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—— METROPOLITAN BOROUGH ——




AGENDA PAPERS FOR
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 13th January 2011  
Time:  6.30 p.m. 

Place:  Committee Suite, Trafford Town Hall

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

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



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


	
	

	2. 
	MINUTES
To receive and, if so determined, to approve as a correct record the Minutes of the meeting held on 9th December,  2010. 

	
[image: image2.emf]PDC Agenda Item 2 -  PDC Committee Minutes 09/12/10


	

	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 - 13/01/11
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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 – 13th JANUARY 2011 

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 - 13th January 2011

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



		74961

		106 Park Road Hale Barns WA15 9JT

		Hale Barns

		1

		Refuse



		74962

		106 Park Road Hale Barns WA15 9JT

		Hale Barns

		10

		Refuse



		75449

		35 Wood Road Sale M33 3RS

		Village

		17

		Grant



		75655

		Land adjacent 61 Acacia Avenue Hale WA15 8QY

		Hale Central

		21

		Minded to Grant



		75836

		Dunham House 92 Dunham Road Altrincham WA14 4AD

		Bowdon

		29

		Minded to Grant



		75969

		Land rear of 46 Arthog Road Hale WA15 0LP

		Hale Barns

		44

		Minded to Grant



		75996

		Bowdon Old Hall 49 Langham Road Bowdon WA14 3NS 

		Bowdon

		55 

		Refuse



		76039

		Bowdon Old Hall 49 Langham Road Bowdon WA14 3NS 

		Bowdon

		61

		Refuse



		75997

		155 Hale Road Hale Barns WA15 8RU

		Hale Central

		67

		Minded to Grant



		76112

		28 Cleveland Road Hale WA15 8AY

		Hale Central

		79

		Refuse



		

		

		

		

		



		

		

		

		

		



		

		

		

		

		





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



_1355732501.doc
		WARD: Hale Barns

		               74961/FULL/2010




		DEPARTURE: No





		DEMOLITION OF EXISTING DWELLING AND ERECTION OF A REPLACEMENT TWO STOREY DWELLING WITH ACCOMMODATION IN THE BASEMENT AND ROOFSPACE



		106 Park Road, Hale Barns






		APPLICANT:  Mr Liberman






		AGENT: George Tsiantar






		RECOMMENDATION: REFUSE
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SITE


The application concerns a detached dwelling on the south-east side of Park Road.  It is located within sub-area B of the South Hale Conservation Area.  There are residential properties to all sides.


The existing property is a 20th detached dwellinghouse, probably built in the 1930’s.  It is one of a number of similar styled properties which were built by “Crosby” in the inter-war period.  Several original features remain. Victorian and Edwardian properties exist on the opposite side of Park Road.

There are several mature protected trees within and around the edge of the site and they form an important part of the character of the existing site.  The vehicle access drive sweeps up from Park Road and there is an original pedestrian entrance with steps more centrally located on the front boundary.  The topography of the site means that 106 Park Road is set circa 2m above the Park Road level.

PROPOSAL


This application involves the demolition of the existing detached dwelling at 106 Park Road and its replacement with a new detached dwelling.    

REVISED TRAFFORD UDP


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


PROPOSALS MAP NOTATION 


South Hale Conservation Area

Blanket Tree Preservation Order

PRINCIPAL RELEVANT PROPOSED REVISED UDP POLICIES/ PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands


ENV14 – Tree and Hedgerow Protection


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


H4 – Housing Development


D1 – All New Development  


D2 – Vehicle Parking


D3 – Residential Development


D13 – Renewable Energy


SUPPLEMENTARY PLANNING GUIDANCE


New Residential Development


South Hale Conservation Area


RELEVANT PLANNING HISTORY

H/71667: Demolition of existing dwelling and erection of replacement dwelling; erection of new gates to front boundary. REFUSED, (07/09/09), for the following reasons:


H/CC/71668: Conservation Area Consent for demolition of existing dwelling. REFUSED, (07/09/09), for the following reasons:


H/70642: Demolition of existing dwelling and erection of replacement. REFUSED, (30/01/09), for the following reasons:


H/CC/70641: Demolition of existing dwelling. REFUSED (30/01/09) for the following reasons:


H/28007: Erection of first floor side extension above existing garage. APPROVED with conditions. (12/10/88)


An application for Conservation Area Consent for the demolition of the existing new dwelling (ref. 74962/CAC/2010) has also been submitted and is reported separately on this agenda.


APPLICANT’S SUBMISSION 


A Design and Access Statement, a Planning Support [Policy] Statement, a Statement of Significance and a Statement of Justification [for demolition and replacement have been submitted.  Some of the information contained therein is summarised below and the other points are addressed in the observations section later on in the report.

The statement of significance defines the character of the immediate vicinity and confirms that the 'properties are a mix of arts and craft style rendered dwellings constructed during the inter-war years with attached garages and two/three storey red brick detached dwellings with mock Tudor decoration and clay tiles'. 


The submitted Statement of Justification identifies the significant features within number 106 Park Road (large gabled chimney, arched front door, window heads and plinth in matching facing brick, feature stained window, and in particular, a storm porch to the south east elevation is cited as being one of the central features to the rear which is ‘supported off a low level wall and constructed of hefty sections of black painted timber with indicative hipped roof detail, and gable details containing “waney” lap cladding and corbels).  The Statement of Justification also refers to other similar properties with unaltered/un-extended front elevations (102 Park Road, 1 and 2 Park Hill Road) whereas number 106 has been extended at first floor level to side.  Furthermore, number 1, 9 and 11 Park Hill Road have the storm porch detail as a main entrance and number 2 and 8 Park Hill Road retain their arched door detail.  They argue that the style of dwelling is prevalent in the area.


It also states that properties on Park Lane have been replaced or replacements have been approved (8, 13, 15, 17, 19 and 29) in the vicinity.


The Statement of Justification shows a number of properties in the area where this similar house style is prevalent and was predominantly built by local house builder “Crosby” in the 1930’s.  The applicant argues that it is by virtue of the mix of styles and periods that the character of this part of the Conservation Area is defined.  They argue that replacing the existing property on 106 Park Road would add to this rich mix and contribute further to the character of the Conservation Area.


The statement concludes by stating 'the property is one of many similar styled houses in the area and on Park Road, however, the area also has a variety of other styles’ and that it is by virtue of the mix of styles and periods that the character of this part of the conservation area is defined. Replacing the existing property on 106 Park Road, it is argued, ‘would add to this rich mix and contribute further to the character of the conservation area'. 


 


The conservation statement contends that the proposed development will preserve and enhance the character and appearance of the conservation area. It is argued that (i) the existing building does not contribute positively to the conservation area (ii) the existing building has no special heritage value; and (iii) the proposed dwelling is architecturally superior to the one it replaced. It is stated that the existing property 'does not possess the historic or architectural interest that characterise some of the more significant buildings'. Paragraph 26 of the report states that nearby Park Hill Road, close to the application site, 'is a cluster of 1930's development. Such development is common throughout the wider area. The houses are attractive but not of particular architectural interest'. 


CONSULTATIONS


LHA – To meet the Councils car parking standards the provision of 4 car parking spaces should be made.  The proposals include an integral garage which is not wide enough to be accepted as a double garage but it is felt that there is adequate space within the site for four vehicles to park and therefore there are no objections to the proposals on highways grounds.


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

GMEU – The Bat Survey [of Martin Prescott (25/06/09)] recommended that a repeat survey be carried out if demolition had not commenced by May 2010 (5.2).  We therefore suggest that a further survey be carried out prior to demolition.  A condition to this effect should be attached to any permission.


If bats are found at any time during works then work should cease immediately and advice sought from Natural England or a fully qualified, licensed bat worker.


English Nature – Not necessary to be consulted and the application should be determined in accordance with national and local policy guidance, and on the basis of your specialist conservation advice.


Built Environment (Drainage) – Informatives R2, R17, R19.  (From previous application and still considered relevant – R12a and Discharge from cleaning/emptying pool to be limited to a maximum rate of 5 litre per second to foul sewer).


Pollution and Licensing (Contaminated Land) – Site is situated on brownfield land as such, standard contaminated land condition and informative are recommended (CLC1 and NCLC1)

Pollution and Licensing (Noise) – There are no objections to this application.  Should the applicant wish to attach any units to the premises they should comply with the following condition:


· It is recommended that all external units are acoustically treated in accordance with a scheme designed so as to achieve a noise level of 10dB below the existing background (LA90) in each octave band at the nearest noise sensitive location.  The existing background should be taken at the quietest time that the equipment would be operating.



All measurements and assessments should be undertaken in accordance with British Standard BS 4142: 1997 and should more than one unit be proposed, the assessment should consider the combined noise level from all equipment attached to the premises.



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

Manchester Airport (Safeguarding) – No objections


REPRESENTATIONS


1 no. letter of objection received from neighbour.  He main points are summarised below:


· Concern that proper tree cover at the rear of the garden and on the border with 104 Park Road should remain.  

OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT 


1. As the proposal is to replace existing permanent accommodation with new permanent accommodation on a one for one basis it would not increase the level of housing supply on the site.  As such, the development is acceptable in principle, subject to the usual planning considerations.

IMPACT ON SOUTH HALE CONSERVATION AREA 


2. 106 Park Road lies centrally within sub area B of the South Hale Conservation Area, which is characterised by a mix of Victorian and Edwardian buildings, with inter-war and modern infilling.  The properties on the south-east of Park Road were likely to have been built during the 1930’s, as the old Parkhill residence and farmland was sold off to housing development.  As such, 106 Park Road sits within a row of properties of similar age and character, forming an indicative cluster of inter-war properties in this locality.


Assessment of the existing dwelling

3. The companion Conservation Area Consent application (74962/CAC/2010), which is reported elsewhere on this agenda, details the assessment of the existing dwelling.  For the avoidance of repetition, those arguments should be read alongside this report.  The conclusion reached in that report is relevant here and confirms that the existing property at 106 Park Road makes a positive contribution to the character and appearance of the South Hale Conservation Area and is a Heritage Asset (as defined in PPS5) worthy of retention.  


4. Effectively, given that this property is a positive example of an original inter-war “Crosby” home, it makes a positive contribution to the local character and sense of place and as a non-renewable source could not be replicated, no matter how many similar features are incorporated in a replacement property.  The fact that similar features are proposed to be incorporated in the replacement dwelling is indicative of the quality of the contribution the existing property makes. 


5. As such, its loss cannot be supported.


Replacement dwelling 


6. It is noted that the design of the replacement dwelling has been amended since the previous application. On the whole the Arts and Crafts style is considered an appropriate style for this sub area. Nevertheless there are still concerns about elements of the proposal, aside from the loss of the existing dwelling.  The design statement affirms that the height of the proposed property will be 0.22m lower than the current house. It is considered however that the proposal will be more noticeable than the existing due to siting, massing and design.  The submitted design statement also claims that the proposed dwelling 'seeks to maintain the spirit' of the main features of the existing house 'with a half timbered projecting gable over the added feature of a two storey bay. The arched brick entrance is reproduced under a large feature window to the stair and landing.' The proposed design also includes 'the presence of two feature chimneys which are in fair faced brick to contrast against the rendered walls and are meant to be reminiscent of the current chimney. 


7. 106 Park Road is currently positioned off-centre, being closer to the left hand side of the plot, with ample space retained to the southern side boundary, which is a positive characteristic highlighted by the South Hale conservation area guidelines. The proposed dwelling is to be sited in the centre of the plot between existing trees. This in conjunction with the 2m difference in ground level above Park Road, the proposed two large and prominent (effectively 3-storey) gables, and an enlarged eaves height on the front elevation would result in the property being more prominent in the streetscene.  This is contrary to guidance set out in the South Hale Conservation Area guidelines, which refers to the characteristic of “large houses set back from the road” and “some sites being completely screened. Others afford glimpses of a gable end behind the trees and shrubbery.” 

8. The mass of the proposed replacement dwelling would appear significantly greater due to both the increased width and the increased height of the gables, the ridge of which would match that of the main ridge line to the dwelling.  Furthermore, the bulk of the 2/3 storey accommodation is wider on the frontage and it is noted that less of the roof would be visible compared to that of the existing.  It is considered that the proportions of the proposed replacement dwelling are imbalanced and are not indicative of the character of the area.  The centrally placed, lower gable on the existing property, the lower eaves level and proportion of roof to wall, and the off-centre siting of the existing dwelling contributes to the “pervasive atmosphere of domestic privacy” (para. 5.2.1 of the South Hale guidelines), which it is considered the proposed dwelling would not achieve. 


9. The applicant has correctly identified that the existing house does not comply with South Hale Conservation Area guidelines for distance to boundaries or hard area coverage.  However, the proposed dwelling would increase the built coverage of the site as well as this consisting of 2½ storeys.  The following table demonstrates some of the key considerations.


		Parameters


(Sub Area B)

		Guideline Figure

		Existing (as per 500-P-05)

		Meets Guideline?

		Proposed (as per 500-P-03)

		Meets Guideline?



		Distance from front boundary

		15m

		12.2m

		N

		12.3m

		N



		Distance to side boundaries of site (total both sides)

		16m

		14.9m

		N

		9.3m

		N



		Which on any one side must not be less than this figure

		3m

		4m & 10.9m

		Y

		4m & 5.3m

		Y



		Minimum distance to rear boundary

		20m

		21.6m

		Y

		19.1m (not including sunken  basement patio)

		Y



		Number of floors

		2

		2

		Y

		2 + basement

		Y



		Roofspace which may be used

		Half

		None

		Y

		>Half

		N



		Hard area coverage

		Site Area 1.335sqm.


18%

		258sqm. approx.


19.3%

		N

		260sqm. approx.


19.3%

		N





10. The above hard area coverage figures are a little misleading in that the building footprint of the relative dwellings are as follows:


Existing: 9.6% (128.3sqm)


Proposed: 15% (197sqm) – not including basement lightwells


11. The applicant’s figures demonstrate a reduction in hard landscaping in terms of a reduced front driveway and parking area to the front of the property, a reduction in footpath widths around the property and the removal of a shed and small patio area affront from the rear garden only.  However, the building footprint is significantly larger.  Principal driveways and garden paths are not counted in this calculation.  The above calculations are an approximate value of building, parking/manoeuvring space and garden sheds only. Effectively the amount of hard landscaping is increased and although the existing property does not comply with guideline figures in its current form, due to the significant massing of the proposed property, the increase in hard area coverage is significant.  

12. Furthermore, although technically classed as ‘soft area coverage’ for the purposes of the above calculations, the landscaped area atop the proposed indoor sunken swimming pool, and the landscape fall to the basement level to the rear, are not likely to be as productive in terms of their biodiversity, water absorption or soft landscape value as the existing land which will undoubtedly have a much deeper substrate with no apparent hard substructure below.  The applicant has not submitted any information regarding the treatment or value of these particular areas of “soft” landscaping.

13. It is considered that the mass of the main structure appears over-dominant, with particular reference to the 2nd floor and eaves height.  Although the ridge height of the building would be less, this disguises the impact in the street scene by virtue of the significantly greater mass at 2nd floor level.


14. The guidelines reveal that “it is the space between the buildings, more than any other factor that affords South Hale its atmosphere of domestic privacy and that allows the trees and shrubs to flourish”.  It is considered that the design, scale and massing of this proposed new dwelling would impact upon this spaciousness, with particular reference to the heightened eaves and the large projecting gables along the proposed frontage.  


RESIDENTIAL AMENITY


15. A distance of 12.8m would separate 108 Park Road from the proposed replacement dwelling at first floor level, and 10.45m to first floor level at 104 Park Road.  This, coupled with the lack of habitable room windows on the side elevations of the adjacent properties and the significant mature soft boundary screening, is considered sufficient to safeguard the amenity of the adjacent properties.


16. 19m min. is retained to rear boundary and a distance of in excess of 30m would be retained to the nearest property at the rear (3 Parkhill Road), which in any event is splayed vis-à-vis the proposed replacement dwelling.  As such, overlooking and loss of privacy issues are avoided.


17. There are no additional significant residential amenity issues as a result of this proposal, although if the scheme were to be approved, a condition should be attached ensuring that obscure glazing and windows of either restricted opening or of a fixed shut nature shall be utilised in both side elevations at first and second floor levels to avoid potential overlooking and loss of privacy issues.


BOUNDARY TREATMENT AND LANDSCAPING


18. There is a blanket Tree Preservation Order covering the site.  Given the quantity and quality of the mature trees within the site and the significant levels of excavation required for this development, it is of concern that the existing large trees might experience irreparable root damage during construction work.  Furthermore, the proposed increase in the hard area coverage to front of site comes in close proximity to mature protected trees.  At this stage, the applicant has failed to demonstrate that the protected trees will not be damaged and no consideration has been given as to how the protected trees on site could be safeguarded.

19. A new gatepost to match the single existing gatepost is proposed, which would be considered acceptable.  The applicant has also identified proposed new electronic gates on the site plan but no elevations are provided of these.  As such, they do not form part of the application submission and are not therefore considered as part of this application.  If the application is approved, an informative should be attached to confirm that no permission is hereby granted for any boundary gates.


