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—— METROPOLITAN BOROUGH ——




AGENDA PAPERS FOR
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 9th December 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 11th November,  2010. 

	
[image: image2.emf]PDC Agenda Item 2 -  Minutes 11/11/10


	

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

	To be

Tabled 
	

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

	
[image: image3.emf]PDC Agenda Item 4 -  Application Index - 09/12/10
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	5.
	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 – 9th DECEMBER 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 - 9th DECEMBER 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



		75765

		18 Upper Chorlton Road, Old Trafford. M16 7RN

		Clifford 

		1

		Minded to Grant



		75779

		11 Bradgate Road, Altrincham. WA14 4QU

		Bowdon

		9

		Minded to Grant



		75788

		Land between 182 & 182a Park Road, Stretford. M32 0AS

		Gorse Hill

		21

		Refuse



		75823

		Bow Green, Bow Green Road, Bowdon. WA14 3LX

		Bowdon

		36

		Minded to Grant



		75885

		Hale Methodist Church, Hale Road, Hale. WA15 9HQ

		Hale Central 

		46

		Minded to Grant



		75938

		220 Ashley Road, Hale. WA15 9SR

		Hale Central

		69

		Minded to Grant



		75943

		Land adjacent to 5 Mallard Green, Broadheath. WA14 5LJ

		Broadheath

		74

		Minded to Grant





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



_1352788165.doc
		WARD: Clifford

		75765/FULL/2010



		DEPARTURE: NO





		CONVERSION OF GROUND FLOOR AND BASEMENT INTO 3 SELF CONTAINED FLATS WITH ASSOCIATED CAR PARKING. CREATION OF EXTERNAL STEPS TO BASEMENT LEVEL, CREATION OF BAY WINDOW AND LIGHTWELL TO FRONT ELEVATION AND INSERTION OF ADDITIONAL WINDOWS TO THE SIDE ELEVATION.   






		18 Upper Chorlton Road, Old Trafford





		APPLICANT: Joseph Curley - Design of the Times





		AGENT: Matthews Walker Architecture






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO A S106 AGREEMENT
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SITE


The application site comprises of a three storey end-terraced property situated on the north-eastern corner of the junction of Upper Chorlton Road and Stamford Street.  Residential properties bound the site to the north and north-east.  The New Testament Church of God is situated to the south-west of the site, on the opposite side of Stamford Street.  The premises was last used for retail purposes on the ground and basement levels, though is currently vacant.  The first and second floors comprise of two residential flats.


PROPOSAL


The application proposes the conversion of the ground floor and basement of the premises into three self contained one bedroom flats, two flats would be situated at ground floor level and one flat would be situated within the basement.  As part of this conversion external steps are proposed to the south-western side of the site to provide access to the basement level.  A bay window is also proposed to the front elevation at ground and basement level.  A lightwell is also proposed to the front elevation to provide light to the basement level bay window.  A 0.9m high fence is proposed around the lightwell.  Alterations to an existing window and two additional windows on the side elevation are also proposed to serve a ground floor and a basement flat.

REVISED TRAFFORD UDP


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


On the 6th July 2010, the Department for Communities and Local Government revoked all Regional Spatial Strategies across the country with the intention that from that point forward policies within these plans (including the North West RSS) would no longer form part of the development plan for the purposes of s38(6) of the Planning and Compulsory Purchase Act 2004 and would not 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). 


However on 10th November 2010 a judgement was made in the High Court which considered an earlier decision by the Secretary of State to use the powers set out in section 79 [6] of the Local Democracy, Economic Development and Construction Act 2009 to revoke all Regional Strategies in their entirety. The effect of this decision in the High Court is to re-establish Regional Strategies as part of the development plan which in Trafford's case is the Regional Spatial Strategy for the North West (RSS).


It is, however, still the intention of the Secretary of State to abolish Regional Strategies as set out in the Localism Bill before Parliament, therefore until they are formally abolished by the Localism Bill, Regional Strategies form part of the statutory development plan.  As such, they are the starting point for the determination of planning applications and local plans must be in general conformity with them.  

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 Publication version of the Plan published for consultation purposes in September 2010 and Submission to the Secretary of State anticipated for early December 2010.


The Publication 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 alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications.


PROPOSALS MAP NOTATION 


Old Trafford Priority Regeneration Area

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D3 – New Residential Development


A1 – Priority Regeneration Areas


H10 – Priority Regeneration Area: Old Trafford


RELEVANT PLANNING HISTORY


H/71193 - Demolition of existing storage buildings and erection of single storey office building (Class B1) with associated car parking, landscaping and bike store – Withdrawn.


H/70627 - Demolition of existing storage building and erection of two storey office building (Class B1) with associated car parking, landscaping and bike stores – Refused 26/01/2009.


H/CLD/69491 - Application for a Certificate of Lawful Development for the use of the ground floor for use class A1 (retail) purposes – Approved 23/07/2008.


H/66992 - Erection of a single storey side extension to provide additional shop floor space; change of use of shop cellar to a self contained office; alterations to shop front – Approved with conditions 30/11/2007.


H23675 - Change of use of first and second floors from living accommodation to offices – Refused 07/08/1986.

APPLICANT’S SUBMISSION 


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


· The property was originally built as a house.  The retail area has become unlettable.


· There is space in the rear yard for additional parking with an existing pavement crossing.


· The site is close to a busy bus route and within walking distance of the Metro.


· A bicycle store will be provided on the site and also storage space for recycling waste.


· The conversion requires only limited external changes to the property.


CONSULTATIONS


LHA – The layout shown on the plans (including the revision on the amended plans) is unacceptable; however, the area available for parking appears adequate to accommodate three cars.  No objection is therefore raised to the application, but should approval be granted, a condition is requested requiring that a car parking layout, to the satisfactory of the LHA, be submitted to the Council and approved in writing prior to the commencement of use.

Environmental Protection – No objection.


Built Environment (Drainage) - No objection.

REPRESENTATIONS


None received.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. Planning Policy Statement 3: Housing (updated June 2010) broadly seeks to ensure housing is primarily located on previously developed land and in sustainable locations, which are accessible by modes of travel other than the private car with good access to jobs, key services and infrastructure.

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


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


4. Emerging Core Strategy Policy L1 sets out the scale and broad distribution of new housing development the Council will seek to deliver in the period up to 2026.  Priority is to be given to the development of previously developed land within the Regional Centre and Inner Areas of the Borough.  The application site comprises of an under-used and tired looking building within the Inner Area and the proposals are therefore in accordance with the emerging Core Strategy.

5. The proposal would therefore bring the currently vacant ground and basement levels of the building back into use for residential purposes within a Priority Regeneration Area.  The proposal is therefore acceptable in planning policy terms and is considered to be supportive of local regeneration activity in accordance with the policies and proposals within the Revised UDP and emerging Core Strategy.  


RESIDENTIAL AMENITY


6. A residential property, No. 16, adjoins the site to the north-east.  The proposal would include the replacement of the existing shop frontage on the property with a bay window and the creation of a bay window at basement level.  Although one side of the bay would be angled towards No.16, the adjoining property has a porch to the front elevation which would prevent views from the proposed window into No.16. There are no additional windows proposed to the north-east elevation of the property and therefore the proposal would not result in a loss of privacy to the residents of 16 Upper Chorlton Road.  Although two of the car parking spaces proposed to the rear of the site would be adjacent to the common boundary with No.16, a 1.8m high wall lies along the common boundary which would screen views of vehicles from the rear garden of No.16.  It is therefore considered that the proposal would not unduly impact on the occupants of No.16.


7. A residential property, No.205 Stamford Street is also situated to the rear of the site.  There are no principle habitable room windows on the side elevation of this property and no additional windows are proposed to the rear elevation of No.18.  There are also existing residential flats on the application site and it is considered that the creation of three further flats would not have an undue impact on neighbouring residents.


DESIGN AND VISUAL AMENITY


8. A bay window is proposed to the front elevation at ground floor and basement level, which would replace an existing shop front and fascia sign.  The property would have originally had a bay window to the front elevation, matching those of the neighbouring houses No.’s 4 - 14 Upper Chorlton Road.  The proportions of the bay window are in keeping with the host property and would be in keeping with the character of the surrounding area.  The proposed lightwell at the ground level of the bay window would provide light to the proposed basement flat.  A 0.9m high fence is proposed around the lightwell for safety.  It is considered that railings would appear more appropriate and in keeping with the property and surrounding area and a condition is thus recommended requiring that details of railings around the lightwell are submitted and approved in writing.  A minimum distance of 3.8m would remain between the proposed lightwell and the footpath.  It is therefore considered that the proposed lightwell would not appear over prominent within the existing street scene or detracted from the character of the surrounding area.


9. Two existing ground floor windows to the south-west elevation are proposed to be removed and replaced with four windows, two serving the ground floor and two serving the basement level.  Four further windows are also proposed to a section of blank wall on the same elevation.  The proposed windows would be situated in line and would be of a design matching those on the existing south-west elevation.  The existing windows to be replaced do not match the existing and do not compliment the appearance of the host building.  It is therefore considered that the design of the proposed windows is acceptable and in keeping with the host building and would improve the appearance of this elevation on the building.  Furthermore, a 1.8m high wall lies along the south-western boundary of the site which would partially screen views of the windows from Stamford Street.


10. The proposed external steps would provide access to the proposed basement flat.   The steps would be situated to the south-west of the site and would be screened by the existing 1.8m high boundary wall.  It is therefore considered that the proposed steps would not detract from the appearance of the existing building or have a detrimental impact on the existing street scene or character of the surrounding area.


HIGHWAY SAFETY AND PARKING PROVISION


11. The proposal requires the provision of three off road car parking spaces.  An area large enough to accommodate these spaces would remain to the rear of the site.  The applicant has submitted a car parking layout which is currently considered unacceptable.  As it is considered that three car parking spaces could be achieved, a condition is recommended requiring the applicant to submit a revised car parking layout that is agreed by the Local Highways Authority to the Council prior to the commencement of the development.  Subject to the submission of a revised car parking layout, the proposal is considered acceptable on highways grounds.


DEVELOPER CONTRIBUTIONS


12. The site is within an area of deficiency in children’s play space and outdoor sports provision and therefore the proposal requires a financial contribution towards open space and outdoor sports provision.  The relevant contribution in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ would be a commuted sum of £4,227.91 split between a contribution of £3,246.62 for open space and £981.29 for outdoor sports.

13. The proposal also requires a contribution towards the Red Rose Forest.  This is in accordance with Proposal ENV16 of the UDP and the Council’s Supplementary Planning Guidance ‘Developer Contributions Towards Red Rose Forest’.  The Revised UDP states that in considering development proposals throughout the Borough, the Council will impose planning conditions or negotiate planning obligations with applicants to secure the planting of trees, hedges and woodlands in a way that is fairly and reasonably related in scale and kind to the proposed development.  The total contribution for a development of this scale should be 3 trees.  If the applicant is unable to provide these trees on site, a financial contribution of £310 per tree not provided is required.    

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


CONCLUSION


15. The conversion of the ground floor and basement into three self contained flats is considered acceptable.  The proposed additional windows to the building and lightwell, to serve the proposed flats are in keeping with the host building and would not detract from the character of the surrounding area.  It is also considered that adequate off road car parking provision to serve the flats can also be provided within the site.  The proposal is thus considered to comply with all relevant Policies and Proposals in the Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance. The application is therefore recommended for approval subject to the necessary S106 agreement.

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

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


(i) a contribution to children’s play space and outdoor sports provision of £4,227.91 split between a contribution of £3,246.62 for open space and £981.29 for outdoor sports in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’.


 (ii) a contribution to the Red Rose Forest of £930  towards tree planting in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’, less £310 for each tree planted on the site as part of an approved landscaping scheme.


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


1. Standard time limit


2. List of approved plans including amended plans


3. Materials


4. Notwithstanding the submitted plan, no development shall take places unless or until a revised scheme for the creation of three car parking spaces on the site had been submitted to and agreed in writing by the Local Planning Authority.  Prior to the occupation of the approved flats, the approved car parking layout shall be created and retained thereafter.


5. Notwithstanding the submitted plans, no development shall take place unless or until a scheme for the installation of railings, including proposed colour, around the approved lightwell has been submitted to and approved in writing by the Local Planning Authority.  The approved scheme shall be implemented and retained thereafter unless otherwise agreed in writing by the Local Planning Authority.


6. Details of refuse storage to be submitted to and approved in writing by the Local Planning Authority.


7. Landscaping / boundary treatment.
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		WARD: Bowdon

		75779/FULL/2010




		DEPARTURE: No





		DEMOLITION OF EXISTING DWELLING AND ERECTION OF TWO DETACHED DWELLINGS INCLUDING ERECTION OF GATES, GATEPOSTS AND RAILINGS TO FRONT BOUNDARY 





		SITE: 11, Bradgate Road, Altrincham





		APPLICANT:  Mrs Dee Johnson





		AGENT:  Tim Hatton





		RECOMMENDATION:  MINDED TO GRANT
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Councillor Hyman has requested that the application be determined by the Planning Development Control Committee for the reasons set out in the report.


SITE 


The application site is an irregularly shaped plot of land on the south-western side of Bradgate Road. There is currently a two storey detached house sited fairly centrally on the site which dates from the 1970’s. There is also a large detached outbuilding adjacent to the southern rear boundary of the site. The land levels rise gradually from the Bradgate Road to the rear of the site. Bradgate Road is residential in character and the application site is adjoined on both sides by detached residential properties which appear to have been built at the same time as the application property. There are a number of mature trees covered by a Tree Preservation Order along the front boundary of the site with a stone wall and mature hedging beneath. The site backs onto a wooded area which leads to Dunham Forest Golf Club. The side and rear boundaries of the site are delineated by fences and mature trees and hedging.

PROPOSAL


The application involves the demolition of the existing dwelling on the site and the erection of two detached dwellings with integral basement garages built into the natural slope of the site. A new drive access off Bradgate Road is proposed to serve the more northerly of the two plots. The existing coach house is to be retained as an ancillary storage building for the more northerly dwelling. New railings, gateposts and gates are proposed in association with the existing stone wall along the site frontage. 


The plans have been amended since they were originally submitted. The amendments include a reduction of one metre in the height of the dwellings, an increase of one metre in the gap between the dwellings and amendments to the design of the windows on both properties. 


REVISED TRAFFORD UDP


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


PROPOSALS MAP NOTATION 

None


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands

ENV12 – Species Protection

ENV16 – Tree Planting


H1 – Land Release for Development


H2 – Location and Phasing of New Housing Development


H4 – Release of Other Land for Development


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential development


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


OSR4 – Standards for Outdoor Sports Facilities Provision


OSR9 – Open Space in New Housing Development


RELEVANT PLANNING HISTORY

H/57072 – Erection of three-storey building to form 9 apartments; conversion of existing coach house to form a single dwelling, including erection of two dormer windows and other external alterations; formation of car parking – Withdrawn 2004

H/65666 - Erection of two storey detached dwelling (with additional accommodation in the roofspace) following demolition of existing house and outbuildings – Approved 2007

APPLICANT’S SUBMISSION 


A Design and Access Statement, a Bat Survey, a Tree Survey and Arboricultural Implications Assessment and Method Statement have been submitted with the application. Reference to relevant parts of the above will be referred to in the Observations section of this report where necessary.


CONSULTATIONS


LHA – The proposed dwellinghouses have 5 bedrooms and therefore to meet the Councils standards the provision of four parking spaces is required. The proposals include double garages, however the width would need to be increased to 5.5 metres for them to be accepted as double garages. However it is considered that there is adequate parking on the driveway to compensate and therefore there are no objections to the proposals on highways grounds. 


It is also requested that the applicants 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 hardstanding to ensure that localised flooding does not result from these proposals.

Built Environment (Drainage) – Recommended standard drainage informatives to be attached to any planning permission granted: R6, R12a, R17.


Pollution and Licensing (Contaminated Land) – The application area has a history as being an infilled pond and therefore the land may be contaminated. As such, the following standard contaminated land conditions and informatives should be attached to any planning permission:


· Standard condition CLC1


· Standard Informative NCLC1


GM Ecology Unit – It is noted that a bat roost was recorded in the building to be demolished in 2006 but that bats have not been recorded as roosting in the building since. There is little in the way of case law available as to how long a bat roosting site may remain unused before it is no longer classified as a roosting site. In these circumstances I would support the approach taken by the applicant to adopt a precautionary approach and assume that a bat roost will be destroyed during demolition works, and to mitigate accordingly. I would accept as satisfactory the proposed mitigation for bats as described in the bat survey report. The mitigation proposals should be implemented in full as a condition of any approval that may be granted to the scheme.


Since a bat roost has been found on this site then under the terms of the Habitats Directive and the Conservation (Natural Habitats, &c.) Regulations 1994, which enacts the Directive into the UK, a licence will be required from Natural England to derogate the terms of this legislation before any work can commence that may disturb bats or the roosting site.  Before a licence can be granted three tests must be satisfied.  These are:


i) That the development is “in the interest of public health and public safety, or for other imperative reasons of overriding public interest, including those of a social or economic nature and beneficial consequence of primary importance for the environment”;


ii) That there is “no satisfactory alternative”;


iii) That the derogation is “not detrimental to the maintenance of the populations of the species concerned at a favourable conservation status in their natural range”.


In considering planning applications that may affect European Protected Species, Local Planning Authorities are bound by Regulation 3(4) of the Conservation (Natural Habitats, &c.) Regulations to have regard to the Habitats Directive when exercising their function.  Government Circular 05/06 gives guidance to local authorities on how these issues should be considered.  All three tests must be satisfied before planning permission is granted on a site.  During the licence application process Natural England will ask the local planning authority for evidence that the above three tests were properly considered during the determination of the planning application. As regards the third test it is considered that, providing the mitigation proposals are implemented as described, the local bat population will not be affected by the development. 


REPRESENTATIONS


Councillor Hyman – has requested that the application be determined by the Planning Development Control Committee as he has concerns about the following aspects of the application:-


· The plans indicate a build which is significantly higher than other houses on this side of the road.  This is because of the intention to build formal accommodation in the roof space (illustrated by the window in the gable) which means that the pitch of the roof will be significantly higher than for a roof without accommodation within.  Such a development will tower over the adjacent properties, especially No. 13, Bradgate Road. There is also no easily identifiable scale to assist in determining the actual proposed height.

· The problem in a) above will be exacerbated by the fact that the land runs up a gradient from the dividing wall separating the proposed development from No. 13.  This means that ground level for the proposed development is already significantly higher before any building is started.  This concern is supported by the evidence, in the plans, for a run of steps leading up to the front door.

