Risk register due to its deteriorating condition and given the significance of the building, a scheme for its refurbishment to bring it back into fully active use is welcomed, not only for the benefit of the conservation of the building but also as a key asset of the town centre.

Proposed Residential Use


2.
One of the key objectives set out in PPS1: Delivering Sustainable Development and PPS3: Housing is the priority on re-using previously developed land within urban areas and residential use is encouraged in locations with a good range of community facilities and with good access to jobs, key services and infrastructure. Proposal H2 of the UDP states the Council will permit the re-use of previously developed land and vacant buildings within the urban area for housing, particularly in locations that are well related to local community services and facilities and accessible by public transport. In providing for new housing PPS3 also refers to the re-use of vacant and derelict sites or industrial and commercial sites for providing housing as part of mixed-use town centre development (paragraph 38). Residential use is also consistent with guidance in PPS4: Planning for Sustainable Economic Growth which refers to encouraging residential or office development above ground floor retail, leisure or other facilities within centres (Policy EC3.1.f). Having regard to the above the proposed conversion of the upper floors to residential use is acceptable in principle, subject to the alterations being appropriate to the special character and interest of this building.  

Retention of Retail Use


3.
The retention of retail use on the ground floor is fully compliant with guidance within PPS4: Planning for Sustainable Economic Growth which seeks to promote the vitality and viability of town centres and the relevant policies of the UDP which refer to the expansion and improvement of Altrincham as a shopping centre of sub-regional importance (Proposals S1 and S5). The proposals would maintain and involve investment in the established retail presence within this key part of the town centre and once brought back into use would have a positive impact on Altrincham town centre as a shopping destination.

Consideration of Office Use


4.
Whilst the building is suitable for office use (having been originally built and fitted out for this purpose), there is no overriding reason as to why it must be retained for offices in preference to residential use. It is understood that there is limited demand for office space at the present time in Altrincham and there is currently a high vacancy rate in the town centre. In this climate it is unlikely the owner or any developer would invest in the works necessary to refurbish the upper floors to a suitable standard for office use given the uncertainty in being able to lease or sell. 

PROPOSED ALTERATIONS AND EXTENSION


Relevant Policy


5. 
Stamford House is Grade II listed and within the Stamford New Road Conservation Area (though Atlanta Chambers and the land to the rear of the building are outside the boundary of the conservation area) and therefore guidance within PPS5: Planning for the Historic Environment is relevant to the application. In considering the impact of proposals, PPS5 requires local planning authorities to take into account the particular significance of the heritage asset and take into account the desirability of new development making a positive contribution to the character and distinctiveness of the historic environment. The consideration of design should include scale, height, massing, alignment, materials and use. PPS4: Planning for Sustainable Economic Growth also refers to the historic, archaeological and architectural heritage of centres to be conserved and, where appropriate, enhanced to provide a sense of place and a focus for the community and for civic activity.


6. 
Proposals ENV24 and ENV25 of the Revised Trafford Unitary Development Plan set out various criteria for development affecting buildings of special architectural or historic interest. In summary Proposal ENV24 states that the Council will seek to preserve buildings of architectural or historical interest by ensuring that all proposals for the alteration or extension of listed buildings are in keeping with the character and special interest of the building and having special regard to the preservation of the setting of listed buildings. It also states that new uses in listed buildings will be encouraged where existing uses are no longer appropriate or viable. Proposal ENV25 refers to new uses for listed buildings and states that favourable consideration will generally be given to new uses which meet the following criteria: - 


a) They respect the architectural and historic character and setting of the  building; 


b) They do not destroy or obscure any significant architectural or historic features. Details and original openings should be retained; 


c) They are compatible with surrounding land uses and are not detrimental to the environment and quality of the surrounding area; 


d) They do not conflict with other Policies and Proposals in the Plan. 


Proposal S6 (i) of the UDP is also relevant in that it makes reference to Stamford House (as Station Buildings) and states that the Council will ‘promote a town square on Stamford New Road, retaining the Clock Tower as a key feature and enhancing the Stamford Buildings and the Railway Station building’. 


7.
With regards to Conservation Areas, Proposal ENV21 states the Council will pay particular attention to the desirability of preserving or enhancing the character or appearance of the area and will judge the effect of proposals by taking particular account of those special qualities identified in the pre-designation assessments. All developments will be expected to preserve or enhance the character or appearance of the area. Proposal ENV23 sets out criteria for development proposals in Conservation Areas and of relevance to this proposal requires development to be compatible with the character and setting of the Area and relate to street and building patterns in terms of its architectural design, siting, scale, proportions, emphasis, form, height and materials.

8.
Proposal D1 also sets out a wide range of considerations that the Council will take into account to ensure that all new developments are of a high standard of design and layout. Of relevance to this application it requires new development to be compatible with the character of the surrounding area and not to adversely affect the street scene. 

Demolition of Atlanta Chambers


9.
The proposals include the demolition of Atlanta Chambers which is a two storey brick building with pitched, corrugated metal roof, to the east of Stamford House.  The building is currently vacant and in a deteriorating condition. The demolition plan also includes the associated brick boundary wall which partially runs along the eastern boundary of the site. The building does not appear on the 1910 O.S map, however records show the building was granted permission for a change of use from office and warehouse to retail showroom in 1978. Having regard to the style and condition of the brickwork it is likely to have been erected in the interwar period prior to 1st July 1948 and is therefore listed by the virtue it is located within the curtilage of Stamford House.  It is also noted that a similar brick to that of Atlanta Chambers has been used to construct the low boundary wall.   Nevertheless, after assessment it is considered there is no significant architectural or historic interest to the building or the remaining section of boundary wall and they are not contemporary in age or style to that of Stamford House. The demolition of this building is therefore considered acceptable in principle.


Proposed Alterations to Stamford House


Basement


10.
Internally the proposed basement plan indicates the partial removal of the corridor wall, associated doorways, WC stalls, two staircases and one within the Stamford New Road block. It is regrettable that any historic fabric has to be removed within the listed building. The building internally is little altered and the cellular floor plan at basement level reflects that of the shop units above. The basement level included corresponding storage areas for the shops decorated with glazed bricks and interesting joinery details (doors, architraves) which remain intact. The corresponding plan shows that the central corridor is to be relocated to provide separate access to the residential and retail areas. Whilst it is unfortunate that aspects of the corridor are proposed to be removed some supporting columns and nibs of the wall are shown to be left in situ. The two staircases proposed to be removed are modern additions and from assessing the circular alterations to the floorboards of the retail units above, it is likely that spiral staircases would have originated. The details regarding the removal of historic fabric, the installation of M&E equipment and the new doorway are limited. A condition is therefore recommended to specify a methodology statement and more detailed drawings. With regard to the Moss Lane block, the removal of two sets of WC stalls and a small section of corridor wall which does not look to be part of the original corridor plan. 


Ground floor


11.
The proposed ground floor refurbishment of Stamford House includes removal of existing internal walls between nos. 1, 3 and 5 Stamford New Road in order to create one larger unit. Amended plans have been submitted since the original submission to include retention of the four supporting columns within this part of the building, indicating the former position of the two internal walls and ensuring an element of the historical layout is retained (previously these were to be removed and new steel columns erected). It would be preferable if further nibs of these two walls, which indicate the original subdivision of the shops, were left intact. 


12.
To form the opening to the proposed rear extension, a significant amount of internal and external historic fabric is proposed to be removed. This includes the junction of the two internal walls with the rear elevation of the listed building and the associated area of external Flemish bond brickwork measuring 10.8m across and an area of 49.9 sq. m. Whilst this does not include the decorative buff faience string course, it does include the removal of six original windows and openings. The removal of such an extent of the original building is a concern and the applicant has been requested to consider reducing the width of this opening to one bay rather than three bays. In response the applicant has stated that the larger retail unit will be the driver for the scheme and the removal of 3 bays of the back wall is essential to ensure that maximum retail flexibility is provided such that the units can be let as one large unit or 2/3 smaller units. Stamford House is notably plainer in architectural detailing at ground floor level, however this is still a significant intervention and the loss of this historic fabric is considered unfortunate but in the context of the building it is not substantial and can be seen as being necessary to ensure the scheme as a whole comes forward and the re-use and long term future of the building is safeguarded.


13.
It is not clear from the proposed floor plans and elevations how the proposed extension will be supported under the decorative string course between ground and first floor or where the existing two downpipes will discharge to. The proposed basement plan shows the existing external wall to remain, however there is no cross section/elevation showing how the extension will bridge the existing void which forms the access to the basement and how that the remaining external wall will be supported. In the event of permission being granted a condition would be necessary to require these details.

14.
The submission states that the original high level cornices and ceiling vaults (currently concealed by suspended ceilings) are to be retained and any new structural beams provided below this level, though it is not clear from the supporting information if such historic fabric would be left exposed nor are there any details about what the surface finishes will be. In the event of permission being granted a condition is necessary to require these details.

Upper Floors


15.
No alterations to the upper floors that would be necessary for the conversion to residential use are proposed in this application. It is acknowledged that the application lacks detail in this respect, despite such works being important as there may be implications for window repair/replacement and the potential removal of internal partitions on these floors. This matter has been raised with the applicant and agent who have stated that the intention is to submit an application for listed building consent at a later date for the internal alterations, “giving both parties more flexibility while leaving control with the local planning authority”. It is recognised that this approach gives the applicant flexibility and certainty in progressing the scheme and would therefore assist in bringing the refurbishment and re-use of the building forward. Although an application affecting a listed building would normally be expected to provide these details, it is considered that in the circumstances of this particular case i.e. an important building that has been predominantly vacant for many years, the absence of details at this stage should not prevent determination of the application. The internal and external alterations would still require listed building consent in their own right (and planning permission in the case of external works); therefore approval at this stage would not undermine the proper consideration of these other works at a later date.


Shop Fronts


16.
No alterations are proposed to the existing shop fronts and these are to be retained as existing. Any future proposals regarding these are required to be the subject of an additional listed building application.  Although the existing units at nos. 1, 3 and 5 Stamford New Road are to be amalgamated into one large unit, the three individual shop fronts would be retained. Any new advertisements to the frontages would require a separate application for advertisement consent.


Other works


17.
An external bin area 2.6m x 8m x 2.9m high and of timber construction is proposed to the rear of the Moss Lane block (not attached to the building). Given its size relative to the building behind and its lightweight appearance it is considered it would not detract from the setting of the building.


Proposed Extension


18.
The proposed retail extension would be located in the same position as Atlanta Chambers to the rear of nos. 1, 3 and 5 Stamford New Road and parallel with the Interchange boundary. It would have a larger footprint than Atlanta Chambers, with maximum external dimensions of 15.7m width x 24.5m long (inclusive of the link section). Its height would be 5.2m adjacent to Stamford House and 7m at the eastern end of the building adjacent to the ramped access (both measured from within the courtyard). The extension is contemporary in appearance, essentially taking the form of a rectangular box with a flat roof and finished in modern, contrasting materials to Stamford House.


19.
In terms of its design and the choice of materials, the proposed extension would be strikingly different to Stamford House. Objections have been received regarding the contemporary approach to the design of the building and the Altrincham and Bowdon Civic Society and the Victorian Society have questioned this approach and raised concern over the regular footprint of the extension in conjunction with a lack of elevational treatment and the modern cladding system (anodised aluminium/ spandrel panels). It has been suggested by the Civic Society that a more traditional form of extension, perhaps of brick construction with a pitched roof, may be more appropriate for this important building and location. In response the architects have stated that the design seeks to complement Stamford House, rather than attempt to copy its architectural style and to be a pastiche of the existing building. They state that the simplicity of the box’s form is intended to minimise the interruption to the view of the Stamford House’s courtyard elevations (from the Interchange). It is acknowledged that there may be difficulties associated with a more traditional design with pitched roof and traditional materials, in that there is a danger for this to become a pastiche of Stamford House and detract from the building. There is concern that a traditional brick building would result in an insignificant addition to Stamford House and that an extension which results in a pastiche of Edwardian Baroque would not be an honest approach in conservation terms. It has also been indicated that there would be issues with a pitched roof as the span is too wide for a pitched roof at a traditional pitch, therefore the extension may need to be reduced significantly in size. In the opinion of officers there may be arguments to be made for either a traditional or contemporary approach to an extension of this building, subject to the quality of the design and materials, however this is not for consideration in this application - ultimately the proposal before the Council must be considered on its own merits, not in comparison to any possible alternative scheme.

20.
It is acknowledged that in some respects the proposed extension would have greater impact on the listed building than the existing building to be demolished, as it has a larger footprint, and involves a greater degree of intervention by virtue of being physically attached to the listed building.  Given the greater width and depth of the proposed extension it would also restrict the courtyard further. It is also noted that the link will block views of the grade II listed clock tower from the curtilage of Stamford House. Nevertheless it would still be subservient in nature to Stamford House given its single storey appearance relative to the main building. The height of the extension would be level with the faiance to the rear elevation of the Moss Lane block (though this feature would not be disturbed as the link section between the extension and Stamford House would be lower than the main part of the extension) and it is important to note that this would be lower than the existing Atlanta Chambers building. Measured form the courtyard the extension would be approximately 5.2m high compared to 6.5m to the ridge of the existing, which will reveal more of the rear elevation of both blocks of Stamford House from the Interchange. The rear elevations of the building are detailed and attractive, and exposing more of this is a clear benefit resulting from the scheme.  

21. 
The principal material for the extension is proposed as anodised aluminium, constructed in a horizontal ‘panels’. This would be a bronze colour in four different shades and in etched and polished finishes to create some variation. It was originally proposed to use a zinc standing seam cladding system in a diagonal pattern, however it was considered this would detract from the vertical form of Stamford House. The submission indicates that 'the panelling pattern will complement both the horizontal nature of the masonry and faience detailing, whilst the vertical joints will give a strong vertical emphasis to the facades echoing the pilasters and window details'. This would go some way to echo the articulation of Stamford House whilst the rich colour of the anodised aluminium would sit well with the red brick and buff terracotta. The different shades and finishes to the panels would also result in subtle variations as the natural light changes during the day which avoids a monotone appearance often associated with modern cladding.  There is, however concern how the modern material will weather alongside the listed building and if an appropriate patina will be achieved. The link section would be constructed in an opaque glass curtain walling system (spandrel panels) and there is concern whether this is appropriate, as buildings elsewhere have shown that do not stand the test of time. The base of the proposed extension would be a glazed brick plinth in a colour to complement the existing faience on the building.

22.
By being single storey in appearance relative to the listed building and a contrast by virtue of its materials, ‘box’ shape and flat roof and the absence of ornate detailing, the proposed extension would not compete with the listed building or otherwise disturb its integrity. Instead there would be a clear division between original and new, rather than an attempt to replicate the detailed ornate Edwardian Baroque architecture of the listed building.


23.
It is noted that English Heritage's 'Principles' document states that retaining the authenticity of a place is not always achieved by retaining as much of the existing fabric as is technically possible. It points out that when deliberate changes are made the alteration should in some way be discernable, which is the case here. Policy HE7.2 of PPS 5 states 'in considering the impact of a proposal on any heritage asset, local planning authorities should take into account the particular nature of the significance of the heritage asset and the value that it holds for this and future generations. This understanding should be used by the local planning authority to avoid or minimise conflict between the heritage asset’s conservation and any aspect of the proposals'. The significance of Stamford House is not only shown through its exuberant architecture but also through its massing, location and prominence in the street scene. There is some argument therefore in stating that the proposed extension would enable a significant heritage asset, currently at risk, to be brought back into use. 


24.
Policy 7.5 of PPS 5 states 'Local planning authorities should take into account the desirability of new development making a positive contribution to the character and local distinctiveness of the historic environment. The consideration of design should include scale, height, massing, alignment, materials and use'. In assessment under this policy there is some concern whether or not the extension is entirely appropriate to the special character of the building and to the setting of the conservation area.  Ultimately it is considered that, having regard to the desirability of securing the refurbishment and re-use of the listed building and with the applicant’s assertion that the extension is an essential component in making this happen, it is considered the proposed extension is acceptable in terms of PPS5 and UDP Policies ENV24 and ENV25.