PARKING AND ACCESS


20. There is no proposed change to the access arrangement from Park Road.  Furthermore, sufficient on-street parking is provided, with one space in the integral garage and parking for in excess of 3 no. additional vehicles within the site.


IMPACT ON BATS


21. There is no evidence to suggest that bats were roosting in the buildings on the site at the time of the survey.  Furthermore, there is only moderate roost potential in the area.  However, suggested conditions (see above) should be attached to any permission should the application be ultimately granted. 


RECOMMENDATION

REFUSE for the following reasons:


1. The applicant has failed to justify the loss of the existing dwelling, which is a Heritage Asset, and which makes a positive contribution to the character and appearance of the South Hale Conservation Area.  As such it would be contrary to Proposals D1, D6, ENV21 and ENV23 of the Revised Trafford Unitary Development Plan and to national guidance as set out in Planning Policy Statement 5 (PPS5): Planning for the Historic Environment. 


2. The proposed replacement dwelling, by virtue of its design, siting, scale and massing would detract from the character of the Conservation Area and would form an incongruous feature, intrusive in the street scene.  It would therefore fail to better reveal the significance of the Heritage Asset and would neither preserve nor enhance the character or appearance of the South Hale Conservation Area within which it is located. As such it would be contrary to Proposals D1, D6, ENV21 and ENV23 of the Revised Trafford Unitary Development Plan and to national guidance as set out in Planning Policy Statement 5 (PPS5): Planning for the Historic Environment. 


3. The applicant has failed to demonstrate that the proposed development would not have a detrimental effect on the protected trees at the front and sides of the proposed dwelling.  As a result, it would not be possible to guarantee the protection of the roots of the trees and the proposal could result in the loss of the trees to the detriment of the amenity of the area, which would be contrary to Proposals ENV4, ENV14, ENV23 and D1 of the Revised Trafford Unitary Development Plan.
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		WARD: Hale Barns

		               74962/CAC/2010




		DEPARTURE: No





		CONSERVATION AREA CONSENT FOR DEMOLITION OF THE EXISTING DWELLING



		106 Park Road, Hale Barns






		APPLICANT:  Mr Liberman






		AGENT: George Tsiantar






		RECOMMENDATION: REFUSE
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SITE


The application concerns a detached dwelling on the south-east side of Park Road.  It is located within sub-area B of the South Hale Conservation Area.  There are residential properties to all sides.


The existing property is a 20th detached dwellinghouse, probably built in the 1930’s.  It is one of a number of similar styled properties which were built by “Crosby” in the inter-war period.  Several original features remain. Victorian and Edwardian properties exist on the opposite side of Park Road.

There are several mature protected trees within and around the edge of the site and they form an important part of the character of the existing site.  The vehicle access drive sweeps up from Park Road and there is an original pedestrian entrance with steps more centrally located on the front boundary.  The topography of the site means that 106 Park Road is set circa 2m above the Park Road level.

PROPOSAL


This application seeks conservation area consent for the demolition of the existing detached dwelling at 106 Park Road.    


REVISED TRAFFORD UDP


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


PROPOSALS MAP NOTATION 


South Hale Conservation Area

Blanket Tree Preservation Order


PRINCIPAL RELEVANT PROPOSED REVISED UDP POLICIES/ PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands


ENV14 – Tree and Hedgerow Protection


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


H4 – Housing Development


D1 – All New Development  


D2 – Vehicle Parking


D3 – Residential Development


D13 – Renewable Energy


SUPPLEMENTARY PLANNING GUIDANCE


New Residential Development


South Hale Conservation Area


RELEVANT PLANNING HISTORY

H/71667: Demolition of existing dwelling and erection of replacement dwelling; erection of new gates to front boundary. REFUSED, (07/09/09), for the following reasons:


H/CC/71668: Conservation Area Consent for demolition of existing dwelling. REFUSED, (07/09/09), for the following reasons:


H/70642: Demolition of existing dwelling and erection of replacement. REFUSED, (30/01/09), for the following reasons:


H/CC/70641: Demolition of existing dwelling. REFUSED (30/01/09) for the following reasons:


H/28007: Erection of first floor side extension above existing garage. APPROVED with conditions. (12/10/88)


An application for Conservation Area Consent for the demolition of the existing new dwelling (ref. 74962/CAC/2010) has also been submitted and is reported separately on this agenda.


APPLICANT’S SUBMISSION 


A Design and Access Statement, a Planning Support [Policy] Statement, a Statement of Significance and a Statement of Justification [for demolition and replacement have been submitted.  Some of the information contained therein is summarised below and the other points are addressed in the observations section later on in the report.

The statement of significance defines the character of the immediate vicinity and confirms that the 'properties are a mix of arts and craft style rendered dwellings constructed during the inter-war years with attached garages and two/three storey red brick detached dwellings with mock Tudor decoration and clay tiles'. 


The submitted Statement of Justification identifies the significant features within number 106 Park Road (large gabled chimney, arched front door, window heads and plinth in matching facing brick, feature stained window, and in particular, a storm porch to the south east elevation is cited as being one of the central features to the rear which is ‘supported off a low level wall and constructed of hefty sections of black painted timber with indicative hipped roof detail, and gable details containing “waney” lap cladding and corbels).  The Statement of Justification also refers to other similar properties with unaltered/un-extended front elevations (102 Park Road, 1 and 2 Park Hill Road) whereas number 106 has been extended at first floor level to side.  Furthermore, number 1, 9 and 11 Park Hill Road have the storm porch detail as a main entrance and number 2 and 8 Park Hill Road retain their arched door detail.  They argue that the style of dwelling is prevalent in the area.


It also states that properties on Park Lane have been replaced or replacements have been approved (8, 13, 15, 17, 19 and 29) in the vicinity.


The Statement of Justification shows a number of properties in the area where this similar house style is prevalent and was predominantly built by local house builder “Crosby” in the 1930’s.  The applicant argues that it is by virtue of the mix of styles and periods that the character of this part of the Conservation Area is defined.  They argue that replacing the existing property on 106 Park Road would add to this rich mix and contribute further to the character of the Conservation Area.


The statement concludes by stating 'the property is one of many similar styled houses in the area and on Park Road, however, the area also has a variety of other styles’ and that it is by virtue of the mix of styles and periods that the character of this part of the conservation area is defined. Replacing the existing property on 106 Park Road, it is argued, ‘would add to this rich mix and contribute further to the character of the conservation area'. 


 


The conservation statement contends that the proposed development will preserve and enhance the character and appearance of the conservation area. It is argued that (i) the existing building does not contribute positively to the conservation area (ii) the existing building has no special heritage value; and (iii) the proposed dwelling is architecturally superior to the one it replaced. It is stated that the existing property 'does not possess the historic or architectural interest that characterise some of the more significant buildings'. Paragraph 26 of the report states that nearby Park Hill Road, close to the application site, 'is a cluster of 1930's development. Such development is common throughout the wider area. The houses are attractive but not of particular architectural interest'. 


CONSULTATIONS


GMEU – The Bat Survey [of Martin Prescott (25/06/09)] recommended that a repeat survey be carried out if demolition had not commenced by May 2010 (5.2).  We therefore suggest that a further survey be carried out prior to demolition.  A condition to this effect should be attached to any permission.


If bats are found at any time during works then work should cease immediately and advice sought from Natural England or a fully qualified, licensed bat worker.


English Nature – Not necessary to be consulted and the application should be determined in accordance with national and local policy guidance, and on the basis of your specialist conservation advice.


Manchester Airport (Safeguarding) – No objections


REPRESENTATIONS


1 no. letter of objection received from neighbour.  He main points are summarised below:


· Concern that proper tree cover at the rear of the garden and on the border with 104 Park Road should remain.  

OBSERVATIONS


IMPACT ON SOUTH HALE CONSERVATION AREA 


1. 106 Park Road lies centrally within sub area B of the South Hale Conservation Area, which is characterised by a mix of Victorian and Edwardian buildings, with inter-war and modern infilling.  The properties on the south-east of Park Road were likely to have been built during the 1920’s and 1930’s as the old Parkhill residence and farmland was sold off to housing development.  As such, 106 Park Road sits within a row of properties of similar age and character, forming an indicative cluster of inter-war properties in this locality.


Assessment of existing dwelling

2. 106 Park Road was erected circa 1935 and was one of a number of similar detached properties erected during that period. 106 Park Road is a well built property constructed from brick and render enlivened with brick detailing, a hipped roof with gables, over hanging eaves and fine stained glass. It is noted also that the chimney is given particular prominence in the design of the property, located on the gable which is glimpsed on entering the curved drive from Park Road. The dwelling is one of a number of similar period properties along Park Road, displaying similar characteristics to 104 Park Road and 108 Park Road (albeit they are somewhat altered).  Also contained within the site are two interesting summer houses and the original boundary treatment forming the pedestrian access and driveway complete with stone built apron walls and gateposts.  Despite a first floor extension over the existing garage, the architectural composition retains its unity and integrity and it is considered the dwelling provides a positive contribution to the character of the conservation area and should be considered as a Heritage Asset in its own right. 


3. The applicant clearly acknowledges that 106 Park Road is one of a group of similar properties in the sub area and exhibits 'some interesting architectural details, i.e. chimney stacks, overhanging eaves, and a rear porch'. These are features which are identified in the South Hale Conservation Area guidelines to be characteristic of the area. The applicant claims that 106 Park Road 'does not possess the historic or architectural interest that characterise some of the more significant buildings'. It is considered that to dismiss the architectural and historic contribution made by 106 Park Road and contemporary properties is to ignore the development of South Hale. In recent years the contribution made by such suburbs to the historic environment has gained recognition.  In 2007 English Heritage produced a position statement which acknowledges the significance of such areas.  It is considered that 106 Park Road due to its architectural composition, the characteristics highlighted by the conservation area guidelines and its historic value relating to the development of South Hale, forms one of a cohesive group which positively contributes to and adds value to the South Hale Conservation Area.  The modest design of the property does not mean it is any less worthy of retention and to ignore the contribution made by this property is to ignore the development of South Hale as a suburb and sylvan settlement in the early twentieth century. 


Policy Guidance 


PPS 5 - Planning for the Historic Environment

4. The key consideration in determining this application is whether or not the property at 106 Park Road is a “Heritage Asset” in its own right.  Annex 2 of PPS5 confirms Heritage Assets can be “a building, monument, site, place, area or landscape positively identified as having a degree of significance meriting consideration in planning decisions. Heritage assets are the valued components of the historic environment. They include designated heritage assets (as defined in this PPS) and assets identified by the local planning authority during the process of decision-making or through the plan-making process (including local listing).” 

5. For the reasons outlined above and below, it is considered that 106 Park Road is a building which has a degree of significance meriting consideration in planning decisions.  It has been identified by the Local Planning Authority during the process of decision-making as being a Heritage Asset. 

6. Effectively, given that this property is a positive example of an original inter-war “Crosby” home, it makes a positive contribution to the local character and sense of place and as a non-renewable resource could not be replicated, no matter how many similar features are incorporated in a replacement property.  The fact that similar features are proposed to be incorporated in the replacement dwelling is indicative of the quality of the existing property’s contribution.  It is clear that inter-war properties of this nature are becoming increasingly significant contributors to the historic and architectural character of designated heritage assets (in this case the South Hale Conservation Area).  Many such properties have been altered to such a degree that the essence of the original character has been eroded.  In this case, 106 Park Road has retained the majority of its original features and as a positive example of an inter-war “Crosby” property is an important heritage asset which should be retained for this and future generations.



7. In assessing the desirability of new development, PPS5 reveals that Local Planning Authorities should take into account the desirability of new development making a positive contribution to the character and local distinctiveness of the historic environment. The consideration of design should include scale, height, massing, alignment, materials and use.  This is examined in detail in the report on the planning application; it is concluded that the proposed new development would not represent a positive contribution due to the scale, massing and siting.



8. In this case, it is considered that it would be impossible for the loss of this Heritage Asset to be justified in terms of the public benefit contained within its replacement.  There is no evidence that 106 Park Road is anything other than a sound Heritage Asset, which contributes positively to the character of the Conservation Area.  Replacing the property with the larger proposed property, would only serve to reduce the sense of spaciousness (so important a characteristic of the South Conservation Area).  Furthermore, attempting to replicate some of the more inspiring architectural elements of the existing property within the design, only serves to undermine the applicants argument justifying the loss of the existing Heritage Asset, by acknowledging its value. 


9. It is considered that the economic argument is not convincing in this case.  A house of this size could reasonably be occupied by a large family and although some internal improvements may need to be provided to modernise the living accommodation, the argument that a substantially larger property is required to realise the potential of the site is not considered sufficient enough a reason to justify the loss of the Heritage Asset. 


Appeal decision for Quinta, Hawley Lane, Hale Barns, WA15 0DY (June 2008)

10. The above appeal is particularly relevant to this application. The appeal was made against the council's decision to refuse Conservation Area Consent for the demolition of an inter-war property located in the South Hale Conservation Area. The appeal was dismissed on the grounds that 'although its style is modest, Quinta is an attractive building and a valuable element in the conservation area.  The proposal to demolish it would therefore cause harm and so fail to preserve or enhance the character or appearance of the conservation area...'.  In particular, the inspector stated 'The Council's conservation area guidelines do not provide a detailed assessment of the character of its buildings, but this does not lessen their quality or the contribution that they make. Furthermore, a building can be valuable in a conservation area without having such architectural or historic merit as to make it a candidate for the statutory list'. 


Replacement dwelling 


11. The companion Planning Application (74961/FULL/2010), which is reported elsewhere on this agenda, details the assessment of the proposed replacement dwelling.  For the avoidance of repetition, those arguments should be read alongside this report.  The conclusion reached in that report is relevant here and confirms that the proposed replacement dwelling at 106 Park Road, by virtue of its design, siting, scale and massing would fail to better reveal the significance of the Heritage Asset and would neither preserve nor enhance the character or appearance of the South Hale Conservation Area within which it is located.

IMPACT ON BATS


12. There is no evidence to suggest that bats were roosting in the buildings on the site at the time of the survey.  Furthermore, there is only moderate roost potential in the area.  However, suggested conditions (see above) should be attached to any permission should the application be ultimately granted. 


RECOMMENDATION

REFUSE for the following reason:


The applicant has failed to justify the loss of the existing dwelling, which is a Heritage Asset, and which makes a positive contribution to the character and appearance of the South Hale Conservation Area.  As such it would be contrary to Proposals D1, D6, ENV21 and ENV23 of the Revised Trafford Unitary Development Plan and to national guidance as set out in Planning Policy Statement 5 (PPS5): Planning for the Historic Environment. 

MW
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		WARD: Village

		75449/HHA/2010




		DEPARTURE: No





		ERECTION OF TWO STOREY SIDE EXTENSION AND NEW ROOF TO EXISTING FIRST FLOOR SIDE BAY WINDOW






		35 Wood Road, Sale






		APPLICANT:  Mr S Mitra







		AGENT: A & S Inman (Designs) Ltd






		RECOMMENDATION:  GRANT









SITE


The application site comprises a two storey semi-detached dwelling located on the south side of Wood Road, opposite Beccles Wood.  The property has an existing conservatory to the rear and has had a loft conversion incorporating a roof extension changing the hip to a gable, which appears to have been carried out under permitted development.

PROPOSAL

It is proposed to erect a two storey side extension to the dwelling.  The extension would be set back from the front of the dwelling by 4.5 metres and would project 2.1 metres to the side.  The extension would be in line with the rear of the house.  Approximately 0.5 metres would be retained to the side boundary and the roof ridge would be set down from the main ridge.  


Windows are proposed in the front elevation at ground and first floor, the ground floor rear elevation and first floor side elevation.


The extension would allow for an extended kitchen at ground floor and an extended bedroom above.

REGIONAL SPATIAL STRATEGY FOR THE NORTH WEST


PRINCIPAL RELEVANT SPATIAL STRATEGY POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


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

D6 – House Extensions


RELEVANT PLANNING HISTORY

H/64732 – Erection of a rear conservatory


Approved 10/02/2006


CONSULTATIONS


None received at the time of writing this report.


REPRESENTATIONS


Neighbours: 6 letters of objection have been received including 5 copies of the same letter from neighbouring residents in Wood Road.  A letter has also been received from the owner of no.37 who is currently residing at a different address.

Key issues raised: 


· Out of character with the street scene and a departure from the intentions of the original design of the houses;


· Unacceptable impact upon neighbours with regards to light, outlook and privacy;


· Loss of off-street parking;


· Already considerable overbuilding on this plot;


OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT


1. The property is located within an established residential area and is unallocated on the Revised Trafford Unitary Development Plan. The proposal is therefore acceptable in principle subject to complying with the requirements of Proposals D1 and D6 of the Revised Trafford Unitary Development Plan and the Council’s Supplementary Planning Guidance ‘House Extensions’. 

