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—— METROPOLITAN BOROUGH ——




AGENDA PAPERS FOR
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 10th February 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 13th January,   2011. 

	
[image: image2.emf]PDC Agenda Item 2 -  PDC Minutes 13/01/11


	

	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 - 10/02/11
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	5. 
	APPLICATION FOR PLANNING PERMISSION 75922/RENEWAL/2010 – STIRLING HOMES & DEVELOPMENTS LTD – LAND AT CARRFIELD AVENUE/MOSSFIELD ROAD, TIMPERLEY 

To consider a report of the Chief Planning Officer. 
	To follow 


	

	6. 
	APPLICATION FOR PLANNING PERMISSION 75379/FULL/2010 – DERWENT HOLDINGS LTD – WHITE CITY RETAIL PARK, CHESTER ROAD, OLD TRAFFORD 

To consider a report of the Chief Planning Officer. 
	To follow 


	

	7. 
	PROPOSED STOPPING UP OF HIGHWAY AT SMITHY LANE AND CENTRAL ROAD, PARTINGTON – SECTION 247 TOWN AND COUNTRY PLANNING ACT 1990 

To consider the attached report of the Head of Highways, Bridges and Structures. 
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	8.
	URGENT BUSINESS (IF ANY)

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


	
	

	
	JANET CALLENDER 
Chief Executive 


	
	

	
	Contact Officer:  Michelle Cody
Extn.:   2775
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PLANNING DEVELOPMENT CONTROL COMMITTEE – 10th February 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  - 10th February 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



		67033

		Land off Broadway, Davyhulme. M41 7WP

		Davyhulme West 

		1

		Minded to Grant



		71053

		Land off Neary Way, Trafford Retail Park, Urmston. M41 7WA

		Davyhulme West

		12

		Refuse



		75725

		Former QS Fashions Site, 5a Broad Road, Sale. M33 2AF

		Priory

		42

		Minded to Grant



		76013

		Site of Former Pictor School, 30-32 Harboro Road, Sale. M33 5AH

		Ashton on Mersey 

		51

		Minded to Grant 



		76026

		Site of Former The Piper Public House, 313 Norris Road, Sale. M33 2UN

		Sale Moor

		69

		Minded to Grant



		76048

		2a Radnor Street, Stretford. M32 8LN

		Longford

		79

		Minded to Grant



		76105

		10 Park Road, Timperley. WA14 5AU

		Broadheath

		88

		Minded to Grant



		76204

		Land Situated Between The Dry Docks, Imperial War Museum North, Manchester Ship Canal and Trafford Wharf Road, Trafford Park. M17 1AY

		Gorse Hill 

		95

		Minded to Grant





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



_1358082078.doc
		WARD: Davyhlme West

		H/ARM/67033



		DEPARTURE: No





		 FILLIN  \* MERGEFORMAT RESERVED MATTERS APPLICATION PURSUANT TO OUTLINE PLANNING APPROVAL H/LPA/OUT/62194 FOR ERECTION OF 50 DWELLINGS (CONSISTING OF 24 NO. FOUR BEDROOM HOUSES AND 26 NO. THREE BEDROOM HOUSES) AND 30 APARTMENTS (CONSISTING OF 18 NO. TWO BEDROOM APARTMENTS AND 12 NO. ONE BEDROOM APARTMENTS) WITH ASSOCIATED ACCESS, LANDSCAPING, CAR PARKING, GARAGES AND OTHER ANCILLARY STRUCTURES.  APPROVAL SOUGHT FOR LAYOUT, SCALE, APPEARANCE, ACCESS AND LANDSCAPING






		Land off Broadway, Davyhulme





		APPLICANT:  Persimmon Homes NW Ltd





		AGENT: N/A





		RECOMMENDATION: MINDED TO GRANT SUBJECT TO SECTION 106 AGREEMENT
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SITE


The application relates to a Council owned site situated on the north side of Broadway in Davyhulme.  The site is irregular in shape and measures 1.72 hectares.  It is currently vacant and comprises dense shrubs/trees with small areas of hardstanding.  At the north east corner of the site is a large electricity pylon. The site has been subject to vandalism and fly tipping, however it was previously occupied by a development of bungalows, grouped around a former cul-de-sac, Marlow Close.  These buildings were demolished in the late 1980’s.  Hoardings have recently been erected around the site.


The surrounding development comprises a mix of commercial and residential.  To the east is a modern health centre and pharmacy and two storey residential properties on Bexley Close.  To the north is the Davyhulme Sewage Treatment Works whilst to the east and south are residential properties.  To the south east are a bowling green and a children’s play area.


PROPOSAL


The application seeks consent for all matters reserved under planning permission ref. H/LPA/OUT/62194 for residential development (layout, scale, appearance, access and landscaping).  The application proposes 50 dwellings which would occupy the main body of the site and comprise a mix of detached, semi detached and terraced 2/3 storey dwellings.  These properties would be accessed either directly from Broadway or from a new internal access road which runs through the site.   At the north east corner of the site, three no. 3 storey apartment blocks are proposed, which would provide 30 apartments.  Car parking for residents extend to the north of the apartments.    


DEVELOPMENT PLAN


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


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


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


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


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. 


The following advice was issued by DCLG and the Planning Inspectorate on 7th December 2010: 


“…pending determination of the challenge, decision makers in local planning authorities and at the Planning Inspectorate will in their determination of planning applications and appeals need to consider whether the existence of the challenge and the basis of it, affects the significance and weight which they judge may be given to the Secretary of State’s statements and to the letter of the Chief Planner.”


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 (see attached list) – 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 made on 3rd December 2010.


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.


PRINCIPAL RSS POLICIES


DP2 – Promoting Sustainable Communities


DP3 – Promoting Sustainable Economic Development


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP5 – Manage Travel Demand; Reduce the Need to Travel and Increase Accessibility


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


UDP NOTATION 


None

PRINCIPAL REVISED UDP POLICIES


D1 – All New Development


D2 – Vehicle Parking


H8 – Affordable Housing


PRINCIPAL SUBMISSION CORE STRATEGY POLICIES


L7 – Design


L8 – Planning Obligations


RELEVANT PLANNING HISTORY

H/LPA/OUT/62194 – Outline application for residential development.  Approved with conditions 4 August 2005.