CONCLUSION


25.
The existing building has for a number of years been predominantly vacant and in a deteriorating condition and is clearly in need of improvement. Given its listed status and its significance to Altrincham, the proposed refurbishment and new uses for the building are welcomed.  The proposed retail use on the ground floor and residential use on the upper floors is fully compliant with national and local planning policy and is considered acceptable in principle. The extent of alteration to the basement and ground floor of the listed building, and the removal of a section of the rear wall, is regrettable but is accepted as being necessary to facilitate the refurbishment of this important building. The proposed extension, in terms of its design and materials, would be a contrast to the listed building and there is concern whether or not it is entirely appropriate to the special character of the building and to the setting of the conservation area. Nevertheless, on balance it is considered to be acceptable. The extension is an essential component of a scheme which would secure the refurbishment and re-use of this important and prominent listed building within the town centre.

RECOMMENDATION

GRANT subject to the following conditions:


1. Standard 3 year time limit


2. List of approved plans


3. Notwithstanding the details submitted, no development shall take place until samples of the materials to be used in the construction of the external surfaces of the building (including rainwater goods and fenestration) hereby permitted have been submitted to and approved in writing by the Local Planning Authority. Samples of the proposed materials and the type of joint and colour of the mortar to be used shall be made available on site in the form of 1 metre square constructed panels. Development shall be carried out in complete accordance with the approved details.


4. No permission is granted for any external or internal works on the first, second and third floors of the building or any alterations to the existing shop fronts. Such proposed alterations shall be the subject of a separate application for listed building consent (and planning permission if necessary) prior to the commencement of any part of the development hereby permitted.


5. No development, including demolition, shall take place until a programme for the demolition and excavation has been submitted to and agreed in writing by the Local Planning Authority. This programme shall include the steps required to be taken during the process of the work to secure the safety and stability of that part of the building that is to be retained. Details submitted shall also include drawings to a scale of 1:10 which clearly indicate those areas of demolition hereby approved both internally and externally relating to the listed building.

6. No demolition shall commence until a scheme of archaeological and/or building recording work consistent with the proposed demolition has been submitted to and agreed in writing by the Local Planning Authority and the agreed scheme has been implemented in full.

7. No development shall take place until a detailed schedule of works, including drawings to a scale of 1:10, relating to the refurbishment of the retail units and basement accommodation has been submitted to and agreed in writing by the Local Planning Authority. The schedule shall include the retention of all existing historic decorative plasterwork and internal joinery (skirting’s, doors, architraves, floorboards, dado and picture rails) to be carefully repaired in accordance with the schedule of works. Development shall be carried out in complete accordance with the approved details.

8. Prior to the commencement of development, full details of all extractor vents, soil pipes, heater flues and meter boxes shall be submitted to and agreed in writing by the Local Planning Authority prior to installation.


9. Notwithstanding the submitted plans, details of the design and position of the rainwater pipes and also the vehicular entrance to the retail extension shall be submitted to and agreed in writing by the local planning authority prior. Development shall be carried out in complete accordance with the approved details.


10. Landscaping scheme, including proposed boundary treatments, existing and proposed levels and full details of hard surface treatments and soft landscaping.


11. No external lighting shall be provided within the development other than in accordance with details of design, position and levels of illumination that have been submitted to and received the prior written approval of the Local Planning Authority.  

12. The land within the application site not occupied by buildings shall not be used for the storage of goods, equipment, waste or packing materials or other commercial refuse.

13. The development shall not commence until details of bin stores, which shall include accommodation for separate recycling receptacles for paper, glass, cans, plastics and green waste in addition to other household and commercial waste, have been submitted and approved in writing by the Local Planning Authority. The approved bin stores shall be completed prior to the first occupation of the development and shall be retained thereafter.

14. No external roller/shutter security shutters shall be installed to doors or windows or other openings within the development other than in accordance with details that have been submitted to and received the prior written approval of the Local Planning Authority.
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SITE


The proposal site is located on the north side of Clay Lane Timperley and covers an area of approximately 4.5 hectares of land.  The site was previously under the ownership of British Airways and used as a sports and social club which included a single storey building used as a social club and also a squash court and changing rooms.  The site includes a football pitch between the clubhouse and Clay Lane and has a bowling green and tennis court to the north-east side of the club house and a cricket pitch to the north side of the clubhouse.  The clubhouse, which was closed by British Airways in May 2006, was in a state of disrepair and had suffered from extensive vandalism has since been demolished. A small outbuilding remains on site. The bowling green, cricket pitch and tennis court are not currently used with only the football pitch currently in use by a number of local junior football teams.  An area of car parking is situated around the clubhouse for approximately 95-100 cars.  


To the northern boundary of the site are residential properties on Fairfield Road and Ridgeway Road which are mainly fenced with a mix of trees and hedging along the boundary with the application site.  To the east side of the site is Bowdon Rugby Club which has a clubhouse pavilion building situated immediately adjacent to the boundary with the proposal site and in line with the former clubhouse.  To the south side of the site is the main entrance into the site with a hedgerow and trees along the Clay Lane boundary with mainly agriculture land and small holdings to the south and west side of the site.  No. 39 Clay Lane is located to the west of the site.


The site is allocated within the Trafford Unitary Development Plan as being located within Green Belt and within an area of Protected Open Space. 


Planning permission H/67383 for a similar replacement facility was granted in April 2009. 


PROPOSAL


The proposal includes the construction of a three storey 3,341sqm modern sports and recreation club located in the general area of the former clubhouse which had a footprint of 1053sqm.  The ground floor facilities will include changing rooms, plant room, a swimming pool with smaller children’s pool, restaurant, cafe, hair and beauty room, office and reception area. The first floor facilities will include a gymnasium and studio rooms. The second floor will have a smaller footprint and the facilities will include changing rooms, a spa with steam and sauna rooms, a lounge and treatment rooms.   The structure will have a curved roof with a maximum height of 10m and an eaves height of approximately 7.5m. The external materials include limestone clad panels, areas of glazing, with a grey plastisol coated steel profile sheet roof.


Attached to the building at ground floor level, but not linked internally will be a building which will accommodate changing facilities for users of the sports pitches. A smaller outdoor pool is also proposed linked to the building.

Amended plans were submitted at the request of officers who were concerned about the type and location of the sports pitches and also to relocate and reduce the number and prominence of the parking spaces proposed.  A further amended plan was submitted detailing additional changes by the applicants in response to the comments made by Bowdon Rugby Club. The amendments include the provision of a large pitch on the Clay Lane frontage with related adjustments to the position of the building and to the parking layout.


Four sports pitches are proposed. The 2 largest will be national standard football pitches (101mx64m) and two will be junior football pitches (68.25mx42m). Three outdoor tennis courts are proposed to the rear of the building. 


The former bowling green will be converted to an area of car parking.  Car parking will also be provided either side of the access road into the site. In total 134 spaces will be provided.  Disabled parking (8 spaces) and secure bike stands for cycles will be located to the front of the new building.  


The existing access from Clay Lane is to be closed with a new access created which will also be shared with Bowdon Rugby Club.  The new access will be located approximately 15m to the east side of the existing access. A water attenuation pond is proposed on each side of the proposed access. 


It is estimated that the maximum membership will be 3500-4000.  Staff levels are likely to include 50 staff who will be employed on a shift based system with the proposed hours of operation of 0630 – 2400 seven days a week.


REVISED TRAFFORD UDP


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


PROPOSALS MAP NOTATION

Green Belt


Protected Open Space


PRINCIPAL RELEVANT  REVISED UDP POLICIES PROPOSALS


D1 – All New Development


C4 – Green Belt


C5 – Development in the Green Belt


OSR2 – Major Leisure Developments


OSR4 – Standards for outdoor Sports Facilities Provision.


OSR5 – Protection of Open Space


RELEVANT PLANNING HISTORY


H/67383 - Demolition of existing building and detached store.  Erection of two storey building (health and fitness club) which includes a swimming pool and gym.  Creation of additional car parking and cycle storage area and associated landscaping.  Closure of existing access and formation of new access to be shared with adjoining rugby club. Granted 20 April 2009.


CONSULTATIONS


Strategic Planning and Developments TBC:- Comments are included in the Observations section of the report.


Public Protection TBC: Following comments provided:-


There are no objections to the above application providing the following conditions are attached to the planning permission:


· It is recommended that any proposed externally mounted equipment (air conditioning units etc.) and or the plant room shall be acoustically treated in accordance with a scheme designed so as to achieve a noise level of 10 dB below the existing background (LA 90) in each octave band at the nearest noise sensitive location.  The existing background should be taken at the quietest time that the equipment would be operating.


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


· Use of the external sports pitches is restricted to the hours of 0900 hours to 2000 hours on Monday to Sunday (as per previous permission)


· As the proposal is for a 3 storey building it is recommended that all external lighting provided in the scheme (attached to the premises, car park and so on) should be erected and directed so as to avoid nuisance to residential accommodation in close proximity. Guidance can be obtained from the Institute of Lighting Engineers which relates to these matters (Guidance Notes for the Reduction of Light Pollution). 


Regarding land contamination the Renewal and Environmental Protection Section has provided the following comments:-


The application site is situated on brownfield land and this section recommends that a contaminated land condition, reason and note be attached should planning permission be granted.


Comments on the amended plans will be reported in the Additional Information Report.


Principal Commissioner for Culture & Sport TBC:- No objections.

LHA :- Comments on original plans:


It is my understanding that the proposals are for the erection of a three storey health and fitness club including a swimming pool and gym.  To meet the Councils car parking standards the provision of 134 car parking spaces should be provided, the proposals include 160 car parking spaces.  The plan provided is 1:500 and is difficult to scale off, therefore the parking spaces provided will need to be 2.4m width x 4.8m length and with 6m aisle widths.


To meet the Greater Manchester cycle parking standards the provision of 14 cycle parking spaces should be made, the proposals are for 21 cycle parking spaces, which is acceptable however, they are proposed to be located in an area that isn’t well overlooked and therefore the LHA requests these are relocated to a location in close proximity to the entrance to the building.

(Cycle parking has now been repositioned to the front of the building in the amended plan.) 

The proposals are for a 3342 sq m leisure use, which is only marginally larger than the previous application that was approved for this site, the increase in the size of the building would generate a maximum of approximately 4 two-way trips in either the am or pm peak and it is felt that this is very marginal.

 

The proposals also look to amend the access to the site, the access arrangements seem acceptable.  However, I would also request that the applicant’s attention is drawn to the need to gain further approval from Trafford Councils Streetworks Section for the construction, removal or amendment of a pavement crossing under the provision of section 184 of the Highways Act 1980.

 

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


A travel plan is required to be submitted as part of the proposal, a travel plan has been submitted but in its current form is not acceptable.  The travel plan will need to be conditioned for ten years duration, the targets need to be more constructive such as a 10% reduction in single occupancy car journeys.  The only target set out is that less than 70% staff will drive to work, this does not encourage visitors to the site to travel sustainably and does not encourage action when and if that target is met.  In addition, the measures included in the travel plan do not go far enough, further incentives are required in order for the travel plan to be acceptable.

 

If the above could be amended there are no objections on highways grounds to the proposals.


Comments on amended plans will be included in the Additional Information Report. 


Sustainability and Green Spaces TBC:- No comments received at time of report preparation (any comments received will be included in the Additional Information Report)


Built Environment TBC (Highways):- No comments.


Built Environment TBC (Drainage):- requests informatives be attached to any planning approval.


Built Environment TBC (Street lighting):- No comments.


Built Environment TBC (Public Rights of Way):- No comments.


Greater Manchester Police:- Make the following comments:-


No objection but is conscious that the site is in isolated and will require a secure boundary and measures to reduce threat of robbery. Suggest that should LPA be minded to, grant a condition requiring the developer to formulate, have approved by the LPA/Design for security, execute and maintain a security plan for the site. Suggests that plan would include inter alia details of : boundary fencing /gates, windows and glazing, external doors, roller shutters, external lighting, landscaping, CCTV and alarms, on site cash storage,, secure locker/changing facilities.


GMP would be happy to work with the applicant to develop a security plan.


Comments on amended plans will be included in the Additional Information Report. 


 United Utilities:- No objection providing:-


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


- A public sewer clips the edge of the site and UU will not permit building over it. An access strip 6m wide, 3m either side, is required in accordance with "Sewers for Adoption"


- Deep rooted shrubs and trees should not be planted in the vicinity of the public sewer and overflow systems.


- A water supply can be made available. Water pressure is around 20m head and should be taken into account when designing internal plumbing.


- A separate metered supply to each unit will be required at the applicant’s expense and all internal, pipework must comply with current water supply regulations 1999- If permission is granted the applicant should contact UU. 


Comments on amended plans will be included in the Additional Information Report.


Environment Agency:- Acknowledges receipt of the Flood Risk Assessment and states that the development will only be acceptable if the following planning condition is imposed:


Development shall not begin until a surface water drainage scheme for the site, based on sustainable drainage principles and an assessment of the hydrological and hydrogeological context of the development, has been submitted to and approved in writing by the local planning authority. The surface water runoff rate shall be limited to 5 l/s/ha unless existing connection can be proven. The scheme shall subsequently be implemented in accordance with the approved details before the development is completed. 
 
The scheme shall also include:
( details of exceedence event up to a 1 in 100 year including climate change allowance 

( details of how the scheme shall be maintained and managed after completion.


Comments on amended plans will be included in the Additional Information Report.

 
Electricity Northwest:-The development is adjacent to / include our electricity distribution equipment therefore it is essential that the applicants check that they are within their own land ownership and that Electricity North West maintenance and /access rights are maintained.


The applicants’ attention is drawn to several documents relating to safety and procedural matters.


Comments on amended plans will be included in the Additional Information Report.

GMPTE:- Site is not well located in terms of access to public transport. Nearest bus stops are located on Thorley Lane, more than 400m from the site, beyond reasonable walking distance. 160 parking spaces proposed so visitors are likely to be car borne which is disappointing. Welcome Travel Plan and the intention to appoint a Travel Plan  Co-ordinator whose role will include the promotion of bus, cycling and walking.


Comments on amended plans will be included in the Additional Information Report.


Sport England:- Objected to original plans and requested further information. Had no objection to first set of amended plans subject to 3 conditions.


Following comments made on second set of amended plans:


In terms of the changes to the previous scheme, the amended plan proposes the following: -


Retention of the existing league standard football pitch in its existing location towards the southern boundary of the site adjacent to Clay Lane (still measuring 101m in length by 64m in width and including perimeter fencing and dug outs). 


Relocation of external changing block – this would now be attached to the western elevation of the main health and fitness building. 


In terms of the changes and Sport England’s previous lack of an objection to the scheme, they do not fundamentally alter our assessment of the overall scheme and as such I do not wish to re-visit our response in respect of the principle of the development.


In terms of the conditions that Sport England recommended previously, given that the league standard football pitch will in effect remain in its current position I do not now consider that Condition 1 relating to a replacement pitch is necessary. Condition 2 is still relevant from Sport England’s point of view however in terms of Condition 3 and the Community Use scheme, I note your comments that the proposed health and fitness centre will be a private club for members only. Given the planning history associated with this particular site (i.e. the existence of an extant planning approval for the health club), I would have no objection to the references to indoor sports facilities being omitted from Condition 3 i.e. so it refers to outdoor sports facilities only.  


(The 2 conditions proposed by Sport England are conditions 15 and 16 in the recommendation section at the end of this report.)


Sport England has received an e-mail from the adjacent rugby club, raising a query about the use of the retained area of playing field to the rear of the new health and fitness centre. 


Just to confirm from Sport England’s point of view, the area of land that is being retained and potentially improved by way of drainage works would be capable of accommodating both football and rugby use, and the final layout of the pitches should be subject to discussions between the operators of the site and the relevant user groups, including the football and rugby clubs. This is something which could be looked at in more detail as part of any community use agreement relating to the use of the outdoor sports facilities.


REPRESENTATIONS:


Comments received on original plans (any comments received on the amended plans will be summarised in the Additional Information Report).