· There are also concerns about the potential for unnecessary tree felling.  Two substantial yews have already been felled at the side that abuts No. 13 and the fact that the plans indicate two separate driveways (rather than a shared driveway that splits once on the property) suggests that some of the mature trees on the roadside (which contribute to the character of Bradgate Road) may need to be felled.

Neighbours – Objections received from the occupiers of 8 properties in the vicinity of the site and also the Bowdon Conservation Group. The objections raised can be summarised as follows:

· Two houses of such height would be out of place in this part of Bradgate Road


· The houses are too close to one another and out of keeping with the area.


· One house in the middle of the site, as per the original planning permission would be more in keeping with the area


· Due to their height and proximity to the boundaries the dwellings would overshadow adjoining properties


· There is no indication of the final height of the houses from original ground level and there are concerns that nearby properties would be overlooked


· There are concerns about the loss of more mature trees. Some have already been removed prior to planning permission being granted – new planting would not compensate for this


· The construction of a new driveway would considerably alter the road frontage, and result in the loss of more trees and create extra noise and traffic


· Two houses in place of one is unacceptable. Is there not a moratorium on house building in this area?


Bowdon Conservation Group

· The proposed replacement of the existing dwelling with two large detached dwellings on a plot with a similar width to the surrounding houses will create an impression of them being squeezed onto the plot and a change in the character of the streetscene


· It also leads to the need to build on four floors and for the garages to be positioned underneath the dwellings, again not in keeping with the surroundings


· There are no street elevations so it is unclear if they will be higher than adjacent properties but they will be close and there could be overlooking issues from the upper side windows


· However if the application is to go ahead we would recommend that the boundary treatment is changed to exclude the metal railings and a plan for the protection of the trees during construction is essential. 

Following the submission of amended plans and additional information, neighbours were re-notified. One letter of objection had been received at the time of writing from the occupier of Birdsong Cottage, Bradgate Road (who also submitted a letter of objection when the application was originally publicised). The grounds of objection are as follows:


· The redevelopment of the site is supported but not in this form. The objector would support demolition and rebuild on the same footprint allowing a new energy efficient property.


· Why is the application being supported when the majority of residents oppose it?


· The objector has recently submitted a preliminary application which he feels is similar to this application. However the planning department were unable to support his application as it was considered that detached properties on Bradgate Road should not build up to or near the boundary on both ends of their property as the properties would appear cramped and this would have a negative impact on the appearance on the area. The proposed properties are an example of this as they butt up to their boundary on both sides.


Any further comments received prior to the Committee meeting will be included within the Additional Information Report.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes the demolition of one dwelling and the erection of two dwellings on an existing residential dwelling site and its 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.


2. The Revised Trafford UDP was formally adopted on 19 June 2006.  On the 6th July 2010, the Department for Communities and Local Government revoked all Regional Spatial Strategies across the country with the intention that from that point forward policies within these plans (including the North West RSS) would no longer form part of the development plan for the purposes of s38(6) of the Planning and Compulsory Purchase Act 2004 and would not 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. However on 10th November 2010 a judgement was made in the High Court which considered an earlier decision by the Secretary of State to use the powers set out in section 79 [6] of the Local Democracy, Economic Development and Construction Act 2009 to revoke all Regional Strategies in their entirety. The effect of this decision in the High Court is to re-establish Regional Strategies as part of the development plan which in Trafford's case is the Regional Spatial Strategy for the North West (RSS).

4. It is, however, still the intention of the Secretary of State to abolish Regional Strategies as set out in the Localism Bill before Parliament, therefore until they are formally abolished by the Localism Bill, Regional Strategies form part of the statutory development plan.  As such, they are the starting point for the determination of planning applications and local plans must be in general conformity with them.  The announcement that the Secretary of State intends to abolish them in the Localism Bill should be treated as a material consideration in planning decisions. 


5. 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 Publication version of the Plan published for consultation purposes in September 2010 and Submission to the Secretary of State anticipated for early December 2010. 

6. The Publication 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 alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications. 

7. 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. 

8. 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 1.2km 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 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 Oldfield 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 established dwellings on the adjoining sites to the northwest and southeast and there is no reason to assume that the proposed development would prejudice any future development or redevelopment. 


9. 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.

10. 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%.

11. 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 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.

12. 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. 


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

DESIGN AND APPEARANCE


Footprint

14. It is considered that the building line of the new properties respects the existing building line established by the adjoining properties and reflects the curve of the road at this point. The footprints of the dwellings are similar to properties in the immediate vicinity and are therefore not considered to be uncharacteristic of the area in general.


15. The dwellings retain a minimum gap of 5 metres to each other (at the rear) and a maximum gap of 6 metres (at the front), as the properties are angled slightly away from each other at the front to reflect the curve of the road frontage. The proposed properties would not abut the side boundaries of the site as a minimum gap of 3.7 metres would be retained between the main side walls of the proposed dwellings and the north-western and south-eastern site boundaries. It is noted that the form of residential development on Bradgate Road is varied and while it is noted that some dwellings retain larger gaps to the side boundaries of the site there are also examples of properties with similar levels of spaciousness to the side boundary. The site does not lie within a conservation area and it is considered that the degree of spaciousness retained between the proposed houses and their existing neighbours would be acceptable.


16. The application proposes the retention of the existing detached late nineteenth/early twentieth century coach house building located close to the rear boundary of the site. This would be used as ancillary storage accommodation for the more northerly of the two plots (Plot 11b).

Site Levels and Height of Dwellings

17. The proposed dwellings would both have basement areas which would include garages accessed from the driveways. This would involve excavation of the site and would alter the existing land levels. There is no objection is principle to excavation of the site to provide basement accommodation and basement garages are not uncommon. However the change to the levels of the site have caused concern with occupiers of adjacent properties as it was initially unclear what the height of the new dwellings would be above the existing ground level. Proposed cross sections of the site and existing and proposed ground levels have been submitted in order that the impact of the excavation works can be properly assessed. The existing finished ground floor level of the dwelling is +101.610 and the proposed finished ground floor levels of the new dwellings would be +100.824 (Plot 11a) and +100.657 (Plot 11b). This means that the ground floor levels of the new dwellings would be 0.786 metres (Plot 11a) and 0.953 metres (Plot 11b) lower than the existing ground floor level of the dwelling. The ground floor level of the proposed dwellings would therefore be fairly similar to the existing dwelling, though slightly lower which would ameliorate the overall heights of the new dwellings. 


18. The plans have been amended to reduce the overall height of the proposed dwellings as it was initially considered that the height of the dwellings would be out of character with nearby properties. The properties have been reduced in height by one metre and the resultant dwellings would have a height of 10.2 metres above the ground floor level of the new dwellings. As a result the dwellings would have a higher roof ridge than the adjoining properties, but not to such an extent that they would overdominate or appear out of character with the area.  


Design


19. The existing dwelling to be demolished dated from the 1970’s and has no significant historic or architectural merit. The design of the proposed dwellings is fairly traditional with a dual pitched roof and some design references taken from the detached outbuilding at the rear of the site which dates from the late nineteenth/early twentieth century. The dwellings have different designs that complement one another. The proposed materials are brick with slate or slate effect roof tiles and stone window heads and cills.


20. When viewed from Bradgate Road, the dwellings would be largely two and a half storey as the sections of the front elevations where there are basement garages built into the slope of the site do not have any dormer windows at second floor level. In addition, the basement garages have been located at the opposite end of the plot from the driveway entrance to reduce their visual impact in the streetscene. Overall, the design is considered to be acceptable

RESIDENTIAL AMENITY

21. To prevent overshadowing the Council’s SPG for New Residential Development requires a minimum distance of 15 metres between a main elevation and a facing two storey blank gable. To protect privacy, for two storey dwellings a minimum distance between dwellings which have major facing windows of 27 metres is required across private gardens. Distances to rear garden boundaries from main windows should be at least 10 metres for two storey houses and 13 metres for flats and three storey houses. 


22. The proposed dwellings would retain distances in excess of 25 metres to the rear boundary of the site which in any event backs onto a wooded area. The proposed dwellings are situated roughly to the side of the existing footprints of the properties either side and this siting combined with the separation distances means that the impact of the proposals on the outlook to the front and rear of the adjacent properties is acceptable. It is noted that there are a number of windows in the side elevation of No. 13, Bradgate Road facing the application site. However this is not a main elevation (as referred to in the SPG) and the ground floor windows are kitchen windows with the kitchen also served by large windows to the rear. It is unclear whether the first floor window serves a bathroom or a bedroom, however the impact of the side wall of the proposed dwelling is not as significant on a first floor window as it would be on a ground floor window and as indicated above this is not a main elevation. In addition, this window currently benefits from looking directly onto the private garden area of No. 11.  It is not therefore considered necessary to retain 15 metres between the side walls of No. 13 and Plot 11b and the distances between these walls of between 6.5 metres and 11 metres are considered acceptable under these circumstances.  There is also an en-suite window at first floor level in the side elevation of No. 9 facing the application site. Again, this is not a main elevation and is not a habitable room window and the distances between the side walls of Plot 11a and No. 9 of between 7.5 metres and 7.8 metres are therefore considered acceptable. 


23. Two en-suite windows are proposed at second floor level in Plot 11b in the wall facing No. 13, and at first floor level in Plot 11a in the wall facing No. 9, however a condition can be attached to ensure that these windows are obscure glazed and fixed shut to protect the privacy of occupiers of neighbouring properties.


24. It is therefore considered that the proposals would have an acceptable impact on the amenities of occupiers of adjacent residential properties.

VEHICULAR ACCESS AND CAR PARKING


25. The application proposes the introduction of a new drive access onto Bradgate Road and includes basement garaging and parking areas on the driveway within the site. The Local Highway Authority has assessed the proposals and confirmed that they have no objections to the proposal on highway grounds.

BOUNDARY TREATMENT, TREES AND LANDSCAPING


26. The proposed front boundary treatment includes the retention of the existing stone wall with a new sandstone topping and the addition of black metal railings to a maximum height of 1.7 metres. Sandstone gateposts to a maximum height of 2 metres and metal gates to a height of 1.7 metres are proposed at the drive accesses. Having assessed the height and appearance of other front boundary treatments in the vicinity it is considered that this would be acceptable. The majority of the mature trees at the site are to be retained, however an application was made under the Section 210 procedure for the removal of seven trees at the site, to create the additional drive access and for general maintenance/remedial work and this application was granted in June 2010 subject to the condition that seven replacement trees were planted on site. To date this consent has been partially implemented. 


27. Given the proposed excavation at the site an ‘Arboricultural Implications Assessment and Method Statement’ has been submitted prior to determination of the planning application in order that the proposed protection measures to be put in place in relation to the retained trees are acceptable. This document has been assessed by the Council’s Senior Arboricultural Planner and is considered to be acceptable subject to a tree protection condition requiring the implementation of the tree protection measures set out in the document.  Indicative areas of soft landscaping have been submitted but in the absence of detailed plans it is recommended that a landscaping condition is attached to ensure an appropriate scheme that includes the seven replacement trees as required by the Section 210 consent.


BATS


28. A bat survey has been submitted which concludes that ‘The demolition of the existing building will result in the temporary loss of a bat roost but it has been established that it has not been used during the 2007 breeding season and thus the colony, as with many Pipistrelle colonies, are using an alternative site. The provision of two permanent roost opportunities, which will replicate situations that are used by Pipistrelle bats aims to provide the most favourable opportunity for the continued use of the site by the species that was found to be present. In re-creating typical roosts it is envisaged that the ‘Favourable conservation status’ of the species concerned can be maintained.’ The GM Ecology Unit have commented that in their view providing the mitigation proposals are implemented as described, the local bat population will not be affected by the development and the proposals are therefore considered to be acceptable.

OPEN SPACE AND RED ROSE FOREST CONTRIBUTIONS

29. The Council’s approved SPG for developer contributions towards Red Rose Forest (September 2004) sets out where developments should contribute to tree planting in the Red Rose Forest area.  A residential site requires 3 new trees per dwelling and tree planting is normally required to be on site.  The development proposes one additional dwelling on the site and should therefore provide 3 trees in addition to the replacement of trees lost as a result of the development.  The cost of three trees is £930 and therefore a sum of £930 less £310 for each tree that is provided on site will be required.


30. The Council’s approved SPG on Informal/Children’s Playing Space and Outdoor Sports Facilities provision and Commuted Sums (September 2004) sets out when developers will be expected to contribute to such provision.  For residential development, there is a set method of calculating the contributions based on the number of dwellings and number of bedrooms.  In this case, the number of additional dwellings is known (1) and the application is for a five (5) bedroom house.  On this basis the contribution would be £1942.82 towards open space provision and £922.37 towards outdoor sports provision, a total of £2865.19. 


RECOMMENDATION: MINDED TO GRANT

(A). 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal agreement and that such an agreement be entered into to secure a financial contribution totalling £3,795.19 and comprising:-


· a financial contribution of £2865.19 towards the provision and maintenance of public open space


· a financial contribution of £930 towards Red Rose Forest/off site planting less £310 for each additional tree provided on site.

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


1. Standard Time

2. List of approved plans

3. Materials to be submitted

4. Landscaping Condition


5. Tree Protection 


6. Provision of parking and access


7. Permeable surface for hardstanding 

8. Withdrawal of Rights to Alter Condition

9. Obscure glazing 

10. Contaminated Land Condition CLC1

11. The detached outbuilding adjacent to the southern rear boundary of Plot 11b shall not be occupied at any time other than for purposes ancillary to the use as a single dwellinghouse of the dwelling known as Plot 11b. 

12. The development shall be carried out in full accordance with the site levels and finished floor levels shown on the approved plans unless otherwise approved in writing by the Local Planning Authority

13. The bat roost provision indicated in Appendix II and Appendix III of the 'Nocturnal Observations & Mitigation in Relation to Bats' report by The Tyrer Partnership, dated 24th July 2010 shall be provided prior to first occupation of the dwellings hereby approved and retained as such and shall not be used as living accommodation or any other use ancillary to the use of the buildings as a dwelling and outbuilding.
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		OUTLINE PLANNING APPLICATION FOR THE ERECTION OF 2 NO. PART 2 STOREY, PART 3 STOREY APARTMENT BLOCKS TO FORM 29 FLATS WITH PROVISION OF CAR PARKING AND ACCESS FROM PARK ROAD (DETAILS OF ACCESS, LAYOUT AND SCALE SUBMITTED FOR APPOVAL WITH ALL OTHER MATTERS RESERVED)





		Land between 182 & 182a Park Road, Stretford






		APPLICANT:  Mr. Law






		AGENT: Lee Architects






		RECOMMENDATION:  REFUSE










SITE


The application site relates to an elongated and narrow area of land which runs west to east. The site is approximately 260m in length, 15m-22m in width and has an area of 0.43 hectares. The northern boundary to the site is clearly defined by the operational Manchester-Liverpool railway line which is set upon a tall railway embankment, whilst the residential properties and associated private gardens belonging to Thirlmere Avenue back onto the southern boundary. The site is accessed from Park Road to the west via a gated entrance adjoining the boundary of No.182, a residential property to the south, and the gable wall of No.182a, a hot food takeaway shop to the north. The eastern boundary comprises a group of trees, beyond which is the amenity space and apartments of 16-21 Hattons Court.


The site is currently vacant and comprises predominantly hardstanding to the wider western end, whilst the narrower eastern half comprises of scrubland and overgrown landscaping. A number of planning applications have been submitted in the last twenty years seeking consent for various industrial proposals, although none of these applications were granted permission. 


An underpass beneath the railway embankment emerges into the application site and a 10m easement following the line of this underpass runs across the width of the site as a main river water course has been culverted at a shallow level below the surface of the ground.  


PROPOSAL


Outline planning permission is sought for the erection of two part two-storey, part three-storey apartment blocks sited at either end of the application site and with the majority of the windows orientated towards the north and south. Block A will be sited immediately to the rear (east) of No’s 182a and 184 Park Road and will contain 17 flats (8 x 1-bed and 9 x 2-bed). It will measure 63m in length (west-east) with a maximum depth of 10m. The maximum proposed height of block A is 8m to the top of the eaves and 10.2m to the roof ridge. 


Block B contains 12 flats (2 x 1 bed and 10 x 2-bed) and has been sited at the eastern end of the site. This block measures approximately 53m in length, 10m in width (maximum), and has a maximum height of 8m to the top of the eaves and 10.2m to the ridge.


The site will be accessed from an existing means of access from Park Road between No’s 182 and 182a. A 3m-4.5m wide access road will lead to a 29 space car park sited between the two apartment blocks at the centre of the site. A service driveway will continue eastwards from the car park to service apartment Block B


THE DEVELOPMENT PLAN IN TRAFFORD


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



On the 6th July 2010, the Department for Communities and Local Government revoked all Regional Spatial Strategies across the country with the intention that from that point forward policies within these plans (including the North West RSS) would no longer form part of the development plan for the purposes of s38(6) of the Planning and Compulsory Purchase Act 2004 and would not 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). 


However on 10th November 2010 a judgement was made in the High Court which considered an earlier decision by the Secretary of State to use the powers set out in section 79 [6] of the Local Democracy, Economic Development and Construction Act 2009 to revoke all Regional Strategies in their entirety. The effect of this decision in the High Court is to re-establish Regional Strategies as part of the development plan which in Trafford's case is the Regional Spatial Strategy for the North West (RSS).


It is, however, still the intention of the Secretary of State to abolish Regional Strategies as set out in the Localism Bill before Parliament, therefore until they are formally abolished by the Localism Bill, Regional Strategies form part of the statutory development plan.  As such, they are the starting point for the determination of planning applications and local plans must be in general conformity with them.  The announcement that the Secretary of State intends to abolish them in the Localism Bill should be treated as a material consideration in planning decisions.


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 Publication version of the Plan published for consultation purposes in September 2010 and Submission to the Secretary of State anticipated for early December 2010.


The Publication 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 alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications.


PROPOSALS MAP NOTATION 

Part protected Linear Open Land and New Open Space/Outdoor Recreation Proposals and part unallocated


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


OSR6 – Protected Linear Open Land


H1 – Land Released for Development


H2 – Areas for Development


H4 – Development within the Urban Area


H6 – Release of Other Land for Development


H8 – Affordable Housing


D1 – All New Development


D2 – Vehicle Parking


D3 – New Residential Development


RELEVANT PLANNING HISTORY

H/OUT/66217 - Erection of eight storage and distribution buildings (Class B8) with vehicular access from Park Road (adjacent no 182 & 182a) – Refused, 30th March 2007


H47780 - Change of use from vacant land to overspill car park for football matches – Refused 16th September 1999


H40095 - Change of use of vacant land to open storage for a temporary period of one year – Refused, 1st March 1995


H34064 – Outline application for the erection of industrial units & the creation of a means of access onto Park Road – Refused, 25th September 1991


APPLICANT’S SUBMISSION 


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

· The estate road is 180m long and has been designed to slow traffic with passing spaces and sufficient parking to meet the proposed number of flats. As the parking bays are split into a small number of rows there is ample opportunity to provide 10 disabled parking spaces.