VISUAL AMENITY

2. Whilst the proposed extension would be less than 1 metre to the side boundary and therefore exceeds the Council’s guidelines in relation to side extensions, the proposed extension would be set well back from the front of the property.  Also taking into consideration the modest size of the extension and the lower ridge height, it is considered that there would be no detriment to the street scene with the spaciousness retained and no ‘terracing effect.’  The design of the extension is appropriate to the existing dwelling.


3. The application property is situated in a large plot and the proposed extension is within the existing building line.  As such the proposal is not considered to represent any overdevelopment of the site.

RESIDENTIAL AMENITY

4. The application site has a long rear garden which backs onto the brook.  As such the only property which may be impacted upon as a result of the proposed development is no.37 which is to the west of the application site.


5. The boundary treatment between the properties consists of a timber panel fence measuring approximately 1.8 metres high.


6. There are 2 no. small obscure glazed windows in the side elevation of the neighbouring property at ground floor with a clear glazed window towards the rear which appears to serve the kitchen.  There is another window on the rear of the also serving this room and as such it is not considered that the proposal would result in any unacceptable loss of light to this habitable room.


7. There are 3 no. small windows in the bay at first floor.  It would appear that the layout of this neighbouring property matches that at the application site and as such it is likely that these windows serve a bathroom.  Therefore the proposal would not result in any undue loss of light to this room.  


PARKING


8. 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.  The applicant has demonstrated that the there would be sufficient space for the parking of 2 vehicles within the site, clear of the highway.


RECOMMENDATION: 

GRANT, subject to the following conditions:


1. Standard


2. Details – compliance with all plans


3. Matching materials


4. Porous/permeable hardstanding

JE





		WARD: Hale Central

		75655/FULL/2010




		DEPARTURE: No





		ERECTION OF TWO STOREY DWELLINGHOUSE WITH ASSOCIATED PARKING AND VEHICULAR ACCESS ONTO ACACIA AVENUE






		Land Adjacent to 61 Acacia Avenue, Hale






		APPLICANT:  Mrs F Dickson






		AGENT: Falvia Services Limited






		RECOMMENDATION:  MINDED TO GRANT









SITE


The application site comprises a piece of land that previously formed part of the garden of 151 Hale Road.  The agent has confirmed that this land was sold off in 2007 and the owners of 151 Hale Road have no rights over the application site which is in the applicant’s ownership.


The site is currently grassed and is screened to Acacia Avenue by a timber panel fence measuring approximately metres in height.  There is currently no vehicular access to the site.


151 Hale Road, to the south of the site is a large, semi-detached period property that is currently sub-divided into 2 no. residential units.  The properties to the north of the site on Acacia Avenue consist mainly of smaller pairs of semi-detached dwellings (a mix of brick and render). 

PROPOSAL


Permission is sought for the erection of a two storey detached dwellinghouse on a currently vacant plot.   The proposal would incorporate an integral garage and additional parking space to the front of the property with access to Acacia Avenue.  


REGIONAL SPATIAL STRATEGY FOR THE NORTH WEST


PRINCIPAL RELEVANT SPATIAL STRATEGY POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Uses and Infrastructure


L4 – Regional Housing Provision


REVISED TRAFFORD UDP


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


PROPOSALS MAP NOTATION 


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


ENV16 – Tree Planting


OSR9 – Open Space in New Housing Development


RELEVANT PLANNING HISTORY

75079/FULL/2010 – Erection of one pair of semi-detached dwellinghouses incorporating integral garage with vehicular access onto Acacia Avenue.


Refused 9th June 2010

74439/FULL/2009 – Erection of one pair of semi-detached dwellinghouses with vehicular access onto Acacia Avenue


Withdrawn


H/56703 – Erection of two storey side and single storey rear extension to form additional living accommodation


Approved 25th June 2006

APPLICANT’S SUBMISSION


A Design and Access Statement has been submitted as part of the application.  The report advises that:


“The proposed house has been designed with a two storey front gable element of a scale and size in keeping with that of the neighbouring semi-detached houses on Acacia Avenue.  With low eaves height similar to neighbouring houses on Acacia Avenue the other two front windows are located within the roof.


In order to maintain privacy to the rear of the property, there are no first floor windows on the rear elevation.  The proposed bathrooms and stair windows will be located in the roof at a minimum height of 1.8 metres above first floor level.


The external front walls will be finished in a white render, in keeping with the neighbouring properties along Acacia Avenue.


The roof will be finished in a terracotta red roof tile to fit in with the predominant roofscapes in the locality.”


A sunlight and shadow assessment has also been submitted in relation to the potential impact on the garden to the rear of 153 Hale Road.


It is concluded in this report that the shadow modelling shows that the proposed new dwelling has a minimum impact well within the guideline on sunlight reaching its neighbours and in particular the garden of 153 Hale Road.  There is no impact on loss of light within the house itself.


The proposed new development would therefore comply with the Building Research Establishment (BRE) Digest guidelines.


CONSULTATIONS


Local Highway Authority – No objections on highways grounds.

Pollution & Licensing – The application site is situated on brownfield.  Standard contaminated land condition recommended.


REPRESENTATIONS


Neighbours - 4 letters of objection have been received from neighbouring residents.  The points raised are summarised as follows:


· The proposed development builds upon valued green space which was until recently part of the garden of 151 Hale Road;


· Roof pitch not in keeping with the surrounding properties;


· Architecturally out of keeping with the street scene;


· Proposed garage is out of keeping;


· The plot is too small for the proposed development;


· Inaccuracies in drawings including inaccurately depicting the width of no. 59 Acacia Avenue and the distance between neighbouring properties;


· Loss of privacy;


· Loss of light;


· Inadequate private amenity space retained at 151 Hale Road;

OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT


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

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



3. 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). 


4. 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).


5. 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.  


6. On 11th November, DCLG sent a letter to all local planning authorities in England advising them that they should still have regard to the secretary of state's letter dated 27 May 2010 (as to the intention to revoke Regional Strategies) as a material consideration in any decisions they are currently taking. However, this position has also been challenged and on 29th November 2010, the High Court has ordered that this claim be expedited and that both the government's statement and the letter is stayed until further notice. Therefore, for the time being, the announcement that the Secretary of State intends to abolish RSS in the Localism Bill should not be treated as a material consideration in planning decisions.


7. 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 to be made on 3rd December 2010.


8. The Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such 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.


9. 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. 

10. 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 Hale area, particularly in Altrincham town centre which is only approximately 1.7km 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. 

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 Hale 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 one of the  ‘most accessible’ locations 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 north, south and east and there is no reason to assume that the proposed development would prejudice any future development or redevelopment. 


11. 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.

12. 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%.

13. 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.

14. 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. 


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

DESIGN AND APPEARANCE

16. The proposed dwelling would be two storey with a two storey gable and low eaves with the majority of the first floor accommodation within the roofspace.  It is considered that whilst not an exact replica, the proposed dwelling would be in keeping with the style of properties along Acacia Avenue and of similar height.  The front gables are a feature of many of the properties on Acacia Avenue and the proposed materials are also appropriate to the street scene.


RESIDENTIAL AMENITY

17. No.61 Acacia Avenue has a blank gable facing the application site.  The proposed new dwelling would align with the front elevation of no.61 and would not project further to the rear.  2 no. windows are proposed in the elevation of the new dwelling facing no.61.  These would be secondary windows serving the living room and it is considered that there would be no privacy or overlooking issues from these windows.  Subject to a suitable boundary treatment between the rear gardens, it is therefore considered that there would be no harm to the amenity enjoyed by the occupants of no.61.


18. With the exception of 1 no. ground floor window which is situated behind the rear wall of the proposed dwellings, the windows on the rear facing elevation of 151 Hale Road immediately adjacent to the proposal are fitted with obscured glazing.  As such it is considered that the proposal would not result in any overshadowing, loss of light or be overbearing to habitable room windows on this elevation, by virtue of proximity to the neighbouring property, nor would the proposal result in any adverse impact on outlook.


19. There is only one window on the gable elevation of the proposed dwelling facing 151 Hale Road which is at ground floor and serves the garage.  As such this can reasonably be conditioned to be fitted with obscured glazing to prevent loss of privacy and overlooking.


20. The layout of the proposed dwelling is such that the rooms to the rear of the house (2 no. bathrooms and landing) are served by rooflights only.  These are shown to be high level with a sill height of approximately 2 metres.  Whilst the rear of the dwelling is only a maximum of 5.7 metres from the garden boundary with 153 Hale Road (and therefore falls considerably short of the 10.5 metres as recommended in Supplementary Planning Guidance for New Residential Dwellings), it is considered that there would be no undue overlooking or loss of privacy.


21. Whilst the application site is relatively small and the scheme is tight, it is considered that the proposal is acceptable in terms of residential and visual amenity.


PARKING


22. Proposal D1 states proposals should be acceptable in terms of traffic generation and should provide suitable 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.

23. To meet the Council’s parking standards, 2 no. spaces are required.  The proposal incorporates an integral garage together with an additional parking space to the front of the dwelling.  This complies with the Council’s parking requirements and provides for a low brick boundary wall along the remaining frontage and some soft landscaping to soften the visual impact of the development.


TREES

24. There are a couple of conifers in the rear garden which will be retained to compliment the proposed rear garden lawn.  No trees are to be lost as a result of the development.

SECTION 106 CONTRIBUTIONS

25. 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.


26. 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 two (2) bedroom house.  On this basis the contribution would be £1,153.55 towards open space provision and £547.66 towards outdoor sports provision, a total of £1,701.21.


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 the completion of an appropriate Legal agreement and that such an agreement be entered into to secure a financial contribution totalling £2631.21 and comprising


(i) a financial contribution of £1,701.21 towards the provision and maintenance of public open space;


(ii) 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 and standard reasons:


1. Standard


2. Details – compliance with all plans


3. Materials to be submitted


4. Landscaping


5. Landscaping maintenance


6. Garage to be retained for parking of vehicles


7. Garage and vehicle standing space for private use only


8. Removal of permitted development rights


9. Obscure glazing


10. High level rooflights
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SITE 

The application relates to a roughly square site approximately 0.57 ha in size located at the junction of Dunham Road and Gorsey Lane. Dunham House is a large Victorian stone building, situated centrally within the site and originally built as a dwellinghouse. The building has subsequently been extended and converted into offices. The original lodge building still exists and fronts Gorsey Lane but is now in separate ownership. There are large areas of car parking to the eastern and northern side of the property with garden areas to the southern and western sides. The site is currently accessed from Dunham Road with egress onto Gorsey Lane. The area is generally characterised by large Victorian dwellings. To the east of the site, across Gorsey Lane is St. Margaret's Church (a Grade II* listed building). To the northeast are tennis courts and a sports ground. Dunham Road runs along the southern boundary of the site, beyond which are apartments on Devisdale Road and the Garden of Remembrance and War Memorial. There are residential properties adjoining the site to the north and west.

PROPOSAL


The application proposes the change of use and conversion of the existing building from offices into 13 no. apartments. In addition to the conversion and refurbishment works two extensions are proposed on the western side of the building. In order to utilise the existing basement area it is proposed to excavate and re-grade the garden areas around the existing extensions to the building and this will create additional windows leading out onto private paved areas. An atrium and new glazed roof is proposed to allow direct daylight to the central section of the existing building. 


A pair of semi-detached houses are proposed in the northwestern corner of the site. The car parking would be re-organised and the hardsurfaced area reduced to allow for 27 car parking spaces, nine of which would be covered by car ports. 


The plans have been amended following officer advice. These amendments include changes to the size and design of the proposed semi-detached properties, the deletion of an extension on the northern side of the existing building, reduction in the number of car ports and amendments to the parking layout.

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 


Devisdale Conservation Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands

ENV12 – Species Protection

ENV16 – Tree Planting

ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas

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/15178 – Siting of portakabin to form temporary office accommodation – Approved 1981


H/15179 – Erection of 3-storey extension to form additional office accommodation - Approved 1981


H/16145 – Erection of extension to form staircase and kitchen – Approved 1982


H/18603 – Retention of boundary wall and store – Refused 1983


H/24297 – Alterations to the external appearance of the building involving the construction of a balcony at first floor level and the installation of a new window - Approved 1986


H/25216 – Erection of a security lodge – Approved 1987


H/26340 – Alterations to the elevational appearance of the building by the repositioning of an existing door and a window – Approved 1988


H/37883 – Display of two externally illuminated name plate signs at entrance to site – Approved 1993


H/37884 – Alterations to wall and piers to height in excess of 1.0m and erection of gates to access Dunham Road – Approved 1993


H/45274 – Layout of car parking for 11 vehicles – Approved 1998


H/48911 - Erection of two and three storey office extension, internal alterations, formation of additional parking spaces (taking total to 66) and associated landscaping. Demolition of lodge building – Approved 2000

APPLICANT’S SUBMISSION 


A PPS5 Statement, Design and Access Statement and two Bat Surveys, were submitted with the application. These documents are summarised as follows:


PPS5 Statement

· The house was built in the late 1860’s and occupies one of the largest plots in the conservation area. The original building retains it original character to a high degree, but was extended in 2000 by the construction of a new wing on the north side. This was designed in matching style and materials and complements the original building.


· The site is well planted with mature trees and shrubs, which form a strong landscape belt around the site and provide privacy for the occupants. The house is well set back from the road behind a stone wall and dense evergreen belt of planting which obscures views into the site from the public highway.


· The Devisdale Conservation Area derives significance from its spacious layout, large size of dwellings and mature landscape setting. Dunham House is situated in sub-area A as defined by Trafford Council, which has a preponderance of Victorian houses of varied form and individual.


· The main contribution made by the property to the significance of the conservation area is its spacious proportions, stone boundary walling and mature perimeter planting. The existing house also makes a positive contribution to significance although it is largely obscured from public view.


· The proposed scheme involves the retention and conversion of the existing building to form 13 apartments with limited alterations and extensions. The overall design and external materials remain unchanged by the proposals which will lead to an overall enhancement of the building. It is proposed to build a semi-detached pair of dwellings at the rear of the site, occupying the site of a modern outbuilding and part of the car park


· The landscape setting will be significantly enhanced. This includes a significant reduction in the hard surfaced area of car parking, the introduction of a landscaped strip between the house and vehicular manoeuvring area, the rebuilding of the boundary wall in stone, additional tree and shrub planting and landscape management.


· The proposal will have no adverse impact on the contribution made by the existing building and site to the character of the conservation area, and will lead to an enhancement of the landscape setting. It is therefore in full accordance with the advice contained in PPS5, Trafford Council UDP and the Conservation Area Planning Guidelines.


Design & Access Statement

· There is presently a large unused basement area within the newer extension. By regrading some of the land levels these areas would be utilised for living accommodation.


· For apartments without direct access to the surrounding gardens loggia/balcony extensions have been designed which sympathetically tie in with the existing structure 


· The original house has a lodge within the grounds. This has now been demolished, however, it is proposed to re-introduce a lodge in the form of a pair of semi-detached dwellings designed to emulate a lodge house.


· It is intended to use high quality materials throughout.


· All existing trees on site are to be retained and the mature conifer hedge on the northern boundary would be trimmed and topped to approximately 6 metres.


· All garden shrubs are to be retained where possible and additional trees are to be planted around the car parking and communal garden areas. Formal hedgerows will strengthen the landscape character and define public and private spaces


· The area of hardstanding would decrease from approximately 1800m2 to 1400m2


· All parking would be positioned away from the buildings allowing the main building to stand clear of the cars/carports and feel uncluttered. 


· The site would be accessed via existing access/egress points off Dunham Road and Gorsey Lane


· The proposal has been designed in accordance with the Disability Discrimination Act and the Building Regulations Document M.

Bat Survey


The most recent report dated September 2010 concludes that ‘it is clear from recent surveys that the building is not currently being used by roosting bats. However there is some potential for small numbers of roosting bats under loose slates, ridge tiles and lead flashing.’ On this basis the report recommends that although a license is not required at this stage all contractors should be instructed to look out for bats and/or evidence of bats when repairing the roof and if bats are found Natural England should be contacted as soon as possible.  

CONSULTATIONS


LHA – No objection. The parking provision and access, egress and circulation  arrangements are considered acceptable.  

Built Environment (Drainage) – Recommended standard drainage informatives to be attached to any planning permission granted: R2, R13 and R17

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


· Standard condition CLC1


· Standard Informative NCLC1

Pollution and Licensing (Environmental Health) – The building is located close to a significantly busy road, Dunham Road which has the potential to impact on the future residential users of this development. Before planning permission can be considered for the development it is recommended that the applicant submit for written approval an assessment of noise likely to affect the application site. This assessment should follow PPG24 guidelines towards assessing the noise from the surrounding road network, and any other noise sources which are deemed significant on the site. The assessment shall identify all noise attenuation measures which may be determined appropriate to reduce the impact of noise on the residential properties on site.   