4 letters of objection have been received from local residents, main points:-


Large scale private leisure club which could and should be in an urban area. Contrary to regeneration policies of Trafford Council.


Contrary to government guidance and local plan policies for protection of the green belt and maintaining the openness and quiet enjoyment of the countryside. No exceptional circumstances.


Out of scale and bears scant resemblance to original use of the site. Significant increase in floorspace. Replaces single storey building with a 21/2 storey one. Is new development in the green belt not redevelopment.


Questions how this can be approved when domestic extensions refused on Green Belt grounds.


No need evidenced.


· Traffic congestion and road safety. Clay Lane already overstretched carrying 24 hour traffic to Manchester Airport and Wythenshawe Hospital. Residents on Clay Lane between Wellfield Lane and Thorley Lane have major concerns over the volume and speed of traffic, poor and narrow footways with low kerb upstands and inadequate carriageway drainage. A petition has been submitted previously to G Williamson.

Pedestrian and cycle movements are extremely hazardous on Clay Lane and surrounding roads.


· Noise pollution. Anticipate retrospective planning for floodlights to increase night disturbance. Typically 5a-side pitches are often booked untill10pm.

· Should locate in an industrial estate/business park.

 Bowdon Rugby Club Make following points on original plans:-


Scheme will complement their own newly built facilities and will help reduce our   perceived and actual remoteness which should help with security.


Strongly support joint access. Needs to connect with Clay Lane at the apex of the bend in the road to maximise lines of sight. Also important that it can accommodate coaches entering our grounds.


We will require new signage at the joint access which will need to be agreed with the applicant.


Plans indicate that we will be left without gates to our new entrance which would be a security risk.


Note the reduction in the number of full size grass pitches from 3 to 2. It is very important for the Rugby Club to retain its current usage of one of these pitches. This need will grow for the next 4 years or so as teams move through the age groups.


Proposed development includes construction of what we understand to be 2 five-a-side all weather pitches. This would conflict with our proposed similar facility which would be for hire for 5a-side soccer. The construction of a rival facility so close to our own would jeopardise its commercial viability.


It may make more sense for the separate changing facilities to be incorporated into our plans to expand our own facilities.


Note the proposed drainage attenuation ponds. Suggest collaborative effort to deal with drainage of the site.


Comments on amended plans will be included in the Additional Information Report. 


 Altrincham Football Club Juniors (who currently use the playing pitches for their junior section) advise with respect to the original plans ;- 


The lodged plans would see the removal of the front pitch to be replaced by carparking and this pitch relocated to the back. This area overlaps another pitch which means there would just be one football pitch. The proposed arrangement results in an awkward and impractical arrangement, and which would be in proximity to residences. Our initial understanding was that the front pitch be retained together with the rear pitch as was approved previously. ATC Juniors will be running some 25 teams this season and had hoped we could reach an agreement with FX Leisure to not only retain the existing pitches but perhaps expand and have the "luxury" of changing facilities at the very least. Site is ripe for development and applicants should be applauded for that as we have seen vandalism and security issues. Ask that consideration be given to our representations specifically regarding the S106 agreement obligations.  


Comments on amended plans will be included in the Additional Information Report.


APPLICANT'S SUBMISSION


The following documents were submitted with the application:


Planning, Design and Access Statement


Flood Risk Assessment


Tree Survey 


Transport Statement


Travel Plan


Bat survey


(landscaping plan submitted but superseded by revised site 


layout plan)


Statement

Planning permission for a previous scheme on the site (Ref: H/67383) to demolish the existing building and detached store and erect a two storey building (Health and Fitness Club) including a swimming pool and gymnasium, car parking, cycle storage, landscaping and the closure of and formation of a new shared access was approved on 20 April 2009.


The proposed site is a viable and suitable location for the proposed development, having been used for many decades for the promotion of sports and leisure purposes. As recognised in the earlier application, the redevelopment of the site would secure a number of Government objectives relating to health and fitness, social inclusion and sustainability. A change in the nature of the demand for leisure/sports facilities has resulted in the development incorporating indoor sports and leisure facilities in addition to the improved outdoor playing facilities. The proposed development will support the primary use and purpose of the site, which is to maintain outdoor playing fields. On the basis that the building is in part ancillary to the primary use of the land and in part necessary to secure the future use and maintenance of that primary use, its location on the site was previously considered to represent very special circumstances. 


This current application is similar in form and content to the previous approval but however seeks to alter the details of the building together with a number of minor changes to the proposed site layout.


The proposed new building is of modern sustainable construction, appearance and design and includes limestone cladding panels and glazing to the walls under grey curved steel sheeting to the roof. The building measures approx 30m x 50m with a height of 10m to its highest point. 


The footprint of the building is similar to that previously approved, with the addition of the proposed changing facilities to the western elevation of the building. These, however are not accessed from within the main club building.


The proposed layout of the football pitches remains the same, but their location on site has altered slightly to enable three new outdoor tennis courts to be positioned to the rear of the new club building.


The number of parking spaces has increased slightly from 116 plus 6 disabled spaces to 125 plus 8 disabled spaces. 


As part of the proposals, a comprehensive landscaping scheme is incorporated to ensure the development respects its setting.


Sport England had raised an objection to the originally submitted scheme, however during negotiations and further revisions to the scheme, they have now responded stating that subject to the inclusion of appropriate conditions, they now wish to withdraw their objection.


The provision of full size and junior football pitches, swimming pool, gymnasium and fitness studios would meet a clear demand for such improved facilities in the locality. The provision of female changing and family friendly facilities will be of significant benefit to local teams in the area.


The proposed development will enable externally accessible changing facilities for users of the sports pitches. As they are to be part of the main building, their operation would be capable of better monitoring and would thus be less likely to suffer from vandalism.     


Given the proposed development is similar in form and nature to that previously approved; the principle of such a redevelopment on the site has clearly been previously established.

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT AND IMPACT ON THE GREEN BELT


 Policy Context


1. The application proposes the erection of a three storey health and fitness club to replace the single storey building demolished as part of a previous application. The proposal is located within Green Belt land as defined by the Revised Adopted UDP. Revised Adopted UDP Policy C1 and Proposal C4 are therefore applicable to the consideration of the proposal.


2. Work has begun on the production of the Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP – and that work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Pre-Submission version of the Plan due to be published in the very near future.


3. The Pre-Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such (given that it is anticipated that it will not be significantly amended before being submitted to the Government towards the end of 2010 for independent examination) can be considered to be a material consideration, alongside the June 2006 Revised Adopted UDP – specifically Policy R4: Green Belt and other protected open land where the Council stipulates that the Green Belt will continue to be protected from inappropriate development.

4. The primary purposes of the Green Belt are to:


i) Check the unrestricted sprawl of large built-up areas;


ii) Prevent neighbouring towns from merging into one another;


iii) Assist in safeguarding the countryside from encroachment;


iv) Preserve the setting and special character of historic towns


5. UDP Proposal C5 clearly states that “…there will be a general presumption against inappropriate development within the Green Belt” and that development there will not be allowed unless it is for agriculture/forestry – essential facilities for outdoor sport/outdoor recreation – cemeteries – other uses which preserve the openness of the Green Belt – the limited extension/alteration/replacement of existing dwellings – the re-use of buildings in accordance with Proposal C6 OR very special circumstances can be demonstrated.

6. The making of material changes of use of land are expressly stated by the policy to be inappropriate development unless they maintain openness and do not conflict with the purposes of including land in the Green Belt. Specific reference is made that proposals should not prejudice the purposes of the Green Belt by reason of their scale, siting, materials or design.


7. Under PPG2 the construction of new buildings inside a Green Belt is inappropriate unless it is for the following purposes:


· agriculture and forestry (unless permitted development rights have been withdrawn - see paragraph D2 of Annex D); 


· essential facilities for outdoor sport and outdoor recreation, for cemeteries, and for other uses of land which preserve the openness of the Green Belt and which do not conflict with the purposes of including land in it 


· limited extension, alteration or replacement of existing dwellings (subject to paragraph 3.6 below); 


· 3.6 - acceptance that the construction of essential facilities for outdoor sport and outdoor recreation are not inappropriate in Green Belts; any essential facilities should be genuinely required for uses of land which preserve the openness of Green Belt; examples include small changing rooms or unobtrusive spectator accommodation for outdoor sport, or small stables for outdoor sport and recreation [2; 3.4 and 3.5]; 


Assessment of Proposal

8. The proposed health and fitness club does not fall in any of the above categories of development and therefore is inappropriate development in the Green Belt. The applicant has provided information to establish the circumstances as to why the development should be approved. The submission states that the redevelopment of the existing clubhouse is essential in order to ensure the viability of the scheme and the key aspect of the scheme is that the health and fitness club should be ancillary to the main outdoor use for the site and that the membership would encourage use of the whole site not just the club. 


9. Whilst it is considered that the development of a facility of a significantly greater size than the existing provision (two and half stories in height in contrast to the single storey of existing building) and the development that already has the benefit of planning permission on the site (a two storey building) would detract from the openness of the Green Belt it is considered, on balance, that the proposed outdoor sports element of this current application would be beneficial to the local community and would offset the negative impact the scale of the proposed building would have on the Green Belt. 


It is essential that social inclusion through community use of buildings is encouraged in order to ensure that local residents and schools are able to make use of this kind of facility in their local area. The proposed development will offer the use of the pitches on the site to local community groups. The premises will include the provision of changing rooms to be used specifically to service the external pitches.  In order to control/tie down the proposed reasons which demonstrate ‘very special circumstances’ for this development in the Green Belt it is proposed to enter into a legal agreement (Section 106 agreement) between the applicant and the Council as part of any planning approval, details of which are included later in the report.

The design of the proposed building is considered to be acceptable for the purpose of a leisure development of this nature.  The design will include a curved roof structure with walls clad in limestone and glass to soften the elevational treatment. The dimensions of the building are the same as previously approved in planning permission H/67383. In addition Bowdon Rugby Club to the east side of the site boundary has a detached clubhouse building that was approved on the 19/03/2002 ref: H/52799 the clubhouse measures 8.2m in height at the highest point.  The design, of the new building is not considered to be out of keeping within the context of the site and surrounding uses.


10. It is concluded that the applicant has demonstrated very special circumstances in the form of providing and maintaining external pitches for use by local schools, clubs and community groups with associated changing rooms. 


PROTECTED OPEN SPACE


11. The application site is also designated as Protected Open Space in the Revised Trafford UDP and is subject the Proposal OSR5. This policy states that development of protected open space will not be permitted unless:-


1. It is for formal or informal recreational purposes;


2. replacement facilities of an equivalent or greater community benefit within the locality are provided;


3. The proposed development is ancillary or complements the principle use of the site;


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


It is considered that the proposed development meets these tests and, therefore, complies with this policy.


COMPARISON WITH EXTANT PERMISSION H/67383


12.  Extant planning permission H/67383 for ‘Demolition of existing building and detached store.  Erection of two storey building (health and fitness club) which includes a swimming pool and gym.  Creation of additional car parking and cycle storage area and associated landscaping.  Closure of existing access and formation of new access to be shared with adjoining rugby club’ is a material consideration in determining the current application as the 2 developments are very similar. In both of the applications the health and fitness club is required to provide and maintain the external sports pitches and changing facilities for use by the community. The layout of buildings, car parking and pitches are similar.


In the case of H/67383 the Planning Development Control Committee accepted that the applicant had demonstrated the very special circumstances necessary to justify the approval of planning permission for a health and fitness club within the Green Belt and the Secretary of State did not dispute that decision.  


The main differences between the current application and the extant permission are:


- The proposed health and fitness building has a different design, of different materials and contains an additional floor but is the same height, width and depth and on similar footprint to that approved. The overall floor area is 3,341sqm instead of 3,024sqm.  


- Both schemes have 4 grass pitches but the configuration varies. In the proposed layout, 2 of the pitches are 2-3m nearer the northern boundary to Fairfield Road than the approved plan but they would still be 9m from the boundaries of residential properties. The current application also includes 3 tennis outdoor courts.


- The access is now to be relocated nearer the existing access than previously approved and 134 parking spaces will be provided instead of 118 spaces.


13. IMPACT ON RESIDENTIAL AMENITY


The proposed building and use of the land for the purposes of a leisure and fitness centre with outdoor pitches is considered not to have any adverse impact on residential amenity.  The site has historically been in use for such purposes and although the proposal will involve an intensification of leisure use within the site it is not considered to raise any negative impact on nearby occupants of residential properties.  The nearest residential properties include 39 Clay Lane to the west side of the site (shares boundary with site) which is situated  over 100m from the proposed new car park area and approximately 50m from the proposed new building. In addition the properties on Fairfield Road to the north side of the site are located 110m from the new building.  Any approval will include the conditions recommended by the Public Protection service relating to hours of use to limit the use of external pitches from 0900 hrs – 2000hrs Monday to Sunday, restriction on noise levels from equipment and controls on external lighting.


TRAFFIC AND HIGHWAY ISSUES


Local residents have expressed concern about increased traffic and road safety issues, however the LHA has no objection to the proposal subject to appropriate conditions.


BATS


The bat survey concluded that the demolition of workshops and associated structures will not impact on the local bat population through loss of roost sites. The site has an important role by virtue of its meadow, grassland and hedgerows with mature trees which provide commuting routes and foraging sites. This should be taken into consideration when landscaping the site.


14. OTHER ISSUES


The representations from Bowdon Rugby Club and Altrincham Football Club Juniors have largely been resolved by the revised plans.  


Site drainage can be addressed by imposition of conditions. 


15.  DEVELOPER CONTRIBUTIONS


16. In accordance with the provisions of SPD1: Developer Contributions to Highway and Public Transport Schemes, a contribution toward the provision or improvement of highway and public transport schemes is required. The location is a within the ‘Least Accessible’ category of locations for the purpose of the SPD which equates to a total contribution of £108,590, of which £27,515 would be towards local highway improvements and £81,075 towards public transport improvements.  


17. In accordance with the provisions of the SPG ‘Developer Contributions Towards Red Rose Forest’ the development would be expected to provide 114 trees on site. There is scope for all of this tree planting requirement, or at least a significant proportion, to be provided on site. However, in the event that the full requirement is not met on site it would be appropriate to secure a financial contribution toward the remainder for tree planting off-site. The SPG sets out a requirement of £310 per tree which would generate a total contribution of £35,340, less £310 per tree that is provided on site.

REFERRAL TO SECRETARY OF STATE


The Town and Country Planning (Development Plans and Consultation)(Departures) Directions 1999, made under Article 17 of the GDPO 1995, requires that local authorities notify the Secretary of State of applications which they do not intend to refuse, which are departures from development plans and the development by reason of its scale or nature or location of the land, would significantly prejudice the implementation of the development plan policies and proposals.  Floor area of new build in Green Belt over 1000sqm requires referral to the Secretary of State.  It is therefore considered that the scale and nature of the proposed development requires notification to the Secretary of State.


RECOMMENDATION: MINDED TO GRANT subject to: 


A. The application be notified to the Secretary of State as a departure from the development plan. 


18. B. That should the Secretary of State decide not to intervene, 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:-


 maintenance of the outdoor pitches in a useable state


actively promotion of the use of outdoor pitches


a competitive hire fee regime for the outdoor pitches


maintenance of the changing rooms and ensuring their availability for teams/organisations using the outdoor pitches


off-peak use by schools 


off-peak community use of unused pitches 


discounted membership of indoor facilities to be available to users of outdoor pitches


use of refreshment areas by clubs/organisations using outdoor pitches.


i. A contribution to transport provision of £108,590, of which £27,515 would be for highways network provision and £81,075 for public transport provision in accordance with the Council’s SPD ‘Developer Contributions to Highway and Public Transport Schemes’;


ii. A contribution to tree planting of a maximum of £35,340 in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’.


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


1. Standard 3 year time limit.


2.  List of approved plans.


3.  Samples of the materials to be used in the development to be submitted


4. Tree Protection


5. Landscaping


6. No development shall take place until details of any proposed externally mounted equipment (air conditioning units etc.) and/or the plant room have been submitted to an approved in writing by the Local Planning Authority.  Such equipment shall be acoustically treated in accordance with a scheme designed so as to achieve a noise level of 10 dB below the existing background (LA90) in each octave band at the nearest noise sensitive location.  The existing background should be taken at the quietest time that the equipment would be operating.