· The adjoining houses have informed the design due to overlooking distances and the water trunk main has effectively split the site into two parts as easements will be required by the water authorities. Due to the location of this and the proximity of the houses on Thirlmere Avenue being closest to the site towards the middle then this area has been allocated for the main parking and amenity space.


· The embankment surface is at a 30˚ slope and a small retaining boundary wall will be constructed at the bottom of the embankment, along the northern boundary of the site.


· The site will be restricted access to the public as there will be no rights of ways through.


· The scheme has two open spaces for recreation and children’s play space. It is at the gable ends of the two blocks and would therefore be sited away to cause little disturbance or overlooking of the new flats. A total of 522sqm of outdoor amenity space will be provided.


· Most garden areas are 10.5m apart from gardens. Where this has not been achieved, the planting of trees are proposed and in any case, the rooms are not the main windows.


CONSULTATIONS


Design for Security (Greater Manchester Police): There is concern about the proposed high density residential use of this long and narrow site. The shape of the site itself limits surveillance opportunities particularly from the busier route of Park Road and leaves Block B remote and isolated right at the end of the site. The car park will not be particularly well overlooked from the buildings themselves and will be remote from a large proportion of residents. There is therefore strong concern that parked vehicles and Block B beyond may be vulnerable to attack. 


If this site is to be used for residential purposes, any residential blocks should address/front onto parking areas to ensure that parked vehicles and building entrances are well-overlooked and all other amenity spaces to the side and rear of the blocks are secured and enclosed. If natural surveillance between apartment blocks cannot be achieved then it may be that the residential use of this site is not appropriate.


Drainage: No objection – R2, R6, R10, R12a, R17


Electricity Northwest: No objection 


Environmental Protection: It is suggested that the applicant install acoustic vents to all flats to ensure that an LAeq of 30dB is not exceeded within living rooms between the hours of 0700-2300.


An LAeq of 30dB, and an Lmax level of 45dB should not be exceeded within bedrooms between 2300-0700hrs. 


Any other building measures deemed necessary to achieve the limits stated above must be installed during construction.


It would be preferential to position bedroom windows away from the façade facing the railway line.


LHA: The proposed flats are 1 or 2 bedrooms and therefore to meet the Councils standards the provision of 1.5 car parking spaces per flat is required, and as such 43 car parking spaces should be provided. Whilst this is now a maximum limit, the proposed road layout does not provide any visitor parking and it is such that visitors are likely to park in obstructive locations within the site rather than on neighbouring roads. Therefore the LHA is concerned that the proposed parking levels are too low to support the development. 6 cycle parking lockers should be provided to meet the Greater Manchester Cycle parking standards.


The proposed highway layout is not acceptable on highways grounds as a minimum access road width of 4.5m needs to be maintained throughout the site. The proposed bin stores are located within areas that narrow the carriageway to an unacceptable width and are not fully accessible.


The Servicing arrangements proposed are unacceptable, servicing Block A would result in potentially blocking access to the whole site, and the servicing driveway for Block B is exceptionally long and there is no where to turn except in the car park. No swept paths have been provided to demonstrate that this can be accommodated. There is no designated footway through the site to get pedestrians to Block B, this is unsafe and encourages pedestrians to walk in the middle of the access road. In its current form the proposals are not acceptable on highways grounds.


United Utilities (water): No objection subject to inclusion of standard conditions, relating to the crossing of an easement, to any approval.


REPRESENTATIONS


Three letters of objection to this application have been received from existing residents in close proximity to the application site. Their main concerns can be summarised as follows:


· The height of the proposal would reduce the amount of daylight to houses and gardens.


· The gardens and dwellinghouses of neighbouring properties will be overlooked by the proposed apartments.


· The proposal will spoil the outlook from the rear windows on Thirlmere Avenue.


· The noise generated from the development would cause disturbance, particularly as the bin store and access road have been sited against the rear boundary to the properties on Thirlmere Avenue. 

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The proposal for twenty-nine new residential units relates to a narrow strip of land that forms a buffer between the residential properties on Thirlmere Avenue and the embankment of the Manchester – Liverpool railway line. The site is vacant and a large part of it has been covered in tarmac (to the west) whilst the remainder is largely overgrown. The site also has a history of being used as a dumping ground for rubbish which, together with the factors above, has served to detract from the amenities that the surrounding residents should normally expect to enjoy. Therefore, given the nature of the site, it seems reasonable to conclude that it comprises part greenfield, part brownfield land.

2. As outlined earlier in the report, this application is relevant for consideration under the RSS which was re-instated in November 2010. The application site falls within the Inner Area part of the Manchester City Region (Policy MCR2) which states that new residential development should be focussed within the inner areas. 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 UDP but significantly below the updated target being proposed within the emerging LDF Core Strategy. At this point in time (effectively at the commencement of a new planning policy regime) it is considered that it would not be possible to demonstrate from the development monitoring information that is available that this development proposal for twenty-nine residential units would have a significant adverse impact on the Council’s ability to meet the development aspirations set out in the adopted or emerging elements of the development plan or those set out in revised PPS3 - Housing. 

3. As part of the site appears to be Greenfield land, consideration should be given to Revised UDP policies H2 and H4. These policies indicate that the development of green-field land will normally be permitted, where necessary to achieve the new residential development target set in the plan and where the proposal: -

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


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


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


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


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


4. With respect to the above criteria, the present application for twenty-nine residential units is considered to be in compliance in principle with points i) and iii)-v) of Proposals H2 and H4 of the Revised UDP as it is set adjoin an established built-up area of Stretford, and includes 9 affordable houses as part of the development. Furthermore, the proposal supports Policy MCR2 of the RSS which states that new residential development should be focussed within the inner areas. In addition the site is considered to be in a sustainable location as it is within 120m of Trafford Park train station and therefore lies within a ‘most accessible area’ as defined by SPD 1: Developer Contributions to Highway and Public Transport Schemes, which classifies an area as being most accessible if it is within 8000m of a tram stop/train station.

5. With regards to point ii) of the above criteria within policy H2 it is relevant to consider if the aims of Policy OSR6 – Protected Linear Open Land would be met by the proposed development for 29 residential apartments. Proposal OSR6 requires that the area be safeguarded as a mainly undeveloped area of open land the main function of which is to provide for the retention and creation of linear greenways of visual access links between public/private open spaces and between urban areas and the nearby countryside and the retention and creation of links and islands of undeveloped land along defined Wildlife Corridors. It is considered that the current proposals would not retain the open nature of the land or help improve the recreational, townscape and environmental value of the site. However, given the site’s history and that a large proportion of the land designated as Protected Linear Open Land has subsequently been covered in tarmac, and is now of low ecological importance, it is now considered unlikely that this site has the potential to fulfil the aspirations originally set out in Policy OSR6. However, it is considered possible for a high quality landscaping scheme to be provided along the northern boundary of the site (at reserved matters stage) in order to maintain the wildlife corridor. When the open character, environmental value and public access routes cannot be improved within the site, consideration can be given to whether there is scope for similar improvements off-site in the surrounding area. In this instance it is considered that it would be possible to provide links from the proposed residential development site onto the nearby Bridgewater Canal (0.4km approx.) via the existing embankment underpass north of the site thereby improving an existing network of pedestrian/cycle paths in the local neighbourhood. It is considered that these off-site improvements would be required to off-set the loss of the Protected Linear Open Land and as such would be additional to, rather than covered by, the normal financial contributions that would be secured through a section 106 agreement for a development of this size. Subject to the applicant agreeing to provide these off-site improvements, the loss of the Protected Linear Open Land is considered to be acceptable in principle in the event that planning permission were granted.   

6. 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%. It is therefore considered that the principle of developing this part greenfield, part brownfield site is acceptable.  

7. 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.  

RESIDENTIAL AMENITY


8. Although the railway embankment separates the application site to the south from the dwellinghouses on Brigade Drive and Park Road to the north, it is considered that the top of the three-storey element of proposed Block A may be visible from these neighbouring properties. However, as a minimum distance of 30m is set to be retained between this element of the proposal and the nearest houses to the north it is considered that any impact of Block A on the residential amenity of these properties in the immediate area will be very limited.


9. Similarly, it is considered that the three-storey element of proposed Block B will have only a very limited impact on the amenity of the properties on Windermere Close some 47m away.


10. Proposed Block A faces southwards towards the rear gardens of Park Road and Thirlmere Avenue. A distance of 9.2m-12.2m has been retained between Block A (with its habitable room windows) and the private garden areas associated with 182 Park Road and 54-60 Thirlmere Avenue. The Council’s Planning Guidelines: New Residential Development states that distances to rear garden boundaries from main windows should be at least 13.5m for 2 storey flats or houses/flats with 3 or more storeys. In particular, the private garden at No.182, whilst long, is not very wide and as such the majority of it of it would suffer from serious overlooking from any habitable windows on a 22m long stretch of Block A, something that would result in considerable harm to the residential amenity of the occupants of this neighbouring property. Whilst it is acknowledged that the position of habitable windows is a matter that would generally be assessed as part of a reserved matters application, it is considered that given the constrained width of the site that this must be an issue that is considered at outline stage also. It is clear from the site plan that apartment Block A cannot be sited any closer to the railway embankment than currently proposed in order to increase the separation distances, and it would not be reasonable to assume that non-habitable room windows only could or should be positioned on this stretch of the southern elevation. Therefore, all of the properties cited above will unduly suffer from a significant loss of privacy as a result of the proposal when using their private rear gardens.


11. The three-storey element of Block A has a height of 8m to the top of the eaves and 10.2m to the ridge of the roof. At a distance of 9.5m from the boundaries with 58-60 Thirlmere Avenue, it is considered that the three-storey element will have an unduly overbearing impact on the occupants of these neighbouring properties when they use their private rear garden, to the detriment of the amenity that they could reasonably expect to enjoy. 


12. With respect to proposed Block B, a distance of 8.5m-9.5m has been retained from the habitable room windows on the southern elevation of the two-storey element of the block and the boundaries of the facing rear gardens of 24-30 Thirlmere Avenue. Again this distance falls significantly short of that stated in the Councils SPG New Residential Development and there is little scope for the apartment block to be sited closer towards the railway embankment. As such these properties on Thirlmere Avenue will also suffer from a significant loss of privacy and an unduly overbearing effect when using their rear gardens.

13. The eastern and western most parts of Block B project closer to the rear gardens on Thirlmere Avenue than the distances cited above because habitable room windows have not been included on the southern elevations (as suggested on the indicative elevations/floorplans). However, whilst No’s 24 and 30 Thirlmere Avenue will not suffer from overlooking as a result of these elements of the apartment block, it is considered that there will be a significantly overbearing impact on the occupants of these properties (particularly No.24) when they use their rear gardens as only 5.5m-6.5m has been retained from the proposal to the rear garden boundaries.  


14. Given that the proposed apartment blocks have been sited directly to the north of the properties that front onto Thirlmere Avenue, it is considered that the proposals will not deprive these neighbouring properties to the south of any direct sunlight.

15. The Council’s SPG New Residential Development states that 21m should be retained between major facing windows at two-storey level and 24m retained for three-stories and above. Whilst these distances have generally been adhered to, the separation between apartment block A and facing 52 Thirlmere Avenue is 19.5m and so falls short of the guidelines. It is likely that this part of the proposed apartment block will contain habitable room windows (some have been indicated on the indicative floor-plans); therefore, it is considered that the habitable rooms to the rear of No.52 will suffer from an undue loss of privacy to the detriment of the amenity that the occupants of this property could reasonably expect to enjoy. 


16. The residential dwellinghouses of 32-50 Thirlmere Avenue are the closest properties to the southern boundary of the application site with a typical separation distance of 7m-8m. The private gardens of these properties should not suffer from a loss of privacy though as the land opposite them has been designated for car parking and amenity space. 


17. The two apartment blocks are accessed from a narrow vehicular access road which runs along the southern edge of the site. As such the proposed road is in very close proximity to the common boundary with the rear gardens of 22-60 Thirlmere Avenue; boundaries which at present typically comprise of hedges or fences at around 1.6m in height. Furthermore, a number of these properties (No’s 32-60) have very short rear gardens (approximately 7m in length) which means that the area of garden sited closest to the rear boundary will be used by its occupants almost as much as the area sited immediately to the rear of the house. It is considered that generally occupants of dwellinghouses should reasonably be able to expect to enjoy a certain level of quietude and privacy when using their rear gardens. Typically, rear gardens are situated back-to-back with neighbouring streets to ensure, in part, that they do not suffer from the same level of noise, dust and potential loss of privacy often experienced by front gardens that border a highway. It is acknowledged that the application site is vacant land which could be expected to be developed in the future, and as a result would have some form of impact on neighbouring residents. It is also worth noting that there is no objection in principle to the site being used for residential development with an associated access road if both are of appropriate scale and siting. However, it is considered that this proposal for 29 residential units will result in a considerable amount of new noise being created by car doors slamming and from cars entering and leaving the site. In particular it is considered that the proposed access road which would be used by vehicular traffic in such close proximity to private rear gardens and dwellinghouses represents a very un-neighbourly form of development that will significantly detract from the level of amenity that occupants could reasonably expect to enjoy from a private rear garden. As such it is considered that the harm caused by this aspect of the scheme will be significant enough to warrant a refusal in its own right. 

18. The applicant has indicated the proposed positions of two refuse storage areas within the site. The bin store set to serve apartment block B has been sited immediately between the proposed service road and the southern boundary of the site. As such residents of Block B will be expected to drag their refuse across the highway to access the bin store, something which it is considered could have a detrimental impact on the highway and pedestrian safety of the site. Additionally, this bin store is set to abut a set of railings which forms the common boundary with an area of land which is used as a ‘community garden’ by local residents and will also be located within 2m of the private rear garden of  32 Thirlmere Avenue. This is considered to be a highly un-neighbourly position to site a bin store and it is considered that the smell generated from the bins and the repeated noise of residents depositing their refuse and shutting the lids will have a significantly detrimental impact upon on the residential amenity that the occupants of this property should reasonably expect to enjoy. Furthermore, there appear to be few satisfactory alternative locations for bin storage as it is likely that re-positioning the refuse storage areas would result in a loss of amenity space or in them being sited close to apartment windows. 


19. The proposed development is sited immediately to the south of an embankment which carries the Manchester to Liverpool railway line. Trains typically run between 05:00 and 23:30 at a rate of around 4 trains per hour at peak times. The applicant has submitted an acoustic survey report which concludes that ‘reasonable conditions’ can be met at day/night within habitable rooms with the windows partly open. As such standard conditions relating to noise reduction measures could be attached if any approval were to be issued and subject to compliance with these conditions, the scheme would be acceptable in this particular respect.   


20. The development is therefore considered to have significant detrimental impacts on the residential amenity of neighbouring properties with respect to loss of privacy, overbearing and visually intrusive effects and the noise disruption caused by the proposed access road. The development is therefore contrary to Proposals D1 and D3 of the Revised Trafford Unitary Development Plan.


IMPACT ON STREET SCENE


21. Whilst the design of the proposed development is a matter for consideration at Reserved Matters stage, it is relevant to consider under the current application how the scale and massing of the apartment blocks will appear from the nearby Park Road highway. Proposed Block A is located immediately to the rear of the single-storey shop units of 182a and 184 Park Road and the western three-storey high elevation is set back from the Park Road highway by 27m. Whilst it is considered that a building of this scale and footprint will appear quite large when viewed from Park Road, it is considered that the distance that it has been set back form the highway will prevent it from forming an unduly prominent or visually intrusive building within the streetscene. However, it is worth noting that whilst design and appearance is something that would be considered at the reserved matters stage, the acceptability of the siting, scale and massing of Block A as part of the present outline application is on the condition that the western elevation of Block A address Park Road in its design. At present windows have not been indicated on this elevation and this is something that should be incorporated as part of a future application.   

22. Consideration should also be given to how the proposed apartment blocks will relate to the streetscene of the new access road within the site with respect to their scale, massing and siting. At its closest point the three-storey element of Block A is set to be positioned within 2m of the back of the proposed footpath, whilst Block B projects to within 1.4m of the highway. The average distance between the proposed apartment blocks and the footpath is around 3m-5m. Given the close proximity of the access road to the southern boundary of the site and the short distances retained between the proposed flats and both the railway embankment and the new highway, it is considered that the scheme will appear cramped within the site and that the proposed blocks of flats will have an overbearing impact on users of the access road. Furthermore, whilst it is acknowledged that the proposed window positions are indicative, it is considered that where both ends of Block B project towards the southern boundary, that their facing elevations cannot include windows otherwise they would severely overlook the gardens/dwellings opposite on Thirlmere Avenue. Consequently, there will be large expanses of blank wall on Block B which front onto the access road, something which will exacerbate the overbearing effect of the proposed building and result in the main elevation of Block B having a harsh and solid appearance that offers little in the way of visual interest to the streetscene. 

ARBORICUTURAL ISSUES


23. The application site has four groups of trees sited either within it or on the boundary, most of which are located at its eastern end. In order to make way for the construction of apartment block B, the applicant has proposed to remove two of these groups of trees (11 trees in total). An Arboricultural statement submitted on behalf of the applicant rates these trees as falling within ‘low value retention category C’ and considers that their removal would have only a low impact on amenity that could easily be mitigated by the provision of new landscaping. Whilst the condition of the trees is not disputed, it is worth noting that Policy ENV4 – Trees, Hedgerows and Woodlands of the Revised UDP advises that the Council will foster the retention of trees and where possible will look to utilise native species. Several of the trees which make up the two groups to be removed from the site are species that are native to the Borough and it is native species that provide the preferred habitat for native fauna which should, where possible, be protected. Additionally, if these trees were to be removed then replacement planting would certainly be sought during thee reserved matters stage. However, given the constraints of the site, it is difficult to see how and where an adequate level of replacement tree planting could be incorporated into the development as the majority of the site is set to be covered by built development/hard landscaping and the remaining areas of amenity space are small. Therefore, strong concern remains that there is limited scope to provide landscaping within the site of the quantity and quality required to adequately replace the existing trees that are set to be lost as a result of the construction of the proposed apartment blocks.