Should any external units be proposed at the premises (e.g. air conditioning units/heat exchange units etc.) they are acoustically treated in accordance with a scheme designed so as to achieve a noise level of 10dB below the existing background (LA90) in each octave band at the nearest noise sensitive location.  The existing background should be taken at the quietest time that the equipment would be operating.  If a number of units are proposed the noise level from the combined operation of the units should comply with this criteria. Details of the scheme should be submitted to this section prior to the commencement of any works. 

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

English Heritage – No comment to make. The application should be determined in accordance with national and local policy guidance, and on the basis of your specialist conservation advice.


GM Ecology Unit – No objections on nature conservation grounds. The bat survey submitted as part of the application has been conducted by suitably qualified surveyors, to an appropriate standard. There is no reason to disagree with the conclusions of this survey that the proposed development is unlikely to significantly affect bats. It is also noted that it is not planned to remove any trees as part of the development. 


Design For Security (Greater Manchester Police) - Given the existing mature vegetation surrounding the site, which impedes surveillance opportunities it is recommended that the sides and rears of the proposed houses and Dunham House itself are enclosed as private space by 2100mm high walls/railings.


The parking spaces immediately adjacent to the site entrance, marked on the plan as P11 to P13, are a little remote from the building and will not be as well-overlooked, leaving them vulnerable to attack.

The open car ports proposed within the site, may hide vehicles from view from the building and provide areas in which to loiter/gather. If they remain, they should be well-lit and designed to limit the amount of shelter and maximise surveillance opportunities.

The main entrance should be clearly defined (and signed as such) to deter unauthorised access. The main entrance should be controlled by means of a video entry phone system.

Any accessible and partially hidden windows/doors to lightwells should be well-lit and enclosed with low-level railings to deter unauthorised access and new glazing at lower/ground floor level should be laminated to a minimum thickness of 7.5mm and any new windows/doors are to ‘Secured By Design’ standards.


There should be no features that provide climbing aids up to first floor windows/balconies.

Lighting should be provided to all access roads/parking areas and to the front and rear of the properties to an adequate and uniform level (as defined within BS 5489).


Any vegetation around the parking areas/building frontages should be kept to a maximum height of 1000mm and any foliage to trees should be at a height exceeding 2000mm so as not to impede natural surveillance. Any communal bin store should be fully enclosed and lockable.

REPRESENTATIONS


Neighbours – Objections received from the occupiers of 7 properties in the vicinity of the site. The objections raised can be summarised as follows:

· The application will increase traffic on already very busy roads and will lead to more accidents and endanger the safety of motorists and pedestrians including school children who use the sports facilities


· The proposals will increase congestion and pollution. The proposals would cause an increase to the already heavily congested traffic on Dunham Road, St. Margaret’s Road and Gorsey Lane. Gorsey Lane is a narrow unmade road which relies on the common sense of road users to operate and is already congested by activities at St Margaret’s Church and school children


· The proposal represents overdevelopment. The new houses are not within the building line and are right next to neighbours gardens and will result in a loss of privacy, amenity and will increase noise.


· The new houses are inappropriate in the Conservation Area


· The existing mature trees should be protected to maintain privacy


· This area is already saturated with apartments - is there not a building moratorium in place? 


Bowdon Conservation Group

· The car ports will be close to conifer trees and may cause a long term threat to this hedge which is important in protecting the visual amenity of neighbouring properties. It would be better to tidy it up rather than reducing its height to 6 metres. Its value in protecting visual amenity is made more important by the proposal for the first floor balconies.


· The pair of semi-detached properties is overdevelopment of the site and should be excluded from the application. This part of the conservation area in particular gives an impression of spaciousness with landscaping dominant and to put these dwellings on the site would not be in character with the area and contrary to the Council’s guidelines. There would also be a loss of visual amenity to neighbouring properties.


OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT 


1. The application proposes the conversion of an existing building to create 13 apartments and the erection of two new dwellings on land formerly occupied by a commercial office development. The application site is not allocated for any specific use in the revised adopted UDP and in recently amended PPS3 terms, should be designated as a brown-field development proposal.


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


3. 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). 


4. 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).


5. 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.  


6. On 11th November, DCLG sent a letter to all local planning authorities in England advising them that they should still have regard to the secretary of state's letter dated 27 May 2010 (as to the intention to revoke Regional Strategies) as a material consideration in any decisions they are currently taking. However, this position has also been challenged and on 29th November 2010, the High Court has ordered that this claim be expedited and that both the government's statement and the letter is stayed until further notice. Therefore, for the time being, the announcement that the Secretary of State intends to abolish RSS in the Localism Bill should not be treated as a material consideration in planning decisions.


7. 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 to be made on 3rd December 2010.


8. The Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such 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. 


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


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


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


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


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


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


10. 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.


11. 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.


12. 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%.


13. The application proposal – being a brown-field development proposal – would positively contribute to the Council being able to fulfil and sustain the indicative Core Strategy development target referred to above.


14. 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, appears to me to be an acceptable development proposal – at least in so far as compliance with criteria (i) to (iii) is concerned.


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

DESIGN AND IMPACT ON THE CONSERVATION AREA AND HERITAGE ASSETS


Dunham House


16. Dunham House is a large and imposing, mid nineteenth century Victorian Villa, located within spacious grounds. Unusually for the area it is constructed from rock faced stone similar to that of the adjacent grade 2* listed Church of St Margaret, the construction of the property in such an expensive commodity perhaps reflecting the social status of the owner and the uniqueness of the site. The property exhibits attractive features such as large gables, arched headed windows, hoodmoulds to square headed windows and a steeply pitched Welsh slate roof. Dunham House occupies the corner plot facing Dunham Road and Gorsey Lane, highlighting its prominence in the streetscene. The land falls away from Dunham Road, and originally the design of the villa worked with these levels, the garden terraced to accomodate the topography. In 2000 permission was granted for a substantial extension of the property. Whilst it can be argued that this earlier development has greatly compromised the historic design of the villa, the extension has been constructed using matching materials and continues to reflect the fall in levels of the site. Overall Dunham House and its setting provide a significant contribution to the Devisdale Conservation Area and it is a Heritage Asset as defined in PPS5 – Planning for the Historic Environment.


17. A comparison between historic and contemporary OS maps indicates the curtilage of the site has been somewhat reduced and the remaining site subdivided with the lodge on Gorsey Lane now in separate ownership. Dunham House is accessed both from Gorsey Lane and Dunham Road. The latter entrance follows a winding driveway, which is typical of historic properties in the area, and affords glimpses of Dunham House as the site is entered. Mature planting and a low sandstone wall circumnavigates the site. The boundary wall has been unsympathetically heightened with brick; neither the material nor the height compliment Gorsey Lane. It is also noted the existing steel gate is a crude and generic replacement.

Devisdale Conservation Area


18. Dunham House is located in sub area A of the Devisdale Conservation Area. The broad aims set out in the SPG for the Devisdale Conservation Area include amongst others to 'retain the general character of spaciousness'. Para 4.3 states 'The overall impression is of a relaxed and affluent spaciousness, with landscaping dominant’. Sub Area A forms the skyline for distant views from the north west, with St Margaret’s Church tower (grade 2*) appearing prominent above the trees'. The introduction to the SPG states 'A significant problem has been the intensification involved which if not controlled could result in undue dominance of buildings' 

19. Para 5.4 includes a paragraph on density and that 'an essential feature of the character of much of the area is low density. The proportion of a site which is covered by buildings and hard surfacing, compared with planted areas, will be relevant in this respect, as will the overall effect of trees'.... 'it will not be acceptable for every plot to be brought up to the highest density in the neighbourhood. Acceptable densities will therefore be determined by the requirements to conserve characteristic features already established on the individual site, and by the contribution to the general character of the conservation area, rather than by the densities on adjoining sites'. 

20. As previously mentioned Dunham House has undergone significant extension. From Gorsey Lane the existing extensions can be viewed and the site is read in conjunction with the adjacent lodge. The proposed site of the two semi detached properties can also be observed and the proposed dwellings would be visible from Gorsey Lane. This will have some impact on the spaciousness at the northern corner of the site. However it is noted that the proposed dwellings are set well back within the site, some 59m from Gorsey Lane. In addition there is a modern building (albeit smaller than the dwellings proposed) and existing hardstanding in this corner of the site, which is to be removed.


21. The proposed dwellings would be semi-detached properties. This is uncharacteristic of the conservation area although there is a development of townhouses at Glenfield to the west of the site. Detached dwellings are the overriding plan form of the area. There has however been an attempt to give the dwellings the appearance of a single ‘lodge’ building which would reflect a form of development not untypical of large period properties in the area i.e. a subservient outbuilding such as coach house or lodge positioned to the side and rear of the principal dwelling. The proposed dwellings would not be particularly prominent within the streetscene given how far they would be set back within the plot and also their size relative to the main property. From Gorsey Lane the building would not be prominent and where views would exist, it would appear as an ancillary building and subservient to the main house. 

22. The existing substantial boundary wall to Gorsey Lane would be retained as would gates of a design to be agreed by the Local Planning Authority as it is considered that the existing gates are inappropriate in this location and should not be re-hung.  

23. The proposed 2 storey extensions on the west elevation and the basement excavation would alter the topography of the site which is an important characteristic in the conservation area. These changes would allow for the full utilisation of the basement areas of the building that are currently underground. The proposed extensions would attach to the earlier extension to the building rather than the original building. In addition, views of the 2-storey extensions would be very limited due to their siting on the western side of the building. It is also noted that the applicants have deleted a previously proposed extension on the northern side of the building which would have had a significant impact on the appearance of the building when viewed from the wider conservation area. The deletion of this extension has also ensured that the impact of the proposal on the setting of St. Margaret’s Church would be neutral.


24. The proposed areas of excavation around the basement have been reduced following officer advice and as a result are more localised to the building. Again, the impact of this excavation from the wider conservation area would be limited and consequently these changes are considered acceptable. 


25. The application also proposes nine car ports (one group of seven and one pair) along the northern boundary of the site. The application originally proposed fifteen car ports but following officer advice, this number was reduced. While these car ports would represent further built development within the site they are open sided structures so when viewed from Gorsey Lane only the vertical supports and roof of the first car port would be visible and on this basis it is considered that these relatively lightweight structures would be acceptable. It is also noted that until 2000 there was a lodge building on the Gorsey Lane frontage, clearly visible from Gorsey Lane and the applicants consider that this should be taken into account when the merits of new buildings on the site are considered.


26. The application does propose the retention of the existing house with all its principle features intact. The retention of this substantial building in residential use (for which it was designed), is considered desirable.


27. Overall the proposal would result in a significant reduction in areas of hardstanding and increase in soft planting. All the existing trees would be retained and additional trees and shrubs planted. The grounds would be landscaped to a high standard and united with the house to enhance the setting of the house. 

28. It is not considered that the proposals, in particular the erection of the semi-detached dwellings in the northwestern corner of the site, would be entirely consistent with the intentions of the SPG for the Devisdale Conservation Area. However, given the circumstances of the site, it is considered that when the benefits of the proposal i.e. bringing the building back into residential use and a reduction in hardstanding and increase in landscaping are taken into account, the impact of the proposals on the heritage assets would not be so harmful as to justify refusal of the application.


RESIDENTIAL AMENITY


29. The application site is adjoined on two sides (northern and eastern) by sites in residential use. To the north are detached properties No’s 20 and 22 Gorsey Lane and to the west is a development of 8 three storey townhouses known as ‘Glenfield’ and the associated garages. The two proposed extensions on the eastern side of the existing building are the only built extension to the main building. These extensions project 2.2 metres from the exterior of the building. The extensions would house additional living accommodation at lower ground floor level and balconies at upper ground floor and first floor level. The balconies would be in excess of 20 metres away from the western boundary with the Glenfield site and approximately 20 metres from the northern boundary with No. 20, Gorsey Lane. There is also significant boundary planting along the northern and western boundaries of the site and consequently it is not considered that the proposed extensions to the main building would have any material impact on the amenity of the occupiers of adjacent residential properties. 


30. The application also proposes a pair of two storey semi-detached dwellings in the northwestern corner of the site. These houses would be in relatively close proximity to the boundaries of No. 20, Gorsey Lane and Glenfield. The main habitable room windows in the proposed dwellings are in the front and rear elevations (facing east and west). The windows in the side elevations of the properties serve non habitable rooms and are small and can be obscure glazed. The front elevations of the property face onto the car parking areas in the application site. The rear windows face the western boundary of the site with Glenfield. The rear elevations of the proposed properties would retain between 9.8 metres and 10.8 metres to the boundary with Glenfield. Council Guidelines state that distances to rear garden boundaries from main windows should be at least 10.5 metres for two storey houses. The minimum distance to the rear boundary of 9.8 metres is therefore slightly substandard. However, in this instance the boundary to the rear of the proposed houses adjoins the communal garaging and parking areas at the Glenfield development rather than any private garden areas. In addition there is dense boundary planting along the western boundary of the site. Consequently it is not considered that there would be any material loss of privacy to the occupiers of Glenfield. 


31. The proposed houses would have a ridge height of 8 metres and as stated above would be situated in relatively close proximity to the northern and western boundaries of the site. As also indicated above there is mature and dense boundary planting along these boundaries and there is no intention to remove any of this planting as part of the development. Tree Protection and Landscaping Conditions can be attached to any approval to ensure this. It is therefore unlikely that significant views of the new buildings could be gained from the adjacent gardens. However it is not simply the boundary screening that renders the proposals acceptable in terms of the visual impact on neighbouring properties, rather what the proposed properties would adjoin. As described above, this part of the application site adjoins the car parking and garaging area at Glenfield to the west. The proposed dwellings would not therefore have a material impact on the outlook from the properties at Glenfield or the main private garden areas. To the north the properties would adjoin the private garden area of No. 20, Gorsey Lane. However the properties would be set adjacent to the far end of the private garden area of No. 20, Gorsey Lane, approximately 30 metres to the rear of the house on that site. This siting of the proposed houses and the boundary screening is therefore considered to result in an acceptable impact on the amenities of the occupiers of that property.


32. The application proposes nine car ports along the northern boundary of the site. These car ports would have a ridge height of 4.1 metres and would be situated adjacent to a significant boundary hedge. It is therefore considered that the visual impact of these car ports on the garden area associated with No. 20, Gorsey lane would be minimal. 


33. In terms of noise or disturbance it is considered that the proposed residential use of the site would have a reduced impact in terms of nose and disturbance as the coming and goings associated with residential accommodation are likely to be reduced in comparison with office accommodation. The car parking along the northern boundary of the site is already in existence and the site is well enclosed by dense boundary planting and therefore adjacent properties are well shielded from activities within the site.


34. The Pollution and Licensing Section have commented that as the building is located close to a significantly busy road in Dunham Road it has the potential to impact on the future residential users of this development. They have therefore recommended that an assessment of the noise likely to affect the application site should be carried out to assess the noise from the surrounding road network, and identify any noise attenuation measures which may be determined appropriate to reduce the impact of noise on the residential properties on site.  The applicant has submitted this assessment which is receiving consideration by the Pollution and Licensing Section. Any further comments on this issue received prior to the Committee meeting will be included within the Additional Information Report.

HIGHWAY ISSUES


35. Concerns have been raised by the objectors to the development that the application will increase traffic on already very busy roads and will lead to more accidents and increase congestion and pollution. However it is not considered that the proposed residential use would increase traffic at the site when compared with the existing authorised use of this substantial building as offices. On this basis the LHA have raised no objections to the proposals. 

36. The LHA have commented that there would be a requirement in terms of car parking provision of 1 car parking space per 2 bedroom flat and 2 parking spaces for the remaining units. This would require total provisions of 25 car parking spaces for the proposed development. The proposal actually includes 27 car parking spaces and this is therefore in excess of that required. The Gorsey Lane access is 4 metres wide and therefore cannot provide simultaneous access/egress. The application proposes access only from Dunham Road and egress only onto Gorsey Lane and this arrangement is therefore considered acceptable. It is not considered that the application would result in increased traffic generation or on street parking and the parking and circulation arrangements are considered acceptable.  

BOUNDARY TREATMENTS AND LANDSCAPING


37. All the trees on the site are to be retained as part of this development. It is proposed that the mature conifer hedge along the northern boundary be trimmed and topped to approximately 6 metres. Additional trees and hedgerows are to be planted around the car parking and communal garden areas. The overall area of hardstanding would decrease as a result of this proposal from approximately 1800 m2 to 1400 m2. In addition the parking has been positioned away from the main building allowing the building to stand clear of the car parking areas and car ports and this will improve the setting of the building, particularly on the front elevation as at the current time there are parking spaces immediately adjacent to the main front entrance. A section of brick boundary wall on the Gorsey Lane boundary is to be replaced in stone to match the majority of the boundary wall. The design of the proposed access and egress gates has not been finalised at this time and is to be dealt with via  planning condition.