7. Notwithstanding the submitted details, the hours of operation of the development hereby permitted shall be limited to the following hours:


  External Sports Pitches:


Monday - Sunday 0900 hours - 2000 hours


Building Complex:

Monday - Friday 0630hours - 2300hours


Saturday - Sunday 0800hours - 2100hours


8. Submission of a scheme of external lighting for approval.


9. Means of access and the areas for the movement, loading, unloading and parking of vehicles to be submitted and approved and retained thereafter.


10. Details of the new proposed access arrangements to be submitted to and approved in writing by the Local Planning Authority.  


11. Details of drainage of hard surfaced areas to be submitted and approved.


12. Details of provision and retention of cycle parking.

13. Travel Plan


14.  Development shall not begin until a surface water drainage scheme for the site, based on sustainable drainage principles and an assessment of the hydrological and hydrogeological context of the development, has been submitted to and approved in writing by the local planning authority. The surface water runoff rate shall be limited to 5 l/s/ha unless existing connection can be proven. The scheme shall subsequently be implemented in accordance with the approved details before the development is completed. 
 The scheme shall also include:
( details of exceedence event up to a 1 in 100 year including climate change allowance


( details of how the scheme shall be maintained and managed after completion.


15.  Prior to the first occupation of the health and fitness club a scheme for the improvement and maintenance of playing field drainage, based upon an assessment of the existing playing field quality and including an improvement and maintenance implementation programme together with a timescale for carrying out the works shall be submitted to and approved in writing by the Local Planning Authority after consultation with Sport England.  The playing fields shall thereafter be improved and maintained in accordance with the approved scheme.

16. Prior to the first occupation of the health and fitness club a Community Use Scheme for all outdoor sports facilities shall be submitted to and approved in writing by the Local Planning Authority. The Scheme shall include details of pricing policy, hours of use, access by non-members, management responsibilities and include a mechanism for review. The approved Scheme shall be implemented upon commencement of use of the development.

17. Contaminated land condition


AK
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SITE


The site comprises a two storey detached property located on the corner of Bow Green Road and Stanhope Road, Bowdon. The house itself is located toward the north western corner of the plot and has a driveway onto Bow Green Road. The front of the house faces no. 7 Bow Green Road to the north of the site. The remainder of the site currently forms the garden of the property and is predominantly grassed with a number of trees along the boundaries which effectively screen the property from Bow Green Road and Stanhope Road. The site area is approximately 0.3 ha. The site lies close to but outside the southern boundary of the Devisdale Conservation Area.

PROPOSAL


Outline planning permission is sought for the erection of three detached dwellings, following demolition of the existing dwelling. The application is made in outline with details of layout, scale and means of access submitted for approval. Details of appearance and landscaping are reserved for subsequent approval. 


The proposal is for three detached dwellings, two of which would front on to Stanhope Road on the southern part of the site, and the other fronting Bow Green Road on the northern side of the site. The ridge height of the dwellings has been indicated as 9.5m in the case of the dwellings on Stanhope Road and 10.55m for the dwelling on Bow Green Road.


The proposed means of access comprises the construction of three new accesses; two from Stanhope Road and one from Bow Green Road following closure of the existing access.

Amended plans have been submitted which reduce the width of each access to 5.5m (as recommended by the LHA) and further information including a topographical survey and the heights of surrounding dwellings has been provided. 


REVISED TRAFFORD UDP


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

PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting


H2 – Location and Phasing of New Housing Development


H4 – Housing Development


D1 – All New Development  


D2 – Vehicle Parking


D3 – Residential Development


RELEVANT PLANNING HISTORY


H/OUT/66402 – Demolition of existing dwelling and erection of two detached dwellings and two apartments (Outline application including details of layout, scale and means of access). Withdrawn Jan 2008

H/OUT/66403 - Demolition of existing dwelling and erection of three detached dwellings (Outline application including details of layout, scale and means of access). 

Withdrawn Jan 2008

APPLICANT’S SUBMISSION 


A proposed site plan and a site plan with surrounding context have been submitted to indicate the access, layout and scale of the proposed development. These plans confirm the siting and footprint of the proposed dwellings and also indicate the eaves and ridge heights.


A Design and Access Statement has been submitted with the application, summarised as follows:-

· The dwellings will comprise of essentially brickwork elevations and pitched roofs.


· The development is seen to compliment the existing architectural language of the 2 storey residential area.


· The proposed units are designed so that they work within the existing building lines around the site and the height and scale of the dwellings will not be greater than the ridge level of the surrounding dwellings.

· The proposed development is to a high standard, with the design elements being influenced by the existing buildings in the area. Design elements and materials will reflect the architectural style of the neighbouring properties.


· The scheme will make a positive contribution to the area.

· The dwellings will be designed to comply with Approved Document Part ‘M’ and Design for Access and Homes for Life guidelines.


· All three dwellings will have provision for car parking in the form of drives and garages.


· The dwellings will aim to achieve a Secured By Design Accreditation.


· The new dwelling will aim to achieve a minimum of Code Level 3 under the ‘Code For Sustainable Dwellings’.

A Bat survey has been carried out and its findings are summarised in the Observations section of this report.  


CONSULTATIONS


LHA – Originally advised that the width of each access should be 5.5m to comply with standards. Any further comments on the amended plans will be included in the Additional Information Report.


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


Built Environment (Highways) – No objection. Comments that the new vehicle crossing need to be agreed with the LHA and any redundant crossings re-instated.


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


Built Environment (Street Lighting) – No comment


Built Environment (Public Rights of Way) – No comment


Greater Manchester Ecology Unit – No objections to the application based on the bat survey report, provided the applicant has regard to the recommendations made in the survey report concerning precautions concerning bats to be taken during any demolition works.

As a condition of any permission that may be granted to the development, further details of new tree planting on the site should be submitted to the planning authority for approval. Once approved the tree planting scheme should be implemented in full. 

No vegetation clearance on the site required by the development should be undertaken on the site in the optimum period for bird nesting (March to July inclusive) unless nesting birds have been shown to be absent. 


REPRESENTATIONS


Neighbours – 6 letters of objection received summarised as follows:-

Impact on character of the area


· The form of development proposed is very similar to the previous application and is overdevelopment of the site out of keeping with the surrounding area. The properties are set within garden plots of insufficient site area and hardly any useable private amenity space. Properties of similar size as those being proposed sit in much larger areas of land more suited to their size and dominating effect.

· Whilst it is accepted the curtilage to the site is larger than some other properties in the area this does not justify an overdevelopment of the site as proposed. 

· The height impact will be substantial - the ridge height of plot 1 would be approximately 2m higher than the existing ridge level and substantially higher than properties on Bow Green Road and houses in the immediate vicinity. 


· All of the proposed plots would extend beyond the existing building lines on both Stanhope Road and Bow Green Road.

· Proposal is contrary to criteria set out in Proposals D1 and D3 of the UDP. 

Garden development


· The previous recommendation to refuse is strengthened by emerging national policy relating to the development of garden land and a spirit of localism and consultation with neighbours. To date there has been no consultation over this proposal. 

· Gardens have been removed from the definition of brownfield land within PPS3 in order to prevent cramming and overdevelopment; the proposal is a prime example of such overdevelopment and contrary to PPS3

· The proposal would create a precedent for further garden development on Bow Green Road to the detriment of its character and appearance. Each development puts more pressure on the local environment, infrastructure, services, schools, traffic, etc.

Impact on residential amenity


· The proposed development would be visually obtrusive and have an overbearing impact on neighbouring properties. The overall massing and positioning of the dwellings will increase overshadowing and obstruct natural daylight.


· Overlooking of what are now private and quiet garden areas. The increase in activity at the site and additional windows would overlook properties on Talbot Road

· Plot 1 would have an unacceptably overbearing visual impact from 7 Bow Green Road: its outlook will be of a dominant brick wall from the upstairs bedroom windows, the downstairs living room window and the main windows of the conservatory and a substantial part of the garden, and less than the Councils recommended distance of 15m.

· The properties within the development will dominate each other to the detriment of their individual amenity.  

· Lack of information regarding any proposal to mitigate the impact of the development by way of any landscaping.

· The proposal is contrary to criteria set out in Proposals D1 and D3 of the UDP.

· Additional comings and goings of vehicles and pedestrians.

Highways


· Increase in the number of vehicles at the Stanhope/Bow Green Road junction and parking on these roads would adversely affect highway safety for vehicles and pedestrians, including children walking to school and people waiting at the bus stop.

Impact on trees


· No tree survey submitted with the application. The plans indicate 2 trees on site but there are actually in excess of 10 trees. 

· In Feb 2007 the applicant removed significant numbers of mature trees and hedges to enable this development. The loss of further trees and hedges would further erode the character of the area and be to the detriment of the street scene and neighbouring occupiers. Proposal is contrary to criteria set out in Proposal ENV14.


· Trees on the grass verge, mature hedgerows and the boundary wall should not be destroyed.

Other issues

· The application lacks detail and supporting information considering that layout, scale and massing are to be considered.

· There is no indication that any careful consideration of national policy regarding design has been undertaken when formulating the proposed development. The Design and Access Statement does not refer to any national or local planning policies and is deficient having regard to Circular 01/2006 (Guidance on Changes to the Development Control System). 


Bowdon Conservation Group - comments as follows:-

· The property is adjacent to the Bowdon Conservation Area. It would be more appropriate to construct 2 new dwellings rather than 3 as this would be more in keeping with the plot sizes of the more established properties in the area. 


· The amount of hard standing required for 3 properties is also a major concern.


· Recommend that a tree survey is obtained to assess the impact on trees on this and adjacent land.

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.

The application proposes the development of new dwellings on an existing residential dwelling site and its surrounding garden area. The application site is not allocated for any specific use in the revised adopted UDP and in recently amended PPS3 terms, must be designated as a part brownfield and part greenfield development proposal – in an approximate 25% - 75% ratio.

2.

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

3.

The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP – and that work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Pre-Submission version of the Plan due to be published in the very near future.

4.

The Pre-Submission Trafford Core Strategy (specifically Policy L1) provides an up to date expression of the Council's strategic housing delivery policy and as such (given that it is anticipated that it will not be significantly amended before being submitted to the Government towards the end of 2010 for independent examination) can be considered to be a material consideration, alongside the June 2006 Revised Adopted UDP – specifically housing policies H2 and H4 and development control policies D1, D2 and D3 – and revised PPS3, when considering and determining this planning application.

5.

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

6.

The requirements set out in UDP Policy H4 are considered as follows: 


i) Is well located in relation to established areas of housing, jobs, local community services and facilities – The site is within an established residential area and jobs, local community services and facilities are available within the Altrincham and Bowdon area, particularly in Altrincham town centre which is only approximately 2km from the site. 


ii) Avoids the use of important areas of open space – The site is not designated as protected open space in the UDP. The fact that the property has a relatively large garden compared to other properties in the locality means the site currently retains an ‘open’ appearance; however it is considered the garden is not of such importance to the character of the area that it should prohibit development of this site.

iii) Is or can be made accessible by public transport and other non-car modes of travel – The site is considered to be within a sustainable location given its proximity to Altrincham Town Centre where comprehensive services and facilities are available. It is also reasonably well served by public transport; there are bus stops within walking distance of the site on Langham Road and Park Road providing regular services to and from Altrincham where further bus, rail and Metrolink services are available.  Furthermore, the site it is classified as being within an ‘accessible’ location in the Council’s SPD1 ‘Developer Contributions to Highway and Public Transport Schemes’.

iv) Respects and enhances the quality and character of the local built environment – The impact of the development on the area is considered below.


v) Does not prejudice the development or redevelopment of adjoining land – There are well established dwellings on all adjoining sites and there is no reason to assume that the proposed development would prejudice any future development or redevelopment.

7.

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

8.

In so far as any brownfield development target is concerned, no such target is set by the Revised Adopted UDP. Revised PPS3, however, sets a national annual target that at least 60% of new housing should be provided on previously developed land. The emerging LDF Core Strategy is proposing an indicative target that 80% of new housing should be provided on such land. Development monitoring data across the Borough for the period between 2006/2007 (when work began on the Core Strategy) and 2009/2010 indicates that the proportion of all new housing development built on brownfield land has achieved 76% of the total completed over that 4 year period. Over the longer 7 year period 2003/4 to 2009/10 the figure achieved has been 81%.

9.

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

10.

In light of the above there is no land use policy objection to residential development of the scale proposed in this location.  The redevelopment of a site within the urban area for housing is acceptable in principle and in accordance with PPS3 and the principles of sustainable development, subject to compliance with the Council’s policies relating to the impact of the development on the character of the area, neighbouring properties and highway safety.  

DEMOLITION OF EXISTING BUILDING


11.
The existing dwelling dates from the inter-war period (circa 1920’s). Whilst it is of some architectural merit it is considered to have a neutral rather than positive or negative impact on the character of the area. The building is not listed and is not within a Conservation Area and ultimately it is not considered to be of such architectural or historic interest that its demolition could reasonably be resisted. It is therefore considered demolition of the dwelling and the subsequent redevelopment of the plot is acceptable in principle, subject to the re-development being suitable in terms of its layout and scale and impact on the amenities of adjacent residential property. 

LAYOUT AND SCALE


12.
The application site is unusual in that for a single dwelling it is far larger when compared to surrounding dwellings (approx 0.3 ha) and therefore it is acknowledged that, in principle, it could potentially accommodate more than one dwelling. The proposal is for three detached dwellings, two of which would front on to Stanhope Road on the southern part of the site, and one fronting Bow Green Road on the northern side of the site.

13.
Until June 2010, guidance contained in PPS3 encouraged development at 30 to 50 dwellings per hectare to make the best use of previously developed land, however this indicative minimum density has now been deleted from the guidance. The density of the proposed development equates to approximately 10 dwellings per hectare which is considered acceptable in principle, having regard to the need to make the best use of previously developed land whilst not causing any detriment to the character of the area or the amenities enjoyed by existing dwellings.

14.
In the previously withdrawn applications the main issue was considered to be the density of the development, in terms of the extent of the site area covered by buildings and the distances retained between the proposed buildings. The current proposals have been amended by reducing the footprint of the dwellings which has allowed for an increase in the length of the rear gardens and a greater distance retained between the two dwellings fronting Stanhope Road. The density of development is about 10 dwellings per hectare (3 units on a site of approximately 2993 sq.m) and the building footprint to plot area ratio is Plot 1: 27.6%  (previously 28.8%); Plot 2: 21.8%  (previously 25.4%) and Plot 3: 24.6%   (previously 26.5%).


15.
By way of comparison, there are four relatively recent dwellings to the east of the site on the site of one former dwelling (no. 10 Talbot Road; approved in 1999 and 2000).  This site is approximately 4188 sq.m which equates to a density of about 9.6 dwellings per hectare. The individual dwellings as originally approved cover between approximately 20% and 23% of their respective plots.  To the west of the site at Bow Green (no. 24 Bow Green Road), outline permission has previously been granted for the erection of three dwellings and a recent application for full planning permission for three dwellings is currently under consideration (ref. 75823/FULL/2010). This site is approximately 3730 sq.m which equates to a density of about 8 dwellings per hectare and the individual dwellings approved in the outline application cover about 23.7%, 13% and 14.1% of their respective plots. Other dwellings in the immediate vicinity vary from a low of 7% plot coverage to a high of 23% with an average of approximately 15%. In comparison to these surroundings the density of the proposed development is similar and three dwellings on this site of the size of the size proposed would not be dissimilar to the relatively recent development on Stanhope Road/Talbot Road and the approval for no. 24 Bow Green Road.