APPLICANT’S SUBMISSION 


The applicant has submitted a Design and Access Statement and Transport Statement in support of their planning application.  The main points are summarised below:


Design and Access Statement


· Properties along Broadway are placed to establish a strong framework and building line as the site bends around Broadway; 


· The apartments have been designed to allow dual frontage to the public open space, medical centre and entrance to the site; 


· The overall scale and massing respects the predominantly two storey nature and character of the area;  


· 20% affordable housing is proposed


Transport Statement


The site is highly accessible by a range of travel modes and the development would have a minimal impact on the local highway.  


CONSULTATIONS


LHA: No objection in principle, as the development has been established through the outline planning permission.  In terms of parking, the LHA takes a pragmatic view and accepts the provision of 2 car parking spaces per dwellinghouse and 1 car parking space per flat.  The parking for the detached properties and apartments is acceptable subject to the provision of secure cycle parking lockers.  However, the proposal includes a number of terraced/semi detached dwellinghouses with three bedrooms (‘Swale’ housetype) which have only 1 car parking space.  In addition, the application proposes long lengths of dropped kerbs which raise pedestrian safety concerns and alienate large lengths of the kerbside for visitor parking. A travel plan should be attached by condition should planning permission be granted. 

Built Environment: Surface water attenuation to be limited to 10 litres/sec/hectare


Environment Agency: No objection, but request drainage conditions should planning permission be granted.


Pollution and Licensing: Site is situated within 250m of a known landfill site and is previously development.  As such a standard contamination condition is recommended.


United Utilities: The site must be drained on a separate system, with only foul drainage connected to the foul sewer.  Surface water should discharge to the 1700mm diameter culverted watercourse on Laburnum Road.  2 public sewers cross this site and UU will not permit building over it.  4m easements should be provide either side.


Greater Manchester Police Design for Security: The layout is a great improvement on that previously submitted.  However, advise that the car park for the apartments is secured by way of a sliding gate.  Also appears access to apartments 1-12 and 13-24 is via block F2 (apartments 25-30) and question wisdom of doing this.  An alternative route should be considered which does not compromise the security of cars in the car park or interfere with the amenity of apartment residents.  


REPRESENTATIONS


2 letters of objection were received from local residents in response to the first letter of consultation (June 2007).  No additional letters were received in response to the second letter of consultation informing residents of the proposed amendments (December 2010).  The letters of objection raise the following points:


· A number of dwellings have 2.5 or 3 floors of accommodation and this would not fit into the general appearance of the area;


· The proposed access would lead to an increase in traffic and high safety issues which will have an impact on Broadway, the children’s playground, the school crossing and nearby bus stop;


· There is a general problem with parking in this area with residents parking on street because of a lack of parking facilities.  Users of the playground also park on street.  This causes problems for passing traffic;


· The land is overgrown and a wonderful green area which contains lots of trees and other wildlife;


· Bungalows were removed as land was unstable.  Is this still the case?


· Size of project is too large.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The principle of residential development was established through outline planning permission ref. H/LPA/OUT/62194.  All matters were reserved and this application seeks consent to agree the details of the development.  The principle of residential development is therefore considered to be acceptable.

HISTORY TO PROPOSALS


2. This application for the approval of reserved matters was submitted back in May 2007 after Persimmon Homes were chosen by the Council as the preferred bidder for the site.  The application originally sought consent for 95 dwellings, comprising 59 no. houses and 36 no. apartments. Lengthy negotiations between the applicant and the Local Planning Authority have now resulted in significant alterations to the layout and a reduction in the total number of units – 80 units comprising 50 no. houses and 30 no. apartments. 

DESIGN, APPEARANCE AND LAYOUT


3. The application proposes a mix of standard Persimmon Homes house types and apartment blocks.  The development can be split into four separate parts.  Firstly properties fronting Broadway; secondly properties facing the medical centre on the internal access road; thirdly the apartment blocks at the north east corner of the site; and fourthly properties fronting the internal access road along the northern boundary of the site.  Each area is considered in turn below. 


4. Along Broadway, three main house types are proposed, ‘Crathorne’, ‘Roseberry’ and ‘Rufford’.  These comprise two storey 3 and 4 bedroom detached properties set well back from the main road with integral garages.  Driveways are provided to the front, although plots 65-72 are accessed via two small secondary roads for highway safety reasons. Separation distances of between 1.5m and 3m are proposed between properties.  The front gardens and verges are shown landscaped and the building line generally follows the alignment of the road, although the depth of the front garden increases from 7m at the west end of the site to 20m at the east. This is due to the presence of a sewer at this part of the site.  At the south east corner, adjacent to the internal access road junction, two additional house types are proposed fronting Broadway, ‘Lumley’ and ‘Woodchester’.  These properties break the general building line and project forward in a staggered layout (forward of the building line by 5m and 11m).  They are also taller by approximately 1m in height, providing space in the roof for second floor accommodation.  However, these housetypes still maintain the general appearance of two storey properties.   Due to the projection and position of the ‘Woodchester’ plot adjacent to the access road (maintaining a separation distance of only 1m to the side) this property will appear prominent in the streetscene.  However, the property still maintains a relatively long front garden (9m), and whilst it projects forward of the adjoining proposed residential properties, it would not project forward of the medical centre to the east and other existing properties further along Broadway.  As such, the proposal is considered to be acceptable in this respect. 