SECTION 106 CONTRIBUTIONS

38. In accordance with the provisions of SPD1: Developer Contributions to Highway and Public Transport Schemes, a contribution toward the provision or improvement of highway and public transport schemes is required. The Council has previously accepted that the amount towards highways network provision should be derived from taking into account existing development on the site, whilst the amount towards public transport provision is the full amount for a residential development of the size proposed. The site is located within a ‘least accessible’ location set out in the SPD. Therefore, taking into account the existing office use, there would be no required contribution towards highways network provision and a contribution of £5201.00 for public transport provision.

39. 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 new dwelling and 1 new tree per apartment and tree planting is normally required to be on site.  The development proposes two new dwellings and 13 apartments which requires either on site provision of 19 trees or a developer contribution of £5890.00 less £310 for each tree that is provided on site. 

40. 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 (15) comprising 10 3-bed units and 5 2-bed units.  On this basis the contribution would be £22,160.25 towards open space provision and £10,520.76 towards outdoor sports provision, a total of £32,681.01. 

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 £43,772.01 and comprising:-


· a financial contribution of £32,681.01 towards the provision and maintenance of public open space and outdoor sports provision


· a financial contribution of £5201.00 towards public transport provision


· a financial contribution of £5890.00 towards Red Rose Forest/off site planting less £310.00 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 (conservation area)

4. Landscaping Condition

5. Tree Protection 1

6. Tree Protection 2

7. Provision of car parking and access

8. No access from Gorsey Lane

9. Withdrawal of Rights to Alter Condition

10. Obscure glazing

11. Permeable surface for hardstanding standard condition


12. Contaminated Land Condition CLC1

13. Gates


14. Sample  Panel (wall)


15. Air Conditioning


JJ






		WARD: Hale Barns

		75969/FULL/2010




		DEPARTURE: No





		erection of detached dwelling within grounds of no. 46, arthog road with integral double garage, new driveway incorporating causeway over stream, new entrance gates and gateposts and associated landscaping



		SITE: Land to the rear of 46, Arthog Road, Hale 





		APPLICANT:  Mr. Eamonn Dwyer





		AGENT:  Fallows Gowen Partnership





		RECOMMENDATION:  MINDED TO GRANT










SITE 

Rectangular site approximately 0.33 ha is area, situated at the junction of Arthog Road and Bankhall Lane. No. 46, Arthog Road is a large three storey detached house, fronting Arthog Road and accessed from it, with substantial grounds to the south and west. There is a relatively large former coach house building situated at the centre of the site. A formal lawned area lies to the southwest of the main house with a kitchen garden containing glasshouses beyond. A strip of steeply sloping wooded land approximately 30 metres wide and approximately 110 metres in length makes up the southeastern half of the site, running along the Bankhall Lane boundary. There is a stream at the bottom of this wooded valley. A close boarded fence approximately 1.8 metres in height runs along the Bankhall Lane and Arthog Road frontages of the site. 


The surrounding area is predominantly characterised by large detached houses set within relatively spacious plots. The site lies within the South Hale Conservation Area.


PROPOSAL

Erection of one detached dwelling within the grounds of No. 46, Arthog Road. The proposed dwelling would be situated within a 0.33 ha plot adjacent to the southwestern boundary of the site. The site would be accessed from Bankhall Lane and this would involve the creation of a causeway over the stream.  The proposed dwelling is predominantly 2-storey with limited accommodation at basement and roof level. The dwelling is designed in the Arts and Crafts style in white render with a slate roof. The dwelling would be situated at the juncture between the higher level maintained gardens and the steeply sloping wooded valley and as a result the design of the dwelling utilises the differing levels of the land. The main garden would be situated to the rear where the land is relatively level whereas the land to the front of the proposed house would retain a more naturalistic appearance with the exception of the proposed causeway.

Minor amendments have been made to the scheme originally submitted in relation to the design of the dwellinghouse and the proposed boundary treatments.

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 


South Hale Conservation Area

PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands

ENV12 – Species Protection

ENV16 – Tree Planting

ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas

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/61651 – Conversion of existing three apartments into two apartments in main house and erection of single dwelling within grounds with integral double garage and new driveway incorporating bridges over stream – Approved 2005


H/61652 – Conversion of existing three apartments into single dwelling in main house and erection of two new dwellings within grounds, one incorporating part of existing outbuilding and both with integral double garages and new driveways incorporating bridges over stream – Refused on Appeal 2005


 H/65831 – Conversion of coach house to a single dwelling; erection of first floor and single storey side extensions; provision of car parking, turning area and driveway – Refused 2006


H/66434 – Conversion of coach house to a single dwelling; erection of first floor and single storey side extensions (including provision of bat roosting space); provision of car parking, turning area and driveway – Approved 2007


H/CC/69387 - Conservation Area Consent for demolition of existing garage and outbuilding – Approved 2008


H/69573 – Erection of outbuilding incorporating double garage with storage in roof space following demolition of existing garage and outbuilding; construction of external swimming pool – Approved 2008


H/70588 – Erection of outbuilding incorporating double garage with storage in roof space following demolition of existing garage and outbuilding; construction of external swimming pool; erection of porch to side (amendment to planning approval H/69573 to incorporate 4 no. dormers in roof of outbuilding) – Refused 2009

APPLICANT’S SUBMISSION 


A Design and Access Statement, a Supporting Statement including reference to PPS5 considerations and a Landscape Design were submitted with the application. Reference to relevant parts of the above will be referred to in the Observations section of this report where necessary.


CONSULTATIONS


LHA – There are no objections to this proposal on highways grounds. To meet the Council’s car parking standards the provision of 4 car parking spaces should be provided. The proposal includes a double garage and the driveway provides in excess of two car parking spaces. The application proposes a new vehicular access and boundary treatments, there are no objections to these on highway grounds.


It is requested that the applicant’s attention is drawn to the need to gain further approval from Trafford Councils Streetworks Section for the construction, removal or amendment of a pavement crossing under the provision of section 184 of the Highways Act 1980. The applicant must also ensure that adequate drainage facilities or permeable surfacing is used on the area of hard standing to ensure that localised flooding does not result from these proposals. 

Built Environment (Drainage) – Recommends standard drainage informatives to be attached to any planning permission granted: R6 and R17 and also note that details of the causeway structure must be submitted to Trafford Council prior to the approval of the Environment Agency


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


· Standard condition CLC1


· Standard Informative NCLC1

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

Environment Agency – Recommend a planning condition requiring details of the bridges proposed on site to be submitted to and approved in writing by the Local Planning Authority.  Also recommend informatives.


GM Ecology Unit - The application site supports mature mixed woodland in a small stream valley, habitats that will have local nature conservation importance. The proposed development will affect these habitats. Mitigation for tree losses and habitat damage are proposed in the form of a landscaping plan and a ‘Landscape Design Statement’ that are generally sympathetic to maintaining the woodland character of part of the site and also introduce new structure and form that will help nature conservation interests. Providing that these landscaping proposals are implemented in full it is considered that the nature conservation value of the site can be maintained, and therefore there are no objections to the application on nature conservation grounds. It is recommended that, in the interests of protecting nesting birds, no tree felling or vegetation clearance required by the scheme take place during the optimum period for bird nesting (March to July inclusive).


United Utilities – No objection 


Electricity Northwest – No objection


REPRESENTATIONS


None


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT

1. The application proposes the erection of one dwelling on an existing residential 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 greenfield  development proposal. 

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

3. 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). 

4. 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).

5. 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.  

6. On 11th November, DCLG sent a letter to all local planning authorities in England advising them that they should still have regard to the secretary of state's letter dated 27 May 2010 (as to the intention to revoke Regional Strategies) as a material consideration in any decisions they are currently taking. However, this position has also been challenged and on 29th November 2010, the High Court has ordered that this claim be expedited and that both the government's statement and the letter is stayed until further notice. Therefore, for the time being, the announcement that the Secretary of State intends to abolish RSS in the Localism Bill should not be treated as a material consideration in planning decisions.

7. 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 to be made on 3rd December 2010.

8. The Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such 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. 

9. 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. 

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

iii) 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 Hale and Hale Barns area which are only approximately  1.1km and 1km from the site respectively. 


iv) Avoids the use of important areas of open space – The site is not designated as protected open space in the UDP. The existing property has a large garden area, however this is currently largely screened from view by a substantial boundary fence. The proposed development would retain significant areas of open space within the site, of a scale characteristic of the area and would to some extent open up views of the greenspace at the site. 

v) 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 the regular bus services on Bankhall Lane and its proximity to Hale and Hale Barns.

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


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

11. 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.

12. 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%.

13. 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. 

14. 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. 


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

BACKGROUND

16. In 2005 planning permission was granted for the conversion of three existing apartments in the existing main house into two apartments and the erection of a single dwelling within the grounds with integral double garage and new driveway incorporating bridges over stream. That application related to roughly the same site area as the one now proposed but with a different design and situated further forward on the site than the dwelling now proposed. A proposal for two new houses within the grounds submitted at the same time was refused and dismissed on appeal due to the impact on the spacious character of the conservation area.

17. Prior to the 2005 permission for a single new dwelling expiring on 4th August 2010, work was started on the excavation of the foundations for the dwelling and these foundations can be seen on site. The Building Control Department at Trafford Council inspected the foundation excavation on 26th July 2010 and confirmed that the development has been registered as commenced. However, at the time that these works were carried out none of the planning conditions relating to the application had been discharged, as the required information was only submitted to the Planning Department on the same day that work commenced. Consequently it is considered that the development that did commence was unauthorised and was so at the time that the permission expired 9 days later. It is not therefore considered that there is an extant permission relating to this specific part of the site. Consequently the principle of this application has been considered afresh, although the earlier (now expired) planning permission has been taken into consideration in examining the merits of this application. The fact that it is not considered that there is an extant permission relating to this part of the site requires the application to be considered by the Development Control Planning Committee as the application is therefore subject to the usual Section 106 requirements. 

18. More recent applications for the conversion of the coach house to a single dwelling and the erection of a new outbuilding in association with the main property were approved in 2007 and 2008 respectively. Neither of these permissions has been implemented to date.

DESIGN AND IMPACT ON THE CONSERVATION AREA

19. The Council’s SPG for the South Hale Area states that ‘The special character of the area derives particularly from the cumulative effect 
created by its spaciousness, the mature landscaping and the compatibility of natural and man-made features. The characteristic of spaciousness is reflected in the low 
average densities throughout the area and the low proportion of each site taken up with hard surfaces. It is the space around buildings, more than any other factor, that affords South Hale its atmosphere of domestic privacy and that allows the shrubs and trees to flourish to maturity.’


20. The SPG goes on to state, specifically in relation to Sub Area C in which this application site lies that ‘This area comprises residential properties at the lowest density of all the sub areas (on average around 3 houses per hectare). The majority of properties are large, spacious, detached two storey dwellings that are of Edwardian period, inter-war or modern. A small number are large three storey Victorian dwellings. The properties are often set a long way back from the road with separate garages and have large and mature landscaped gardens. Many of the properties are obscured by the landscaping within their curtilages.’


21. The proposed dwelling would retain 28 metres to the front boundary, 21 metres to the rear boundary and a minimum total of 11.4 metres to the side boundaries (4m at the closest point). The measurements to the front and rear boundaries are in excess of those required by the building envelope parameters set out in the Council’s guidelines for the South Hale area. The minimum distance to side boundaries also complies with the SPG requirements (4 metres). However the total distances to both side boundaries (11.4 metres minimum) falls short of the requirements set out in the Council’s SPG of 18 metres. However the proposed dwelling is no wider than the previously approved dwelling on the site which was judged against the same SPG in 2005. The shortfall has increased due to the fact that the dwelling has been moved further back on the site and the boundary kinks in towards the dwelling adjacent to the southern side wall. However the overall footprint of the dwelling is smaller than that previously approved and setting the building further back on the site is considered to be beneficial as it reduces the impact of the dwelling on the streetscene and consequently the shortfall in the total minimum distances to side boundaries is considered acceptable in this case.  It is also noted that the proposed dwelling is at a right angle to the main dwelling on the site (No, 46) and the northeast side boundary of the proposed dwelling is adjacent to the rear garden areas associated with that building. Consequently the side wall of the proposed dwelling will not be seen in close proximity to another dwelling on the northeastern side which will result in the maintenance of adequate spaciousness across the site. 


22. In addition, the proposed development would retain a reasonably large garden for the plot associated with the main house, adequate to maintain the spacious character of the area and to prevent undue damage to the naturalistic wooded area that contributes to the rural character of this part of Bankhall Lane. It is also considered that the proposal also improves the existing boundary treatment around the site.


23. The design is considered to be acceptable and takes into account the natural features of the land on which it is set, in particular the changing levels, trees and stream. It is also noted that the proposed dwelling would be smaller than that approved in 2005 and less obtrusive in the streetscene. Consequently, it is considered that the impact on the Conservation Area would be acceptable. 

RESIDENTIAL AMENITY

24. The distances to the nearest properties to the north, south and east are in excess of those required by the Council’s Supplementary Planning Guidance for New Residential Development. No. 77, Bankhall Lane is a large detached property to the west of the application site. No. 77 is at a lower level than much of the application site and the intervening boundary is well vegetated.  However the distance between the gable of the proposed dwelling and the gable of No. 77, Bankhall Lane is approximately 10 metres at the nearest point and there are windows in both the existing and proposed dwellings. Consequently it is recommended that obscure glazing be installed in the windows in the western gable of the proposed dwelling.

TREES AND ECOLOGY


25. The proposed development would result in a substantial number of tree removals (21). These works have been agreed by the Council’s Senior Arboricultural Planner as the trees to be removed are considered inessential or undesirable. The proposed landscaping scheme indicates 37 replacement trees in total. In the woodland areas these would be native species (Alder, Birch, Beech, Oak and Pine) and the proposed garden trees would comprise Norway Maple, Magnolia, Beech, Scots Pine and Rowan. The Red Rose Forest SPG would in this instance require the planting of 3 new trees on the site or a contribution for off site works. Given the nature and size of the site, it is considered that onsite provision would be appropriate and the number of new trees indicated on the landscaping plan submitted to date are in excess of that required to replace the lost trees and plant the trees required by the Red Rose Forest SPG. This can be secured via a landscaping condition.


26. The Greater Manchester Ecology Unit has commented on the application and are satisfied that the proposed landscaping proposals if implemented in full would maintain the nature conservation value of the site. Therefore subject to landscaping, tree management and protection of nesting birds conditions is it considered that the application is acceptable on nature conservation grounds. 

BOUNDARY TREATMENTS AND LANDSCAPING


27. The proposed front boundary treatment includes the removal of the existing boundary fencing and replacement with a beech hedge with black metal railings behind. The proposed gateposts would be red sandstone to a maximum height of 1.8 metres with metal gates in the ‘art deco’ style with a predominant height of 1.58 metres and a maximum height of 1.8 metres due to a design feature at the point where the gates meet. Having assessed the height and appearance of other front boundary treatments in the vicinity and considered the specific circumstances of this site with the wooded area adjacent to Bankhall Lane this approach is considered acceptable and would retain a reasonably naturalistic appearance. 


28. A landscape design statement has been submitted with the application along with a landscape plan. These highlight a number of landscape objectives for the site namely: to create a greatly improved set piece frontage and sightline, to create an improved landscape setting for the proposal, to convert the overgrown woodland area into managed open woodland with a diverse ground flora. Subject to a landscaping condition and a condition requiring a formal tree management plan for the site it is considered that the approach proposed would be beneficial for the landscaping and ecology of the site.


VEHICULAR ACCESS AND CAR PARKING


29. The application proposes the introduction of a new drive access onto Bankhall Lane 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.

OPEN SPACE AND RED ROSE FOREST CONTRIBUTIONS

30. 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.  Given the nature and size of the site, it is considered that onsite provision would be appropriate and the number of new trees indicated on the landscaping plan submitted to date are in excess of that required to replace the lost trees and plant the trees required by the Red Rose Forest SPG. 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.


31. 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 six (6) 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 £2,865.19 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 (conservation area)

4. Landscaping Condition

5. Tree Protection 1


6. Tree Protection 2


7. Tree Management Plan


8. Details of causeway to LPA approval


9. Site Levels


10. Provision of means of access 


11. Withdrawal of Rights to Alter Condition

12. Obscure glazing to south-western elevation


13. Permeable surface for hardstanding standard condition

14. Contaminated Land Condition CLC1

15. Nesting Birds

JJ





		WARD: Bowdon

		75996/HHA/2010



		DEPARTURE: No





		PARTIAL DEMOLITION AND RE-BUILDING OF FRONT BOUNDARY WALL ON DIFFERENT ALIGNMENT IN ASSOCIATION WITH ALTERATIONS TO EXISTING VEHICULAR ACCESS



		SITE: Bowdon Old Hall, 49, Langham Road, Bowdon





		APPLICANT:  Lord Lee





		AGENT:  Barnes Walker 





		RECOMMENDATION:  REFUSE









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 relates to a Grade 2 listed house dating to c.1700 situated on the southern side of Langham Road. The house is set behind a tall brick wall erected in 1890. The existing drive access is situated at the northwestern corner of the site and there is a detached outbuilding to the rear of the associated parking area. The area is predominantly residential in character. The application site is located within the Bowdon Conservation Area.