16.
With regards to the distances retained between the proposed dwellings and to the site boundaries, these would be comparable to others in the vicinity. The dwelling at plot 2 fronting Stanhope Road would retain 9m to the Bow Green Road boundary and 4m to the boundary with plot 3. A total of 8m would be retained between the dwellings on plots 2 and 3 whilst that on plot 3 would retain 2m to the boundary with Chatsworth House. These distances compare favourably to those at Chatsworth House and Croft Manor which form the immediate site context on Stanhope Road. The proposed dwelling fronting Bow Green Road would retain a gap of 2m to the boundary with no. 7 and 5m to the boundary with plot 2 and there would be 16.5m between its side elevation and the rear of plot 2. 

17.
The proposed dwellings fronting Stanhope Road would have a central projecting section at the front which retains 8m to the front boundary, with the remainder of the front elevation 10m from the boundary.  This siting relative to Stanhope Road would be slightly further forward than Chatsworth House and Croft Manor although is considered acceptable, as the alignment is similar to the other dwellings on this section of the road. The dwelling on the Bow Green Road/Stanhope Road corner (plot 3) would retain 9m to the Bow Green Road boundary which is considered sufficient distance so as not to appear too close and overly dominant within the street scene. It is also considered that the siting of a dwelling on the corner of Stanhope Road and Bow Green Road (plot 2 on the plans) has a positive impact in that it encloses the corner in the same manner as other corner plots in the area.


18.
The dwelling fronting Bow Green Road would retain 10m to the front boundary which would be further forward than the side elevation of no. 7 Bow Green Road to the north of the site, although 1m further back than the side elevation of the dwelling proposed at plot 2. As there is no strongly defined building line on this section of Bow Green Road (due to the bend in the road to the north and the street scene interrupted by the junction with Stanhope Road to the south), the position of this dwelling relative to the road is considered acceptable. 

19.
It is acknowledged that the depth of the gardens to each dwelling would be below the average for the area, although equally there are examples of similar length gardens at Chatsworth House and Croft Manor and within the development proposed at 24 Bow Green Road. The gardens to all three dwellings exceed the minimum set out in the Council’s Guidelines for New Residential Development of at least 10.5m. 


20.
The proposed dwellings fronting Stanhope Road are indicated as being 5.6m high to eaves and 9.5m high to ridge whilst the proposed dwelling on Bow Green Road would be 5.6m to eaves and 10.6m to ridge. This compares to heights of between 6.5m and 6.75m to eaves and 9.45m to 9.8m to ridge of the four dwellings on the adjacent site on Stanhope Road and Talbot Road.  The nearest of these, Chatsworth House is 6.5m to eaves and 9.5m to the ridge. No. 24 Bow Green Road opposite the site is approximately 4.3m to eaves and 9.1m to ridge whilst the new dwelling at no. 9 Stanhope Road directly opposite the site is 5.5m high to eaves and 10.2m to ridge. No information is available or has been provided for no. 7 Bow Green Road.  Having regard to the above, the heights of the proposed dwellings would be comparable to other dwellings in the vicinity.


IMPACT ON RESIDENTIAL AMENITY


21.
The position of the dwelling fronting Bow Green Road on plot 1 and that fronting Stanhope Road on the east side of the site on plot 3 would inevitably mean a greater impact on dwellings adjoining the site when compared to the existing dwelling. No. 7 Bow Green Road to the north has its main rear windows and a conservatory facing the site and the dwelling facing Bow Green Road would be visible from these windows. This dwelling would retain approximately 11m to the conservatory and 18m to the rear windows. This would comply with the Council’s Guidelines for New Residential Development which recommends a minimum distance of 15m between a main elevation facing a two storey blank gable in order to avoid undue overshadowing. It is acknowledged that the proposed dwelling would be prominent from these windows, however it is considered that the gap retained between the two buildings would ensure the new dwelling would not appear visually obtrusive or result in overshadowing to an extent that would be unacceptable. It is also relevant to have regard to the fact that the existing dwelling on the site is opposite the rear elevation of 7 Bow Green Road. Whilst it is not as close to the boundary as the proposed dwelling, it does contain a number of main windows which afford views over its garden and toward its rear windows. In contrast the proposed dwelling would be closer but is unlikely to contain any main windows given that this wall would be a side elevation.


22.
With regard to the impact on Chatsworth House to the side, the proposed dwelling on this side of the site on plot 3 would retain 2m to the shared boundary. Chatsworth House has two windows facing the application site though these would be over 10m from the side elevation of plot 3 and appear to serve as secondary windows. The rear elevation of plot 3 would project some 2m beyond the rear wall of Chatsworth House, but this projection would be 2m away from the boundary and there is a further distance of approximately 8m on the side of Chatsworth House between the boundary and that dwelling.  This would ensure light to its rear facing windows, and outlook from these windows, would not be adversely affected.  The proposed dwelling at plot 3 is likely to result in some overshadowing and visual impact to the side and rear garden of Chatsworth House, however the relationship between the proposal and the adjoining garden would not be materially different to that which exists elsewhere along Stanhope Road. 


23.
The SPG for new residential development recommends that a minimum distance of 27 metres is retained between major facing windows across private gardens. The distance between the dwelling fronting Bow Green Road on plot 1 and Marlborough House on Talbot Road would be approximately 50m which comfortably complies with this guideline. The dwelling fronting Stanhope Road at plot 3 would retain over 40m to the rear elevation of 7 Bow Green Road and over 50m to Fairways on Bow Green Road. There are no other situations arising from the layout proposed where there would be major facing windows across private gardens.


24.
The Council’s Guidelines for new residential development recommend a minimum 10.5m to rear garden boundaries from main windows in order to ensure private rear garden areas are not closely overlooked. The rear garden of all the proposed dwellings complies with this guideline: plot 1 is between 16m and 26m long, plot 2 would be 11.5m long and plot 3 is 11.5m in part and increasing to 26m.  These distances ensure there would be no privacy issues arising from the rear windows of the proposed dwellings. 

TREES, BOUNDARY TREATMENT AND LANDSCAPING


25.
No trees of significance are shown to be removed as part of this application. Whilst a number of trees were removed prior to submission of the previous applications in 2007, this was done lawfully as the trees are not the subject of a Tree Preservation Order and not within a Conservation Area.


26.
Boundary treatment and landscaping of the site are details to be dealt with at reserved matters stage, although new tree planting has been indicated on the proposed site plan.  It is recommended that conditions requiring a Tree Protection Scheme and a Landscaping Scheme are attached to any planning permission.


VEHICLE ACCESS


27.
The site currently has vehicle access from Bow Green Road which is to closed up and separate vehicular access formed to each of the three dwellings i.e. one from Bow Green Road and two from Stanhope Road. The position of the accesses is considered acceptable in principle by the LHA. Concern had been raised over their width being excessive and it was requested they are reduced to 5.5m which is the Council’s standard for a double width driveway. The plans have since been amended to comply with this standard.

CAR PARKING


28.
The number and layout of parking spaces within the development is not shown on the submitted plans, although the application form states that six spaces would be provided in total (2 spaces per dwelling). This level of provision is in accordance with the Council’s parking standards and there is sufficient space within each plot to accommodate this number of spaces.

IMPACT ON BATS


29.
A bat investigation was carried out in August 2010 and concludes that although the loft is suitable for loft dwelling bats, no evidence was found that would suggest recent or historic use and access for bats into the loft appears not to exist. The gap at the roof verge offers an opportunity for crevice dwelling bats but over the nocturnal survey bat emergence did not take place and the presence of droppings was not definitive. Based on the results of the inspection and assessment the development would not result in the loss of bat roost potential for loft dwelling bats. It is recommended that, as a precautionary measure, a licensed bat person is present to supervise the removal of the roof tiles above the verge where the gap exists.

30.
The Greater Manchester Ecology Unit has been consulted on the survey and comments that it has been prepared by a suitably qualified consultant and there is no reason to disagree with the findings of the surveys – that is, that the proposed development is unlikely to have any significant impact on bats. The applicant should be advised to have regard to the recommendations made in the survey report concerning precautions concerning bats to be taken during any demolition works. With regards to the impact on trees, comments that as a condition of any permission further details of new tree planting on the site should be submitted for approval and the tree planting scheme should be implemented in full. Also comments that no vegetation clearance on the site required by the development should be undertaken on the site in the optimum period for bird nesting (March to July inclusive) unless nesting birds have been shown to be absent. 


DEVELOPER CONTRIBUTIONS


31.
The SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ applies to all new residential developments resulting in an overall increase in the number of residential units on any site. No play space or sports facilities are to be provided within the proposed development; therefore a contribution to off-site provision will be required to comply with the SPG. Based on the rates set out in the SPG, and taking into account that the net increase is two dwellings, a contribution of £5,730.37 would be required, with £3,885.63 toward open space provision and £1,844.74 toward outdoor sports facilities.


32.
In accordance with the provisions of the SPG ‘Developer Contributions Towards Red Rose Forest’ a development with a net increase of two dwellings would be expected to provide 6 trees on site. There is scope for additional tree planting on site and it is considered preferable that this level of tree planting is provided on site as part of the landscaping to be agreed at reserved matters stage.  In the event that this number of trees weren’t provided on site, a financial contribution toward tree planting off-site would be required in accordance with the SPG. The SPG sets out a requirement of £310 per tree which would generate a total contribution of £1,860, less £310 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 a total financial contribution of up to £7,590.37 to be spent as follows:


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

(v) A contribution to tree planting of a maximum of £1,860 in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’.


B. The following conditions:


1. An application for approval of reserved matters shall be made to the Local Planning Authority not later than the expiration of three years beginning with the date of this permission and the development shall be begun not later than the expiration of two years from the final approval of the reserved matters.

2. (a) No development shall take place without the prior written approval of the Local Planning Authority of the reserved matters, that is, details of:


(i) the appearance,


(ii) the landscaping of the site (including any proposed changes to existing ground levels, means of enclosure and boundary treatment, hard surfaced areas and materials planting plans, specifications and schedules, existing plants to be retained and showing how account has been taken of any underground services).


(b) The approved proposals relating to landscaping shall be carried out before and within 12 months from the date when the dwelling hereby permitted is occupied; any trees or shrubs planted in accordance with this condition which are removed, uprooted, destroyed, die or become severely damaged or seriously diseased within 5 years of planting shall be replaced within the next planting season by trees or shrubs of similar size and species to those originally required to be planted, unless the Local Planning Authority give its written consent to any variation.


3. All reserved matters shall accord with the general layout of the site, and the scale and height of the building as set out in the drawing numbers NK.168.01 and NK.168.02


4. Samples of materials to be submitted and approved


5. Tree Protection Scheme


6. Landscape scheme, including details of proposed tree planting, boundary treatments and surfacing materials 


7. Removal of permitted development rights for extensions, additional windows, garages and other outbuildings, hard surfaces, gates, walls and fences

8. Contaminated land Phase 1 report and, if necessary, further investigation, risk assessment and remediation. 


RG






		WARD: Gorse Hill
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		OUTLINE APPLICATION SEEKING PERMISSION FOR ACCESS LAYOUT AND SCALE WITH ALL OTHER MATTERS RESERVED FOR THE ERECTION OF AN 8 STOREY BUILDING TO ACCOMMODATE OLD TRAFFORD SUPPORTERS CLUB INCORPORATING LEISURE RETAIL, ASSEMBLY, MEDIA AND ADMINSTRATION USES WITH ASSOCIATED SERVICING AND LANDSCAPING.






		Land at the junction of Wharfside Way and Sir Matt Busby Way, Old Trafford






		APPLICANT:  Old Trafford Supporters Club Ltd






		AGENT: Rob Turley Consultancy






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO SECTION 106 AGREEMENT










SITE


The application site comprises a roughly triangular shaped parcel of land located to the south east of the junction of Wharfside Way and Sir Matt Busby Way. Wharfside Way itself forms the north east boundary to the site whilst Sir Matt Busby Way forms the west. The southern edge is delimited by the Bridgewater Canal.


The site itself previously formed part of a large complex of industrial buildings including a lard factory prior to the construction of the adjacent football stadium although it has not been occupied for a considerable period of time and has since become overgrown, hidden from public view by mature planting along the boundary. The ground level is lower than that of the highway, being between 2m and 3m lower in parts and there is no direct access on to the site from either of the highways.


The area immediately around the site is dominated by Manchester United’s Old Trafford Stadium with the stadium itself being located to the west of the site and a large surface car park serving the stadium to the south on the opposite side of the canal.


PROPOSAL


Outline planning permission is sought for the access, layout and scale of an 8 storey supporters private members club building for use by members of Old Trafford Supporters Club and their affiliates. The main uses will include community facilities, retail, bars/restaurants/function suites, office and administration facilities, media and studio space and a caretakers flat. The building and its facilities will not be open for use by the general public on match days or at any other times other than by prior agreement.

The building will have a total gross floor area of 5112m2 over the eight floors and its footprint will occupy almost the entire 0.1 ha site with the building broadly following the site boundaries with the Wharfside Way frontage being 1m from the edge of the highway at its closest point. The main entrance to the building will be on the north west side facing the junction. At its highest point the building will be 33m from the canal level and 29m from highway level.

REVISED TRAFFORD UDP


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

PROPOSALS MAP NOTATION 


Manchester United Stadium Area

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


TP13 – The Manchester United Stadium Area


D1 – All New Development


D2 – Vehicle Parking


RELEVANT PLANNING HISTORY

No relevant history


APPLICANT’S SUBMISSION 


Much of the applicant’s submission is outlined within the detail of the proposal, however the breakdown of how the building is to operate is as follows;


Level 1


This floor is at the same level as the canal towpath, below the level of the highway and is to operate as a flexible space for a range of community activities including local educational and inter-generational groups. A meeting room and computer suite will be available during the week for a variety of causes including education, probation, social services and charitable and voluntary agencies catering for a maximum of 250 people.


Level 2


This is effectively the ‘ground floor’ of the building being located at street level and it is at this level that people will enter the building. It will act as the main reception area, directing customers to each of the appropriate areas of the building. It will provide a meeting area for visitors with a small café area and a small souvenir shop. The Wharfside Way frontage of the building will accommodate a service bay for deliveries.


Level 3 and Level 4


The bar areas on these floors provide open plan hospitality and leisure facilities for use by Old Trafford Supporters Club members and their affiliates pre and post matches. The bar on Level 3 is to be open for general access on non-match days whilst Level 4 will be made available for hire for meetings and conferences. Each has a long bar offering pub food and vertical drinking with a maximum capacity of 450 on each floor.


Level 5


This is to operate solely as a function room and will be open for specific events such as christenings, weddings and sporting events with celebrity speakers. It is proposed that on the eve of ‘big’ matches, ‘football evenings’ will be hosted for visiting Supporters Club members from Ireland and around Europe who travel to the games. This room will be designed to be portioned off for use by smaller groups. 


Level 6 and Level 7


Multi-purpose office suites for MUFC Supporters Club management will be accommodated on these floors. The primary use will be for the day to day administration of the Official Manchester United Supporters Club and related Manchester United activities. This floor may also be used for private hospitality on match days.


Level 8


The top level is to be occupied by internal and external media space with the views of the stadium and Sir Matt Busby Way intended to provide a backdrop for pre and post match interviews. Accommodation for a permanent on site security/caretaker presence will also be located on this floor.

CONSULTATIONS


Local Highways Authority – No objection to the proposal given that access for match days when the building is to be subject to the greatest use, members will arrive at the site via the existing arrangements for visiting the stadium. Confirmation in writing should be provided that MUFC are willing to provide fifty parking spaces for use by the applicant and evidence provided that 27 cycle parking spaces may be accommodated. The proposed servicing arrangements are considered acceptable subject to the applicant gaining permission from the Local Highway Authority for all amendments to the highway, the detailed design of the lay by and amendments to the pavement crossing. Conditions should be imposed for the submission of a travel plan and details of a scheme for cycle parking.


Environmental Protection – No objection subject to conditions requiring the submission of an acoustic assessment and a contaminated land survey.


Built Environment – No objection


Design for Security (GMP) – No objection subject to a condition being attached requiring the applicant to meet Secured by Design standards or for the submission of a Crime Prevention Plan to be approved and implemented.


United Utilities – No objection


Electricity North West - No objection


REPRESENTATIONS


One letter has been received from the operator of licensed match day pitches adjacent to the site. Concerns have been raised in respect of the impact of the proposal on the existing pitches adjacent to the site. 