ACCESS AND CAR PARKING


24. The proposed development seeks outline permission for 29 1-2bed residential units, which under the Councils Car Parking Standards has a requirement for 43 car parking spaces for residents and visitors. The applicant has proposed 29 car parking spaces, 10 of which can be classed as disabled spaces, located in the centre of the site. Whilst the requirement of 43 spaces represents a maximum limit, the LHA have expressed strong concerns regarding where and how visitors may park within the site. It is considered highly unlikely that visitors will park outside of the site as Park Road is a busy highway and there are no other points of pedestrian access into the site from the surrounding highways. Therefore, it is highly likely that visitors will have to park along the narrow proposed access and service roads which would cause congestion and potentially blockages, something which is of particular concern for any service/emergency vehicles that may need to enter the estate. In turn, due to the narrow width of the access road, any service vehicles attending to Block A may block all access into the site causing vehicles to queue on Park Road and those servicing Block B will be unable to adequately manoeuvre/turn around. Given the constrained size of the site and the 10m wide easement which spans its width, it is difficult to see how additional visitor parking spaces could be accommodated or the access road widened. As such it is considered that the proposed parking levels are too low to support a development of this size and that the applicant has failed to adequately demonstrate that all types of vehicles could manoeuvre around the site safely. These reasons serve to form an additional reason for refusal of the application.  


CRIME AND SECURITY


25. Proposal D1 of the Revised Trafford UDP states that all new development should take into account the needs of crime prevention and community safety through the site layout, building and perimeter design detailing. The building layout is such that most of the windows to the apartments will face the railway embankment to the north of the site and the properties along Thirlmere Avenue to the south. As a consequence residents on the proposed estate will rely on the occupants of the facing properties on Thirlmere Avenue to provide natural surveillance of the car parking areas rather than any significant ‘within site’ surveillance being provided by the apartment blocks. As such vehicles within the proposed car park would be left vulnerable to attack/damage, something which Design for Security have expressed strong concerns for. Further concern exists for the distance that residents will have to walk from their car parking spaces to their apartment at night times. In some cases the distance is up to 120m, something which is considered to be potentially dangerous given the lack of surveillance within the development and certainly inconvenient for people carrying heavy goods. Finally, as stated the depth of the site at 260m, and its constrained width, serve to create quite an unwelcoming development for people entering the site towards Block B in the evening. It is considered that all of the above factors will serve to create a development that does not feel secure or welcoming and as such it fails to comply with Proposal D1 of the Revised Trafford UDP. 

AFFORDABLE HOUSING PROVISION


26. The Council’s SPG ‘Provision for New Affordable Housing Development’ (September 2004) states that the current trigger threshold for affordable housing provision on residential developments is for all sites of more than 25 units or 1 hectare in size. Developments in Stretford would be expected to deliver 30% affordable units, which in this case equates to 9 units.

FINANCIAL CONTRIBUTIONS


27. If planning permission were to be granted, a total financial contribution of £61,258.74 would be required as part of this proposed development, split between contributions towards open/outdoor play space (£43,916.74); highway and public transport schemes (£8,352); and the Red Rose Forest (£8,990).

CONCLUSION


28. In conclusion, the proposed development is considered to be too large with respect to its scale, length and density for a site of such constrained width. As such the proposed apartment blocks will result in a cramped and unsympathetic development that will also have an unduly overbearing impact on the streetscene of the new access road. It is also considered that there is very limited scope to soften the development/site as a whole with new landscaping to replace the existing trees that would be removed. Additionally, the proposed apartment blocks would have a significantly detrimental impact on the residential amenity of a number of existing residents along Thirlmere Avenue and Park Road which back onto the site. More specifically, these neighbouring properties would experience an extreme loss of privacy when using their rear gardens and in some cases rear habitable rooms, and would also suffer from an unduly overbearing effect given the scale, massing and siting of the apartment blocks. It is also considered that the proposed access road, by reason of its proximity to the southern boundary and the number of residential units it will serve, will result in undue noise disruption and a general reduction in the quality of amenity that residents on Thirlmere Avenue are able to experience when using their private rear gardens. The proposed parking levels associated with the development are considered to be too low and poorly located to adequately support any overspill visitor parking. Furthermore, the proposed highway layout, width, lack of pedestrian footpath and servicing arrangements are insufficient to support a residential development of this size and will not allow vehicles to safely manoeuvre around the site. Finally the applicant has failed to adequately demonstrate that consideration has been given to crime prevention and community safety or that refuse storage areas can adequately be accommodated within the site without harming the amenity of future and existing adjoining occupants. The development is therefore contrary to Proposals D1 and D3 of the Revised Trafford Unitary Development Plan and associated SPG New Residential Development. Therefore for all of the reasons above, this outline application is recommended for refusal.  


RECOMMENDATION: REFUSE


Reasons:


1. The proposed development by reason of its scale, siting, length, massing, density, restricted site width and limited scope for landscaping, will result in a cramped and highly unsympathetic form of development, to the detriment of the streetscene and the character and amenity of the area generally. Therefore the development fails to comply with Proposals D1 and D3 of the Revised Trafford Unitary Development Plan and the Council's approved Planning Guidelines: New Residential Development. 

2. The proposed apartment blocks by reason of their scale, height, massing, close proximity to the southern boundary and likely inclusion of windows on the southern elevation, will result in a significant loss of privacy, and an unduly overbearing and visually intrusive impact to the occupants of the facing properties on Thirlmere Avenue and Park Road when using their private rear gardens and rear habitable rooms. As such the development is contrary to Proposals D1 and D3 of the Revised Trafford Unitary Development Plan and the Council's approved Planning Guidelines: New Residential Development.


3. The proposed development will result in undue noise and disturbance from vehicular traffic using the access road and the car park, to the detriment of the amenity and quietude of occupiers of the existing properties immediately to the south and is thereby contrary to Proposals D1and D3 of the Revised Trafford Unitary Development Plan.


4. The proposed development will generate a demand for car parking which cannot be accommodated on this site in a satisfactory manner with the result that vehicles would be forced to park on the narrow access and service roads to the detriment of the general amenity of the area and highway safety. As such the proposal would be contrary to Proposals D1 and D2 of the Revised Trafford Unitary Development Plan, and the Council's approved 'Car Parking Standards'. 


5. The proposed development by reason of its restricted road width, lack of pedestrian footway to Block B and inadequate servicing provision, will result in an inappropriate highway layout for the site given the amount of traffic that is likely to be generated by the proposals and will prevent motorists and pedestrians from manoeuvring freely and safely, to the detriment of highway and pedestrian safety and the convenience of residents generally. As such the proposal would be contrary to Proposals D1 and D2 of the Revised Trafford Unitary Development Plan. 


6. The proposed development fails to take into account the needs of crime prevention and community safety in its site and building and perimeter design detailing, to the detriment of the safety of future occupants and existing adjoining occupants. Therefore the proposed development is contrary to Proposals D1 and D3 of the Revised Trafford UDP.


7. Given the restrictions of the site, the applicant has failed to demonstrate that adequate provision can be made for refuse storage areas, to the detriment of the streetscene and the residential amenity of future occupants and existing adjoining occupants. Therefore, the proposed development is contrary to Proposals D1 and D3 of the Revised Trafford UDP.
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SITE


The site currently comprises one detached dwelling of arts and crafts style located in the north east corner of the site with an attached garage.  There are brick built outbuildings on the rear boundary adjacent to no.22 Bow Green Road, a tennis court in the south west corner of the site and a swimming pool and associated outbuildings to the far north of the site.  The main lawn and formal garden area to the south of the site sits at a lower level than the house.  There is heavy landscaping to the boundary with Stanhope Road.

PROPOSAL


It is proposed to erect 3 no. 2.5 storey detached dwellings with associated parking following the demolition of the existing dwelling.  All three dwellings are of the same arts and crafts style and similar in size.  The proposal is the same as the previously approved scheme (application ref H/ARM/61854).


Plot 1 is sited on the footprint of the existing dwelling utilising one of the existing access from Bow Green Road and is the smallest of the plots.  The proposed dwelling would front Bow Green Road with a garage and parking to the front of the main dwelling.  The existing outbuildings on the boundary with no.22 Bow Green Road are to be demolished.


Plot 2 is the largest of the plots and is situated to the south of Plot 1 on the corner of Bow Green Road and Stanhope Road.  The property will front Bow Green Road and will utilise the second of the existing accesses.  There will be large gardens to the south and west of the dwelling.


Plot 3 is rectangular in shape and is situated along the western boundary where the existing swimming pool and tennis court sits.  A new access is proposed from Stanhope Road in the south west corner of the site to provide separate access to this property.  The front of this property will be in line with the side building line of Plot 2, with the main two storey part of the dwelling set back approximately 29 metres from the site frontage.  

REVISED TRAFFORD UDP


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


PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT UDP POLICIES/ PROPOSALS


D1 – All New Development

D2 – Vehicular Parking


D3 – New Residential Development


H2 – Location and Phasing of New Housing Development


H4 – Release of Other Land for Development


RELEVANT PLANNING HISTORY

H/OUT/50201 – Erection of three detached dwellings following demolition of existing dwelling and outbuildings.  Formation of a new vehicular access to Stanhope Road to serve one of the proposed dwellings.


Approved 31st October 2000

H/REN/OUT/56788 - Renewal of outline planning permission H/OUT/50201 for the erection of 3 detached dwellings with double garages following demolition of existing dwelling (siting and means of access).

Approved 29th July 2003


H/ARM/61854 - Approval of reserved matters pursuant to outline planning permission H/OUT/56788 relating to the design, external appearances and landscaping for the erection of 3 detached dwellings with double garages following demolition of existing dwelling including variation to site layout.


Approved 23rd June 2005

APPLICANT’S SUBMISSION


A Design and Access Statement has been submitted as part of the application.  In summary the report advises that the scale of the development is very much in keeping with the replacement dwellings on Bow Green and Stanhope Road.  The scale of the development was agreed in conjunction with Trafford Council on the original applications and no changes are proposed to the scale.  The proposal incorporates elements of the arts and craft period in keeping with a number of replacement properties on Stanhope and Bow Green Road.  The materials will be of high quality ensuring the sustainability and appearance of the dwellings.   


Two of the existing access points onto Bow Green Road are to be retained with a new vehicular and pedestrian access onto Stanhope Road.  


All mature trees and hedgerows are to be retained.  The only disruption to the existing boundary treatment is on Stanhope Road where a new vehicular and pedestrian access is proposed.


The applicant has also submitted a Bat Survey and an Arboricultural Report. The relevant parts of these documents are referred to where necessary in the observation section below.

CONSULTATIONS


GMEU – No objection to the development on nature conservation grounds;


REPRESENTATIONS


3 letters of objection have been received from neighbouring residents.  The points raised are summarised as follows:


· The previous permission was granted with the policy backdrop of an unrevised PPG3, now superseded by PPS3, and an extant RSS that is now revoked.  The Trafford UDP itself was revised in 2006.  The application must therefore be determined in accordance with all new policy considerations;


· Over intensive development;


· The siting of the building disregards the building line on Stanhope Road and divides the curtilage of the site in an awkward and contrived manner;


· Lack of quality of the proposed development;


· Unacceptable impact upon residential amenity of neighbouring properties;


· Loss of trees;


· Concerns regarding impact upon objectors property as a result of constructing basement;


· Current application (ref 75480/O/2010) at 9 Bow Green Road for demolition of the existing dwelling and erection of 3 detached dwellings.  The combination of these 2 applications would result in significant traffic, construction traffic and noise and impact upon the peace of Bow Green Road;


OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT

1. The application proposes the demolition of one dwelling and the erection of two dwellings on an existing residential dwelling site and its 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.


2. The Revised Trafford UDP was formally adopted on 19 June 2006.  On the 6th July 2010, the Department for Communities and Local Government revoked all Regional Spatial Strategies across the country with the intention that from that point forward policies within these plans (including the North West RSS) would no longer form part of the development plan for the purposes of s38(6) of the Planning and Compulsory Purchase Act 2004 and would not 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. However on 10th November 2010 a judgement was made in the High Court which considered an earlier decision by the Secretary of State to use the powers set out in section 79 [6] of the Local Democracy, Economic Development and Construction Act 2009 to revoke all Regional Strategies in their entirety. The effect of this decision in the High Court is to re-establish Regional Strategies as part of the development plan which in Trafford's case is the Regional Spatial Strategy for the North West (RSS).

4. It is, however, still the intention of the Secretary of State to abolish Regional Strategies as set out in the Localism Bill before Parliament, therefore until they are formally abolished by the Localism Bill, Regional Strategies form part of the statutory development plan.  As such, they are the starting point for the determination of planning applications and local plans must be in general conformity with them.  The announcement that the Secretary of State intends to abolish them in the Localism Bill should be treated as a material consideration in planning decisions. 


5. 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 Publication version of the Plan published for consultation purposes in September 2010 and Submission to the Secretary of State anticipated for early December 2010. 

6. The Publication 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 alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications. 

7. 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. 

8.
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.

9.
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.

10 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%.

11  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 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.

12  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.   Additionally, planning permission has previously been granted for this proposal (ref H/ARM/61854).


DEMOLITION OF EXISTING BUILDING


13.
The existing dwelling is of an arts and crafts style. 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


14.
The application site is unusual in that for a single dwelling it is far larger than surrounding dwellings (approx 0.37 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.  


15.
The proposed building line of Plot 1 on the Bow Green Road frontage is similar to the existing dwelling and as such would be similar to no.22 to the north of the site.  With the garage element to the front of the property, there would be a greater distance between the road and the main two storey element of the dwelling.  Plot 2 would share the building line of the Bow Green Road elevation.  The building line on the Stanhope Road elevation would be similar to that of no.8 to the west of the site and neighbouring properties to the east of the site.

16.
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 8 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.

17.
By way of comparison, outline planning permission was recently minded to grant (subject to the completion of a section 106 agreement) at 9 Bow Green Road (75480/O/2010) for a development of similar density at 10 dwellings per hectare.  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%.

18.
The proposed dwellings are indicated as having heights of approximately 10m to ridge and 6m to eaves. In terms of their height and overall massing, the proposed dwellings are generally reflective of the scale of other buildings in the vicinity.

19.
The proposal in its current form has previously been accepted and approved and the changes to PPS3 do not change the acceptability of the scheme.


RESIDENTIAL AMENITY

20.
Plot 1 is situated to the north east corner of the site and is located on a similar footprint to the existing dwelling.  The only windows on the side elevation facing the neighbouring property to the north are secondary drawing room windows on the ground floor and a rooflight to bedroom 6.  


21.
There is currently a large, single storey, brick built outbuilding on the boundary with no. 22 Bow Green Road.  The only windows in the side facing elevation of no.22 are 4 no. rooflights serving the first floor bathroom.  As such there would be no undue loss of light caused by the proposed development.


22.
Plot 2 is situated in the south east corner of the site on the corner of Bow Green Road and Stanhope Road.  The property would be a considerable distance away from the closest neighbouring properties on the opposite sides of the roads from the application site and the Council’s recommended privacy distances would be achieved.  The relationship between all of the new dwellings is considered to be acceptable under the Council’s Supplementary Planning Guidelines for New Residential Development.


23.
A replacement dwelling has recently been built at 8 Stanhope Road which is situated on the western boundary with the application site, adjacent to Plot 3.  There is 1 no. window at first floor and a full two storey height window in the side elevation facing the application site.  These windows have been conditioned to be fitted with obscure glazing.  The windows are approximately 13 metres from the boundary between the sites and therefore there would be no undue overshadowing or loss of light.


24.
The windows in the side elevation of the proposed dwelling in Plot 3 consist of 2 no. secondary windows to the dining room at ground floor, 1 no. ensuite window at first floor and 2 no. rooflights serving a bedroom at first floor.  It is considered reasonable and necessary to condition the ground and first floor windows to be fitted with obscure glazing and restricted opening and the rooflights to be high level to prevent any undue overlooking and loss of privacy.

VEHICLE ACCESS

25.
The site currently has 2 no. vehicular accesses from Bow Green Road which are both to be retained to provide access for Plots 1 and 2.  A third access is proposed from Stanhope Road to provide a separate access to Plot 3.  The position of the accesses is considered acceptable in principle by the LHA.

PARKING


26.
Proposal D1 states proposals should be acceptable in terms of traffic generation and should provide suitable vehicular access and sufficient off street car parking, manoeuvring and operational space. Proposal D2 states new development should provide sufficient off street car parking to accommodate all vehicles likely to be attracted to or generated by a proposed development and sets out various criteria for the parking layout.


27. To meet the Council’s parking standards, 4 no. spaces should be provided for each unit.  The proposal incorporates a double garage and sufficient off-street parking for an additional 2 cars at each plot.  This complies with the Council’s parking requirements and provides for some soft landscaping to soften the visual impact of the development.

BATS

28.  The bat survey submitted as part of the application concludes that it is very unlikely that bats will be harmed by the development.

TREES

29.
The site is well screened from Stanhope Road by dense plantings of mixed species.  The trees to be removed according to the tree survey include one dying Red Horse Chestnut (T1), two topiary (clipped Cypresses (T4 and T5), one pollarded Norway Maple (T6) and two groups of assorted Yews and Hollies (G5 and G6).  All trees are described by the Council’s Arboriculturalist as inessential or undesirable and as such no objection is raised to their removal.


30.
The tree protection measures prescribed in the Method Statement are satisfactory however it is recommended that a condition requiring a Tree Protection Scheme is still attached to any planning permission to enable the Local Planning Authority to enforce the implementation of the scheme.

SECTION 106 CONTRIBUTIONS


31.
The Council’s approved SPG for developer contributions towards Red Rose Forest (September 2004) sets out where developments should contribute to tree planting in the Red Rose Forest area.  A residential site requires 3 new trees per dwelling and tree planting is normally required to be on site.  The development proposes two additional dwellings on the site and should therefore provide 6 trees in addition to the replacement of trees lost as a result of the development.  The cost of six trees is £1860 and therefore a sum of £1860 less £310 for each tree that is provided on site will be required.


32.
The Council’s approved SPG on Informal/Children’s Playing Space and Outdoor Sports Facilities provision and Commuted Sums (September 2004) sets out when developers will be expected to contribute to such provision.  For residential development, there is a set method of calculating the contributions based on the number of dwellings and number of bedrooms.  In this case, the number of additional dwellings is known (2) and the application is for six (6) bedroom houses.  On this basis the contribution would be £3,885.63 towards open space provision and £1,844.74 towards outdoor sports provision, a total of £5,730.37.


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 financial contribution totalling £7590.37 and comprising:


(i) a financial contribution of £5,730.37 towards the provision and maintenance of public open space;


(ii) a financial contribution of £1860 towards Red Rose Forest/off site planting less £310 for each additional tree provided on site.