5. Facing the medical centre, along the first section of the internal access road, six dwellings are proposed.  In the centre would be two pairs of 2 ½ storey semi detached properties - the ‘Swale’ housetype.  This housetype has the appearance from the front elevation of a two storey property; however it has a very high pitched roof allowing accommodation within the roof with rooflights at the front and rear.  At either end would be a detached 2 storey dwelling - the ‘Hatfield’ housetype. These properties are again staggered with the ‘Hatfield’ housetypes situated close to the back of the highway (2m and 4m) and the four ‘Swale’ housetypes set further back (8.7m).  This layout allows driveways to be provided in front of and to the side of the semis.  However, there is room for only a small area of soft landscaping between the driveways and this part of the site would therefore have a relatively hard appearance. It is proposed that a condition is attached which requires these spaces to be constructed in block paviours, rather than tarmac, helping to break up the hardstanding. The ‘Hatfield’ properties would both align with the side elevation of the ‘Woodchester’ property fronting Broadway and whilst they would be situated very close to the back of the access road, this staggered layout would provide an element of depth and interest to the streetscene, whilst screening in part the hardstanding to the front of the ‘Swale’ properties. 


6. At the north east corner of the site, three no. 3 storey apartment blocks are proposed.  Two of the apartment blocks (central and east block) would have the same layout, design and appearance, with each containing 12 apartments.  The third (west) block has been designed so that it provides an element of frontage to the internal access road and would contain 6 apartments.  These three blocks would be situated very close to each other with a separation distance of only 1-2m between each.  The density of development is therefore considerably higher in this part of the site.  Lengthy negotiations have been carried out between the Local Planning Authority and applicant and amendments to the layout and elevations have resulted in some improvements.  In particular, the development has been pulled away from properties on Bexley Close and the medical centre, the elevations have been substantially redesigned and the development has been designed to provide frontage to the internal access road.  However, several constraints in this part of the site limit the scope for further improvements, particularly the presence of the overhead electricity line (and its associated easement) and the close proximity of properties on Bexley Close.  To the south, the apartment blocks retain a distance of 7m-8m to the common boundary with the medical centre, and due to their height will therefore be visible above the boundary fence from the centre and the internal access road.  The density of development proposed on this part of the site is relatively high in comparison with the surrounding area and the rest of the development site.  However, given its position at the far corner of the site, and the scope for landscaping to the front, rear and side of the apartment blocks, this part of the proposal is considered to be acceptable in this respect.  


7. Within the site, the access road turns 900, so that it runs parallel to Broadway.  Properties in this part of the site comprise a mix of 2 storey detached and 2 ½ storey semi detached/terraced housetypes. They include the ‘Roseberry’, ‘Rufford’, ‘Crathorne’, ‘Lumley’, ‘Swale’ and ‘Kempton’ housetypes.  On both sides of the road, dwellings would typically be situated 7m from the back of the public highway with the area in front comprising gardens and driveways.  At either end, the properties are relatively spacious, comprising two storey detached properties with integral garages.  However, in the centre, the density of development increases with terraced and semi detached 2½ storey properties (‘Kempton’ and ‘Swale’ housetypes).  These properties would not have integral garages and car parking is again provided to the front.  As before, this results in large areas of hardstanding with little or no landscaping proposed between spaces.  However, this area is situated within the development site and planting to the front of the detached dwellings on either side of the road will help to soften these areas.  Furthermore, a condition will be attached requiring these spaces be constructed in block paviors which will further improve their appearance.   


8. The house/apartment types proposed are traditional in style and relatively simple in their design.  They would be constructed in brick with gable pitched roofs, window dressings, porch canopies, gable projections (Lumley and Roseberry housetypes) and art stone band courses.  The development does not seek to reflect the design and style of properties in the surrounding area, however as this is a substantial development comprising 80 units, and the site itself is relatively self contained, their design and appearance is considered to be acceptable.  Whilst some elements of development within the site raise concerns regarding their layout, density and design, conditions regarding materials to be used for hardstanding and the implementation of the landscaping scheme submitted will help to soften these areas.  Furthermore, the most prominent area of the development fronting Broadway is well designed and relatively spacious.  The proposal is therefore considered to be acceptable in this respect.


RESIDENTIAL AMENITY


9. The Council’s New Residential Development SPG recommends that privacy distances of 27m should be provided between main habitable room windows across private gardens, 21m between main habitable room windows across public highways and a distance of 10.5m between main habitable room windows and rear garden boundaries.  However, the guidelines also state that rigid adherence to spacing standards can stifle creativity in design and result in uniformity of development.  It states that there is a need for a flexible approach to privacy distances between buildings within a development site, where good design or the particular circumstances of the site allow this. 

10. In some parts of the development, these privacy distances have been complied with.  However, there are several areas where they have not.  In particular, between Plots 77 and 46, a distance of only 19.5m is provided between main habitable room windows across private rear gardens (7.5m less than the recommended distance) and plots 60-62 each retain a distance of only 9m to the rear garden boundary of plot 57 (1.5m less than the recommended distance).  


11. The guidelines also recommend that developments are not grouped too closely so that they unduly overshadow each other or their garden areas.  Careful consideration should be given to the orientation of dwellings and the potential for overshadowing, bearing in mind movements of the sun. Where overshadowing is possible, a distance of 15m is recommended between main habitable room windows and blank two storey gable elevations.  This recommended separation distance has again been complied with throughout most of the development.  However, Plot 57 a ‘Roseberry’ housetype is situated due west of Plot 59 a ‘Swale’ housetype and a distance of only 10m is provided between the blank side elevation of Plot 57 and the rear elevation of Plot 59.  This would cause overshadowing to the garden of Plot 59 in the late afternoon in winter and late evening in summer.   


12. However, in both respects, future occupants of the development will be purchasing the properties with full knowledge of these relationships and its impact.  For this reason the development is considered to be acceptable in this respect.  


13. In terms of the relationship between the proposed development and existing properties in the surrounding area, the development complies with each of the recommended privacy and overshadowing distances outlined in the guidelines.  In particular, at the north east corner of the site a distance of 18m is provided between the blank side elevation of the apartment block and properties on Bexley Close, 3m in excess of the recommended distance, to ensure that the development does not appear unduly overbearing or overshadow the gardens of these properties.  Furthermore, at the west corner of the site, a distance of 14m is proposed between main habitable room windows on the rear elevations and rear garden boundaries to ensure the development does not unduly overlook the rear garden of 180 Broadway.   