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application site is located in the Manchester United Stadium Area as defined by the Revised Trafford Unitary Development Plan. Proposal TP13 outlines that the Council will support the continued use and improvement of the area for football stadium and associated hospitality, conference, club store and spectator/visitor car park use by Manchester United Football Club (MUFC).


2. The application proposes the erection of an 8 storey multi-use building for use by private members, in this instance members of Old Trafford Supporters Club and their affiliates accommodating a number of uses as outlined above. The breakdown of the uses proposed within the development are largely in line with those outlined by the policy, in particular the proposed hospitality, conference and club store facilities. It is recognised that the policy makes direct reference to development by Manchester United Football Club within the context of such development and that the development is not proposed by MUFC but by Old Trafford Supporters Club. However Old Trafford Supporters Club are an organisation directly associated with MUFC being made up of and run by MUFC fans for MUFC fans. Many of the activities that are to take place on site will do so concurrently with match days and will operate in conjunction with activities taking place at MUFC providing pre and post match services and activities.


3. Although it is noted that the development is not proposed by MUFC themselves, the proposal does represent development that is in line with the types of uses that are deemed acceptable by Proposal TP13 and the development is of a type that directly relates to main football activity at MUFC and most visits to the site will take place on match days by those attending football matches. The applicant has also demonstrated there is a direct link between the two organisations including the use of MUFC car parking for the proposal. Taking account of the above, it is considered the proposal sits comfortably within the spirit of Proposal TP13 both in terms of the types of uses that are to operate within the building and the connection that the uses and the visitors to the site will have with MUFC. It is also noted that the area immediately to the north is covered by Proposal TP5 ‘Wharfside Strategic Area’, which allows high quality mixed development including leisure and tourism uses and the current application proposal would be compatible with this.


4. Many of the uses proposed such as the bar and function uses and the retail use would normally constitute town centre development as defined by Planning Policy Statement 4 – Planning for Sustainable Economic Development’ and the proposal would therefore normally require a full PPS4 statement to justify the siting of the development in an out of centre location. However, the proposal being a private members club that is to be open only to the members of Old Trafford Supporters Club and their affiliates along with the number of uses proposed result in the proposal constituting a sui generis use. As such, planning permission would be required were there to be any proposal to change the use of the building. Furthermore, the future occupants of the building have explicit links with MUFC and by their very nature, only exist as a result of the presence of MUFC. Given the nature of the Old Trafford Supporters Club it is considered that the proposal could not reasonably or sensibly be located in a more appropriate location elsewhere. On this basis and subject to a condition requiring that the various uses only operate as ancillary uses to the supporters club, it is considered that a PPS 4 Statement is not required in this case.


5. Taking account of the nature and detail of the proposal, it’s location and relationship to MUFC and the way in which it is proposed to operate there are no objections to the principle of the proposal.

SCALE AND MASSING


6. Comments on the design of the building are limited as the applicant has applied for details of external appearance to be reserved. However, the footprint and massing of the building shown on the plans along with the cross section show a building with a footprint that will follow the shape of the site and will be located for the most part along the edge of the site. 


7. The Wharfside Way frontage of the building is to be set back from the edge of Wharfside Way by 1m providing a level of relief along this elevation where the building will be closest to the road. There is also a small pedestrianised apron outside of the site boundary between the north west elevation and the highway junction which also gives a level of relief, further offsetting the buildings appearance. Notwithstanding this, there is very little informal open space around the building and it will still appear very prominent from both the highway and the Bridgewater Canal frontages.


8. Nevertheless, the height of the building whilst being tall at 8 storeys will still appear subordinate to the adjacent football stadium and being on a prominent corner site provides an opportunity for a well designed unconventional building that directly addresses the prominent corner on which it sits. There has also been a previous Committee resolution to approve a very tall building on the Victoria Warehouse site on the opposite side of Wharfside Way to the north. The scale, massing and siting of the proposed building is therefore considered acceptable in the context of this specific location.


HIGHWAYS AND CAR PARKING


9. The nature of the development is such that the times of greatest use will be immediately before and after football matches at MUFC and those visiting the site will be doing so in connection with a trip to the stadium and transport to and from the site will largely be undertaken in the same fashion. In light of this it is considered unlikely the proposal will result in the creation of a significant number of additional trips on match days or at match times that will put additional pressure on the highway or parking locally.


10. Although visits to the site are to be significantly less on non-match days, the normal match day arrangements for transport and parking will not be in place and as such provision is required for dedicated car parking spaces. The nature of the development is such that no spaces can be provided on site, however the applicant has provided evidence of an agreement with MUFC to use 50 car parking spaces on the adjacent MUFC car park. Should more spaces be required then there remains the opportunity to discuss amended arrangements with MUFC. An indicative plan for cycle parking has also been submitted showing 30 stands being provided on site. The Council’s parking standards suggest that a development of this type would normally require 27 spaces and as such the proposed number is considered acceptable.


11. A new servicing bay is to be created on the Wharfside Way frontage for delivery vehicles servicing the building. The applicant has provided swept paths to show how vehicles will enter and egress the bay both with the current highway arrangements and in the event of Sir Matt Busby Way being closed. The swept path of the bay is considered acceptable although the path for vehicles to turn into Sir Matt Busby Way does not appear to work in highway terms as currently submitted. It is therefore recommended that a condition should be attached requiring a suitable alignment to accommodate turning movements to be submitted to and approved by LHA as part of this detailed design. Subject to such a condition, there are no objections to the proposed servicing lay by.

12. Other works are also required to the Wharfside Way/Sir Matt Busby Way Junction in order to accommodate vehicles entering and egressing the new service bay. The filter road on to Sir Matt Busby Way is to be removed and the existing pedestrian refuge extended out to prevent access. The detail of these revised highway arrangements should also be subject to the approval of the Local Highways Authority and it is recommended a condition be attached requiring its submission.

13. In light of the above, there are no objections to the proposal in respect of highway safety, access or car parking.

DEVELOPER CONTRIBUTIONS


14. The Council’s Supplementary Planning Document ‘Developer Contributions to Highway and Public Transport Schemes’ was adopted on 6 March 2007 and applies to all major developments including outline proposals such as this. Contributions will be used by the Council and GMPTE to implement public transport and highways improvement schemes within the locality of the new development. The site falls within a ‘Most Accessible’ area as defined by the SPD and the relevant contributions are being assessed in accordance with the SPG and are to be reported in the Additional Information Report.

15. 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. The relevant contributions are being assessed in accordance with the SPG and are to be reported in the Additional Information Report.

CONCLUSION


16. The application is for outline planning permission for a club headquarters building for Old Trafford Supporters Club. It is proposed that the building will be a mixed use development with a number of activities operating on site but access restricted only to those members of Old Trafford Supporters Club or their affiliates with no access other than by pre-arranged booking for the general public. It is to be used to its greatest capacity on match days with visitors to the site likely to also be attending the adjacent MUFC stadium. For activities on non-match days, provision for parking has been made with MUFC. The building itself will be of a size and massing that is appropriate for the site and the scale of the buildings in the immediate surrounding area and will not raise any amenity issues. It is for these reasons that it is recommended the application be approved.


RECOMMENDATION: 


MINDED TO GRANT subject to the legal agreement and conditions set out below;


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


(i) a contribution to highway network and public transport provision split between a contribution for the highway network and for public transport provision in accordance with the Council’s Supplementary Planning Document ‘Developer Contributions to Highway and Public Transport Schemes’


(ii) a contribution to Red Rose Forest in accordance with the Council’s Supplementary Planning Document ‘Developer Contributions towards Red Rose Forest’.

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

1. Standard Outline Time Limit.


2. Time limit for submission of reserved matters.


3. Restriction of retail floorspace to no more than 200m2

4. Restriction of office floorspace to no more than 1798m2

5. Restriction of all uses within the building including retail and offices uses to be occupied only as ancillary uses to the Supporters Club building and for no other use.


6. Landscaping scheme.


7. Landscaping maintenance scheme.


8. Cycle parking.


9. Detailed scheme for off site highway works and layout of the servicing bay to be submitted for approval and implemented prior to the development being brought into first use.


10. Travel Plan.

11. Standard contamination condition.


12. Submission of an acoustic assessment.


13. Submission of a crime prevention plan.


14. Compliance with plans

RM
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		REFURBISHMENT OF EXISTING FIVE A SIDE PITCH TO PROVIDE A MULTI USE GAMES AREA WITH ALL WEATHER SURFACED PITCH AND ASSOCIATED FENCING, SEATING AND MESH REBOUND FENCING GOAL ENDS



		Land to Rear of 14-48 Highfield Close, Stretford





		APPLICANT:  Karina Carter





		AGENT: Groundwork MSSTT





		RECOMMENDATION:  GRANT 









SITE


The application relates to a recreation area to the south of Stretford.  At the southern end of the site is a small grassed pitch which has fencing to all sides and 2.1m high goal ends.  This is laid out as a five a side pitch. The remaining area comprises open unmarked grass.  To the north are bungalow properties fronting Highfield Close, to the west is the A56 and to the south is a mature hawthorn hedge.  Beyond this mature hawthorn hedge is open countryside, which the M60 crosses through.  


Access to the recreation area is provided from two points, Highfield Close to the west and Hancock Street to the east.  Access is also provided to the Bridgewater Canal and Sale Water Park to the south east.


PROPOSAL


The application proposes the refurbishment of the existing five a side pitch to provide a Multi Use Games Area (MUGA) for use by the local community.  The MUGA would measure 25m X 18m in area.  The existing timber post and rail boundary fence surrounding the pitch would be retained, although a second self closing timber access gate would be provided.  The existing steel maintenance gate would also be replaced with a second timber gate.  


The MUGA would comprise two opposing steel mesh rebound fencing goal ends.  These structures would measure 3m in height to help retain the balls in the critical area, stepping down to 2m in height at either end.  These goal posts would be green in colour with white posts.  The sides of the pitch would remain open, as at present.  


An all weather bitmac leisure tex surface would replace the existing grass pitch surface.  The surface would be painted green with yellow and white line markings and have a gentle camber so that surface run off is collected in the adjacent grass and vegetation.  The pitch would provide cricket, basketball and a five-a-side football pitch facilities.

The application also includes street furniture, 2 no. litter bins and 2 benches, powder coated green and sited within grey concrete sett paving.  

The drawings also show a path to the MUGA from the access gate on Hancock Street would be laid with crushed recycled aggregate.  However, this element does not form part of the planning application. 

REVISED TRAFFORD UDP


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

PROPOSALS MAP NOTATION 


Floodplain – Zone 2 and 3


Green Belt


Wildlife Corridor


Protection of Landscape Character


Protected Open Space


PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


C1 – Green Belt


C4 – Green Belt


C5 – Development in Green Belt


ENV1 – Flood Risk


ENV3 – Landscape Protection


ENV4 – Trees, Hedgerows and Woodlands


ENV10 - Wildlife Corridor


ENV13 – River Valley Floodplains


ENV17 – Areas of Landscape Protection


OSR1 – Open Space


OSR4 – Standards for Outdoor Sports Facilities Provision


OSR5 – Protection of Open Space


OSR8 – Improvement and Provision of Outdoor Sports Facilities Provision


D1 – All New Development


D2 – Vehicle Parking


RELEVANT PLANNING HISTORY

None


APPLICANT’S SUBMISSION 


The applicant has submitted a Design and Access Statement:


Design and Access Statement


· The design rationale for the MUGA is to create an improved recreational facility for the local community whilst balancing the requirements for development within a sensitive location and the implications of future maintenance;  


· The project has come about as a result of a feasibility study produced by Groundwork and commissioned by Trafford Housing Trust.  This included extensive consultation with local community, Police, Councillors and other stakeholders.


CONSULTATIONS


Built Environment (Drainage): Recommends standard drainage informatives.


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


Environment Agency: No objection.


Greater Manchester Police Design for Security: No comment.


Sport England: In terms of design, the MUGA is somewhat unusual and would limit the use of the facility for competitive sport.  For example, the MUGA would be below the England Basketball recommended dimensions for a basketball court (28m x 15m), and would be smaller than the typical, minimum size MUGA identified in Sport England’s technical design guidance (37m x 18.5m).  The lack of joined rebound fencing along all the sides of the MUGA could reduce the quality of play.  


However, the proposed facility would allow for a wider range of sports to be played than the existing football pitch (albeit at a recreational level), and could be used more intensively and in a wider range of weather conditions than the existing grass pitch.


In terms of impact on the playing field, there would be a loss of an area of grass which is used for football.  However, this area is limited in terms of flexibility in that it is fenced and contains goal ends.  It is also limited in that the lack of line markings and the equipment would limit competitive use.  The proposed MUGA would not further restrict the use of the wider playing field, and whilst it could not be used competitively it would allow for a range of sports to be played on a more frequent basis compared to the existing football area.


Sport England is therefore satisfied that in these circumstances the proposed MUGA would accord with exception E5 of Sport England’s playing field policy which states that:


E5 The proposed development is for an indoor or outdoor sports facility, the provision of which would be of sufficient benefit to the development of sport as to outweigh the detriment caused by the loss of the playing field or playing fields


REPRESENTATIONS


None


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The site is situated within the Green Belt as designated in the Revised Trafford UDP Proposals Map. PPG2 ‘Green Belts’ applies and states that there is a general presumption against inappropriate development within the Green Belt (Para. 3.1).  PPG2 further states that development within the Green Belt will be inappropriate unless it meets one of five purposes listed.  This list includes essential facilities for outdoor sport and recreation which preserve the openness of the Green Belt and do not conflict with the purposes of including land in it.  Paragraph 3.5 refers to examples of ‘essential facilities’ as including small changing rooms, unobtrusive spectator accommodation or small stables. PPG2 further states that development which is inappropriate is by definition harmful to the Green Belt.  And that “it is for the applicant to show why the permission should be granted.”  

2. PPG17 ‘Planning for Open Space, Sport and Recreation’ supplements this advice as regards sports and recreation provision in Green Belts. Paragraph 30 advises that “Planning permission should be granted in Green Belts for proposals to establish or to modernise essential facilities for outdoor sport and recreation where the openness of the Green Belt is maintained. Development should be the minimum necessary and non-essential facilities (e.g. additional function rooms or indoor leisure) should be treated as inappropriate development."

3. The first matter to be determined therefore is whether the proposal constitutes appropriate development in the Green Belt. The applicant’s supporting statement makes reference to the fact that the proposed pitch is a replacement, rather than a new facility and that the associated goal ends would be powder coated green ensuring these new elements would blend into the surrounding vegetation.  The existing pitch goal ends measure 2.1m in height.  The proposed replacement structures would be considerably larger, measuring 3m (maximum) but would be colour coated green and would be set against a backdrop of a 4m high mature hawthorn hedge.  Otherwise the existing post and rail fence around the pitch would remain and the grassed pitch would be replaced with a bitmac green artificial pitch.  The sides of the pitch would remain open.  The ancillary seating and waste bins comprise relatively small structures which you would expect to see within a recreation area.  It is considered that the proposal would be appropriately sited and designed so as to minimise the impact on the openness of the Green Belt and would comprise an essential facility for outdoor sport and recreation.  As such the development is considered to be ‘appropriate development’ in accordance with PPG2.  


4. The site is also designated as a Wildlife Corridor, Protected Open Space and Protected Landscape Area.  It is considered that the proposed replacement MUGA would not conflict with the relevant policies for these designations which seek to safeguard this site for formal and informal recreation purposes; protect the wildlife corridor; and protect, promote and enhance this distinctive landscape.   


5. The proposed development, which would deliver a much needed sports facility for the local community is therefore considered to be acceptable in principle having regard to Proposals C5, ENV10, ENV17 and OSR5 of the Revised Trafford UDP and National Guidance in PPG2 and PPG17.