B. The following conditions:


1. Standard


2. Details – compliance with all plans


3. Landscaping


4. Landscape maintenance


5. Tree protection 1


6. Tree protection 2


7. Garages to be retained for parking of vehicles


8. Garages and vehicle standing spaces for private use only


9. Removal of permitted development rights


10. Obscure glazing


11. High level rooflights


12. Details of means of access, loading, unloading and parking of vehicles 


JE
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SITE


The application site comprises two linked buildings - Hale Methodist Church, which occupies a prominent position at the junction of Hale Road and Oak Road, and the Assembly Rooms which is an extension to the rear of the Church on Oak Road. The application site also includes an area of open space on the east side of Peel Road to the north west of the buildings. 


The site is within a suburban area to the north east of the centre of Hale and is surrounded on all sides by residential property. The immediate area comprises predominantly two storey Victorian and Edwardian terraced housing on Hale Road and Oak Road. Peel Road to the north west of the site is a more recent development of 2 storey elderly people’s flats (1980’s).


The Church and Assembly room are attractive late Victorian buildings constructed in red stock brick with terracotta dressings and detailing and Welsh slate roofs. The buildings are currently unused, having been vacated in August 2010.

PROPOSAL


The application is for the erection of a part two storey, part three storey building following demolition of the existing buildings (with the exception of a 2.8m wide section of the Assembly Rooms adjoining no. 1 Oak Road which is to be retained).  The proposed building would provide a replacement church hall to the front part of the site fronting Hale Road, and 7 no. apartments to the rear fronting Oak Road. It is also proposed to create a car park on part of the existing open space on Peel Road, providing 9 car parking spaces, and to utilise the remainder of the open space as a private garden for the church hall and residents of the development. A footpath is proposed parallel with the rear boundary of the proposed garden to link the car park to the apartments.

The new church hall would be a part single storey part 2 storey building comprising a hall area of 137m2 and associated lobby, kitchen, toilets, stores and vestry on the ground floor and a mezzanine level to the front part of the building. The entrance would be from Hale Road. The submission states that the new building would provide the following for the community: pre-school, coffee mornings, church, function rooms, lunch club and private garden for use of pre-school.


The rear part of the proposed building fronting Oak Road would be three storeys high and provides 7 x 2-bed apartments, with 3 on the ground floor and 2 each on the first and second floors.  The apartments would be provided by Great Places Housing Group who are a Registered Social Landlord and would be marketed on two low cost home ownership initiatives; new build homebuy (shared ownership) and rent to homebuy. Full details of how each initiative operates have been provided by the applicant.


The building would be constructed predominantly in red brick (colour to match the existing) on a stone plinth in a buff colour. The Oak Road elevation also includes the use of stone to part of this elevation. The main roofs to the building are pitched and with a slate covering (existing roof tiles reused where possible). There are also monopitch and flat roof elements to the building. Materials for windows and doors have not been specified and are to be confirmed. At the time of preparing this report, discussions are ongoing regarding suitable materials for the development. 


The existing boundary treatment to Hale Road and part of the Oak Road boundary of low brick walls and hedges is to be repaired and retained whilst to the Peel Road boundary it is proposed to erect 900mm high steel post and metal railings to the private garden and 1.5m high steel post and metal railings to the car park. A 1.5m high electronic sliding gate is proposed to the car park entrance. The existing fence to the boundary between the buildings and the open space is to be retained, or a new 1.8m high fence erected if this is in poor condition. There is also a brick wall to part of this boundary, though this is not referred to on the plans.


REVISED TRAFFORD UDP


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


PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV2 – Improving the Environment


ENV4 – Trees, Hedgerows and Woodlands


ENV12 – Species Protection


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting


ENV27 – Road Corridors


H2 – Location and Phasing of New Housing Development


H4 – Release of Other Land for Development


H8 – Affordable Housing


T6 – Land Use in Relation to Transport and Movement

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


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


D13 – Energy Considerations in New Development


RELEVANT PLANNING HISTORY


None


APPLICANT’S SUBMISSION 


The following supporting documents have been submitted with the application and are summarised as follows:-


Design and Access Statement


Key design issues - streetscape relates to existing building lines; sympathetic in scale and material to emphasise the corner and relate in height to the existing demolished building; crime prevention, external lighting and secure area using gates with security locks. The scheme, wherever possible, proposes to re-use the existing slates, some stone features and stain glass windows and retain a small part of the assembly room façade on Oak Road.


Appearance - Low maintenance materials to give long-term durability and good weathering performance; height to compliment corner location and relate to surrounding properties; materials to reflect surrounding area and compliment existing building stock, reusing the existing slates from the church and assembly roofs if possible; frontage to populate and make best use of corner site.


Scale - The new development reflects the massing of the proposed demolished buildings to maintain the prominence of buildings which emphasise this corner.


Impact on existing residents - Efforts have been made to reduce the impact of the new building on neighbouring properties. A shadow study has been undertaken and demonstrates the new building will have a reduced impact on properties on Oak Road.


Landscaping - Includes a hard landscaped courtyard area surrounding the properties and a mix of planting to the car parking area to promote ecology and local wildlife.


Access - The scheme reflects the applicant’s full commitment to an inclusive society in which nobody is disadvantaged and physical barriers and exclusions are designed out. The scheme will have positive effect on society by benefiting the increasing elderly population, families with young children and friends and family who support people with impairments.

Heritage Impact Assessment


The existing building is terracotta, brick and slate and was constructed in 1912 and the link building and alterations completed in 1969. The original architects were Potts & Hennings Architects of Manchester. (Note – the date of the original construction is questioned as from the information available it appears the church was actually erected prior to 1912).

Following a condition survey the retention of the existing church was reviewed and studies to use the church were undertaken but were not viable for a number of reasons – see paragraph 14 of this report.

The scheme reflects a partnership between Hale Methodist and Great Places which means the community facilities can continue in a new purpose, energy efficient space. The new church will maintain the positive contribution, vitality and sustainability for the community.


The material will match the surrounding area wherever possible and existing materials will be reused e.g. slates and stain glass subject to heritage funding. A small part of the existing assembly room façade will be retained and the name stones written in an Arts and Crafts style will be reused. This is to reflect the heritage of the existing buildings within the design and has informed the architectural details and decoration on the facades.  The new development reflects the massing of the proposed demolished buildings to maintain the prominence of buildings which emphasize the corner.

Transport Statement


The proposed development would create only five additional two-way vehicle movements to the site during both the morning and evening peak hours. This would be negligible, equating to less than one additional vehicle trip every 12 minutes along Peel Road. The TRICS analysis undertaken represents a ‘worst-case’ scenario in terms of the number of trips to the site; in reality, the number of trips created is likely to be lower. Traffic flows along Peel Road were low during all of the surveys.

On-street parking close to the site does not significantly impact on the visibility splays, operation or safety of the junction. Accident data obtained for the Peel Road/Hale Road junction reveals no significant safety problems and the highways surrounding the site are suitably designed and considered safe for use by both pedestrians and vehicles.


Arboricultural Survey and Constraints Report 


Four trees were identified in the survey, comprising semi, early and mature trees that have a moderate visual amenity due to their location. Overall they are considered to be mediocre, retainable where they pose no significant constraint on development. Where the trees are retained they should be adequately protected.

Bat Presence/Absence Survey



Concludes that the development can commence without the need for any mitigation, further survey or licensing work. No evidence of bats found inside the buildings, and no bats recorded exiting from or entering into the buildings to roost. The loss of any prospective roost sites in the fabric of the church buildings will only present a minor loss of habitat quality for bats locally. The provision of bat and bird boxes in the new structure would provide an improvement in habitat quality and contribute to wider sustainability objectives (BREEAM) and planning policy (PPS9).

Consultation process


Three resident consultations have been held with the local community and one civic society meeting attended (between September 2008 and September 2010). Following the first and second consultation events the scheme has been revised as follows: scheme reduced from 15 to 7 apartments; church separated from the apartments; open space included in the scheme; healthy existing trees retained; Arts and Crafts scheme rather than contemporary.


The submission states the following feedback was received at the final consultation event:


· The vast majority of comments were positive and people were much happier with the plans. Many people stated they no longer have an issue with the proposals as new building looks in keeping with the area, is less dense and is for New Build Home buy.


· There were a handful of requests to retain a façade, but people generally accepted that this was not feasible due to cost.  Therefore, requests to apply for grants to save the stain glass windows and date stones were made.


· There were a couple of residents who felt that it was a shame to lose the building and only wanted to see a complete renovation. 


· Concern from a resident regarding loss of light was discussed and the architect’s findings are that this would be minimal. 


· There were a few concerns about how demolition would be approached and the length of time of the building contract; many people were happy with the proposals but if it involves closing off the roads during the build period they would object.


· Concerns over parking remains the biggest issue; half the community accept the 9 spaces for 7 apartments and keeping the green space and half requested all the green space is used to have the maximum number of spaces the land will allow for.


CONSULTATIONS


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


The proposed church is to stay as is and as such it is felt that this is a like for like situation and therefore no comments are offered in respect of this.


To meet the Council’s standards the provision of 2 parking spaces per flat are required, however the Council’s car parking standards are seen as maximums and generally for this size of the property the provision of 1 car parking space per dwelling would be accepted. The proposals provide 1 car parking space per flat and an additional 2 visitor car parking spaces within the car park.


The Transport Statement and more specifically the TRICS data submitted demonstrates that there will be a relatively low level of trips resulting from this development. Whilst the residents in the area are quite clearly concerned about traffic and parking in the area, it is felt that the proposals generate a low level of traffic and an objection on highways grounds would not stand up on appeal.


Built Environment (Highways) – No comments


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


Built Environment (Street Lighting) – No comments


Built Environment (Public Rights of Way) – No comments


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


Environment Agency – Comments that a formal response from the Environment Agency is not required and make no comment on the proposal.

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


In accordance with PPS25 surface water should not allowed to discharge to foul/combined sewer as stated in the planning application. This prevents foul flooding and pollution of the environment. I therefore request a condition to be attached to the application requiring the developer to contact the Local Authority confirming how surface water will be managed. This site must be drained on a separate system, with only foul drainage connected into the foul sewer. Surface water should discharge to the soakaway/watercourse/surface water sewer and may require the consent of the Environment Agency. If surface water is allowed to be discharged to the public surface water sewerage system we may require the flow to be attenuated to a maximum discharge rate determined by United Utilities. 


The applicant must contact United Utilities regarding the site drainage proposals and connection to the water mains/public sewers. Applicant also to be advised of need for separate metered supply to each unit, installation of water efficient products, utilise drought resistant varieties of trees, plants and grasses, etc.


Greater Manchester Police (Architectural Liaison Unit) – The scheme was reviewed at pre-application stage and there are no objections.


Greater Manchester Ecology Unit – No objections. Comments that the accompanying bat survey has been carried out by suitably qualified consultants and is to an appropriate standard. No reason to disagree with the conclusions of the survey report, which state that the probability of bats being affected by the planned works is low.

Greater Manchester Archaeological Unit – Recommends the applicant be required to commission an historic building assessment as part of a PPS5 heritage statement and submit this for consideration as part of the application. The assessment should be prepared by a suitably qualified, experienced and independent historic building architect/ archaeological contractor. Failing this the local planning authority should refuse planning consent on the grounds of failure to comply with PPS policies HE6.1, 6.2 and HE8.1. 


GMAU recognises however that the local planning authority may decide it has sufficient information to determine the application and, having balanced the loss of the heritage asset with the perceived public benefits of redeveloping the site, may decide to grant planning consent. Any permission should be subject to a condition requiring that a programme of archaeological work be undertaken, commencing ahead of the commencement of demolition or development. The programme of work would involve the production of an assessment of the available documentary evidence and historic building survey and recording of the upstanding building fabric. The soft strip and demolition may, depending upon the survey/ assessment results, merit that a watching brief be used to record any concealed architectural or buried archaeological features. The programme of work would be followed by a phase of post-excavation analysis, report writing, deposition of the site archive and potentially an appropriate level of publication.  


REPRESENTATIONS


Neighbours - 111 letters of objection and/or concern received summarised as follows:


Loss of existing building


The church is an attractive historic building worth preserving. Demolition would be a loss to the architectural history of the area and impact negatively on the character of the area. The church is a significant red brick building and fits in with the late Victorian/Edwardian character of the area and the facade along the Oak Road side is also of historical interest. The elevations are extremely rich in detail and depth and include many beautiful architectural features. The stepped nature of the existing elevations, intricate detailing, depth of fenestration and high quality of materials and finishes create elevations of very high quality. 

The reasons given as justification for demolition do not represent a strong case. Some of the problems with the condition of the existing building are not major and would not be expensive to repair compared to demolition and rebuild. No condition survey has been submitted.  The existing building could be made as accessible as the proposed scheme through small additions/ modifications. There is ample space between the road and the main façade to introduce a ramped access to the building.

 


Too many old buildings are disappearing from the area to the detriment of the area’s character. Other buildings in the area have been converted sympathetically, including churches developed into different uses while retaining the original façade. 

Loss of a valued community facility which has been used for activities such as ballet classes, Brownies, after-school club, school carol services as well as for worship, burials and Sunday school. Under the proposal these benefits would be very limited and the community will suffer.

Proposed new building


The proposal is an improvement on earlier schemes, however the modern design is unsympathetic and out of keeping with the detailed Victorian / Edwardian architecture of the surroundings.  Replacing a quality building with a modern block of flats in an area of period housing will be incongruous and an eye-sore. 


The level of quality of the existing buildings and its integration into the streetscape is not replicated in the proposed building. The new build does not have any redeeming features and seems to be a low cost solution. 

The proposal would spoil the harmonious look of this part of Hale Road and be detrimental to the quality of the area: Hale Road is a major road corridor and the Council has a responsibility to improve all major corridors under Policies ENV2 and ENV27. Demolition of the existing church and a new build in its place would not be an improvement.


Retention of all or some of the original facades would be more sympathetic and result in the new development blending in rather than standing out. Every effort should be made to redevelop the building internally and retain the existing frontages on Hale Road and Oak Road.


The height of the existing and proposed building on the submitted plans are understated and are not correct in scale or proportion to the end terrace house beside the church and so the plans are misleading.

Proposal does not specify details and does not give any assurance that it will fit with the surroundings.  The submission states some features will be reused but this is not reflected in the plans and hasn’t been specified. In the event permission is granted it should specify certain bricks and features to be reused within the building. This should be enforced and the developer penalised in the event of any accidental or other damage to these items. 

If permission is granted conditions or legal agreement should cover details such as materials, windows and doors, boundary walls and hedges, stained glass window, tree protection, landscaping, removal of permitted development rights, for sale/to let signs, satellite dishes, rainwater goods, eaves overhang and incorporation of the existing carved name plates.

Traffic and parking


Proposal would generate additional traffic and parking on surrounding roads to the detriment of the safety of road users and pedestrians. Peel Road is narrow and the junction with Hale Road is dangerous and the Oak Road junction is also difficult due to parked vehicles obstruct visibility. Hale Road is a busy thoroughfare and has had a significant number of accidents. Proposals will increase hazards and risk of accidents, including to school children travelling to and from schools in this area and who use the shop on Hale Road. 

The proximity of the site to the school would cause extra dangers/annoyances at drop off/pick up time during the school week.

The traffic surveys do not highlight the real daily traffic issues. They have focused on Hale Road and Peel Road but not on Oak Road and cannot be representative of future traffic demands as no proper details have been provided regarding the use of the church.

Oak Road is a one-way street but there are still a number of road users that travel northbound. The development is likely to increase the likelihood of this continuing. 


No car parking has been provided for the church/community use and 9 spaces isn’t sufficient for the apartments. This will lead to overspill on local roads which are already congested and lead to more disruption and inconvenience, particularly Oak Road, Beech Road and Cedar Road where there is not permit parking. On-street parking on Peel Road is already a problem; many residents are elderly and the road is regularly used by ambulances, care assistants, visitors, gardeners, etc.  There needs to be parking for the community use and 2 parking spaces per apartment. The proposed garden area would be put to much better providing further parking spaces. 


Visitors to the apartments will park on the road as they won’t be able to access the car park if the gate is closed. The security gates to the car park will result in cars waiting on Peel Road for the gates to open. Are such security measures necessary?


Question whether vehicles parked in some spaces can exit the site in forward gear as there appears to be no turning space for vehicles in these spaces.


Loss of open space


Object to the green space becoming a tarmac car park with concrete fencing. There is already a deficit of green space in this area and to build on an existing, Council owned green space is not helping this issue.

Trees, hedges and boundary treatment

It is essential that existing trees and hedges are retained, including the trees on Oak Road on the pavement which are important to the environment and history of this part of Hale. The existing sandstone boundary wall and adjacent hedging along Hale Road/ Oak Road should also be retained as these are characteristic of Hale Road.  No existing hedge or shrub planting is indicated on Hale Road/ Oak Road - this should be clarified if any existing landscaping is to be lost.  Existing brick wall along the east boundary should also be retained.


The proposed concrete panel fencing along the west boundary would be ugly and completely out of character for Hale. It would be visible from Hale Road and contrary to policies ENV2 and ENV27.


The proposed railings to the Peel Road frontage would be out of character on Peel Road. There is no need for any security fencing around the parking. If railings are allowed they should be painted black, dark green or another muted dark shade.

Impact on residential amenity


Concern over potential noise pollution and disturbance from the proposed community uses. These should be clearly defined and appropriate restrictions placed on use at evening, night and other times. The proposed serving of refreshments needs to be considered further and more information is needed regarding the covenants involved in the sale of the land by the church and restrictions on the use of this communal area.

Demolition and construction work would cause disruption to local residents for a long period of time in terms of access, noise and dirt. 

Property overlooks both the church building and the proposed parking area on Peel Road and views will be affected. Peel Road is a very narrow road with elderly residents, to subject them to a car park outside their front door is quite obviously wrong.


In relation to the shadow study, the statement that the building will have a reduced impact on over shading for the properties on Oak Road is not correct. The current building has a single storey section between the church and church hall which permits direct sunlight to the properties at the top end of Oak Road in the afternoon and evening. The new development has three storeys and the shading effect will be more severe for these properties.


Other issues


Building work and construction traffic would make the parking situation worse for local residents. 


The building is a positive community resource not only for worship but also as a community centre for activities.  The Church now serves as an extra ground for children from the school on Oak Road and depriving future children from such facility is a great shame.

There are enough apartments in the area to satisfy the wealthy buyers.

Great Places Housing Group has not consulted widely with residents as has been reported.


Detailed clarification on the ownership, use and control of the front of the church is needed. It would be appropriate and necessary to include some form of covenant within the application and sale and purchase agreement to note that this area cannot be sold to a third party not connected to the church without prior consultation with local residents. 