14. The Council’s guidelines also recommend that around 80 sq. m of garden space is normally acceptable for 3 bedroom semi-detached houses in an area of similar properties (and 18 sq.m for apartments). It also states that small terraced houses with less might be acceptable whilst estates of houses could have a range of garden space sizes, helping to provide variety to the layout, subject to each house having a reasonable minimum and the average being acceptable and appropriate to the area.  Rear gardens within the development range from 45sq.m to 130sq.m in area, providing a good range of garden sizes.  Amenity space is provided to all sides of the apartment blocks with well in excess of the recommended area provided.  To the north side of the apartments, a small area of public open space is proposed for residents of the whole development.  The mix of garden sizes proposed is considered to be acceptable for the development. 


TRAFFIC AND PARKING


15. The Transport Assessment submitted with the planning application states that the proposed development would have only a minimal impact on the existing highway network.  The development would be served by a single access road from Broadway which leads through the site.   The junction for this access road on Broadway is already in place and was constructed as part of the medical centre development (which is also served from the internal access road).  Meanwhile, properties fronting Broadway would have their own driveways either directly from Broadway or from a small secondary access road.  


16. In terms of car parking, the LHA states that a minimum of 2 car parking spaces should be provided for each 3/4 bedroom property and 1 car parking space for each 1/2 bedroom apartment.  In relation to the apartments 34 car parking spaces are proposed for 30 apartments. This would provide 1 space per apartment with an additional four spaces for visitors. The proposal is therefore considered to be acceptable in this respect.   In relation to the houses proposed, in almost all cases a minimum of 2 spaces would be provided through a combination of driveways, integral garages and detached garage blocks.  However, there are two properties (Plots 53 and 50) which would be provided with just one car parking space each.  These properties (‘Swale’ housetypes) would have three bedrooms but are too narrow to have integral garages whilst for the same reason there is insufficient space to the front to provide any additional parking.  The level of parking proposed for these properties may result in demand for on street parking along the internal access road in future.  However, due to the number and length of dropped kerbs in this part of the development there would be limited opportunity in this part of the site and occupants may be forced to park further away.  The LHA have raised concerns about the level of parking spaces proposed and the length of several dropped kerbs, however the applicant maintains that they are unable to reduce the size of these units for viability reasons and that they have investigated all alternative arrangements in an attempt to address the Council’s concerns.  On balance, the impact of this is not considered to be significant and would not have implications for any roads or properties outside the site.  For this reason the level of car parking proposed and the layout is considered to be acceptable. 


AFFORDABLE HOUSING


17. Proposal H8 ‘Affordable Housing’ of the Revised Trafford UDP states that developments proposing 25 units or more should provide affordable housing.  It has been agreed that a level of 20% affordable housing (16 units) would be acceptable for this development with 4 units sold at a reduced market value (70% of market value to a maximum of £90,000) and 12 units transferred to a Registered Social Landlord.  This matter will be secured through a Section 106 legal agreement.  


FINANCIAL CONTRIBUTIONS


18. The Council’s Supplementary Planning Document ‘Developer Contributions to Highway and Public Transport Schemes’ (SPD1) was adopted on 6 March 2007 and applies to all major developments such as this.  However, this is a reserved matters application, and the principle of development was established through the outline planning permission granted in 2006.  This permission predates SPD1, and a financial contribution towards the highway network and public transport is not therefore applicable to this development.  Tree planting in accordance with the Council’s Supplementary Panning Guidance, ‘Developer Contributions towards the Red Rose Forest’ was not a requirement on the original outline planning permission and it is also therefore not appropriate to apply it to this application. 


19. The Council’s Supplementary Planning Guidance, ‘Informal children’s playing space and outdoor sports facilities provision and commuted sums’ (PG28) was adopted in September 2004.  This requires the provision of on site play facilities to meet the needs of future occupant or the payment of a financial contribution for improvements to play and sports facilities within the borough.  A financial contribution towards outdoor sports facilities and play facilities based on the number and size of units is proposed.  This financial contribution would be sought in accordance with PG28 and will be outlined in detail in the Additional Information Report.  


CONCLUSION


20. The design and layout of the development is considered to be acceptable and would provide a good quality of development along the site frontage, Broadway.  The relationship between properties within the development and existing properties adjoining the site is acceptable and complies with the separation distances recommended in the Council’s guidelines.  Within the site, whilst there is several substandard privacy distances proposed, future residents will purchase properties with the full understanding of this relationship and the proposal is therefore considered to be acceptable in this respect.  The highway layout and level of car parking proposed in parts of the development is generally considered to be acceptable whilst the provision of a high quality landscaping scheme will soften the development.  The development is therefore considered to be acceptable subject to the financial contributions and affordable housing provision outlined above.  For this reason the application is recommended for approval.  


RECOMMENDATION: MINDED TO GRANT


(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement seeking a financial contribution and the provision of 20% affordable housing on site.  The legal agreement be entered into to secure the following:


· A contribution towards outdoor sports and play facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’; and

· 20% affordable housing with 4 units sold at a reduced market value (70% of market value to a maximum of £90,000) and 12 units transferred to a Registered Social Landlord.

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


1. Standard condition;


2. Materials condition;


3. Landscaping (hard and soft materials) condition;


4. Landscape maintenance condition;


5. Approved Plans condition;


6. Provision of access facilities condition 2;


7. Retention of access facilities condition;


8. Disposal of foul/surface water drainage (including restriction of surface water discharge);


9. Contamination condition;


10. Removal of permitted development rights


VM
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		WARD: Davyhulme West

		H/OUT/71053



		DEPARTURE: Yes





		OUTLINE APPLICATION (INCLUDING DETAILS OF ACCESS) FOR ERECTION OF RETAIL FOODSTORE (7,246 SQ M GROSS INTERNAL) WITH ASSOCIATED CAR PARKING, SERVICING, ACCESS AND LANDSCAPING.  ALL MATTERS EXCLUDING ACCESS RESERVED FOR SUBSEQUENT APPROVAL.   