PROPOSAL

Partial demolition and rebuilding of front boundary wall on different alignment in association with alterations to existing vehicular access. The alterations to the access would involve removing the remains of a part demolished outbuilding and replacing it with an apron wall.

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 


Bowdon Conservation Area

PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


ENV24 – Buildings of Special Architectural or Historic Interest


D1 – All New Development


RELEVANT PLANNING HISTORY

H/26402 – Alterations to the external appearance of garage and store in connection with conversion to garage and playroom – Approved 1988

H/50296 - Listed building consent for internal alterations and replacement of roof to rear porch – Approved 2001

75223/HHA/2010 - Partial demolition and rebuilding of front boundary wall on different alignment in association with alterations to existing vehicular access – Withdrawn July 2010


75226/LB/2010 - Listed Building Consent for partial demolition and rebuilding of front boundary wall on different alignment in association with alterations to existing vehicular access – Withdrawn July 2010


76039/LB/2010 - Listed Building Consent for partial demolition and re-building of front boundary wall on different alignment in association with alterations to existing vehicular access – Recommended for Refusal - report appears elsewhere on this agenda.

APPLICANT’S SUBMISSION 

· The need for the development is caused by an incredibly bad sight line when leaving the property in a car. The brick wall allows only an 8 metre length of visibility along a road which is busy and where cars regularly exceed the 30mph speed limit. This makes leaving the property by car a frightening and dangerous operation.


· Sensitivity is required as the wall is the boundary to a listed property and is within a conservation area. A study of other property boundaries within the conservation area for over 100 metres in either direction along Langham Road shows that approximately half of the properties have made adjustments to their boundary walls, gates and piers in the last 30 years. Few of these adjustments conform to the conservation area guidelines.

· A precedent has therefore been set for widespread change and the majority of this has been to accommodate the car


· Regarding Bowdon Old Hall specifically there have been some quite dramatic changes to the front boundary over the last 100 years. A pattern of change has occurred every 20-30 years. The last change was in the 1990’s.


· There are three noticeable changes with the proposal, namely removal of the ivy, remains of the outbuilding and adjusting the boundary wall alignments. The last of the three is potentially the least noticeable as:


· The wall is completely hidden from inside the garden by large holly trees and shrubs, 


· When the wall is approached from the east, the alignment of carriageway and footpath will make the subtle splayed alignment an almost unnoticeable change


· When the wall is approached from the west, the most noticeable changes will be the loss of the ivy and ruined walls

· These proposals will achieve a safe to use car parking area for the residents of Bowdon Old Hall. The fabric of the boundary wall will be affected in the least possible way and associated works will achieve a neat attractive solution to a corner of the estate that has been unresolved for many years.

CONSULTATIONS


LHA – No objections on highways grounds. The application would represent a marginal improvement to visibility.

Built Environment (Highways) – No objections, any works affecting the adopted footway to be agreed with LHA

REPRESENTATIONS

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

· There is a serious safety issue in respect of being able to have a clear view of the main road when exiting the property.  When exiting, as a result of the position of the wall, it is impossible to see cars approaching along the main road (Langham Road) from the right, without pushing enough of the car out across the pavement and onto the road to be able to see round the wall.  Langham Road is a busy main road, with vehicles (including many trucks and buses) often moving at or above the speed limit and so it is dangerous for the occupants and for road users.  As the pavement widens to the left, the occupants often choose to turn onto the pavement so as to get a better view of the traffic and then drive onto the road, but this is far from a satisfactory procedure.


· The pavement is very narrow to the right and, as this road is used by many children of school age, exiting Bowdon Old Hall also constitutes a danger for them whilst the car is being manoeuvred to obtain a better view.


· Moving the wall, as in the application, would provide a far better view and so would considerably reduce the risk of accident, both to other road users and to people on the pavement.


· The application confirms that the existing bricks of the wall will be re-used to build up the wall again in its revised position.


· I know this area very well and walk past it myself on most days.  I therefore fully understand the dangers and so agree with the application.


OBSERVATIONS

IMPACT ON THE LISTED BUILDING AND CONSERVATION AREA


1. Bowdon Old Hall is a grade 2 listed building, the existing structure dating from c. 1700 with possible earlier origins. There have been later alterations and additions to the site particularly in the nineteenth century. The site is also located within sub area D of the Bowdon Conservation Area which was designated in 1973 and extended in 1974.

2. The supporting documents for the application indicate the existing wall was erected in 1890 which co-incides with the erection of 45 and 47 Langham Road. Whilst the wall appears to date from this period, the Cheshire tithe maps show the northern boundary to the site pre dates 1838 and therefore the present wall appears to mark a much earlier boundary. The wall continues along the frontage of Bowdon Old Hall for 45 metres and is sited to the back of the footway. The existing wall is 2.1 metres high constructed from Cheshire bricks in an English garden wall bond with half round coping. There is a wrought iron pedestrian gate flanked by two stone gate piers set within the wall. Whilst the site has been reduced to the south, west and east, the boundary to the north has consistently remained parallel to Langham Road. 

3. Langham Road is an important historic routeway through the heart of Bowdon Conservation Area. Bowdon Old Hall is sited in a large, spacious plot on the south side of Langham Road. The straight section of Langham Road which includes the application site is particularly narrow with narrow footways. Consistently the boundary treatment along Langham Road is positioned to the back of the footway. The existing brick wall results in a prominent and imposing boundary treatment which in conjunction with the existing boundary wall on the north side of Langham Road results in an extensive sense of enclosure at street level. 

4. Little information is included within the Design & Access Statement referring to the significance of the boundary wall, pedestrian gate and remains of the outbuilding in relation to the designated heritage asset as required by PPS 5. Bowdon Old Hall is set back from the road within the site and is accessed by the pedestrian gate. The Design & Access Statement focuses on the opinion that periodically change has occurred to the listed building and also to other boundary treatments in the conservation area and that the works now proposed are required for safe vehicular access. 

5. A number of sites are included in the statement which show alterations to boundary treatments to accommodate vehicular access. After assessment of these examples it is concluded that they do not support the case for realignment of the wall at Bowdon Old Hall. A number of the sites have not been granted consent for alteration, works can also be undertaken under permitted development rights and in the case of 63 and 65 Langham Road consent was granted to reinstate boundary wall and gate posts. None of the other sites referenced are listed buildings. There is no provision under current national and local policy which requires highway safety to be taken into account when assessing such a proposal in relation to a listed building and/or conservation area. 

6. The realignment of the boundary wall will result in a splay of 11 metres and will also result in the pedestrian gate being at an angle to the footway and Langham Road. The rebuilding of the wall and gateway no matter how carefully the work is undertaken will result in the loss of authenticity.

7. It is considered the removal of the Victorian outbuilding is also of detriment to Bowdon Old Hall. It is not clear how the remaining structure has ended up in its current condition. However this is not a reason to remove the remains of the building which shows the development of the site during the late nineteenth century. 

8. With regard to the effect on the character and appearance of the conservation area, boundary walls are consistently positioned to the back of the footway. Herman Muthesius wrote in The English House 'Apart from the rare streets that have front gardens, the favourite form of boundary for a garden in England is a high enclosing garden wall'. The proposed splay will result in setting back the imposing garden wall and opening up this enclosed section of Langham Road. This will be exacerbated by the demolition of the historic outbuilding and introduction of an apron wall which is uncharacteristic of properties in the conservation area. The lower apron wall would result in clearer views of parked cars and the garage which it is considered will neither enhance nor preserve the character and appearance of the conservation area.

HIGHWAY SAFETY

9. The contents of the applicant’s submission are noted, in particular concerns raised regarding the safety of vehicles exiting the site and the contention that there is poor visibility resulting in unsafe egress. It is also noted that the LHA have not objected to the application as it will result in a marginal improvement in visibility. However, for the reasons set out above it is considered that on balance the application should be refused due to the loss of historic fabric and the realignment of the boundary wall and gate which will affect the architectural and historic interest of the listed building and also the character and appearance of the conservation area.

TREES


10. There is also concern about the impact of the proposed realignment of the wall on the adjacent mature holly trees. The application form states that there will be some work to trees; the extent of work is not clear and there is concern that the development may result in the loss of those trees which currently contribute to the character and appearance of this part of Langham Road

RECOMMENDATION: REFUSE


Reasons:


1. The proposed demolition of the walls and pedestrian gate and the remains of the outbuilding and the realignment of the wall and gate and introduction of an apron wall would reduce the contribution of the boundary treatment to the street scene and would result in a more visible hardsurfaced area, to the detriment of Bowdon Old Hall and the character and appearance of the Bowdon Conservation Area.  As such the proposed development would be contrary to Proposals ENV21, ENV23, ENV24 and D1 of the Revised Trafford Unitary Development Plan and Planning Policy Statement 5 (PPS5): Planning for the Historic Environment.


2. The proposed demolition of the wall and pedestrian gate and the remains of the outbuilding and the realignment of the wall and gate would result in the loss of original fabric and a reduction in the contribution of the wall and gate to the architectural and historic interest of the listed building.  As such the proposal would be contrary to Proposal ENV24 of the Revised Trafford Unitary Development Plan and Planning Policy Statement 5 (PPS5): Planning for the Historic Environment.


3. The applicant has failed to demonstrate how the existing trees adjacent to the boundary wall would be retained as part of the proposed works.  The removal of these trees may be detrimental to the character and appearance of the Bowdon Conservation Area contrary to Proposals ENV14, ENV21, ENV23 and D1 of the Revised Trafford Unitary Development Plan and Planning Policy Statement 5 (PPS5): Planning for the Historic Environment.

JJ






		WARD: Bowdon

		76039/LB/2010




		DEPARTURE: No





		lISTED BUILDING CONSENT FOR PARTIAL DEMOLITION AND RE-BUILDING OF FRONT BOUNDARY WALL ON DIFFERENT ALIGNMENT IN ASSOCIATION WITH ALTERATIONS TO EXISTING VEHICULAR ACCESS



		SITE: Bowdon Old Hall, 49, Langham Road, Bowdon





		APPLICANT:  Lord Lee





		AGENT:  Barnes Walker 





		RECOMMENDATION:  REFUSE









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 relates to a Grade 2 listed house dating to c.1700 situated on the southern side of Langham Road. The house is set behind a tall brick wall erected in 1890. The existing drive access is situated at the northwestern corner of the site and there is a detached outbuilding to the rear of the associated parking area. The area is predominately residential in character. The application site is located within the Bowdon Conservation Area.

PROPOSAL

Partial demolition and rebuilding of front boundary wall on different alignment in association with alterations to existing vehicular access. The alterations to the access would involve removing the remains of a part demolished outbuilding and replacing it with an apron wall.

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 


Bowdon Conservation Area

PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV21 – Conservation Areas


ENV23 – Development in conservation areas


ENV24 – Buildings of Special Architectural or Historic Interest


D1 – All New Development


RELEVANT PLANNING HISTORY

H/26402 – Alterations to the external appearance of garage and store in connection with conversion to garage and playroom – Approved 1988

H/50296 - Listed building consent for internal alterations and replacement of roof to rear porch – Approved 2001

75223/HHA/2010 - Partial demolition and rebuilding of front boundary wall on different alignment in association with alterations to existing vehicular access – Withdrawn July 2010


75226/LB/2010 - Listed Building Consent for partial demolition and rebuilding of front boundary wall on different alignment in association with alterations to existing vehicular access – Withdrawn July 2010


75996/HHA/2010 - Partial demolition and re-building of front boundary wall on different alignment in association with alterations to existing vehicular access – Recommended for Refusal  - report appears elsewhere on this agenda.

APPLICANT’S SUBMISSION 


· The need for the development is caused by an incredibly bad sight line when leaving the property in a car. The brick wall allows only an 8 metre length of visibility along a road which is busy and where cars regularly exceed the 30mph speed limit. This makes leaving the property by car a frightening and dangerous operation.


· Sensitivity is required as the wall is the boundary to a listed property and is within a conservation area. A study of other property boundaries within the conservation area for over 100 metres in either direction along Langham Road shows that approximately half of the properties have made adjustments to their boundary walls, gates and piers in the last 30 years. Few of these adjustments conform to the conservation area guidelines.

· A precedent has therefore been set for widespread change and the majority of this has been to accommodate the car


· Regarding Bowdon Old Hall specifically there have been some quite dramatic changes to the front boundary over the last 100 years. A pattern of change has occurred every 20-30 years. The last change was in the 1990’s.


· There are three noticeable changes with the proposal, namely removal of the ivy, remains of the outbuilding and adjusting the boundary wall alignments. The last of the three is potentially the least noticeable as:


· The wall is completely hidden from inside the garden by large holly trees and shrubs, 


· When the wall is approached from the east, the alignment of carriageway and footpath will make the subtle splayed alignment an almost unnoticeable change


· When the wall is approached from the west, the most noticeable changes will be the loss of the ivy and ruined walls

· These proposals will achieve a safe to use car parking area for the residents of Bowdon Old Hall. The fabric of the boundary wall will be affected in the least possible way and associated works will achieve a neat attractive solution to a corner of the estate that has been unresolved for many years.

CONSULTATIONS


None


REPRESENTATIONS


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

· There is a serious safety issue in respect of being able to have a clear view of the main road when exiting the property.  When exiting, as a result of the position of the wall, it is impossible to see cars approaching along the main road (Langham Road) from the right, without pushing enough of the car out across the pavement and onto the road to be able to see round the wall.  Langham Road is a busy main road, with vehicles (including many trucks and buses) often moving at or above the speed limit and so it is dangerous for the occupants and for road users.  As the pavement widens to the left, the occupants often choose to turn onto the pavement so as to get a better view of the traffic and then drive onto the road, but this is far from a satisfactory procedure.


· The pavement is very narrow to the right and, as this road is used by many children of school age, exiting Bowdon Old Hall also constitutes a danger for them whilst the car is being manoeuvred to obtain a better view.


· Moving the wall, as in the application, would provide a far better view and so would considerably reduce the risk of accident, both to other road users and to people on the pavement. 


· The application confirms that the existing bricks of the wall will be re-used to build up the wall again in its revised position. 


· I know this area very well and walk past it myself on most days.  I therefore fully understand the dangers and so agree with the application.


OBSERVATIONS

IMPACT ON THE LISTED BUILDING


1. Bowdon Old Hall is a grade 2 listed building, the existing structure dating from c. 1700 with possible earlier origins. There have been later alterations and additions to the site particularly in the nineteenth century. The site is also located within sub area D of the Bowdon Conservation Area which was designated in 1973 and extended in 1974.

2. The supporting documents for the application indicate the existing wall was erected in 1890 which co-incides with the erection of 45 and 47 Langham Road. Whilst the wall appears to date from this period, the Cheshire tithe maps show the northern boundary to the site pre dates 1838 and therefore the present wall appears to mark a much earlier boundary. The wall continues along the frontage of Bowdon Old Hall for 45 metres and is sited to the back of the footway. The existing wall is 2.1 metres high constructed from Cheshire bricks in an English garden wall bond with half round coping. There is a wrought iron pedestrian gate flanked by two stone gate piers set within the wall. Whilst the site has been reduced to the south, west and east, the boundary to the north has consistently remained parallel to Langham Road. 

3. Langham Road is an important historic routeway through the heart of Bowdon Conservation Area. Bowdon Old Hall is sited in a large, spacious plot on the south side of Langham Road. The straight section of Langham Road which includes the application site is particularly narrow with narrow footways. Consistently the boundary treatment along Langham Road is positioned to the back of the footway. The existing brick wall results in a prominent and imposing boundary treatment which in conjunction with the existing boundary wall on the north side of Langham Road results in an extensive sense of enclosure at street level. 

4. Little information is included within the Design & Access Statement referring to the significance of the boundary wall, pedestrian gate and remains of the outbuilding in relation to the designated heritage asset as required by PPS 5. Bowdon Old Hall is set back from the road within the site and is accessed by the pedestrian gate. The Design & Access Statement focuses on the opinion that periodically change has occurred to the listed building and also to other boundary treatments in the conservation area and that the works now proposed are required for safe vehicular access. 

5. A number of sites are included in the statement which show alterations to boundary treatments to accommodate vehicular access. After assessment of these examples it is concluded that they do not support the case for realignment of the wall at Bowdon Old Hall. A number of the sites have not been granted consent for alteration, works can also be undertaken under permitted development rights and in the case of 63 and 65 Langham Road consent was granted to reinstate boundary wall and gate posts. None of the other sites referenced are listed buildings. There is no provision under current national and local policy which enables highway safety to be taken into account when assessing such a proposal in relation to a listed building and/or conservation area. 

6. The realignment of the boundary wall will result in a splay of 11 metres and will also result in the pedestrian gate being at an angle to the footway and Langham Road. The rebuilding of the wall and gateway no matter how carefully the work is undertaken will result in the loss of authenticity.