Dual purpose use is bad taste for a place of worship. 


There are other sites in Hale and Altrincham that would benefit from new development.

Extra strain on the catchment area for the school.


No details of the nature of the lighting scheme.


Further information requested in the event the units do not sell in the current climate and question why such a scheme is considered appropriate at this time. 

The proposals may lead to the devaluation of property values in the immediate vicinity. (Nb. this is not a planning consideration)


Letters of support – 6 letters received and summarised as follows:


It is not possible financially to continue to use the present premises.  The surveys required by Methodist Church statutes have shown the need for extensive repairs and updating, and the funds to do this are not available. The church considered whether to close or instead move forward in some other way.  This led to the concept of replacement of the present buildings by a community space and a number of affordable housing apartments, under the ownership and management of a Housing Association.  The community space would be leased to the church which would run it as a combined facility for neighbourhood and church.  Among the list of aims to be achieved are:

· a building that is connected to the wider community and does not appear to be just for members, open 7 days a week


· to have sufficient space for people to meet throughout the week, with food/refreshments available


· to be welcoming from the outside through to the inside


· to be understandable to people who don't know much about Christianity or the Church


· to have facilities for all ages, specifically babies, children and young people


· to speak of today and not so much of 'yesterday'


 

The first design was thought too bold and intrusive by residents.  The Church and Circuit have shown considerable sensitivity in taking into account the concerns of local people and have adapted the scheme on several occasions in response. The revised scheme is gentler in scale and tone, has fewer affordable apartments, and is in the Arts and Craft idiom which is acceptable as a moving forward of the architecture of the area without being oppressive or out-of-scale. It is clear that the proposals will make the site look good and fitting in the locality whilst providing facilities which are relevant to the needs of the people of Hale.

The Church is to be commended for their vision and commitment to working in partnership with Great Places. This project not only meets a significant local need but also fulfils the national government’s agenda for developing key strategic partnerships in delivering local community projects. It will become a flagship housing project for Trafford Council in the delivery of its housing policy. There is clearly a need for affordable starter homes in this area which might allow at least a few of the young people of Altrincham to remain in the town instead of having to move out to less expensive areas.

 

The proposal would allow for the continuation of worship and service to the community of the congregation. Throughout its history the Hale Methodist building and its facilities have been used for the benefit of the community as well as for its own members. The proposal will allow for this kind of service to be offered again as well as for a worshipping community being enabled to stay together. The congregation has struggled for as long as it could to maintain an old rambling building which is now far too large for its needs and it is no longer possible.

The premises have already been vacated and if this plan is not to go ahead this can only result in an empty and gradually more dilapidated building on a prominent site.


Councillor Mrs Young – comments as follows:


Endorses the concerns made by residents and requests assurance that consideration is given to all the requests made regarding the appearance, quality and treatment of the site.  

Specific concern regarding impact on the tree situated on the land in Peel Road.  Request that when the sale of the land goes through, a condition be made that only the minimum land required for the parking of no more than 7 cars is concreted over, that the large Sycamore tree in the centre of the land is preserved and that every effort is made to preserve the other large tree on the site.


A condition should be attached requiring the finish and design of the proposed stained glass window on the Hale Road frontage to be shown to residents before being ordered and that this window is designed appropriately to conform with the appearance of the street.  Due consideration should be given to the reinstatement of the existing window or even to the use of a portion of this window in the event that it is too large for the design. Any replacement window should be a proper leaded window, not a modern one with the design stuck on it with coloured paper or film or similar, and that all windows on the Hale Road and Oak Road frontages are recessed to a minimum of 10 cm. 

While it might be less cost effective to convert the building it has not been demonstrated that it would not be viable or possible to repair and retain the Hale Road and Oak Road facades.  If only the facades were retained, lower floor levels could be provided and issues of access would be overcome and there would be no problem in building 7 flats and the proposed interior layout for the Church. Members of the Planning Committee should be aware that as no detailed cost estimates have been submitted, it would appear that the building could be converted in principle but that if converted it would not meet the applicants brief and a lesser number of units would be provided.  

Very limited elements of the buildings are to be retained.  Some residents were under the impression that more significant elements were to be retained given the vague statements in the earlier submission.

 


The submission asks weight to be given to enabling greater use by community groups.  It is stated that the form of the existing building prevented the church offering all the services they wished to provide to the community.  The further services they want to provide should be specified and Traffic informed as the church is providing no parking apart from the 7 spaces for the flats. I could not support the loss of either the large tree or any further green space in Peel Road which is already overprovided with cars if you add the ones for this development to those of the three bedroom house due to be built at the top of Peel Road.


 

Appreciate the need for affordable housing in Hale but feel strongly that this application should be considered on its planning merits only and determined in accordance with the development plan.  The view of local residents is that the current proposal would detract from the built environment of Hale Road by the reduction in quality of built form, contrary to policies ENV2 and ENV27.  Any building on this site should not clash with the surrounding buildings and the only solution would be either to retain the facades or to ensure that the replacement is a quality building and I am not convinced that the current application will do this.   I would like the point made that in this instance we are building for the future as well as for present need.


 

I am pleased that the Architects will revise the boundary treatment to Peel Road and that there are no concrete walls or posts. Question why a fence is needed at all - all the other houses in Peel Road manage very well without.  


Pleased that the "oak" tree will be retained and also that a sample board showing the proposed materials will be provided. Request that this is provided well before any Committee so it can be shown to the residents and get their opinions.  


Councillor Candish - supports all the above points and has stated that the façade can be saved – it is just a question of cost. While this needs to be taken into account we also need to consider the depth of feeling of a very large number of deeply concerned residents and the history and quality of a cherished building.


OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT


The Development Plan in Trafford


  


1.
On the 6th July 2010, the Department for Communities and Local Government revoked all Regional Spatial Strategies across the country with the intention that from that point forward policies within these plans (including the North West RSS) would no longer form part of the development plan for the purposes of s38(6) of the Planning and Compulsory Purchase Act 2004 and would not 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). 

2.
However on 10th November 2010 a judgement was made in the High Court which considered an earlier decision by the Secretary of State to use the powers set out in section 79 [6] of the Local Democracy, Economic Development and Construction Act 2009 to revoke all Regional Strategies in their entirety. The effect of this decision in the High Court is to re-establish Regional Strategies as part of the development plan which in Trafford's case is the Regional Spatial Strategy for the North West (RSS).

3.
It is, however, still the intention of the Secretary of State to abolish Regional Strategies as set out in the Localism Bill before Parliament, therefore until they are formally abolished by the Localism Bill, Regional Strategies form part of the statutory development plan.  As such, they are the starting point for the determination of planning applications and local plans must be in general conformity with them.  The announcement that the Secretary of State intends to abolish them in the Localism Bill should be treated as a material consideration in planning decisions.


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 – and that work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Publication version of the Plan published for consultation purposes in September 2010 and Submission to the Secretary of State anticipated for early December 2010.


5.
The Publication 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 alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications.


6.
Guidance contained within PPS1: Delivering Sustainable Development, PPS3: Housing and PPG13: Transport stress the priority for re-using previously developed land within urban areas in preference to the development of greenfield sites and to focus new development in sustainable locations. Policy H2 of the UDP reflects this guidance and 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. 

7.
The application site is previously developed land within a predominantly built-up area. It is within 0.4km walking distance of the centre of Hale where the nearest local services and facilities are available and 0.8km from Altrincham Town Centre where comprehensive services and facilities are available. With regard to the availability of public transport, there are bus stops on Hale Road providing regular services to Altrincham and further afield and Hale Station is within walking distance. The site is previously developed land in an accessible and sustainable location, and therefore an appropriate location in principle for a development comprising apartments and a replacement Church/church Hall. 


Affordable Housing


8.
The proposed apartments would be provided by Great Places Housing Group which is a Registered Social Landlord. The apartments would be owned by Great Places and marketed, sold and managed by Plumlife Homes Ltd. The apartments will be marketed on two low cost home ownership initiatives; new build homebuy (shared ownership) and rent to homebuy. Full details of how each initiative operates have been provided by the applicant.

9.
Proposal H8 of the UDP states that the Council will encourage and promote the provision of new housing to meet the needs of local people who cannot afford to rent or buy housing available on the open market on both Council and private sector owned sites, where this can achieved without prejudicing other Council planning objectives. The Policy also states that the Council will encourage and promote the involvement of registered social landlords in the development process.


10.
Having regard to the above, the need for affordable housing in this area is an important material consideration. The Council’s Housing Strategy Team comments that the development would help to promote balanced communities in an area where house prices are so high that it is difficult for first time buyers to find affordable homes. The development is supported by the Homes and Communities Agency through the National Affordable Housing Programme. In addition, the development will provide new worship space for the Methodist congregation and provide a modern community facility for local people. This development supports Council objectives contained within the Trafford Community Strategy:


· To increase the number, choice and affordability of homes in Trafford and ensure they are greener and better designed.


· More homes built on previously developed land.


· Ensure that the right kind of homes are planned and developed that meet local needs with access to appropriate services and a minimal impact on the environment.


The Council has supported Great Places Housing Group to bid for Homes and Communities Agency funding to develop much needed low cost home ownership units that forms a significant part of this development. This mixed tenure development will provide a choice of affordable homes for Trafford residents in housing need and develop a site currently occupied by a vacant building.


DEMOLITION OF THE EXISTING BUILDING


11.
The existing Church is an attractive late nineteenth century building, originally built as a Wesleyan Chapel, whilst the part of the building known as the Assembly Rooms (formerly a Sunday School) is an extension to the original building. Building Control records indicate that drawings were approved in 1896 for the Church and the extension to the building was approved in 1912. The Church opened in 1897. The original plans were submitted by Potts, Son & Pickup, the extension submitted by Potts & Henning's. Edward Potts (1839–1909) is an architect known for his cotton mills and public buildings in Manchester/Lancashire and also on the continent. He was a Methodist who also lived in Bowdon for a period, although not at the time the church was built.


 


12.
The Church appears to be in good condition with both architectural and historic interest. The church and the extension are both constructed from red stock brick with terracotta dressings and detailing and Welsh slate roof. The elevation facing Hale Road forms a symmetrical composition with imposing arched stained glass window lighting the narthex flanked by a single storey porch on each side. The site is bounded by a traditional low sandstone wall with hedging above and solid sandstone gate piers. The Oak Road elevation is dominated by the roof and large gable again with prominent stained glass window. The 1896 plans show this window also served the chapel, however by 1912 this space had been partly sub divided to form the Ministers Vestry. The link between the Church and Sunday School extension has been altered; however the latter is very much designed in the spirit of the former.

13.
The building is a prominent local landmark at the corner of an attractive Victorian/Edwardian residential area. The quality of the building and its relationship with surrounding buildings results in a positive contribution to the character of the area and therefore, in accordance with PPS5, the building can be considered to be a non designated heritage asset. As such there is a presumption in favour of its retention. This is a material consideration in any decision on the application although there is no formal protection to this building which would prevent its demolition.

14.
In support of the case for demolition the submission includes a condition survey (plan) and the following reasons have been put forward by the applicant:

· Flat and pitched roofs are in poor condition, structural defect in timbers over dormers, leaking parapets, gutters and roof junctions which has caused extensive fabric damage. The roof replacement and structural timbers throughout the building are extensive elements and in need of complete overhaul.

· There is ponding in the basement and dry rot in the cellar; fruiting bodies were found in the basement which means the rot is prolific. 

· All the lead-came windows (stained glass with divider bars) need extensive repairs; photographs have been submitted to show the extent of the deflection on the main church window. These windows are a risk to health and safety. 

· Damp is evident.


· Excessive heating costs meaning church cannot viably heat the spaces.


· Ingress of water to south west elevation and aisles in church.

· Issues with difference in levels and compliance with Disability Discrimination Act. Existing entrance does not comply with DDA.

· Walls are open jointed with loose parapets.

· Rainwater goods are in need of major overhaul. 

· Vegetation is growing from the top of the wall head. 

· There is evidence of salting which suggests the brickwork is wet, the saturated patches and bricks particularly on Hale Road façade have blown faces. Facing bricks on Hale Road need terracotta repairs. Open jointed brickwork and terracotta is allowing water ingress. Top courses of brickwork are loose. 


· The windows and doors are generally in poor condition. 

The church has now closed and the applicant’s agent has stated this is due to the excessive fuel bills; the existing church cost £200 per hour to heat. It is also stated that the church was not a flexible space and prohibited the church from offering all the services they wish to provide to the community. In support of the proposal the submission states that the new scheme reflects a partnership between Hale Methodist and Great Places which means that community facilities can continue in a new purpose built, energy efficient space and maintain a positive contribution, vitality and sustainability for the community.


15.
It is disappointing that a building of such quality is proposed for demolition rather than being retained and converted, or at least parts of the building retained and incorporated in the design. It is acknowledged that the building is in need of repair and improvement and the heating costs are an issue. However there is no evidence to suggest that demolition and replacement is the only viable option – no evidence has been submitted to demonstrate that the building is structurally unsound or that the cost of conversion is prohibitive. Therefore the case made for demolition by the applicant summarised above is not in itself considered sufficient justification for demolition of the building. 


16.
At pre-application stage the applicant investigated retention of part of the building, including the Hale Road and Oak Road facades with new build behind. This approach was encouraged by officers and various options submitted and discussed, however a satisfactory solution in design terms was not found.


17.
Whilst it is preferred that the building is retained and refurbished it is important to acknowledge that demolition of the building does not itself require planning permission. The building is not listed and is not within a Conservation Area and as such the applicant would be entitled to demolish the building without planning approval from the Council. In light of this ‘fall back’ position it is considered that any refusal of planning permission on the grounds of loss of the existing building could not be sustained by the Council.

18.
In response to the comments made by Greater Manchester Archaeological Unit, the applicant has advised that they would accept a condition ahead of demolition to assess where practical documentary evidence and historic building surveys that records the upstanding building fabric. A specialist has been instructed, however the applicant has advised that the evidence and survey will not be available prior to consideration of the application at Committee due to practical timescales.


IMPACT WITHIN THE STREET SCENE AND CHARACTER OF THE AREA


19.
Proposals D1 and D3 of the Trafford UDP require new development to be compatible with the character of the surrounding area and to not adversely affect the street scene by reason of scale, height, layout, elevational treatment or materials used. Policy ENV2 states that opportunities to improve the environment will be explored and specific efforts will be made on “corridors” and Proposal ENV27 identifies Hale Road as a major road corridor.  ENV27 states that the Council will seek to improve the environment along major road corridors by requiring that developers pay particular attention to the elevational treatment of buildings fronting the roads. 

20.
In relation to Hale Road the proposed building would be two storeys high, providing a church hall at ground floor and mezzanine level above. The building would be 13.8m wide and comprises a central gabled feature to a height of 11.1m to the ridge. The elements to the side of the main feature gable would be between 3.1m and 4.7m high to eaves with monopitched roofs to a height of 7.5m where they adjoin the central section. By way of comparison, the existing Church is 13.4m wide and 11.6m high to the ridge.  The proposed elevation to Oak Road would be 42m wide and the height varies between 9.5m and 10.8m. This compares to the existing width of 39.5m, and heights of approximately 13m in the case of the Church and between 7.3m and 11.4m of the Assembly Rooms. The proposed building would be on substantially the same footprint as the existing building, extending slightly further forward toward Hale Road and on the same alignment as the existing building relative to Oak Road. Whilst it would cover a significant proportion of the site area this would be comparable to the existing. Its overall size, in terms of its footprint, width and height, and positioning within the site would be comparable to the existing and is therefore considered acceptable.  


21.
In terms of its design and the choice of materials, the proposed building comprises traditional (Arts and Crafts style) and contemporary elements. In recognition of the fact that it would be a substantial building on a corner site, care has been taken with the design to articulate the building with the incorporation of a varied building line and projecting gables to Oak Road, differing ridge and eaves heights, stained glass to the windows of the church/church hall elements of the building and the use of brick and stone to provide variation and interest. These features successfully break up the built form and help to reduce the overall massing of the building whilst also presenting elevations to both road frontages that are considered appropriate in terms of scale, height and design. 

22.
The building would be constructed predominantly in red brick (colour to match the existing) on a stone plinth in a buff colour and stone also to the gable facing Oak Road. The applicant has been requested to consider re-using the existing bricks which are a distinctive feature of the building, however they have been advised by a specialist that the existing bricks are extremely hard and removing the mortar will chip a lot of the bricks. As a result the salvageable percentage of the bricks would be low and risky. At the time of preparing this report, discussions are ongoing regarding suitable materials for the development; therefore in the event that permission is granted a condition will be necessary requiring submission and approval of materials. The roofs to the building would be slate, with existing roof tiles reused where possible. Materials for windows and doors have not been specified and are to be confirmed; in the event that permission is granted it is recommended a condition is attached requiring these to be of timber construction and set back and reveal at least 100mm from the front face of the walls to ensure these details are appropriate. The scheme also proposes to reuse existing stone features, including the entrance and date stone and the name stones, stain glass window to transept and retain part of the assembly room façade on Oak Road. The agent has advised that funding options are being pursued in partnership with the Hale Civic Society for the stained glass window and they have confirmed that stained glass in the existing church windows will be restored and used in the Hale Road façade main window above the doors.  As the window detail and pattern is an important element of the proposed Arts and Crafts design it is recommended a condition is attached to any permission requiring submission and approval of detailed drawings for the windows.


23.
Having regard to the above (subject to materials) it is considered the proposed building would be compatible with the character of the surrounding area and would not adversely affect the street scene by reason of its scale, height, layout, elevational treatment or materials. As such it complies with Proposals D1 and D3 of the Trafford UDP. With regards to Proposals ENV2 and ENV27 it is acknowledged that demolition of the building would be a loss to the character of the area and in itself this would not be an improvement, nevertheless it is considered that the proposed replacement building would have acceptable impact on this road corridor.

BOUNDARY TREATMENT/LANDSCAPING


24.
The existing boundary treatment to Hale Road and part of the Oak Road boundary of low stone walls and hedges is to be repaired and retained whilst to the Peel Road boundary it is proposed to erect 900mm high steel post and metal railings to the private garden and 1.5m high steel post and metal railings to the car park – there is concern over whether boundary treatment of this nature is appropriate in terms of visual amenity and therefore in the event of permission being granted it is recommended a condition requiring an alternative type of boundary treatment to be submitted and agreed. The existing fence to the rear boundary (with properties on Oak Road) is to be retained, or a new 1.8m high fence erected if this is in poor condition. There is also a brick wall to part of this boundary, though this is not referred to on the plans.


25.
Any permission would need to be subject to a condition requiring submission and approval of a landscaping scheme, including full details of boundary treatment, to ensure these details are appropriate and subsequently carried out.