		Land off Neary Way, Trafford Retail Park, Urmston





		APPLICANT:  Peel Holdings (Land and Property) Limited





		AGENT: WYG Planning & Design





		RECOMMENDATION:  REFUSE
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Cllr Kelson has ‘called-in’ the application for consideration due to concerns about the impact of the proposal on Urmston Town Centre.  He states that there is an unproven need for another supermarket and that the proposals would result in an increase in traffic in an already heavily congested area having a negative impact on road safety and adverse effect on local residents.


SITE


The application relates to a vacant rectangular shaped site measuring 3.1ha.  The site is situated on the southern side of Trafford Retail Park between Neary Way, Barton Road and Rivers Lane.  It was previously split into three separate sites, and the two sites closest to Barton Road were occupied by car showroom buildings.  Neary Way is a minor road that serves the retail park and is accessed from Barton Road.  


To the north of the site are a parade of retail units, occupied by a number of retailers including Boots, TK Maxx, Comet, Pets at Home, Carpet Right and Dunhelm.  There are also smaller freestanding retail units, occupied by a mix of retailers and fast food restaurants including McDonald’s, Pizza Hut and Blockbusters.  Beyond the retail units to the north is the M60 and beyond this is the Trafford Centre and Sports Complex.


To the south and east of the site, the area is generally residential in character.  The closest residential properties are situated on Welwyn Close and Wycombe Close to the south and Barton Road to the east.  To the west is the Davyhulme Waste Treatment Works.


PROPOSAL


The application is in outline with approval sought for the erection of a retail foodstore with a gross internal retail floor space of 7,246sq.m (4,348 sq.m net) with an internal cafe and associated car parking and landscaping.  Vehicle access to the site for customers would be from an existing roundabout on Neary Way, whilst servicing access would be from the west end of Neary Way.  This is an appropriate form of submission with all other matters to be submitted under a reserved matters application.


The proposed foodstore would be situated to the western end of the site, with car parking extending to the east.  The upper and lower height limits for the proposed foodstore would be 9m to 12m with a potential feature tower of between 12m to 15m in height.  The building would measure approximately 73m in width and 85m in length.  The service yard is identified to the rear of the main building in the most westerly corner of the site.  


The applicant states that of the net floorspace proposed, 2,826sqm (or 65%) would be for the sale of convenience goods with the residual 1,522sqm (or 35%) for the sale of comparison goods (e.g. clothing, footwear, household goods, washing powder, cosmetics etc). It is understood that the proposed development would be occupied by one of the leading supermarket operators in the UK, although this is yet to be confirmed. For the purposes of the retail assessment however, it has been assumed that this would be either Morrison’s or Tesco, on the basis that an Asda is already located nearby at Barton Dock and Sainsbury’s is located within Urmston Town Centre. 


The application previously included a petrol filling station and car wash to be located at the north east corner of the site adjacent to the junction with Barton Road and Neary Way.  However, these elements have now been removed and this part of the site is shown on the amended plans as car parking. 


DEVELOPMENT PLAN


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


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


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


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


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. 


The following advice was issued by DCLG and the Planning Inspectorate on 7th December 2010: 


“…pending determination of the challenge, decision makers in local planning authorities and at the Planning Inspectorate will in their determination of planning applications and appeals need to consider whether the existence of the challenge and the basis of it, affects the significance and weight which they judge may be given to the Secretary of State’s statements and to the letter of the Chief Planner.”


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 (see attached list) – 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 made on 3rd December 2010.


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.


PRINCIPAL RSS POLICIES


DP2 – Promoting Sustainable Communities


DP3 – Promoting Sustainable Economic Development


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP5 – Manage Travel Demand; Reduce the Need to Travel and Increase Accessibility


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RDF1 – Spatial Priorities


W1 – Strengthening the Regional Economy


W2 – Locations for Regionally Significant Economic Development


W5 - Retail Development


EM1 – Integrated Enhancement and Protection of the Region’s Environmental Assets


EM5 – Integrated Water Management


EM17 – Renewable Energy


MCR1 – Manchester City Region Priorities


UDP NOTATION 


Retail Warehouse Park Development


PRINCIPAL REVISED UDP POLICIES/ PROPOSALS


A1 – Priority Regeneration Area


ENV1 – Flood Risk


ENV2 – Improving the Environment


ENV4 – Trees, Hedgerows and Woodlands


ENV16 – Tree Planting


ENV27 - Road Corridors


ENV30 – Control of Pollution


ENV33 – Contamination


T1 – Sustainable Integrated Transport Network


T3 – Pedestrian and Cycling Road Network


T6 – Land in Relation to Transport and Movement


T8 – Improvement of Highway Network


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


T17 – Providing for Pedestrians, Cyclists and the Disabled


S1 – New Shopping Development


S3 – Improving the Main Shopping Areas


S9 – Development in Urmston Town Centre


S11 – Development Outside Established Centres


S12 – Retail Warehouse Park Development


D1 – All New Development


D2 – Vehicle Parking


SPD1 – Developer Contributions to Highway and Public Transport Improvements


SPG26 – Developer Contributions Towards the Red Rose Forest


PRINCIPAL SUBMISSION CORE STRATEGY POLICIES


L3 – Regeneration and Reducing inequalities


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


W1 – Economy


W2 – Town Centres and Retail


RELEVANT PLANNING HISTORY

The Application Site

H43567 – Erection of a retail warehouse unit (Class A1) (in place of approved garden centre).  Approve with conditions 26th March 1997.


H/OUT/45222 – Erection of non-food retail warehousing (2,787 sq.m) with associated parking and services.  Approved with conditions 28th May 1998.

H/51299 – Variation of Condition 1 attached to outline planning permission H/OUT/45222 (for the erection of non-food retail warehousing (2,787 sq.m.) with associated parking and servicing) to enable an extension of the period (a further 3 years) for the submission of Reserved Matters.  Approved 6th June 2001.