VISUAL AMENITY


6. The proposed development would not involve significant changes to the site, the main changes being the replacement of the 2.1m high goal ends with a 3m (dropping down to 2m) high mesh rebound fencing (which extends the full width at each end of the pitch), the replacement of the grass pitch with a green bitmac surface and the provision of ancillary seating.  No existing trees or shrubs are to be removed and the applicant intends to plant five additional trees to the north of the pitch to soften the visual impact of the fencing.   The proposal would only be visible from the adjoining recreation area and residential properties to the north and set against the mature hawthorn hedge it would not be unduly prominent.  


RESIDENTIAL AMENITY


7. The nearest residential properties are on the southern side of Highfield Close, approximately 45m to the north of the proposed MUGA.  In the summertime, the use of this pitch could extend into the early evening.  However, the existing five-a-side pitch already generates a certain level of activity and noise.  Whilst the proposal (due to the surface proposed) is likely to result in an increased level of use and activity, given the distance between the proposed facility and these properties, any increase in noise is unlikely to result in undue noise nuisance or a loss of amenity for local residents.  However, comments are awaited from the Council’s Renewal and Environmental Protection Department and any comments received will be included in the Additional Information Report.


CONCLUSION


8. It is considered that the proposed MUGA represents ‘appropriate development’ within the Green Belt as an essential facility for outdoor sport and recreation which preserves the openness of the Green Belt in accordance with PPG2.  The visual impact of the development and its impact on the local residents is considered to be acceptable and the proposal has been drawn up following extensive consultation with local residents, Councillors and the Police.   On this basis the application is considered to be acceptable.


RECOMMENDATION: GRANT, subject to the following conditions:


1. Standard time limit;


2. Details – compliance with approved drawings;


3. Treatment of fence colour;


4. Details of surface of MUGA;


5. Landscaping condition.


VM





		WARD: Bucklow St Martin’s
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		RETENTION OF EXTENSIONS AND ALTERATIONS TO TRAINING CENTRE BUILDING; RETENTION OF MAINTENANCE BUILDING, MEDIA CENTRE BUILDING AND GATEHOUSE; RETENTION OF CAR PARKING AREA; PROPOSED EXTENSION TO TRAINING CENTRE BUILDING AND ASSOCIATED LANDSCAPING






		Manchester City FC, Carrington Training Centre, Carrington Lane, Carrington






		APPLICANT:  Manchester City Football Club






		AGENT: GVA Grimley Ltd.






		RECOMMENDATION:  MINDED TO GRANT 










SITE


The application site comprises an area of land 11 hectares in size used by Manchester City Football Club as their training ground. The site lies within a swathe of predominantly flat agricultural land which separates the urban areas of Aston-Upon Mersey and Carrington. An area of woodland and a public footpath defines the western boundary of the site, whilst beyond this is an area of agricultural land and further afield a large industrial zone. Immediately south of the application site is more open agricultural land and approximately 1km further south is the Carrington Training Ground belonging to Manchester United Football Club. The training pitches and associated buildings as used by Sale Sharks Rugby Club are situated to the east of the application site, as are the residential properties and equestrian facilities contained within Ackers Farm.    


The application site itself is accessed from the A6144 Carrington Lane which defines the northern boundary of the site. Most of the built development and areas of hardstanding are located within the north-western quadrant of the site, including the main part single, part two-storey training centre complex, maintenance sheds and various car parks. The training ground increases in width as it extends towards the south where the remaining space is occupied by playing pitches.


The site benefits from extensive natural screening as a series of trees hedges and woodland extend along the western, southern and eastern boundaries. Furthermore, the training pitches are screened from view from the north by the main cluster of training centre buildings and tall conifers which surround a ¾ size artificial training pitch. 


PROPOSAL


The application seeks retrospective planning consent for a series of unauthorised buildings/extensions, all of which are single storey in height and have been erected to the north-west of the site around the existing main training centre building. The unauthorised works have been carried out within the training ground in order to improve the quality of player and staff facilities. 


These extensions cover a total area of 699sq.m and include: - 


· a laundry store which is located to the north of the main building and set within its own service yard and enclosed by a set of gates. This extension has a footprint of 45sq.m. 


· the extension of the main building to the south-east through the erection of a pre-fabricated building which is elongated in shape and used as a boot room (72sq.m).


· a timber plunge pool extension and a metal-clad toilet block, which fill in the south-western corner of the main training centre building (101sq.m approx.).


· a maintenance building with gable roof, which has been erected directly between the main storage shed and the western boundary of the site,. This building measures 48sq.m in size and replaces a former maintenance shed which was destroyed by storms in 2008.


· a pre-fabricated building that has been erected to house treatment rooms and a physiotherapy suite (361sq.m) adjoining the western side of the main complex of buildings, and in close proximity to the western boundary of the site,


Two further structures have been erected further away from the main cluster of training centre buildings than those described above, and are located approximately 100m south of the Carrington Lane highway which forms the northern boundary and main entrance to the site: - 


· a gatehouse (4sq.m) has been erected to help control access into the site; and nearby 


· a media centre building (68sq.m) has been provided to cater for the club’s media commitments which include weekly press conferences and player interviews. 


In connection with the media building, a new car parking area, comprising of 9 parking spaces, has been created adjacent to the media centre but outside of the main security cordon. Directly to the north of this car park ornamental landscaping and tree-planting is proposed on an existing man-made grass mound in order to screen the media centre from view from Carrington Lane. 


Other minor works around the site include the proposed planting of a hedge along the full length of the western boundary of the site.


Retrospective consent is also sought for elevational works to the existing training centre buildings in the form of window and door replacements and new cladding and colour treatments (predominantly sky blue and grey) in an effort to improve the appearance of the complex. 


REVISED TRAFFORD UDP


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


PROPOSALS MAP NOTATION 


Green Belt


Area of landscape Protection


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


C5 – Development in the Green Belt


OSR4 – Standards for Outdoor Sports Facilities Provision


OSR8 – Improvement and provision of Outdoor Sports Facilities


ENV3 – Landscape Protection


ENV8 – River Valleys and Major Watercourses


RELEVANT PLANNING HISTORY

Manchester City Training Ground, formerly Carrington Playing Fields and Shell UK

H/55907 - Erection of extensions to form laundry and reception area – Approved with Conditions, 26th March 2003

H/54110 - Erection of single storey extension to accommodate hydropool – Approved with Conditions, 26th July 2002

H/52264 - Erection of single storey extension to accommodate physiotherapy suite – Approved with Conditions, 1st October 2001

H/47452 - Construction of two artificial surface sports pitches, erection of sixteen 15 metre high flood light columns & erection of 3mtr high fencing; erection of ground floor extension to form changing facilities & erection of first floor extensions to form store & lift; Provision of additional car parking with security lighting; diversion of public right of way – Approved with Conditions, 2nd November 1999


H/43959 - Construction of 2 artificial surface sports pitches; erection of   16 6m high floodlight columns; erection of 4m high fencing; erection of extension to existing building; see file for further info. – Withdrawn, 19th June 1998


H05056 - Erection of extension to form new committee room and to enlarge games room over – Approved with Conditions, 14th April 1977


H01896 - Erection of two squash courts – Approved with Conditions, 10th July 1975


H01090 - Erection of timber building for rugby club facilities – Withdrawn, 3rd December 1974

APPLICANT’S SUBMISSION 


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


· The existing buildings have been sited to provide a sense of arrival as the site is entered and to provide a visual barrier to enable privacy to the rear of the site.


· The increased investment of the Club in their players has required an increased investment in their well-being.


· The new extensions and standalone buildings on the site have been clustered around the existing built facility. They have been provided in this manner to reduce their visual impact on the surrounding landscape and to minimise overall site development. Additional landscaping is proposed at the site to upgrade the setting of the site and reduce the visual impact of the built development, particularly the media centre and car park areas.


· The media building has been provided to ensure that there is a dedicated media area at the site in which to stage the club’s various media commitments. Sufficient space within the main building fabric cannot be found to accommodate the media facility and therefore it has been located close to the entrance into the site to maintain player security and Club privacy and to provide easy access for the press, TV and radio.


· The landscaping scheme accompanying the developments will serve to upgrade the overall quality of the site by providing natural screening to the new and existing built developments.


· The project shows the Club’s commitment to the site through continued investment. The planning application serves to maintain the site’s purpose as the first-team training facility for the club, thereby safeguarding the jobs of the estimated 70 non-playing staff employed at the site. A number of the non-technical positions at the Carrington Training Ground are occupied by people from Trafford and the immediate area. 


· Manchester City’s ‘City in the Community’ programme works with over 200,000 people across the greater Manchester conurbation each year. As the training facility at Carrington is not purpose built (having previously been in use as a Sports and social Club for Shell UK), there are various constraints at the site which deem it inappropriate for direct community work. The site is not of an appropriate scale to carry out first-team training and community work and also lacks some specific facilities such as indoor artificial playing pitches in which to undertake youth coaching. The Carrington site is also within a rural area and not therefore readily accessible by public transport or a large immediate catchment. Notwithstanding these constraints, the planning application will serve to allow Carrington to be utilised as the principal training facility, and for extensive community work take place directly from the Club’s Platt Lane, Fallowfield, site.  


CONSULTATIONS


LHA: No objections


Built Environment (Drainage): No objections - R10, R17 


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


Conservation Officer: No objections

Greater Manchester Police Design for Security: It is recommended that any glazing at ground floor level/easily accessible from ground floor level should be laminated to a minimum thickness of 7.5mm, and any windows, doors or roller shutters should be to ‘Secured by Design’ standard.


There should be no features of the buildings or any adjacent hard/soft landscaping features that provide climbing aids over any boundaries or onto areas of the roof.


Any parking areas and building entrances should be lit to an adequate and uniform level.



Any vegetation, existing or proposed around any parking areas or building frontages should be kept to a maximum height of 1000mm and any foliage to trees should be at a height exceeding 2000mm, so as not to create potential hiding places for would-be criminals to exploit or impede natural surveillance of and from the buildings/parked vehicles. 


Environment Agency: No objections

Carrington Town Council: Any comments will be included in the Additional Information Report.


REPRESENTATIONS


No letters of representation have been received. Any letters that are received will be included in the Additional Information Report.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. Proposal C5 – ‘Development in the Green Belt’ in the Revised Trafford UDP and national Planning Policy Guidance Note 2, Green Belts, (PPG2) state that there will be a general presumption against inappropriate development within the Green Belt. Paragraph 3.1 of PPG2 states that such development should not be approved, except in “very special circumstances”.


2. Paragraph 3.4 of PPG2 also states that the construction of new buildings in the Green Belt is inappropriate unless it is for specific purposes, which include ‘essential facilities for outdoor sport and outdoor recreation, for cemeteries and for other uses of land which preserve the openness of the Green Belt and which do not conflict with the purposes of including land in it’. Paragraph 3.5 goes on to explain that ‘essential facilities’ are those which are genuinely required for uses of land which preserve the openness of the Green Belt and do not conflict with the purposes of including land in it. Possible examples of such facilities include small changing rooms or unobtrusive spectator accommodation for outdoor sport, or small stables for outdoor sport and outdoor recreation. 


3. Paragraph 3.15 states that ‘The visual amenities of the Green Belt should not be injured by proposals for development within or conspicuous from the Green Belt, which, although they would not prejudice the purposes of including land in Green Belts, might be visually detrimental by reason of their siting, materials and design”.  


4. It is considered that, due to its scale and due to the specific use of some elements of the facility, the development for which this application is seeking retrospective consent goes beyond what might be classed as “essential facilities for outdoor sport and outdoor recreation” as referred to in PPG2 and Proposal C5. This is acknowledged by the applicant in their planning statement and, as such, the onus is on the applicant to demonstrate that “very special circumstances” exist that would justify an approval of the development within the Green Belt. As part of the supporting information submitted with the application, the applicant has identified a development need and explained that the Carrington Training Ground is linked to wider economic and community benefits to the people of Trafford and also the Manchester area generally.


5. Within their planning statement, the applicant has explained that there is a clear need for the developments as certain elements serve to provide ‘essential facilities’, whilst other parts of the development enhance the overall management and security of the site. The statement explains that, as one of the most high profile football clubs in the country, Manchester City FC require an optimum training ground, which provides the very best facilities to support the players performance and well-being. Without such facilities, the club would not be able to provide its squad with an effective training and medical facility to provide sporting excellence. Furthermore, it is stated that unlike rival clubs (such as Manchester United and Chelsea) the first team squad does not operate from a purpose built training facility and as such the club has sought to improve the Carrington site incrementally over time. The present application represents a continuation of this process.


6. It is therefore accepted that the facilities are essential to the Carrington site remaining fit for use by MCFC and that the extensions fulfil the club’s ongoing need to provide high quality training facilities within a single site and maintain the long term association of MCFC with Trafford Borough.


7. A separate statement has been submitted by the applicant which details the various programmes which the Football Club runs that are of benefit to the community (‘City in the Community’ initiative). It states that, whilst the Carrington Training Ground is not directly involved in this community work (due to constraints associated with the site), its use as the principal first team training facility allows the club to provide extensive community work at other sites, such as Platt Lane, Fallowfield. The current application helps maintain this arrangement. 


8. Details of the wider benefits to the local economy have also been included in the above statement. This explains that the recent developments at the site help to safeguard a number of the jobs occupied by the estimated 70 non-playing staff employed at the site, many of whom live in the local area.


9. It is acknowledged that, when the sports complex at Carrington Training Ground was originally constructed, the facilities there were not designed to accommodate for the needs of a top flight professional football club. As such it is accepted that there has been a need for the club to improve its facilities incrementally over time in response to changing technologies and to continue to compete with rival football clubs. It is also noted that Carrington is recognised across the country as being a centre where several professional sports teams have developed high quality training facilities and that the development has therefore consolidated Trafford’s reputation as a home of sporting excellence. Furthermore it is acknowledged that the provision of the necessary player, staff and media facilities that allow the Manchester City first-team to operate solely at Carrington results in wider benefits to Trafford that include the safeguarding of a number of jobs at the site and the continued use of other sites around Manchester for the extensive community programmes that are run by the Football Club. It is also recognised that the club provides wider benefits to the economy and community of Manchester as a whole. On this basis it is considered that ‘very special circumstances’ exist that justify the level of development that has taken place. 


VISUAL AMENITY


10. The whole of the Carrington Training Ground is set within the Green Belt; however, a cluster of development has been erected incrementally to the north-west corner of the site leaving a large open area to the south of the training centre complex that is occupied by the playing pitches. Given the open and green character of the southern part of the training ground, it is considered that this is the most sensitive area of the site where new development would be considered significantly more harmful to the visual amenities of the Green Belt than development within the existing operational part of the site.


11. The majority of the developments for which consent is being sought have been built around the existing main training centre buildings and all of the new buildings fall within what is considered to be the existing operational area of the site. As such the new buildings are generally viewed against the back-drop of existing structures and are in-keeping with the context of the immediate area as a training ground complex.   


12. The eastern boundary of the site, which separates the Manchester City Training Ground from that belonging to Sale Rugby Club and used by Sale Sharks Rugby Club and also an area of land associated with Acker’s Farm, is defined by a line of tall predominantly deciduous trees, of varying species. This natural boundary treatment serves to largely restrict views of the training complex from outside of the site, particularly in the summer months. From the east, the boot store is visible, however due to its siting 1m away from the existing training centre building and its low height, this extension is always seen against the backdrop of the existing changing rooms area and as such the additional harm in visual amenity terms caused by this extension is minimal and its impact on the openness of the Green Belt limited.


13. Views of the extensions to the training centre are possible over a longer range of visibility across the training pitches to the south. Whilst there is a public footpath which runs parallel with (but outside of) the southern boundary of the site, views of the recent developments are well screened from view by a dense line of evergreen trees/hedgerow which run along the full length of this boundary. Therefore it is considered that the Boot Store, Plunge Pool and Maintenance Building additions to the site will not be visible from outside of the site and that their impact on the visual amenities of the area from within this end of the site will be limited as all the structures are single storey in height and are again generally seen as being amongst the main cluster of training centre buildings. The appearance of the timber-clad plunge pool, whilst not ideal should not affect views from the open Green Belt to the south as it is screened by a metal screen, which is more in keeping with the palette of colours and materials that have been used for the majority of the rest of the training centre complex. 