IMPACT ON RESIDENTIAL AMENITY


26.
A church hall (replacing an existing facility) and apartments are considered appropriate uses in principle in a residential area, subject to the impact of the new structure and its use on neighbouring dwellings. The Council’s Planning Guidelines for New Residential Development are relevant to the proposal, particularly the requirements to retain distances of 21 metres across public highways (24m in the case of three storey buildings), 27 metres across private gardens where there are major facing windows, 15 metres between buildings with a main elevation facing a two storey blank gable and 10.5 metres to rear garden boundaries from main windows.


27.
To the west of the site there are three two-storey terraced dwellings (nos. 113, 115 and 117 Hale Road).  The side elevation of the proposed building would run parallel with the boundary with no. 117, retaining a narrow gap to the boundary. This would be on a similar alignment as the existing side wall of the Church whilst the part of the new building parallel with the rear garden of no. 117 would actually be set further away from the boundary than the existing building. In terms of height and massing relative to this boundary, the proposed building would be comparable to the existing. Therefore although the proposed rear elevation of the building would be close to the west boundary and relatively high, its overall impact on nos. 113, 115 and 117 would not be materially greater than that of the existing building.


28.
The proposed building includes a number of windows to the rear elevation, facing the rear garden of no 117 Hale Road and also the rear elevations of nos. 113, 115 and 177 at an oblique angle.  On the upper floors these are predominantly to a corridor running along the rear of the apartments and also to the stairwell, whilst there are also windows to the kitchen areas of two of the apartments. All of these are indicated as being glazed with obscure glass to prevent any loss of privacy to nos. 113-117 Hale Road and a suitable condition could be attached to any permission to ensure this happens and remains in perpetuity.


29.
In relation to houses on the opposite side of Oak Road, the proposed building would retain a distance of 15 metres to their main front elevations and approximately 14.2m to the bay windows. The Council’s Guidelines state that normally a distance of at least 21m should be retained between facing habitable room windows for two storey development and 24 metres for three storey development; therefore the front windows in the proposed apartments, serving the bedrooms and living areas, would fail to meet this guideline and there is an issue with potential overlooking between the apartments and nos. 2-10 Oak Road. However, as the existing building includes a significant number of windows at first floor level facing nos. 2-10 Oak Road (and also three windows at second floor level), there is already a degree of overlooking between the existing church building and these dwellings. Furthermore, it is considered that any building on this site should be built on a similar alignment relative to Oak Road as the existing building in order to reflect the established street pattern. A building set back further into the site to increase the distance to the dwellings opposite would not be appropriate for this prominent corner site, neither would a scheme without any windows to this elevation.


30.
Concern has been raised that the building would result in overshadowing of surrounding housing given its height and massing. However, as he overall size of the building would be comparable to the existing its impact in terms of overshadowing would not be materially greater than the existing. The shadow study submitted with the application indicates a reduced impact on properties on Oak Road by virtue of the lower height of the proposed building compared to the existing.


31.
To the north of the proposed building on Oak Road there are two storey terraced houses. No. 1 Oak Road adjoins the site and it is proposed that the part of the existing building which adjoins this property will be retained to provide access to the apartments from Oak Road. The proposed building would therefore have no direct impact on this property. 


32.
The activities proposed in the church hall have been specified as follows: pre-school, coffee mornings, church, function rooms, lunch club. The proposed garden on Peel Road would be for the private use of the pre-school and church.  These uses are the same as those that have been able to take place in the existing building until recently and without restriction on the type of events/functions (provided that they fall within Class D1 of the Use Classes Order) and on the hours of use. As such it is considered that the proposed uses are acceptable.

33.
The comments of the Council’s Pollution and Licensing Team on the relationship between the community part of the building and the proposed apartments in terms of potential impact on the amenity of future occupiers has not been received at the time of preparing this report - any comments will be included in the Additional Information Report.


TRAFFIC AND CAR PARKING

34.
The application includes the provision of a car park on Peel Road with 9 car parking spaces for the proposed apartments. Whilst it is acknowledged this would generate additional traffic onto Peel Road and additional movements at the Peel Road/Hale Road junction, the Transport Statement and more specifically the TRICS data submitted demonstrates that there will be a relatively low level of trips resulting from the development. This analysis demonstrates that the development would create only five additional two-way vehicle movements to the site during both the morning and evening peak hours and according to the statement, this would be negligible, equating to less than one additional vehicle trip every 12 minutes along Peel Road. The Transport Statement also states that on-street parking close to the site does not significantly impact on the visibility splays, operation or safety of the junction and that the accident data obtained for the Peel Road/Hale Road junction reveals no significant safety problems.  With regard to traffic generated by the church and church hall facility, this part of the proposal should not have any greater impact on the immediate road network than the existing use of the building. The LHA comments that whilst the residents in the area are quite clearly concerned about traffic and parking in the area, it is considered that the proposals generate a low level of traffic and an objection on highways grounds would not be justified.


35.
The proposed car park on Peel Road would provide 9 spaces available solely for use by the occupiers and visitors to the proposed apartments. The LHA has advised that to meet the Council’s standards the provision of 2 parking spaces per flat are required, however the Council’s car parking standards are seen as maximums and generally for this size of the property the provision of 1 car parking space per dwelling would be accepted. The proposals provide 1 car parking space per flat and an additional 2 visitor car parking spaces within the car park.

36.
No parking spaces would be provided for the proposed replacement church/church hall. Whilst such a facility would normally be expected to provide off-street car parking, it is acknowledged that the existing Church and Assembly Rooms do not provide any car parking at present, therefore visitors have historically had to park on surrounding roads. This situation wouldn’t change as a result of the proposals and it is also noted that the community facility would have a smaller overall area than the existing, therefore its capacity for community events is lower than the existing. For these reasons it is considered that the absence of parking for the community use and church would not justify a refusal of permission.  


LOSS OF OPEN SPACE


37.
The proposed car park on Peel Road would result in the loss of just under half the area of the open space. This land is not designated as Protected Open Space in the Revised Trafford UDP. It appears that the Church has previously operated a pre-school group and used this area, though it is not known how publicly accessible the land is for other potential users.


38.
With regards to open space provision in the area, the 2005 audit and 2009 update indicate that Hale ward is deficient in open space due to the high density of population in the ward. The open space on Peel Road was not part of the audit due to it being below the 0.2ha size threshold size for the audit. However the site is adjacent to wards that have sufficient open space provision and is in an area sufficient in play space due to the close proximity of Stamford Park which contains a NEAP play facility (Neighbourhood Equipped Area for Play). Given this proximity to other open space in the area and the fact that the land has no statutory protection afforded by the UDP, it is considered that the use of some of this land for car parking is acceptable.


IMPACT ON TREES


39.
The part of the site on Peel Road contains 2 trees; a large Sycamore in the centre of the open space and a Willow positioned adjacent to the rear boundary. Neither of these trees are the subject of a Tree Preservation Order. Both trees are within the part of the site proposed to become a private garden and both are shown as being retained. The tree located in the pavement on Oak Road outside the main church building is a prominent specimen in the ownership of the Council which the Arboricultural Report states is highly desirable to retain. The proposed development would not require the removal of any of these trees and all are indicated on the plans as being retained.

DEVELOPER CONTRIBUTIONS


40.
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. The proposed development includes a communal garden on Peel Road, however this is indicated for the private use of residents of the development (and the Church / Church Hall) and therefore does not constitute play space/sports facilities accessible for the wider community.  As such, a contribution towards off-site provision will be required to comply with the SPG. Based on the rates set out in the SPG a contribution of £11,908.42 would be required, with £8,074.83 toward open space provision and £3,833.59 toward outdoor sports facilities. 


41.
The proposals do not meet the applicable thresholds set out in SPD1: Developer Contributions to Highway and Public Transport Schemes and therefore no contribution toward highway and public transport schemes is required.

42.
The SPG ‘Developer Contributions Towards Red Rose Forest’ does not seek tree planting contributions for schemes where the proposed housing is entirely affordable.

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: -


(iii) A contribution to play space or sports facilities of £11,908.42, of which £8,074.83  would be toward open space provision and £3,833.59 toward outdoor sports facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’;

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. Samples of materials to be submitted and agreed; to include brick, stone, slate, rainwater goods and external joinery.

4. All windows and doors to be constructed in timber and be set back and reveal at least 100mm from the front face of the adjoining wall. 


5. Detailed specifications for the stained glass windows to the front and side elevation of the building should be provided.


6. Before the commencement of the demolition hereby approved, the Local Planning Authority shall be allowed access to the site to draw up a schedule of materials and features which, in their opinion, should be salvaged for re-use in the development. This shall include, but not be limited to, the existing entrance and date stone and the existing name stones. 

7. No demolition/development shall take place until a programme of archaeological works in accordance with a Written Scheme of Investigation (WSI) has been submitted to and agreed in writing by the Local Planning Authority and the agreed scheme has been implemented in full. The development shall not be occupied until the site investigation has been completed in accordance with the programme set out in the approved WSI and provision made for the completion of all elements of that programme.


8. Tree and hedge protection plan

9. Landscape scheme, including full details of boundary treatment


10. Obscure glazing to first and second floor windows to rear elevation, as per approved plans

11. Provision and retention of car parking


12. Provision of porous surfacing to car park area


13. Provision of 2 secure cycle parking spaces


14. Contaminated land Phase 1 report, and subsequent investigations, risk assessment and remediation as necessary.


15. Surface water not to be allowed to discharge to foul/combined sewer and details for management of surface water to be submitted and approved.


RG


 



		WARD: Hale Central

		75938/COU/2010




		DEPARTURE: No





		CHANGE OF USE OF PROPERTY FROM OFFICE (USE CLASS B1) TO SINGLE RESIDENTIAL DWELLING (USE CLASS C3)






		220 Ashley Road, Hale






		APPLICANT:  PTVC Pension Scheme






		AGENT: PTVC Pension Scheme






		RECOMMENDATION:  Minded to Grant









SITE


The application site comprises a three storey semi-detached office situated on the south side of Ashley Road, just outside the Hale District centre and within the South Hale Conservation Area.  The adjoining property is currently in use as a nursery.


PROPOSAL

Permission is sought for the change of use of the premises from office (B1) to a single residential dwelling.  No external alterations are proposed.

REVISED TRAFFORD UDP


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


PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT UDP POLICIES/ PROPOSALS


D1 – All New Development

D2 – Vehicular Parking


D3 – New Residential Development


H2 – Location and Phasing of New Housing Development


H4 – Release of Other Land for Development


RELEVANT PLANNING HISTORY

H/59578 – Change of use of property from office to single dwellinghouse


Refused 29th July 2004 on the grounds of housing supply.


H/62655 – Removal of condition 2 of planning permission 7/6/04767 and condition 2 of planning permission H/01610 to allow use of property for general office use (B1).


Approved 12th September 2005


CONSULTATIONS


None received at the time of writing this report.


REPRESENTATIONS


Councillor Mrs Young and Councillor Mitchell support the application which would help keep this part of Hale residential and may ease the traffic problems.

Number of neighbour representations: 0


Key issues raised are summarised as follows: n/a


OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT


1. The application proposes the change of use of an existing office to create 1 no. new dwelling. The application site must therefore be designated as a brownfield development proposal.


2. The Revised Trafford UDP was formally adopted on 19 June 2006.  On the 6th July 2010, the Department for Communities and Local Government revoked all Regional Spatial Strategies across the country with the intention that from that point forward policies within these plans (including the North West RSS) would no longer form part of the development plan for the purposes of s38(6) of the Planning and Compulsory Purchase Act 2004 and would not 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. However on 10th November 2010 a judgement was made in the High Court which considered an earlier decision by the Secretary of State to use the powers set out in section 79 [6] of the Local Democracy, Economic Development and Construction Act 2009 to revoke all Regional Strategies in their entirety. The effect of this decision in the High Court is to re-establish Regional Strategies as part of the development plan which in Trafford's case is the Regional Spatial Strategy for the North West (RSS).

4. It is, however, still the intention of the Secretary of State to abolish Regional Strategies as set out in the Localism Bill before Parliament, therefore until they are formally abolished by the Localism Bill, Regional Strategies form part of the statutory development plan.  As such, they are the starting point for the determination of planning applications and local plans must be in general conformity with them.  The announcement that the Secretary of State intends to abolish them in the Localism Bill should be treated as a material consideration in planning decisions. 


5. 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 Publication version of the Plan published for consultation purposes in September 2010 and Submission to the Secretary of State anticipated for early December 2010. 

6. The Publication 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 alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications. 

7. 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. 


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

CHARACTER OF THE AREA

9.  The return of this property to a residential use would be in keeping with this part of Hale.  No external alterations are proposed.


PARKING AND ACCESS


10.
No changes to the level of parking provision are proposed and the existing 5 no. spaces exceeds the requirements for this particular property.

OPEN SPACE AND RED ROSE FOREST CONTRIBUTIONS

11. The Council’s approved SPG for developer contributions towards Red Rose Forest (September 2004) sets out where developments should contribute to tree planting in the Red Rose Forest area.  A residential site requires 3 new trees per dwelling and tree planting is normally required to be on site.  The development proposes one additional dwelling on the site and should therefore provide 3 trees in addition to the replacement of trees lost as a result of the development.  The cost of three trees is £930 and therefore a sum of £930 less £310 for each tree that is provided on site will be required.


12.
The Council’s approved SPG on Informal/Children’s Playing Space and Outdoor Sports Facilities provision and Commuted Sums (September 2004) sets out when developers will be expected to contribute to such provision.  For residential development, there is a set method of calculating the contributions based on the number of dwellings and number of bedrooms.  In this case, the number of additional dwellings is known (1) and the application is for a three (3) bedroom house.  On this basis the contribution would be £1,639.25 towards open space provision and £778.25 towards outdoor sports provision, a total of £2,417.50.


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 financial contribution totalling £3347.50 and comprising:


· a financial contribution of £2,417.50 towards the provision and maintenance of public open space


· a financial contribution of £930 towards Red Rose Forest/off site planting less £310 for each additional tree provided on site.


B. The following conditions:


1. Standard


2. Details – compliance with all plans

JE





		WARD: Broadheath

		75943/FULL/2010




		DEPARTURE: No





		ERECTION OF PAIR OF SEMI-DETACHED DWELLINGS WITH ASSOCIATED PARKING






		Land Adjacent to 5 Mallard Green, Broadheath






		APPLICANT:  Shenstone Properties Ltd






		AGENT: John Coxon & Associates






		RECOMMENDATION:  Minded to Grant









SITE


The application site comprises an open grassed area accessed from Mallard Green via a pedestrian footpath and from Sheldrake Road via a vehicle access that also serves a parking area adjacent to the application.


No.5 Mallard Green, a semi-detached, two-storey dwelling is to the east of the site.  No.4 Mallard Green, a two-storey end terrace is to the south of the site (gable facing) and nos. 20 and 22 Sheldrake Road to the west.


PROPOSAL

This application proposes the erection of a pair of two storey semi-detached houses with vehicular access via Sheldrake Road and incorporating an integral garage.  The dwellings will be orientated with the front elevation facing the south of the site, in line with the adjacent frontages on Mallard Green to the east of the site and Sheldrake Road to the west.    


The dwellings will be of a modern design, in keeping with the surrounding housing development and will be constructed on brick.  The dwellings will mirror each other with the garages in the middle.  This section would be set back from the front main building line at ground and first floor by approximately 1.5 metres and would be rendered at first floor.  A porch is also proposed to the front of each dwelling.  


The current proposal is the same as planning application H/ARM/64872 that was approved in April 2007.

REVISED TRAFFORD UDP


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


PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT UDP POLICIES/ PROPOSALS


D1 – All New Development

D2 – Vehicular Parking


D3 – New Residential Development


H2 – Location and Phasing of New Housing Development


H4 – Release of Other Land for Development


RELEVANT PLANNING HISTORY

H/OUT/55529 – Erection of 2 no. two storey link-detached dwellinghouses (application in outline with all matters reserved).


Approved 2nd June 2003


H/ARM/64872 – Erection of a pair of semi-detached dwellings with associated parking.


Approved 23rd April 2007

CONSULTATIONS


Pollution and Licensing – the site is on brownfield land and as such relevant standard conditions are required.


REPRESENTATIONS


Number of representations: 0


Key issues raised are summarised as follows: n/a


OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT

1
The application proposes the erection of 2 no. new dwellings on a currently vacant site. The application site must therefore be designated as a greenfield development proposal.


1. The Revised Trafford UDP was formally adopted on 19 June 2006.  On the 6th July 2010, the Department for Communities and Local Government revoked all Regional Spatial Strategies across the country with the intention that from that point forward policies within these plans (including the North West RSS) would no longer form part of the development plan for the purposes of s38(6) of the Planning and Compulsory Purchase Act 2004 and would not 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). 

2. However on 10th November 2010 a judgement was made in the High Court which considered an earlier decision by the Secretary of State to use the powers set out in section 79 [6] of the Local Democracy, Economic Development and Construction Act 2009 to revoke all Regional Strategies in their entirety. The effect of this decision in the High Court is to re-establish Regional Strategies as part of the development plan which in Trafford's case is the Regional Spatial Strategy for the North West (RSS).

3. It is, however, still the intention of the Secretary of State to abolish Regional Strategies as set out in the Localism Bill before Parliament, therefore until they are formally abolished by the Localism Bill, Regional Strategies form part of the statutory development plan.  As such, they are the starting point for the determination of planning applications and local plans must be in general conformity with them.  The announcement that the Secretary of State intends to abolish them in the Localism Bill should be treated as a material consideration in planning decisions. 


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 – and that work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Publication version of the Plan published for consultation purposes in September 2010 and Submission to the Secretary of State anticipated for early December 2010. 

5. The Publication 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 alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications.

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


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


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


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


iv) respects and enhances the quality and character of the local built environment; and


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


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


9.
Development monitoring data across the Borough for the period between 2006/2007 (when work began on the Core Strategy) and 2009/2010 indicates that the proportion of all new housing development built on brown-field land has achieved 76% of the total completed over that 4 year period. Over the longer 7 year period 2003/4 to 2009/10 the figure achieved has been 81%.


10.
At this point in time (effectively at the commencement of a new planning policy regime) it is not considered that it would be possible to demonstrate from the development monitoring information that is available that this 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.


11.
In so far as the other aspects of the UDP policy framework are concerned (the 5 requirements set out in UDP policy H4) the application, in principle, is an acceptable development proposal.


12. Planning permission has previously been granted for the proposed development (ref H/ARM/64872) and there are no policy changes that affect the determination of this application.