7. It is considered the removal of the Victorian outbuilding is also of detriment to Bowdon Old Hall. It is not clear how the remaining structure has ended up in its current condition. However this is not a reason to remove the remains of the building which shows the development of the site during the late nineteenth century. The introduction of a lower apron wall would reduce the authenticity of the front boundary.

8. The contents of the applicant’s submission are noted, in particular concerns raised regarding the safety of vehicles exiting the site and the contention that there is poor visibility resulting in unsafe egress. However, for the reasons set out above it is recommended that the listed building consent application be refused due to the loss of historic fabric, the realignment of the boundary wall and gate and the introduction of apron walls which will affect the architectural and historic interest of the listed building.

RECOMMENDATION: REFUSE


Reason:


The proposed demolition of the walls and pedestrian gate and the remains of the outbuilding and the realignment of the wall and gate and introduction of apron walls would result in the loss of original fabric and a reduction in the contribution of the walls and gate to the architectural and historic interest of the listed building.  As such the proposal would be contrary to Proposal ENV24 of the Revised Trafford Unitary Development Plan and Planning Policy Statement 5 (PPS5): Planning for the Historic Environment.

JJ






		WARD:Hale Central

		             75997/FULL/2010




		DEPARTURE:No 





		DEMOLITION OF EXISTING DWELLINGHOUSE.  ERECTION OF ONE PAIR OF SEMI-DETACHED DWELLINGHOUSES WITH LIVING ACCOMMODATION OVER FOUR LEVELS (INCLUDING BASEMENT AND LOFT).  CREATION OF NEW ACCESS AND WIDENING OF EXISTING ACCESS TO BE SHARED WITH 157 HALE ROAD.


155 Hale Road, Hale Barns





		APPLICANT: Mr A Murray





		AGENT: ARC Design Services Ltd





		RECOMMENDATION: MINDED TO GRANT subject to Section 106 agreement









SITE

The application site is located on the north side of Hale Road in a predominantly residential area and is a large plot in comparison to surrounding sites approximately 0.13ha in size. The site comprises a detached bungalow, the garage to the property is located within a detached double garage, the other half of the  garage is owned by the neighbouring property 157 Hale Road. The application site has an area of hardstanding to the front of the dwellinghouse with a number of mature/semi-mature trees located along the front boundary.  The front boundary also consists of a low level wall approximately 0.8m in height with a 1m high close boarded fence on top.   A garden area is located to the rear of the application site which is at a slightly lower level to the bungalow.


To the east side of the site is 157 Hale Road, this is a similar type bungalow to that of the application site, the detached garage block is positioned between both properties.  This property has a secondary kitchen window on the side elevation facing the proposal site which currently faces out towards the detached garage building which is positioned at least 1m from the window.


To the west side of the site is 153 Hale Road, one half of a pair of semi detached period properties.  This property has two first floor windows facing the proposal site which are clear glazed and both are the only windows serving two bedrooms at first floor level.  At ground floor is a clear glazed bay window which is the only window to a dining room area and two small windows serving bathroom area which are part obscured glazed  with clear glazing higher up.  The windows and internal layout has been confirmed by the owner of 153 Hale Road.  Boundary treatment consists of number of large trees and row of Conifers on the neighbours side.


The rear boundary of the site now consists of a 2m high close board timber fence, this fence was not in place during the determination of the previous application and has been erected following the subdivision of the site with part of the rear garden area being sold to neighbouring occupants in order to provide larger garden sites.  The red line on this current application is the same as the previous application.


PROPOSAL


Planning Ref:74115/FULL/2009 (demolition of existing bungalow and erection of one pair of semi-detached dwellings) was minded to grant at planning committee on the 12th February 2010 subject to completion of a Section 106 agreement to enable developer contributions towards Red Rose Forest and Open Space.  The section 106 agreement was never pursued by the then applicant who has subsequently sold the site.  The new owner has submitted this revised planning application seeking a number of minor amendments to the approved scheme.  The new owner who is currently residing in the bungalow on site has removed a number of trees and vegetation throughout the site since the last planning application was submitted, none of the trees on site are protected by tree preservation orders.


The proposal involves the erection of a pair of semi-detached dwellings with living accommodation over four levels, including a basement area.  The properties have been designed to replicate the style of some historic and more recent properties along this section of Hale Road incorporating features such as steep pitched gables and bay windows.  The changes to the previous scheme under planning Ref:74115/FULL/2010 are summarised as follows:-


· Single storey rear extension projection increased from 4.1m to 4.7m, width of single storey extensions increased from 4.2m to 8.4m and now include a part contemporary flat roof with glazed roof lantern and pitched roof (previous scheme included a hipped roof).


· Overall ground to ridge height has increased from 9.2m to 9.4m as measured from the front elevation and 10.1m to 10.3m as measured from the rear elevation due to the change in levels within the site.


· Basement area to property nearest 153 Hale Road has been increased to now include the entire footprint of the dwelling as opposed to half the footprint on the previous application.  A new lightwell and external access staircase from the basement is located on the side elevation of the dwelling (west side facing towards 153 Hale Road.  Basement area to the other half semi-detached property nearest 157 Hale Road will retain the same footprint as previous with its external access now omitted.


· New attached garage to dwelling nearest 153 Hale Road will now just provide one car parking space as opposed to the two space tandem arrangement on the previous application, the remainder of the garage space now used as a utility room and play room.  The ridge height of the garage has been reduced by 0.5m to 3.5m.


· New attached single garage now proposed to property on side nearest 157 Hale Road.  Previous approval involved retention of existing garage, this now to be demolished.


· Increase to front porches which will now project out a further 1.1m from the front elevation.  The design of the porches has also changed from traditional pitched roofs to contemporary flat roofs.


· Bay windows to ground and first floor will have a more linear footprint as opposed to the splayed configuration on the previous application.


· 2x extra roof lights added to each flank elevation increasing roof lights to six on each side.


· Second floor rear facing windows will now serve bedroom 5 as opposed to ensuite rooms on previous application (same also applies for second floor front facing windows)


As with the previous application the existing access from Hale Road which is currently shared by both 155 & 157 Hale Road will be widened from 3m to 7.6m to provide a larger shared access and two separate drives to both these properties with a landscaped buffer between both drives.  A new vehicular access will be created for the dwellinghouse nearest 153 Hale Road. 


REVISED TRAFFORD UDP

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


PROPOSALS MAP NOTATION

None


PRINCIPAL RELEVANT  REVISED UDP POLICIES PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D3 – New Residential Development


ENV16 – Red Rose Forest


H1 – Land Release for Development


H2 – Location and Phasing of New Housing Development


H3 – Land Release for New Housing Development


H4 – Release of Other Land for Development


OSR9 – Open Space in New Housing Development


RELEVANT PLANNING HISTORY


74115/FULL/2009 - Demolition of existing dwellinghouse.  Erection of one pair of semi-detached dwellinghouses with living accommodation over four levels (including basement and loft).  Creation of new access and widening of existing access to be shared with 157 Hale Road. – Minded to Grant 11/02/2010

APPLICANTS SUBMISSION

The applicant has submitted a Design and Access statement as part of the planning submission.  Main points:-


Design Process – The existing house is a 1930’s design detached elevated bungalow residence with large proportioned windows and typical design features which relate to the period, none of which are worthy of retention due to the age and condition of the property.  The proposed new buildings are traditional Victorian style type houses, with a traditional brickwork finish, slated roofs, with traditional timber windows and feature stone work detailing to give a very clean building design with proportioned elevations to give design integrity to the overall concept.  The design concept for the houses we feel is in keeping with similar properties within the area, and with many of the properties in this part of the borough being enhanced or replaced with new dwellings , we feel it is of appropriate design for the area.  Design of new houses with minimal side windows to reduce overlooking to a minimum and also these windows have also been designed to have obscured glass where necessary in line with planning policy for this type of development.  


Amount – The proposal is for 2 no dwellings 5 bedrooms and 4 bathrooms with a proposed footprint of 296sqm (for both properties)


Layout – The proposed new dwellings have been sited slightly further forward on the footprint of the existing house on the site.  This arrangement will give a large amount of front garden suitable for planting and off road parking in line with other properties within the locality.


Scale – The proposed dwellings are slightly wider than the existing dwelling but with more depth on the building to gain floor space.  The proposed dwellings have been kept away from site boundaries, this space to each side is further enhanced as the two adjacent properties are also set away from the side boundaries.


The applicant has also submitted a Bat Survey as part of their application, main points:-


The original survey was undertaken in August 2009 with further inspections undertaken in October 2009 and December 2009, main points:-


· There is no evidence to suggest that bats have roosted in the loft.


· If demolition has not taken place by December 2010 the survey work should be updated with another check of the cellars in December or January.


· Ensure solar panels, roof tiles and ridges are removed by hand with care.


· If at any time a bat or droppings that may have come from a bat are found, work must stop immediately.


· Consider providing for pipistrelle bats in the new build.


· If possible include new planting of trees /shrubs in the landscaping.


· When existing removed bear in mind that birds nest are protected whilst being built and in use, so the bird nesting season is best avoided.


· N.B – there must be liaison with the tree surveyor and aboriculturist over the felling/management of the hollow Sycamore Tree.


CONSULTATIONS


Local Highway Authority (LHA):- To meet the Council’s parking standards the provision of four car-parking spaces should be made per dwellinghouse.  The proposals include an integral garage for each property within the site and it is considered that the driveways provide adequate space for the remaining vehicles.


Applicant to be aware of 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.


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


Built Environment (Drainage):- Recommends informatives

Built Environment (Highways):- Alterations to footway for vehicular crossings to be agreed with Local Highway Authority.


Pollution and Licensing: - Contaminated Land Phase 1 report required to assess the actual/potential contamination risks at the site shall be submitted to, and approved in writing by the Local planning Authority.  Subsequent Phase 2 surveys required if necessary.

REPRESENTATIONS:

Neighbours


One letter of objection received main points raised:-


Occupiers of 1 Graysands Road

· Site boundary with application site and 1 Graysands Road not correct, detached garage shown in garden of 1 Graysands Road has been removed.


· Tree drawings not correct as new owner has removed a number of trees/vegetation on site.


· Considered the development proposed gives rise to unacceptable impact on character and appearance of the area by virtue of the siting,scale and massing height.


· Proposal considered to be too high and too wide for the site extending far beyond the footprint of the existing property and extending to a much greater height.


· Appearance of proposed development will not be screened to rear as extensive site clearance has been undertaken.  Any proposed screening unlikely to be acceptable (fencing or natural planting)


· Adverse impact on residential amenity, will result in overlooking from family/dining room compounded by elevated position.


157 Hale Road has no objections to the proposal but wishes to point out that the proposed plan shows detached garage which serves both the application site and 157 Hale Road to be demolished.  The existing garage to 157 Hale Road is to be retained and the existing roof to be modified to allow 155 to retain the existing dividing wall separating the garages. These minor roofing details by mutal agreement between 155 and 157 owners


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.

3. 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). 

4. 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).

5. 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.  


6. On 11th November, DCLG sent a letter to all local planning authorities in England advising them that they should still have regard to the secretary of state's letter dated 27 May 2010 (as to the intention to revoke Regional Strategies) as a material consideration in any decisions they are currently taking. However, this position has also been challenged and on 29th November 2010, the High Court has ordered that this claim be expedited and that both the government's statement and the letter is stayed until further notice. Therefore, for the time being, the announcement that the Secretary of State intends to abolish RSS in the Localism Bill should not be treated as a material consideration in planning decisions.


7. 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 to be made on 3rd December 2010.

8. The Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such 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. 

9. 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. 

10. 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 Hale and Hale Barns ‘villages’ which are located nearby

ii) 
Avoids the use of important areas of open space – The site is not designated as protected open space in the UDP. The existing property has a large garden area to the rear of the site, however this is currently largely screened from view by a substantial boundary fence. The proposed development would retain significant areas of open space within the site, of a scale characteristic of the area.

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 the regular bus services on Hale Road and its proximity to Hale and Hale Barns.

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


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

11. 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.

12. 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%.

13. 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. 

14. 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.   Furthermore there is a minded to grant determination associated with the site, under planning Ref:74115/FULL/2009 for a similar proposal which is given significant weight in reaching the minded to grant recommendation under this current application.


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

IMPACT ON RESIDENTIAL AMENITY AND STREETSCENE


16. The proposed dwellings will measure 9.4m as viewed from the front and 10.3m from the rear elevation, from ground to ridge height with a hipped roof design incorporating a part flat roof area with a glazed roof light which does not project above the ridge line.  The width of each property is 7.2m (14.4m in total) this is excluding the single storey attached garages on each side of the dwellinghouses.  The flank elevations of the dwellings will measure 12m in depth at the main two store level, a single storey projection of 4.7m from the rear elevation is provided to accommodate the dining room and family room area.  The front bays project out approximately 1.1m at both ground and first floor level.  The attached garages are set back 1m from the front elevation and will project out 3m from the flank elevation and extend for 11m along the side with a hipped roof design to match that of the main dwellinghouses.  A lightwell is formed at the front elevation to provide extra light into the basement area with an external access and lightwell to the basement area on the west side elevation.


17. The existing dwelling has a ridge height of approximately 5.7m, 157 Hale Road to the east side measures 5.6m approximately from ground to ridge and 153 Hale Road to the west side of the house measures 10.4m to ridge height.  The applicant has increased the ridge height by 0.2m from the previous application. The majority of properties along this section of Hale Road and the surrounding side streets are two storey with a number of bungalows, therefore the proposed development is not considered to have any adverse impact on the general streetscene in terms of the size of the new dwellings.  This marginal increase in ridge height is considered not to have any adverse impact on residential amenity.


18. The proposed dwellings will result in a distance of 4m being retained to the shared boundary with 157 Hale Road from the side two storey elevation.  The new garage will retain a distance of 0.6m to this boundary.  On the side elevation on the east side with 153 Hale Road at two storey level a distance of 6.4m is retained at the nearest point to the front side of dwelling to the boundary, increasing to a distance of 8m as it extends back into the site.  The side garage will retain a distance of 3.6m to the boundary at the nearest point towards the front again this distance increasing as it extends further into the site to a distance of 5m.  The proposal will therefore retain sufficient distances to side boundaries.


19. A distance of 15m is retained from 153 Hale Road’s bay window at ground floor level to the two storey side elevation of the new dwelling nearest to this boundary.  This is the minimum distance required in these situations in terms of distance between habitable room windows and two storey elevations in order to prevent any undue overshadowing/loss of light/visual intrusion.  The property nearest to 153 Hale Road will have a splayed shared garden boundary with the adjoining property.  At first floor level from the property nearest to 153 Hale Road, the master bedroom will achieve a distance of 13m to the shared boundary to the point where the boundary splays in to the site.  The second floor rear facing window to bedroom 5 will achieve a distance of 15m to the same splayed boundary, all of which complies with new residential guidance privacy parameters.  First floor bathroom windows on both side flank elevations to be obscured glazed by condition.


20. Similarly the rear facing windows of the property nearest 157 Hale Road at first floor level will retain a distance of 21m to the rear boundary and the second floor bedroom five window will also retain a distance of approximately 21m to the rear boundary.  Six roof lights are proposed on the flank roof elevations of both properties; these have been positioned 1.8m above internal floor area to prevent any overlooking to adjacent sites.  157 Hale Road, a detached bungalow, has a window on the elevation facing the application site, the owner of the property has confirmed that this is a secondary window to the kitchen area with another kitchen window facing the rear garden area.  This side secondary kitchen window is positioned at least 1m from the side elevation of the garage which has a ridge height of 4.1m and its view is therefore already obscured and blocked by the close proximity and size of the existing garage.


21. The increase in projection out at single storey to the rear by 0.6m is not considered to have any undue impact on the surrounding neighbouring sites.  On the first application that was minded to grant, an amended plan was received which removed a raised terraced area beyond the rear elevation of the single storey projection.  This raised terraced area has not be reinstated.  A distance of 5m is retained from the single storey extension to the rear boundary of 1 Graysands Road which is orientated at 90 degrees from the application site.  Boundary treatment consists of a 1.8m high concrete post fence with horizontal timber panel infills.  The single storey dining/family room will be at lower level to the main house due to the slight drop in levels as the application site extends back.  Therefore the single storey dining/family room will not result in any undue overlooking to the neighbouring sites.  Additional natural screening would be required along the shared boundaries as part of any landscaping condition attached to an approval, in order to improve screening between sites.


VEHICULAR ACCESS AND CAR PARKING


22. The proposed scheme will involve the use of the existing access to the site which will be increased from 3m to 7.6m and which will become the new access for the property nearest 157 Hale Road and still form access to 157 Hale Road with both these properties now having their own separate driveway.  A new access will be created for the other semi-detached property on the side with 153 Hale Road.  Three off-street car parking spaces are provided to the front of each of the dwellings as well as one car parking spaces within the garages for each site.