14. The physiotherapy and medical suite building and the maintenance building have both been constructed in close proximity (within 2m in places) to the western boundary of the site. The boundary treatment to this part of the site comprises a wooded area which serves to generally restrict long distance views into the training ground. However, this woodland is relatively open and as such clear views through to the new training centre buildings are possible from the public footpath which runs parallel to the paladin boundary fence. The applicant has stated in their Landscape and Visual Appraisal document that views from recreational footpaths are of ‘high sensitivity’ as the user typically has certain expectations of what they should be able to see from them. Although the new buildings extend from the main training complex, it is considered that by reason of their proximity to the footpath and the materials used for the plunge pool that they have a negative impact upon the visual amenities of the area. In order to mitigate this impact, the applicant has submitted a detailed planting plan which proposes dense screening in the form of a hedgerow along the entire western boundary of the site. A mixture of marcescent and evergreen species of planting has been proposed to ensure that it provides screening from outside of the site throughout the year. It is considered that subject to the submission and approval of a 10 year management plan for this hedgerow that this additional planting will serve to provide sufficient screening of the developments closest to the western boundary and will adequately mitigate the harm caused to the amenities of the Green Belt. 


15. Views of the north of the Training Centre are typically from outside of the site from Carrington Lane. The southern side of this highway is generally lined with hedges, set slightly back from the road, with breaks at vehicular access points for the two training grounds and Ackers farm cottages. From the entrance of the application site, the laundry room and medical suite extensions are not noticeable in their own right but are seen as being part of the overall training centre complex. In contrast the gate house and the media centre building are positioned much closer to the highway and are consequently readily visible from the site entrance. Whilst the impact of the gate house is considered to be limited as it is small in size and sits in the same sight-line as the existing two-storey building, the visual impact of the media centre is greater as it sits in an isolated position to one side of the site. The applicant has again proposed to soften the appearance of the built development through the introduction of additional landscaping. A number of new trees and ornamental shrubbery has been proposed around the front and sides of the media centre building and associated car park and above the existing man-made lawn mound which sits in the north-west corner of the site. New trees have also been proposed either side of the main access road into the site to create a boulevard effect. It is considered that this additional landscaping will serve to comfortably screen views of the media centre in the months of the year when the trees still retain their leaves and will still provide an adequate degree of screening in winter by virtue of the number of trees proposed between the building and the highway. Therefore it is considered that the media centre building does not have a significantly harmful impact on the visual amenities of the Green Belt or the area generally. 


16. GM Police Design for Security has requested that any proposed landscaping does not present would-be criminals with a potential hiding-place. The applicant has agreed to alter the planting plan following these comments and subject to an amended plan being received which complies with this advice then this element of the scheme is considered to be acceptable.


17. In addition to the extensions which have been erected to the north-west of the Training Ground, a number of external alterations have been made to the elevations of the existing training centre buildings, including the replacement of windows and doors and the re-cladding of a number of the buildings in the Football Club’s colours of sky blue. Whilst the colour scheme used for the re-cladding works increases the prominence of these buildings, it is acknowledged that it does improve the overall appearance of the training complex (which previously had a somewhat dated appearance) and that the buildings are generally screened from view over long distances by the natural and planted landscaping which surrounds the site. As such it is considered that limited harm to the visual amenity of the Green Belt has resulted from these works.     


18. The impact of the development on the visual amenity of the Green Belt and area generally is considered to be acceptable subject to the implementation and continued management of the proposed planting schemes. The development is therefore in accordance with Proposals D1 and C4 of the Revised Trafford Unitary Development Plan.

ACCESS AND CAR PARKING


19. Whilst this application seeks retrospective consent for approximately 699sq.m of development, the applicants have suggested that this has not resulted in any direct increases in the number of staff employed on the site and as such that there are no additional parking demands as a consequence of the works that have taken place within the training ground. The applicant’s planning statement explains that the number of playing and coaching staff fluctuates over time and is generally determined by the manager at the club. It is acknowledged that the purpose of the extensions for which consent is being sought under this application is to generally improve and modernise the existing training ground facilities and that this will not have resulted in a significant increase in the number of staff on-site. Notwithstanding this, the main car park associated with the training ground, located to the north of the main complex of buildings, is capable of accommodating 68 vehicles and is supported by the new 9 space car park adjacent to the media centre building and additional overspill parking areas located both outside and within the secured cordon area. Given also that the LHA have raised no objection to this development, it is considered that the proposals have not resulted in any undue parking problems. 


CONCLUSION


20. In conclusion, it is considered that the developments included in this application for retrospective planning permission go beyond what would normally be considered as “essential facilities for outdoor sport and outdoor recreation”. However, in this case due to the need to provide training facilities appropriate for a top flight professional football club and the related economic and community benefits that the continued use of the Carrington Training Ground results in, it is considered that “very special circumstances” do exist that would justify an exception to Green Belt policy. Given also that the developments have been sited within the main cluster of training centre buildings and that additional landscaping has been proposed, it is considered that the visual impact of the development is relatively limited and is acceptable within the Green belt and within the Area of Landscape Protection.


RECOMMENDATION: MINDED TO GRANT subject to condition: -

1. Landscaping Scheme to include landscaped mound and hedge planting to be implemented within next planting season in accordance with details that shall previously have been submitted to and approved in writing by the Local Planning Authority.


2. Ten year landscaping management plan


JK
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Councillor Jacki Wilkinson has called in the application for determination by the Planning and Development Control Committee on the grounds of adverse effect on street scene and massing

SITE


The application site is a semi-detached two storey property which lies to the south of Cherry Lane off Manor Avenue in Sale.  The adjoining semi No.5 lies to the east and the adjacent semi No.9 lies to the west of the site.  Properties within the street have two storey bay windows to the front elevations and a ground floor bay window to the side elevation serving the kitchen.  The application property has a driveway to the side leading to a detached garage at the rear of the property.  


PROPOSAL


Planning permission is sought for the erection of a part single, part two storey side extension and single storey front and rear extension to form a study, w.c, family room and extended kitchen to ground floor and a fourth bedroom to the first floor. 


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


D2 – Vehicle Parking 


D6 – House Extensions


RELEVANT PLANNING HISTORY

No previous history since construction.  

5 Cherry Lane 


H/49480 - Erection of single storey side and rear extension to form garage and living accommodation (Approved June 2000).  

CONSULTATIONS


REPRESENTATIONS

One letter of objection has been received from the occupants of the adjacent property.  The main concerns raised include:


· The extension would be overbearing and would result in a loss of visual amenity and the massing is of issue


· It would have a negative impact on the street scene and property prices 


· The boundary hedge is of sentimental value and they would like to see it retained


· There has been no discussion regarding permission for the builders to access the neighbouring property to build the extension, or to minimise disruption or regarding the party wall act or potential damage to their property.


The occupants wish to bring to the planning committees attention the architects remarks, which were….“over the years I’ve submitted a lot of planning applications to Trafford planning committee and know them well – there’s no point in objecting as this will (‘the application’) go through on the nod…”.  


Councillor Jacki Wilkinson has called in the application for determination by the Planning and Development Control Committee on the grounds of adverse effect on street scene and massing.  


OBSERVATIONS


DESIGN AND STREET SCENE 

1. The application proposes a part single, part two storey front and side extension and a single storey rear extension.  The extension would occupy the side driveway and extends beyond the side wall of the original dwelling by 2.5m and beyond the rear wall by 3.6m.  The single storey element of the proposal would project forward of the front elevation by 700mm in line with the front bay window to form a porch.  


2. The two storey element of the proposal would be set back from the front main wall of the original dwelling by 2m at first floor in accordance with Trafford Planning Guidelines: House Extensions.  These guidelines require a 2m setback at first floor level when a property is being extended up to the boundary to prevent a ‘terracing effect’ from occurring.  The two storey side extension is small in scale with a depth of 3.4m and the ridge line of the roof is therefore set below the ridge line of the main roof.  The extension is single storey beyond this.  


3. The proposal is considered to be acceptable in terms of scale and massing within the street scene and is therefore in accordance with Proposals D1 and D6 of the Revised Trafford UDP and Trafford Planning Guidelines: House Extensions.  


RESIDENTIAL AMENITY

4. The adjacent property No.9 Cherry Lane has a bay window to the side elevation which is the principal window serving the kitchen.  The two storey element of the proposal has a depth of 3.4m and becomes single storey at the point opposite the bay window.  Given that the two storey element of the extension reduces to single storey at this point and taking into account the two storey element of the extension would be to the north east of the window, it is considered it would not result in any undue loss of light or privacy to these occupants.


5. The single storey rear element of the proposal projects 3.6m beyond the rear wall of the dwelling.  The adjoining semi No.5 has a single storey extension directly adjacent to the common boundary which projects 2.1m beyond the rear and therefore the proposed extension would project 1.5m beyond this.  This projection is in accordance with Council guidelines and the proposal would have no undue impact on the amenity of these occupants.  


6. The first floor bathroom window to the side elevation of the dwelling would be removed and a new window would be located to the rear elevation to serve the newly formed bedroom.  A window is also proposed to the ground floor side elevation of the extension to serve the w.c.  A condition should be attached to the permission requiring this window to be obscure glazed to protect the amenity of neighbouring occupants.   


7. Subject to the above conditions, the proposal would therefore comply with Proposals D1 and D6 of the Revised Trafford UDP and Trafford Planning Guidelines: House Extensions.  


ACCESS, HIGHWAYS AND PARKING


8. The proposals incorporate the formation of an additional car parking space to the property frontage.  The driveway access would be widened to 4.5m to allow access to the second space which would be located in front of the bay window.  A 4m length of the front boundary would be retained and planting would be introduced behind this to minimise the appearance of the parking area from the street.  This element of the proposal is considered to be acceptable in terms of access, highways and parking and would have no undue impact on the street scene.  


9. A condition should be attached to the permission requiring the materials used in the construction of the driveway to be permeable or for the hardstanding to be laid in a manner whereby surface water drains to a permeable area within the property frontage.  This would prevent surface water entering the drainage system in accordance with national requirements.  


10. Subject to the above conditions, the proposal would therefore comply with Proposals D1, D2 and D6 of the Revised Trafford UDP and Trafford Planning Guidelines: House Extensions.  


CONCLUSION


11. The proposed development would comply with Proposals D1, D2 and D6 of the Revised Trafford UDP and Trafford Planning Guidelines: House Extensions.  It is considered to be acceptable in terms of design and would have no undue impact on the street scene or the amenity of neighbouring occupants.  It is therefore recommended that planning permission is granted.  

RECOMMENDATION: Grant

1. Standard time limit;

2. List of approved plans;

3. Material samples;

4. Provision and retention of off road parking and associated landscaping;

5. Obscure glazing to west elevation;

6. Driveway materials.  

DR
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Scale 1:1250 for identification purposes only.



Chief Planning Officer



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



Top of this page points North







                      







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







�







LOCATION PLAN FOR APPLICATION No: - 75698/FULL/2010
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LOCATION PLAN FOR APPLICATION No: - 75809/FULL/2010
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PLANNING DEVELOPMENT CONTROL COMMITTEE



14th OCTOBER, 2010 


PRESENT: 



Councillor Mrs. Ward (In the Chair), 



Councillors Dr. Barclay, Bunting, Chilton, Fishwick, Gratrix, Hooley, Kelson, Malik, Shaw, Smith, Walsh and Whetton. 


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


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



Senior Planner (Mr. R. Gore),


Traffic Manager (Mr. G. Williamson), 



Solicitor (Mrs. C. Kefford),


Solicitor (Ms. J. Cobern), 



Communications Officer (Mrs. S. Sykes), 



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Lloyd and Sharp. 

44. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 9th September, 2010, be approved as a correct record and signed by the Chairman. 


45. 
ADDITIONAL INFORMATION REPORT 



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




RESOLVED:  That the report be received and noted. 


46. 
APPLICATIONS FOR PERMISSION TO DEVELOP ETC. 

		

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





		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		74121/FULL/2009 – Mr. Patrick Waldron – 14 Chapel Lane, Hale Barns. 

		

		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. 





		

		75525/FULL/2010 – Mr. Arlindo Anjo – 221 Ashley Road, Hale. 

		

		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. 





		

		75594/FULL/2010 – Trafford MBC – Land at Smithy Lane, Partington. 

		

		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. 





		

		75623/HHA/2010 – Julie Russell – 80 Fairywell Road, Timperley. 

		

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





		

		75712/FULL/2010 – Church of God of Prophecy (Trust) – Firswood Library, Great Stone Road, Stretford. 

		

		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. 








47. 
APPLICATION FOR PLANNING PERMISSION 75272/FULL/2010 – MR. RICHARD SIMONS – INTERCONTINENTAL BUILDINGS, 15 SHAY LANE, HALE 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of two storey extension to form additional office space with associated car parking at part ground floor. 




RESOLVED – 



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

· A contribution to tree planting of a maximum of £1,240 in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’. 



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


48.
APPLICATION FOR PLANNING PERMISSION 75324/FULL/2010 – IDEAL CARE HOMES LTD/WEST REGISTER (PUBLIC HOUSES II) LTD 


The Chief Planning Officer submitted a report concerning an application for planning permission for the demolition of existing public house and erection of three storey 52 bed care home with associated access, car parking and landscaping works. 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a financial contribution of £7,416.50 towards public transport improvements. 


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

49. 
APPLICATION FOR PLANNING PERMISSION 75479/RENEWAL/2010 – LOWRY PROPERTIES LTD – LAND BETWEEN WARWICK ROAD AND MONTAGUE ROAD, OLD TRAFFORD 


The Chief Planning Officer submitted a report concerning an application for planning permission with an extended time limit for implementation to replace and extant planning permission (H/59909) (erection of 12 storey building to provide 70 no. apartments with associated car parking and landscaping). 




RESOLVED – 


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


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


50. 
APPLICATION FOR PLANNING PERMISSION 75628/HHA/2010 – MR. VELSON HORIE – 59 WHITELAKE AVENUE, FLIXTON 



The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of rear conservatory and application of silicone painted render to side and rear elevations of dwelling. 





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





No development shall commence unless and until the surface treatment of the front and rear facing elevations of the render hereby approved have been submitted to and approved in writing by the Local Planning Authority.  





Reason: To ensure satisfactory external appearance in the interests of visual amenity, having regard to Proposals D1 and D6 of the Revised Trafford Unitary Development Plan. 


51. 
APPLICATION FOR PLANNING PERMISSION 75702/FULL/2010 – ASK PROPERTY DEVELOPMENTS LTD – LAND BOUND BY PARK ROAD SOUTH, FLIXTON ROAD AND EXISTING PHASE 1 DEVELOPMENT, URMSTON TOWN CENTRE 


The Chief Planning Officer submitted a report concerning an application for planning permission for the development of Phase 2 of Urmston Town Centre redevelopment, comprising retail and residential development (12 apartment units), landscaping, servicing and associated works. 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a total financial contribution of £86,324.34 to be split as follows:- 

· £35,554.34 towards outdoor sports facilities. 


· A maximum of £50,770 towards Red Rose Forest. 



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


52.
APPLICATION FOR PLANNING PERMISSION 75288/FULL/2010 – PETROS DEVELOPMENTS COMPANY LTD – STAMFORD HOUSE, STAMFORD NEW ROAD, ALTRINCHAM 


This item was withdrawn from consideration at this Committee meeting. 

53. 
APPLICATION FOR LISTED BUILDING CONSENT – 75289/LB/2010 – PETROS DEVELOPMENTS COMPANY LTD – STAMFORD HOUSE, STAMFORD NEW ROAD, ALTRINCHAM 



This item was withdrawn from consideration at this Committee meeting. 


54. 
ESTABLISHMENT OF A TOWN / VILLAGE GREEN SUB-COMMITTEE 


Members of the Planning Development Control Committee were asked to appoint the Town / Village Green Sub-Committee. 




RESOLVED:  That the Town / Village Green Sub-Committee be appointed comprising the Chairman, Vice-Chairman and Opposition Spokesperson or their nominees. 



The meeting commenced at 6.30 p.m. and concluded at 7.40 p.m. 