STREET SCENE AND CHARACTER OF THE AREA

13.
The application site is located within a modern housing development characterised by a mix of semi-detached and terraced houses.   The proposed dwellings would have a large footprint than many of the neighbouring properties however this is mainly as a result of the integral garages.  Nevertheless the building/garden ratio would be comparable with that of the surrounding properties.  It is also considered that the proposed development would be appropriate to the character of the surrounding area by virtue of the height and massing of the dwellings themselves.


14.
A landscaping scheme has been submitted as part of the application which is considered to be acceptable, providing some planting to the front of the dwellings as well as the gardens and therefore serving to soften the visual impact of the areas of hardstanding.


RESIDENTIAL AMENITY


15.
No. 5 Mallard Green has benefited from a two-storey side extension with a lounge at ground floor (windows front and back) and bedroom to the front at first floor and study at the rear.  There are no windows in the flank elevation of the extension.  The distance between the development and the facing dining room/lounge windows in no.5 at ground floor and bedroom at first floor, together with the orientation of the window (west facing) should ensure that this room still receives sufficient light and that there is not a loss of visual amenity to the users of these rooms.


16.
The proposed front and rear elevations would be in line with the original dwelling at 5 Mallard Green.  The proposal will, however, project forward of the extension at no.5.  The distance between the dwellings is approximately 2.5 metres.  The proposed dwelling would project further forward by 3.5 metres.  Using the Council’s guidelines for rear extensions, it is considered that the proposal would not have any unacceptable impact on the front lounge or bedroom in the extension (1.5m + 2.5m = 4m) by virtue of overshadowing or loss of light.


17.
No.5 Mallard Green has a large rear garden.  Whilst the proposed development would be constructed on the boundary, it would only project approximately 1 metre beyond the rear of no.5 and there are no windows proposed in the side elevation.  As such it is considered that the proposed development would not cause any overbearing impact or loss of privacy.  A large amount of private garden area could still be retained to the rear of this neighbouring property.  This was accepted under the previous planning permission granted for this development.


18. The front elevation of the houses would be between 6.5 metres and 9 metres of the flank garden boundary of 4 Mallard Green.  Windows in the front elevation of the proposed development at first floor consist of bathrooms only and rooflights to the spare room.  Additional windows to serve the spare rooms on the inside elevations are to be fitted with obscure glazing and as such there would be no adverse impact upon residential amenity at no.4.


19. Whilst the proposal would involve the building over part of a communal parking area, it was previously accepted that the development would be beneficial in terms of building on a site which experiences considerable vandalism and crime.


PARKING AND ACCESS

20.
Proposal D1 states proposals should be acceptable in terms of traffic generation and should provide suitable vehicular access and sufficient off street car parking, manoeuvring and operational space. Proposal D2 states new development should provide sufficient off street car parking to accommodate all vehicles likely to be attracted to or generated by a proposed development and sets out various criteria for the parking layout.

21.
The proposed access from Sheldrake Road is a suitable width for the proposed development and sufficient off-street parking could be accommodated on site to cater for the proposed development.


22.
A single garage and an additional parking space is provided for each dwelling.  As such the proposal complies with the Council’s parking standards for dwellings in this location.


SECTION 106 CONTRIBUTIONS

23.
The Council’s approved SPG for developer contributions towards Red Rose Forest (September 2004) sets out where developments should contribute to tree planting in the Red Rose Forest area.  A residential site requires 3 new trees per dwelling and tree planting is normally required to be on site.  The development proposes two additional dwellings on the site and should therefore provide 6 trees in addition to the replacement of trees lost as a result of the development.  The cost of six trees is £1860 and therefore a sum of £1860 less £310 for each tree that is provided on site will be required.


24.
The Council’s approved SPG on Informal/Children’s Playing Space and Outdoor Sports Facilities provision and Commuted Sums (September 2004) sets out when developers will be expected to contribute to such provision.  For residential development, there is a set method of calculating the contributions based on the number of dwellings and number of bedrooms.  In this case, the number of additional dwellings is known (2) and the application is for three (3) bedroom houses.  On this basis the contribution would be £3,278.50 towards open space provision and £1,556.50 towards outdoor sports provision, a total of £4,835.


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 financial contribution totaling £6695 and comprising:


· a financial contribution of £4,835 towards the provision and maintenance of public open space


· a financial contribution of £1860 towards Red Rose Forest/off site planting less £310 for each additional tree provided on site.


B. The following conditions:


1. Standard


2. Details – compliance with all plans

3. Retention of all areas for means of access, loading, unloading and parking of vehicles


4. Retention of garages for parking


5. Obscure glazing – first floor bathroom windows and spare bedroom


6. No new windows or opening


7. No pergolas or gazebos built until detailed drawings have been submitted to and approved in writing by the LPA


8. Removal of PD


JE
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PLANNING DEVELOPMENT CONTROL COMMITTEE



11th NOVEMBER, 2010 


PRESENT: 



Councillor Mrs. Ward (In the Chair), 



Councillors Dr. Barclay, Bunting, Chilton, Fishwick, Gratrix, Mrs. Houraghan (Substitute), Kelson, O’Sullivan (Substitute), Shaw, Smith, Walsh and Whetton. 


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


             North Area Deputy Team Leader – Planning (Mr. S. Day), 



Senior Planner (Arboriculture) (Mr. D. Austin),


Traffic Manager (Mr. G. Williamson), 



Solicitor (Mrs. C. Kefford),


Solicitor (Ms. J. Cobern), 



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Cordingley, Holden and Mrs. Wilkinson. 


APOLOGIES 



Apologies for absence were received from Councillors Hooley and Malik. 

55. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 14th October, 2010, be approved as a correct record and signed by the Chairman. 


56. 
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. 


57. 
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



		

		75289/LB/2010 – Petros Developments Company Limited – Stamford House, Stamford New Road, Altrincham. 

		

		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. 





		

		75698/FULL/2010 – Karina Carter – Land to rear of 14-48 Highfield Close, Stretford. 

		

		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. 





		

		[Note: Councillors Bunting, Fishwick, Gratrix, Mrs. Houraghan, Kelson, O’Sullivan, Shaw, Smith, Walsh, Ward and Whetton each declared a Personal Interest in Application 75698/FULL/2010, as the Applicant was known to them.] 








58. 
APPLICATION FOR OUTLINE PLANNING PERMISSION 74815/O/2010 – PEEL INVESTMENTS NORTH LTD – LAND TO WEST OF TRAFFORD BOULEVARD, TRAFFORD PARK 


The Chief Planning Officer submitted a report concerning an application for outline planning permission for the 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. 




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 £238,549 to be split as follows:- 

· £32,428 towards highway network improvements. 


· £81,191 towards public transport improvements.


· A maximum of £124,930 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. 


59.
APPLICATION FOR PLANNING PERMISSION 75288/FULL/2010 – PETROS DEVELOPMENTS COMPANY LIMITED – STAMFORD HOUSE, STAMFORD NEW ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for the 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. 




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 up to £66,377.60 to be spent as follows:- 

· 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’. 


· 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’. 


· 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’. 



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

60. 
APPLICATION FOR PLANNING PERMISSION 75341/FULL/2010 – FX LEISURE LTD – FORMER BRITISH AIRWAYS SILVERWINGS SPORTS CLUB, CLAY LANE, TIMPERLEY 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a three storey health and fitness club including a swimming pool and gym.  Erection of changing room building and formation of 4 x football pitches and 3 x tennis courts.  Creation of additional car parking and cycle storage area.  Closure of existing access and formation of new access to be shared with adjoining rugby club.  Landscaping throughout. 




RESOLVED – 



(1)
That the application be notified to the Secretary of State as a Departure from the Development Plan.


(2)
That should the Secretary of State decide not to intervene, 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:- 




(i)
Maintenance of the outdoor pitches in a useable state. 






Active 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 club/organisations using outdoor pitches. 





(ii)
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’. 





(iii)
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’. 



(3)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined. 


61. 
APPLICATION FOR OUTLINE PLANNING PERMISSION 75480/O/2010 – DR. Z. RAB ALVI – 9 BOW GREEN ROAD, BOWDON


The Chief Planning Officer submitted a report concerning an application for outline planning permission (including details of access, layout and scale) for the demolition of existing dwelling and erection of three detached dwellings. 


It was moved and seconded that planning permission be refused. 



The motion was put to the vote and declared lost. 




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 up to £7,590.37 to be spent as follows:- 


· 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’. 


· 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’. 



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


62. 
APPLICATION FOR OUTLINE PLANNING PERMISSION 75641/O/2010 – OLD TRAFFORD SUPPORTERS CLUB LTD – LAND AT THE JUNCTION OF WHARFSIDE WAY AND SIR MATT BUSBY WAY, OLD TRAFFORD 



The Chief Planning Officer submitted a report concerning an application for outline planning 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 administration uses with associated servicing 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 financial contribution of a sum of £156,955 to be split as follows:- 


· A contribution to highway network and public transport provision of £121,925 split between a contribution of £41,136 for the highway network and £80,789 for public transport provision in accordance with the Council’s Supplementary Planning Document ‘Developer Contributions to Highway and Public Transport Schemes’. 


· A contribution to Red Rose Forest of £35,030 in accordance with the Council’s Supplementary Planning Document ‘Developer Contributions towards Red Rose Forest’ less £310 for each tree planted on the site as part of an approved landscaping scheme. 



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


63. 
APPLICATION FOR RETROSPECTIVE PLANNING PERMISSION 75809/FULL/2010 – MANCHESTER CITY FOOTBALL CLUB – MANCHESTER CITY FC, CARRINGTON TRAINING CENTRE, CARRINGTON LANE, CARRINGTON 


The Chief Planning Officer submitted a report concerning an application for retrospective planning permission for the 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. 




RESOLVED:  That planning permission be granted subject to the conditions now determined:- 


(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. 


(3) Notwithstanding the details submitted to date a plan indicating the position and design of cycle parking facilities shall be submitted to and approved in writing by the Local Planning Authority within 2 months of the date of the permission.  Provision of these parking facilities will be then carried out in accordance with the approved details and be implemented within one month of the Council’s written approval. 


Reason:  To ensure an adequate provision of cycle parking is associated with the site and with regard to Proposals D1 – All New Development – of the Revised Trafford UDP. 


64. 
APPLICATION FOR PLANNING PERMISSION 75833/HHA/2010 – MR. J. ZHOU – 7 CHERRY LANE, SALE 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of part single, part two storey side extension and single storey front and rear extensions to form additional living accommodation. 





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


Prior to the commencement of development, a scheme to protect the front section of the hedge which forms the common boundary with 9 Cherry Lane (forward of the proposed extension) during construction works shall be submitted to and approved in writing by the Local Planning Authority.  This section of hedge shall be protected from damage during the construction works in accordance with the approved details and retained thereafter, unless agreed otherwise in writing by the Local Planning Authority.  



Reason:  In the interests of visual amenity, having regard to Proposals D1 and D6 of the Revised Trafford Unitary Development Plan

65.
PROPOSED STOPPING UP OF HIGHWAY AT TALBOT ROAD (PART), BOWDON – SECTION 247 TOWN & COUNTRY PLANNING ACT 1990 


The Head of Highways, Bridges and Structures submitted a report informing Members of an application made to the Secretary of State for Transport to stop up part of the highway at Talbot Road, Bowdon. 





RESOLVED:  That an objection is made to the proposed Order as planning consent (H/67461) has expired and cannot be implemented.  In addition the Council also object that the proposed stopping up does not provide an adequate right of way for use by the public, 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. 



PLANNING OUTCOMES TOUR 



The Chairman thanked the Chief Planning Officer and his staff for all their hard work in providing an excellent Planning Outcomes Tour. 


The meeting commenced at 6.30 p.m. and concluded at 8.23 p.m. 
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PLANNING DEVELOPMENT CONTROL COMMITTEE



11th NOVEMBER, 2010 


PRESENT: 



Councillor Mrs. Ward (In the Chair), 



Councillors Dr. Barclay, Bunting, Chilton, Fishwick, Gratrix, Mrs. Houraghan (Substitute), Kelson, O’Sullivan (Substitute), Shaw, Smith, Walsh and Whetton. 


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


             North Area Deputy Team Leader – Planning (Mr. S. Day), 



Senior Planner (Arboriculture) (Mr. D. Austin),


Traffic Manager (Mr. G. Williamson), 



Solicitor (Mrs. C. Kefford),


Solicitor (Ms. J. Cobern), 



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Cordingley, Holden and Mrs. Wilkinson. 


APOLOGIES 



Apologies for absence were received from Councillors Hooley and Malik. 

55. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 14th October, 2010, be approved as a correct record and signed by the Chairman. 


56. 
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. 


57. 
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



		

		75289/LB/2010 – Petros Developments Company Limited – Stamford House, Stamford New Road, Altrincham. 

		

		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. 





		

		75698/FULL/2010 – Karina Carter – Land to rear of 14-48 Highfield Close, Stretford. 

		

		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. 





		

		[Note: Councillors Bunting, Fishwick, Gratrix, Mrs. Houraghan, Kelson, O’Sullivan, Shaw, Smith, Walsh, Ward and Whetton each declared a Personal Interest in Application 75698/FULL/2010, as the Applicant was known to them.] 








58. 
APPLICATION FOR OUTLINE PLANNING PERMISSION 74815/O/2010 – PEEL INVESTMENTS NORTH LTD – LAND TO WEST OF TRAFFORD BOULEVARD, TRAFFORD PARK 


The Chief Planning Officer submitted a report concerning an application for outline planning permission for the 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. 




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 £238,549 to be split as follows:- 

· £32,428 towards highway network improvements. 


· £81,191 towards public transport improvements.


· A maximum of £124,930 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. 


59.
APPLICATION FOR PLANNING PERMISSION 75288/FULL/2010 – PETROS DEVELOPMENTS COMPANY LIMITED – STAMFORD HOUSE, STAMFORD NEW ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for the 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. 




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 up to £66,377.60 to be spent as follows:- 

· 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’. 


· 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’. 


· 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’. 



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

60. 
APPLICATION FOR PLANNING PERMISSION 75341/FULL/2010 – FX LEISURE LTD – FORMER BRITISH AIRWAYS SILVERWINGS SPORTS CLUB, CLAY LANE, TIMPERLEY 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a three storey health and fitness club including a swimming pool and gym.  Erection of changing room building and formation of 4 x football pitches and 3 x tennis courts.  Creation of additional car parking and cycle storage area.  Closure of existing access and formation of new access to be shared with adjoining rugby club.  Landscaping throughout. 




RESOLVED – 



(1)
That the application be notified to the Secretary of State as a Departure from the Development Plan.


(2)
That should the Secretary of State decide not to intervene, 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:- 




(i)
Maintenance of the outdoor pitches in a useable state. 






Active 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 club/organisations using outdoor pitches. 





(ii)
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’. 





(iii)
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’. 



(3)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined. 


61. 
APPLICATION FOR OUTLINE PLANNING PERMISSION 75480/O/2010 – DR. Z. RAB ALVI – 9 BOW GREEN ROAD, BOWDON


The Chief Planning Officer submitted a report concerning an application for outline planning permission (including details of access, layout and scale) for the demolition of existing dwelling and erection of three detached dwellings. 


It was moved and seconded that planning permission be refused. 



The motion was put to the vote and declared lost. 




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 up to £7,590.37 to be spent as follows:- 


· 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’. 


· 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’. 



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


62. 
APPLICATION FOR OUTLINE PLANNING PERMISSION 75641/O/2010 – OLD TRAFFORD SUPPORTERS CLUB LTD – LAND AT THE JUNCTION OF WHARFSIDE WAY AND SIR MATT BUSBY WAY, OLD TRAFFORD 



The Chief Planning Officer submitted a report concerning an application for outline planning 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 administration uses with associated servicing 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 financial contribution of a sum of £156,955 to be split as follows:- 


· A contribution to highway network and public transport provision of £121,925 split between a contribution of £41,136 for the highway network and £80,789 for public transport provision in accordance with the Council’s Supplementary Planning Document ‘Developer Contributions to Highway and Public Transport Schemes’. 


· A contribution to Red Rose Forest of £35,030 in accordance with the Council’s Supplementary Planning Document ‘Developer Contributions towards Red Rose Forest’ less £310 for each tree planted on the site as part of an approved landscaping scheme. 



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


63. 
APPLICATION FOR RETROSPECTIVE PLANNING PERMISSION 75809/FULL/2010 – MANCHESTER CITY FOOTBALL CLUB – MANCHESTER CITY FC, CARRINGTON TRAINING CENTRE, CARRINGTON LANE, CARRINGTON 


The Chief Planning Officer submitted a report concerning an application for retrospective planning permission for the 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. 




RESOLVED:  That planning permission be granted subject to the conditions now determined:- 


(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. 


(3) Notwithstanding the details submitted to date a plan indicating the position and design of cycle parking facilities shall be submitted to and approved in writing by the Local Planning Authority within 2 months of the date of the permission.  Provision of these parking facilities will be then carried out in accordance with the approved details and be implemented within one month of the Council’s written approval. 


Reason:  To ensure an adequate provision of cycle parking is associated with the site and with regard to Proposals D1 – All New Development – of the Revised Trafford UDP. 


64. 
APPLICATION FOR PLANNING PERMISSION 75833/HHA/2010 – MR. J. ZHOU – 7 CHERRY LANE, SALE 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of part single, part two storey side extension and single storey front and rear extensions to form additional living accommodation. 





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


Prior to the commencement of development, a scheme to protect the front section of the hedge which forms the common boundary with 9 Cherry Lane (forward of the proposed extension) during construction works shall be submitted to and approved in writing by the Local Planning Authority.  This section of hedge shall be protected from damage during the construction works in accordance with the approved details and retained thereafter, unless agreed otherwise in writing by the Local Planning Authority.  



Reason:  In the interests of visual amenity, having regard to Proposals D1 and D6 of the Revised Trafford Unitary Development Plan

65.
PROPOSED STOPPING UP OF HIGHWAY AT TALBOT ROAD (PART), BOWDON – SECTION 247 TOWN & COUNTRY PLANNING ACT 1990 


The Head of Highways, Bridges and Structures submitted a report informing Members of an application made to the Secretary of State for Transport to stop up part of the highway at Talbot Road, Bowdon. 





RESOLVED:  That an objection is made to the proposed Order as planning consent (H/67461) has expired and cannot be implemented.  In addition the Council also object that the proposed stopping up does not provide an adequate right of way for use by the public, 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. 



PLANNING OUTCOMES TOUR 



The Chairman thanked the Chief Planning Officer and his staff for all their hard work in providing an excellent Planning Outcomes Tour. 


The meeting commenced at 6.30 p.m. and concluded at 8.23 p.m. 