H/59032 - Variation of condition 1 attached to outline planning permission H/OUT/45222 (for the erection of non-food retail warehousing (2,787 sq metres) with associated parking and servicing) to enable an extension of the period (a further 3 years) for the submission of reserved matters.  Approved 20th April 2005.


H/OUT/65031 - Outline planning application (including details of means of access) for the demolition of existing car showroom buildings and redevelopment for class A1 (restricted comparison goods) retail warehousing (gross internal retail floorspace of 2,499 sq.m). All other matters reserved for subsequent approval. Approved 27th September 2006.


H/OUT/66630 – Outline planning application for demolition of existing car showroom buildings and development of a non-food (comparison) retail warehouse unit (gross internal retail floor space of 2,497 sqm) with all matters reserved for subsequent consideration - Approved with conditions 17th July 2009. 

H/OUT/70156 - Outline planning application for the erection of a non-food retail warehouse unit (gross internal retail floorspace of 2,495 square metres) with all matters reserved for subsequent consideration. Approved with conditions 19th March 2009.

Trafford Retail Park – Area to north adjoining application site

H/OUT/41895 – Demolition of existing buildings and redevelopment of the site for retail and business use including 9,290sq. metres of non food retail warehousing with 2,787sq. metre garden centre (Class A1), business uses (Class B1 and B8); car showrooms and ancillary workshops, petrol filling station and shop, fast food restaurants (Class A3) and associated parking, servicing and landscaping; formation of new access to Barton Road including works to highway and construction of roundabout and redevelopment of Bulwark Road. Approved 3rd May 1996.


H/46122 – Unit 6 Trafford Retail Park - Change of use from non-food retail warehouse to travel agency. Refused 16 December 1998. Appeal allowed 30 November 1999.


H/52780 – Variation of condition 6 of H/OUT/41895 to allow retail use of unit 8 of the retail park to include the sale of clothing, footwear, fashion accessories, jewellery, cosmetics and household goods.  Approved 1st August 2002.


H/59911 – Variation of condition 6 of planning permission H/OUT/41895 to enable open   A1 non food retail use for 5109sq. metres gross floorspace.  Approved 22nd December 2005.


75707/VAR/2010 – Variation of condition 6 of planning permission ref. H/59911 to enable unrestricted Class A1 retail use in Unit 3 (no more than 20 sq.m) to allow for the sale of ambient food and drink goods. Undetermined.

APPLICANT’S SUBMISSION 


The applicant has submitted a Design and Access Statement, Transport Assessment, Flood Risk Assessment and Planning and Retail Statement in support of the application.  These can be summarised as follows:


Design and Access Statement


· Locating the main building at the western end, and in the widest part of the site, would ensure that the foodstore is in close proximity to existing retail units and viewed in the context of the existing retail parade;


· The main site access point is indicated in a safe and functional location off the Neary Way mini-roundabout.  Such a location would enable easy vehicular access into the site from surrounding residential areas but would ensure sufficient segregation between existing well-used junctions to other parts of the retail park;


· The indicative proposed layout plan illustrates planting focussed towards the site’s perimeter to assist in creating a pleasant approach, to soften the hard surfaced areas and provide enhanced screening to the service yard;


· It is intended that the foodstore building would be of contemporary and functional design, constructed using modern methods and materials.  The potential of a tower feature at the building’s eastern corner would add variety to the roof profile and provide a more interesting silhouette.


Transport Assessment


· The development would provide 490 car parking spaces, which accords with Government Guidance;


· Numerous bus services travel along Barton Road and there is an even larger bus network serving the Trafford Centre to the north;


· The location of the site within an established retail park also provides the opportunity for linked trips with other retail units within the park;


· Much of the traffic would already be routing past or close to the site, thus limiting the impact on the external highway network. The application includes proposals to widen the Barton Road approach at Junction 10 to four lanes.


Planning and Retail Statement 

· No sequentially preferable sites have been identified to accommodate the main food shopping destination for which a clear need has been identified;

· Research has shown a lack of retail provision with many residents travelling out of the area to foodstores in Eccles, Irlam, Sale and Stretford. The new Sainsbury’s in Urmston will not satisfy demand, there is more than sufficient to support both foodstores;

· The proposed development would have a negligible adverse impact on established centres within the catchment.  The highest potential impact would be 8.6% on Eccles Town Centre.  The anticipated trade diversion from Urmston Town Centre would also not result in an adverse impact.

Flood Risk Statement


· Flooding would be localised within the car park areas and would not affect the buildings;


· The impact of surface water run off on the combined drainage system could be mitigated through the use of SUD’s components.


CONSULTATIONS


LHA: No objection, but comments as follows:

Car Parking and Cycle Provision



The proposals are for a retail foodstore with parking for 478 cars (it is noted that there are no trolley bays indicated within the site, but the latest technical note states that 12 trolley bays will be provided and therefore the 490 car parking spaces shown on the plans has been reduced to 478 to account for these). To meet the Council’s car parking standards the provision of 1 car parking space is required per 16 sq.m, equating to a requirement for 271 spaces.  Therefore, the proposals exceed the car parking standards required for the site.  However, it is noted that although the spaces are allocated for specific uses i.e. parent and toddler or disabled use, the plans do not indicate any clear markings to specify use, the LHA therefore require that these spaces are clearly marked out with appropriate lining and signing to clarify their use.


41 cycle parking spaces are marked on the submitted plans.  These should mainly be for short stay customers but there should also be long stay lockers for staff parking.  This cycle parking should be located close to the store entrance.


The plan submitted is not of a sufficient scale to enable the LHA to assess the car parking dimension detail and therefore any approval would need a condition for the submission of a detailed car parking layout.