BATS


23. Bat survey recommends introduction of bat roost boxes within the external walls of the new dwellings.  The survey suggests that there should be one unit in a wall of each aspect to provide a range of temperatures over the seasons.  This would accord with the objectives of Planning Policy Statement 9 (Biodiversity and Geological Conservation) which aims to maintain or enhance biodiversity.  The bat survey update dated December 2009, recommends that if demolition of the existing dwelling does not occur by December 2010 then a further survey of the cellars should be undertaken in December 2010/January 2011.


CONTRIBUTIONS


Red Rose Forest

24. 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.  It is considered that in this location it would be preferable for the tree planting to be on site, specifically to the rear of the site to enhance the visual amenity of the area and provide screening along rear boundaries. The development proposes one new dwelling (existing dwelling on site) and should therefore provide 3 trees, preferably on site.  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.


Open Space


25. The Council’s approved SPG on Informal/Children’s Playing Space and Outdoor Sport’s 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 dwellings is known (1) (existing dwelling not included in provision) and the application states that the new dwelling will have five bedrooms.  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 subject to Section 106 Agreement


i. That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and such legal agreement will be entered into to secure a total developer contribution of £3795.19, this figure is achieved as follows:-


· A financial contribution of £930 towards Red Rose Forest/off site planting less £310 for each tree provided on site in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’.


· A financial contribution of £1942.82 towards open space provision and £922.37 towards outdoor sports facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’


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


1. Standard Condition


2. Approved Plans


3. Submission of materials


4. Tree protection


5. Landscaping condition


6. Withdrawal of rights to alter


7. This permission relates to the erection of a pair of semi-detached dwellinghouses with new vehicular access. Notwithstanding the details on the submitted plans no permission is granted or hereby implied for any new front boundary treatment and/or vehicular gates and gate piers.


Reason: For the avoidance of doubt and to define the plans and development to which the permission relates in accordance with Proposal D1 of the Revised Trafford unitary Development Plan.


8. Retention of garages


9. Obscure glazing to bathroom windows at first floor side elevations


10. Prior to works commencing on site, details of proposed bat roost chambers, as outlined in the submitted bat survey by Angela Graham Bat Consultancy Service dated the 20 August 2009 and subsequently updated in December 2009, shall be submitted to and approved in writing by the Local Planning Authority.  Development shall not be carried out other than in accordance with the approved details.


Reason: To ensure that any protected species on the site are identified and dealt with appropriately and in accordance with Proposal ENV12 of the Revised Trafford Unitary Development Plan.

11. No demolition works shall take place until the results of a further bat survey to determine whether the site (in particular the basement areas) is inhabited by bats, has been submitted to the Local Planning Authority. The survey shall not begin until the identity of the person or body carrying it out has been agreed in writing by the Local Planning Authority.  Should the survey show that the building is inhabited by bats, no development shall commence until a scheme for their protection and relocation has been submitted to and approved in writing by the Local Planning Authority.  The works of protection or relocation shall be carried out in accordance with the approved scheme.

Reason:  In order to protect any bats that may be present on the site and as recommended in the bat Survey dated December 2009 by Angela Graham Bat Consultancy Service having regard to  Proposal ENV12 of the  Revised Trafford Unitary Development Plan.


12. Notwithstanding the plans hereby approved and prior to the commencement of development, a scheme identifying a porous material to be used in the hard standing (for the car parking areas) or a scheme directing run-off water from these hard standings to a permeable or porous area or surface within the curtilages of the dwellinghouses, shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall be implemented in accordance with the approved details prior to the first occupation of the development hereby approved.

Reason: To prevent localised flooding in accordance with Policy D1 and ENV1 of the Revised Trafford Unitary Development Plan.


13. Standard Contaminated Land Condition CLC1
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		WARD: Hale Central

		76112/HHA/2010




		DEPARTURE: No





		ERECTION OF PART SINGLE STOREY AND PART TWO STOREY REAR EXTENSION






		28 Cleveland Road, Hale






		APPLICANT:  Mr S Jeffery






		AGENT: Mr J Miles-Shenton






		RECOMMENDATION:  REFUSE









This application has been “called in” by Councillor Mrs Young to be determined at the Planning Development Control Committee.  Councillor Mrs Young considers there will be no overlooking or overshadowing of any neighbours in any obtrusive manner and the proposal would not detract from the surrounding area.


SITE


The application site relates to the southern one of a pair of semi detached houses on the western side of Cleveland Road in Hale.  The site is within an established residential area. 


PROPOSAL


The application is for a single storey rear extension adjacent to the boundary with the adjoining semi and a two storey rear extension where the existing single storey outrigger is.


The single storey extension would project some 2.4 metres along the boundary with the adjoining semi, no.26.  The two storey extension would project 3.3 metres to the rear but would not project beyond the side elevation; it would be some 3 meters from the boundary with no.26 and some 1.6 metres from the boundary with no.30.


The application drawings also show a rear dormer window with Juliette balcony; it has been established that this will be erected under permitted development rights and as such does not form part of the application.  Similarly the proposed rooflights at the front would be permitted development.


REVISED TRAFFORD UDP


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

PROPOSALS MAP NOTATION 


None

PRINCIPAL RELEVANT UDP POLICIES/ PROPOSALS


D1 – All New Development

D6 – House Extensions

RELEVANT PLANNING HISTORY

75476/HHA/2010 – Erection of two storey, part rear extension and single storey part rear extension.


Refused 28th October 2010 for the following reason:


“The proposed two storey rear extension by reason of its size and position would have an unduly overbearing impact on the adjacent property, 30 Cleveland Road, to the detriment of the amenities of present and future occupiers of that property.  The development would be contrary to Proposals D1 and D6 of the Revised Trafford Unitary Development Plan and the Council’s approved Planning Guidelines for House Extensions.”

75207/HHA/2010 – Erection of detached outbuilding to rear of dwelling. 


Approved 17th June 2010.


APPLICANT’S SUBMISSION

None


CONSULTATIONS


Pollution and Licensing – The site is within 250m of a known landfill site or area of ground that has the potential to create gas.  As such standard contaminated land conditions are recommended.

REPRESENTATIONS


None received at the time of writing at this report.


OBSERVATIONS


1. The proposed single storey extension would project approximately 2.4 metres from the rear of the main dwelling, along the boundary with no.26.  As such the proposal exceeds the Council’s normal guidelines of 2.1 metres but is less than the Governments new, impact based permitted development requirement of 3 metres.  It is considered that on this basis there should be no objection to this element of the proposed extensions in terms of impact upon the residential amenity of the adjoining property.


2. The two storey rear extension would project further than the existing single storey outrigger.  At 3 metres from the boundary with the adjoining semi there would be no undue impact on that property.  There is concern however about the impact on 30 Cleveland Road, the house to the south.  That house has the main window to a habitable room (the kitchen) on the side elevation facing the side of no.28 at a distance of approximately 4.4 metres.  The direct outlook from that window is to the existing two storey side elevation wall.  There is however a small single storey outrigger which does allow for views past the end of the main house.  The proposed extension would extend 3.3 metres beyond the rear of the main house and as such would significantly reduce any oblique views past the end of the main house that are currently possible.  The Council’s guidelines for house extensions state that for two storey side extensions with a blank gable faced by a neighbours habitable room window (as is the case here) 15 metres will be the normal minimum distance.  There may be exceptions having regard, amongst other things, to the size of extension, its relationship to the affected window including orientation.  The agent argues that this isn’t a gable as the roof is hipped and that no.30 is higher than no.28.  It is considered nonetheless that the impact is the same and as such these guidelines should be applied.  The difference in levels between the sites is not considered to be significant enough to overcome this impact.


3. In this case, whilst the side wall of the extension will be coming no closer to the neighbour’s window than the existing side wall, its projection beyond the rear of the house would increase the overbearing effect of the extension on the side facing window on no.30.  


4. A proposed block plan has been submitted with the application showing a line of 45 degrees from the rear corner of the kitchen window at no.30.  Whilst the 45 degree code rule is not used by Trafford Council, in other Local Authorities where this is an accepted guideline, a rear extension is usually considered to be acceptable subject to not crossing a horizontal line drawn at 45 degrees from the centre of the neighbour’s nearest habitable room window.  It should also be noted however that this rule is not normally used in situations such as the application proposal, rather to assess the impact of a rear extension on an adjoining semi-detached dwelling, looking out from rear-facing windows.  As such the 45 degree line has been incorrectly applied in this case and the proposal would still be deemed to be unacceptable under this rule.


5. It is considered that, notwithstanding the letter of support submitted by the neighbours on the earlier application (but not to date on this application), the proposed extension would be overbearing to the side facing window at no.30 and as such would detract from the residential amenities enjoyed by that property.

RECOMMENDATION: 

Refuse, for the following reason:

.
The proposed two-storey rear extension by reason of its size and position would have an unduly overbearing impact on the adjacent property, 30 Cleveland Road, to the detriment of the amenities of present and future occupiers of that property.  The development would be contrary to Proposals D1 and D6 of the Revised Trafford Unitary Development Plan and the Council’s approved Planning Guidelines for House Extensions.

JE
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PLANNING DEVELOPMENT CONTROL COMMITTEE



9th DECEMBER, 2010 


PRESENT: 



Councillor Mrs. Ward (In the Chair), 



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


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


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


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


Senior Development Control Engineer – Traffic & Transportation (Ms. M. Zenner),



Solicitor (Ms. J. Cobern), 



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Candish, Hyman, Mitchell and Mrs. Young. 


APOLOGIES 



Apologies for absence were received from Councillors Fishwick and Malik.

66. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 11th November, 2010, be approved as a correct record and signed by the Chairman. 


67. 
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. 


68. 
APPLICATION FOR PLANNING PERMISSION 75765/FULL/2010 – JOSEPH CURLEY – DESIGN OF THE TIMES – 18 UPPER CHORLTON ROAD, OLD TRAFFORD 



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




RESOLVED – 



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

· A contribution to 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’. 


· 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. 



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


69. 
APPLICATION FOR PLANNING PERMISSION 75779/FULL/2010 – MRS. DEE JOHNSON – 11 BRADGATE ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the demolition of existing dwelling and erection of two detached dwellings including erection of gates, gateposts and railings to front boundary. 




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 totalling £3,795.19, comprising:- 

· A financial contribution of £2,865.19 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. 



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


70. 
APPLICATION FOR PLANNING PERMISSION 75788/O/2010 – MR. LAW – LAND BETWEEN 182 & 182A PARK ROAD, STRETFORD 


Application 75788/O/2010 was withdrawn by the Applicant. 

71.
APPLICATION FOR PLANNING PERMISSION 75823/FULL/2010 – MR. J. LANE – BOW GREEN, BOW GREEN ROAD, BOWDON 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of 3 no. detached dwellings with associated landscaping and parking following demolition of existing; creation of new vehicular access onto Stanhope Road. 




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 totalling £7,590.37, comprising:- 

· A financial contribution of £5,730.37 towards the provision and maintenance of public open space. 


· A financial contribution of £1,860 towards Red Rose Forest/off site planting less £310 for each additional tree provided on site. 



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

72. 
APPLICATION FOR PLANNING PERMISSION 75885/FULL/2010 – GREAT PLACES HOUSING GROUP – HALE METHODIST CHURCH, HALE ROAD, HALE 


The Chief Planning Officer submitted a report concerning an application for planning permission for the demolition of existing church and Sunday school and erection of a part two storey, part three storey building comprising church hall and 7 no. apartments.  Creation of car park on part of existing open space on Peel Road with footpath to the proposed building and remainder of open space to provide garden for church and residents. 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a contribution of £3,833.59 towards outdoor sports facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’.


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


73. 
APPLICATION FOR CHANGE OF USE 75938/COU/2010 – PTVC PENSION SCHEME – 220 ASHLEY ROAD, HALE 


The Chief Planning Officer submitted a report concerning an application for the Change of Use of property from office (Use Class B1) to single residential dwelling (Use Class C3).  




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 totalling £3,347.50, 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. 



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


74. 
APPLICATION FOR PLANNING PERMISSION 75943/FULL/2010 – SHENSTONE PROPERTIES LTD – LAND ADJACENT TO 5 MALLARD GREEN, BROADHEATH 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a pair of semi-detached dwellings with associated parking. 




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 totalling £6,695, comprising:- 

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


· A financial contribution of £1,860 towards Red Rose Forest/off site planting less £310 for each additional tree provided on site. 



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



MRS. ALISON KITE, SOUTH AREA TEAM LEADER – PLANNING (ALI NAV) 


The Chairman informed the Committee that Alison Kite would be retiring at the beginning of January 2011 after being with the Planning Service since 1st April 2003.  The Chairman on behalf of the Committee thanked Alison for her hard work, professionalism, valuable support and guidance and expressed how her expertise will be greatly missed.  All Members of the Committee wished Alison well for a healthy, happy retirement. 


SEASONAL GREETINGS 



As this was the final Committee meeting of 2010, the Chairman took the opportunity to thank everyone on the Committee and all Officers for their hard work and efforts throughout the year and wished everyone a happy, healthy festive season. 


The meeting commenced at 6.30 p.m. and concluded at 7.56 p.m. 
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PRESENT: 



Councillor Mrs. Ward (In the Chair), 



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


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


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


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


Senior Development Control Engineer – Traffic & Transportation (Ms. M. Zenner),



Solicitor (Ms. J. Cobern), 



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Candish, Hyman, Mitchell and Mrs. Young. 


APOLOGIES 



Apologies for absence were received from Councillors Fishwick and Malik.

66. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 11th November, 2010, be approved as a correct record and signed by the Chairman. 


67. 
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. 


68. 
APPLICATION FOR PLANNING PERMISSION 75765/FULL/2010 – JOSEPH CURLEY – DESIGN OF THE TIMES – 18 UPPER CHORLTON ROAD, OLD TRAFFORD 



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




RESOLVED – 



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

· A contribution to 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’. 


· 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. 



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


69. 
APPLICATION FOR PLANNING PERMISSION 75779/FULL/2010 – MRS. DEE JOHNSON – 11 BRADGATE ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the demolition of existing dwelling and erection of two detached dwellings including erection of gates, gateposts and railings to front boundary. 




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 totalling £3,795.19, comprising:- 

· A financial contribution of £2,865.19 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. 



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


70. 
APPLICATION FOR PLANNING PERMISSION 75788/O/2010 – MR. LAW – LAND BETWEEN 182 & 182A PARK ROAD, STRETFORD 


Application 75788/O/2010 was withdrawn by the Applicant. 

71.
APPLICATION FOR PLANNING PERMISSION 75823/FULL/2010 – MR. J. LANE – BOW GREEN, BOW GREEN ROAD, BOWDON 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of 3 no. detached dwellings with associated landscaping and parking following demolition of existing; creation of new vehicular access onto Stanhope Road. 




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 totalling £7,590.37, comprising:- 

· A financial contribution of £5,730.37 towards the provision and maintenance of public open space. 


· A financial contribution of £1,860 towards Red Rose Forest/off site planting less £310 for each additional tree provided on site. 



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

72. 
APPLICATION FOR PLANNING PERMISSION 75885/FULL/2010 – GREAT PLACES HOUSING GROUP – HALE METHODIST CHURCH, HALE ROAD, HALE 


The Chief Planning Officer submitted a report concerning an application for planning permission for the demolition of existing church and Sunday school and erection of a part two storey, part three storey building comprising church hall and 7 no. apartments.  Creation of car park on part of existing open space on Peel Road with footpath to the proposed building and remainder of open space to provide garden for church and residents. 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a contribution of £3,833.59 towards outdoor sports facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’.


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


73. 
APPLICATION FOR CHANGE OF USE 75938/COU/2010 – PTVC PENSION SCHEME – 220 ASHLEY ROAD, HALE 


The Chief Planning Officer submitted a report concerning an application for the Change of Use of property from office (Use Class B1) to single residential dwelling (Use Class C3).  




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 totalling £3,347.50, 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. 



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


74. 
APPLICATION FOR PLANNING PERMISSION 75943/FULL/2010 – SHENSTONE PROPERTIES LTD – LAND ADJACENT TO 5 MALLARD GREEN, BROADHEATH 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a pair of semi-detached dwellings with associated parking. 




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 totalling £6,695, comprising:- 

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


· A financial contribution of £1,860 towards Red Rose Forest/off site planting less £310 for each additional tree provided on site. 



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



MRS. ALISON KITE, SOUTH AREA TEAM LEADER – PLANNING (ALI NAV) 


The Chairman informed the Committee that Alison Kite would be retiring at the beginning of January 2011 after being with the Planning Service since 1st April 2003.  The Chairman on behalf of the Committee thanked Alison for her hard work, professionalism, valuable support and guidance and expressed how her expertise will be greatly missed.  All Members of the Committee wished Alison well for a healthy, happy retirement. 


SEASONAL GREETINGS 



As this was the final Committee meeting of 2010, the Chairman took the opportunity to thank everyone on the Committee and all Officers for their hard work and efforts throughout the year and wished everyone a happy, healthy festive season. 


The meeting commenced at 6.30 p.m. and concluded at 7.56 p.m. 