Trip Generation/ Travel Plan

Following concerns raised by officers about the traffic generated by a Petrol Filling Station, the applicant has submitted amended plans which show the station removed (essentially reducing the level of trips associated with the proposals).  The applicant has also undertaken further sensitivity tests which employ a worst case assumption - that all of the Urmston-Asda trips would transfer to the new foodstore and would continue on to pass through Junction 10.  This modelling has demonstrated that the junction of Neary Way would operate within a maximum ratio of flows to capacity (RFC) of 0.85 with the proposed highway improvements.  Whilst this sensitivity test is seen as a robust approach, concern still remains that the TA fails to take account of a number of additional trips generated by vehicles diverting off the M60 to use a supermarket that can be seen from the high level motorway network at this point.


The LHA welcomes the proposed mitigation measures at the Barton Road/J10 junction which will help reduce congestion at Junction 10.  The proposed improvements widen the Barton Road approach at Junction 10 to four lanes. 


It is felt that the installation of a foodstore at this location would increase pedestrian demand across Barton Road which already is a concern for the LHA and local members.  Therefore, the LHA would be seeking a formal pedestrian crossing facility for Barton Road at an appropriate location to serve the development by condition or through a S106 agreement if planning permission is granted.


Whilst the applicant has submitted a travel plan, the targets and measures submitted are not detailed sufficiently and should planning permission be granted, a condition should be applied to any approval for the submission of a travel plan to be provided prior to the occupation of the site.


LHA Comments Conclusion


The LHA considers that additional traffic will be generated on Barton Road, which already suffers congestion at busy times.  It is noted, however, that the proposed improvements at Junction 10 will bring significant improvements to the traffic congestion on the Barton Road approach to the M60 and it is considered that it will be difficult to uphold a reason for refusal on highways grounds.  Should the application be approved the applicant should be required to fund and deliver the following (these should be in place prior to the store opening):


· A formal pedestrian crossing across Barton Road in the vicinity of the site;


· The proposed highway improvements at Junction 10/Barton Road;


· The roundabout improvements at the Barton Road/Neary Way junction.


Renewal and Environmental Protection: Comment as follows:


Air Quality

Any comments received will be included in the Additional Information Report.


Noise


Should planning permission be granted, the following conditions should be attached:


· There shall be no construction activity at the site except between the hours of 07.30 hours and 18.30 hours on Monday – Friday; between the hours of 07.30 hours and 13.00 hours on Saturday; and at no time on a Sunday and Bank Holiday unless otherwise agreed in writing by the Local Planning Authority.

· There shall be no collection of refuse and/or recycled materials between the hours of 22.00 hours and 07.30 hours on any day. 

· No deliveries shall be made to the store after 23.00 hours or before 0730 hours. 

· Before use of the store commences all external plant and equipment shall be acoustically treated in accordance with a scheme agreed in writing by the Local Planning Authority such that noise emissions from this source is 5dB below background noise levels(LA90) in each octave band at the nearest noise sensitive location. The existing background shall be measured at the quietest time that the equipment would be operating (in accordance with BS 4142:1997) 

Lighting

Recommends a condition which requires a full external lighting scheme for the development to be submitted to and agreed in writing by the Local Planning Authority prior to the commencement of development. The scheme should comply with the Institute of Lighting Engineers guidelines and should include a Lighting Assessment (including any necessary mitigation measures) for the proposed scheme. Measures to prevent glare and overspill from the lighting scheme should also be included in the Lighting Assessment. The approved scheme shall be implemented in full accordance with the approved details. Thereafter the measures outlined in the agreed scheme must be kept operational at all times unless otherwise agreed in writing by the Local Planning Authority. 

Contamination


The site has a history of industrial uses and therefore the land may be contaminated.  A standard contamination condition is recommended should planning permission be granted.  


Built Environment (Highways): No comment.  Neary Way is not adopted and it would appear that the access arrangements are not to be altered significantly.  


Built Environment (Drainage):  Recommend drainage conditions.

Economic Development and Tourism (Town Centre Manager): In line with PPS6 (now PPS4) and Trafford’s UDP Policies, this proposal will impact on Urmston Town Centre and the new development.  In particular, the foodstore, because of its proximity to the town it may jeopardise the second phase of the scheme as well as future investment and its attraction for new business.  The proposal would also impact on Eccles and Stretford Town Centres.

Highways Agency: No objection subject to conditions requiring:


1. The submission and agreement of the full design and construction details of the required improvements to the Barton Road approach and the circulatory section of the roundabout adjacent to the M60 at junction 10.  An independent Stage one and two Road Safety Audit and requirement for all highway improvements to be implemented to the satisfaction of the LPA prior to the development being brought into use;


2. Implementation of measures identified in TTHC’s Travel Plan Implementation Matrix before the development is brought into use;


3. Requirement for a Full Travel Plan to be submitted by the store operator and approved in writing by the LPA before the development is brought into use. 


Urmston Town Centre Partnership: Seriously concerned about impact on vitality of Urmston Town Centre.  There has been a huge amount of investment in the town centre and it is just coming to the end of an incredibly difficult period for shop keepers.  The proposed Sainsbury’s foodstore will act as an anchor drawing trade to other town centres.  An out of town centre store as proposed would increase competition and reduce the number of customers coming to Sainsbury’s and overall footfall in Urmston.  


Salford City Council: Object - Consider proposal is contrary to national guidance in PPS6 (now PPS4), which sets out a sequential approach to site selection for retail development.  The site is in an out of centre location and the developers are required to demonstrate compliance with all five tests of PPS6 (now PPS4).  The proposal would undermine the vitality and viability of Eccles Town Centre and would result in the creation of unsustainable shopping patterns.  The proposal is contrary to Policy W5 of RSS.  The applicant argues that nearly 50% of expenditure of Morrison’s store at Eccles is from outside the primary catchment area of the proposed store and therefore by implication the effect would be negligible.  The applicant also argues that other convenience retail stores in the catchment are overtrading demonstrating surplus demand. However, this argument only examines one store in Eccles Town Centre and fails to take into account future development and regeneration of Eccles Town Centre as outlined in the Salford West Strategic Regeneration Framework and Action Plan.


GMPTE: The Trafford Centre bus network and station is not considered to be within reasonable walking distance of the site as it is almost 1km away and involves negotiating various crossings with the junction 10 of the M60.  The store entrance is at the back of the site with car parking and the petrol filing station in front. Instead the car parking should be located at the back of the site to promote pedestrian/public transport access.  Recommend a Travel Plan is covered by condition should planning permission be granted to try and influence people’s travel patterns.  


Environment Agency: No objection.  Recommends conditions should planning permission be granted regarding surface water drainage scheme and finished floor levels.   


REPRESENTATIONS


A special Neighbourhood Forum meeting was held on the 30th April 2009 at Urmston Grammar School to discuss the planning application proposals. The event was attended by 201 local residents and following a presentation by the applicant, residents were able to put questions to the applicant and their agents about the proposals.  At the end of the meeting the chairman took a vote amongst attendees.  Of the 201 local residents who attended, 3 voted in support of the planning application and 198 voted to oppose the planning application. 


Residents – Letters of Objection: 201 letters of objection have been received from local residents from 171 separate addresses.  The main concerns are summarised below: -


Highway

· Too many shopping centres are built close to Barton Bridge, this causes congestion.


· The roundabout planned to be used is already poorly designed and difficult to navigate.  It could not safely accommodate any increase in traffic.


· The traffic is going to be horrendous and unfair to the residents.


· The proposal would increase traffic delays in reaching the motorway Junction 10 for residents of Flixton.  It should also be noted that Flixton residents will shortly have to increase their journey time and distance with the closure of Junction 10 anticlockwise.


· Trafford Retail Park is a nightmare to get out of, you have all the drive through takeaways and sometimes find it impossible to turn right out of the retail park let alone get to the roundabout.  Box hatching on the retail park roundabout will have no effect.  


· The existing traffic problems around this part of the M60 would be exacerbated once the new hotel that Peel Holdings are planning to erect on the other side of the M60 has been built.  Often traffic is brought to a standstill on the M60 due to the sheer volume of traffic, which is even worse around the Christmas period.


· Although the proposed store may be within walking distance, this will have no impact on the amount of cars that use the roads as most people use their cars for a trip to the local shops regardless of distance.


· There are no adequate pedestrian crossing facilities at the main junction of Shetland Way/Barton Road and pedestrians having to cross the Rivers Lane/Barton Road junction are faced with ‘blind’ corners and can not safely view all traffic before stepping out into the road.


Economic


· There is no justification for a third supermarket in the area.


· The Council has worked closely with Ask Developments for the last few years on the improvements to Urmston Town Centre.  The proposal would be seriously detrimental to the success of that venture. 

· If allowed, it would surely kill off for good any chance of the commercial rejuvenation of Urmston Town Centre.  The Sainsbury’s anchor store, it is hoped, will draw other quality retailers to create a vibrant centre for the whole community. This application if granted would only dilute the original scheme, leaving Urmston looking like a ghost town once again.


· The comment that the vast majority of customers who currently visit the existing Asda/Sainsbury’s stores are unlikely to transfer their shopping patterns is pure conjecture.


· It will take business away from the existing Trafford Retail Park outlets.


· The proposal does not comply with the policy contained within Chapter 13 – Shopping of the Revised Trafford UDP.


Amenity

· Residents cannot use their gardens or open windows due to the smell of sewage and traffic from United Utilities, all this added congestion will further adversely affect the value and personal enjoyment of their homes.


· The Davyhulme area is being swallowed up by horrendous, unnecessary developments such as the ski slope, Asda, Morrisons, Aldi and Lidl all within close proximity.


· The lives of the people on the estate facing the proposed development are already blighted by smell from the fast food outlets, traffic chaos, floodlights and bright signs.  This area is becoming over developed.


· The area surrounding Eltham Drive has been plagued by litter since the retail park opened.  This will only exacerbate the litter problem.


Other

· Would like to see the site developed to provide something useful to the local community such as an area where youths can go such as an urban park.


Councillors: Cllr Kelson has ‘called-in’ the planning application for consideration due to concerns about the impact of the proposal on Urmston Town Centre.  State that there is an unproven need for another supermarket and that the proposals would result in an increase in traffic an already heavily congested area having a negative impact on road safety and adverse effect on local residents.


Drivers Jonas Deloitte on behalf of ASK Property Developments Limited (Urmston Town Centre developer): Object.  Concerned Retail Assessment grossly underestimates the extent to which the proposed foodstore on this out of centre location would prejudice the success of Urmston’s redevelopment. Peel’s planning advisors have made an assumption that a much larger proportion of trade will be drawn from the existing Asda store at Barton Dock (45%) than that of the new Sainsbury’s store at Urmston (5%). The two stores are located similar distances from the proposal site (to the north and south respectively) and although the Sainsbury’s store is much nearer to the population of Urmston (i.e. it is more convenient), there is very little evidence put forward to support their argument that the proposal will in fact draw a much greater proportion of trade from Asda than that of the Sainsbury’s store. Applicant also considers that the proposed foodstore will draw a much larger proportion of trade from the Morrison’s store at Eccles (10%) than that of the Sainsbury’s at Urmston. This is simply not a viable argument - the Sainsbury’s store at Urmston is approximately 1 mile closer to the proposal, within the same community and is without physical and accessibility constraints such as the Manchester Ship Canal, the Trafford Centre and the M60 motorway.

Whilst Phase One of the town centre is currently under way the long term future has still not been secured. At present only 6 of the 15 retail units have been let and the remainder are vacant. Phase 2 has not yet commenced.  Sainsbury must be given the opportunity to mature its trading pattern and to trade with the benefit of the town centre scheme being fully completed which will take a number of years.  Applicant fails to take this into account and simply assumes future prosperity of Urmston has already been secured with no regard to sensitive commercial dynamics.


Further to this, the application proposes a generous proportion of un-restricted comparison goods floorspace (35%) (which would include goods that could quite easily be sold from a more central shopping locations such as clothing, books and children’s goods).  The assumption that only 1% of trade will be drawn away from Urmston Town Centre as result of the proposed foodstore is also considered to be a significant underestimation on the part of the applicant and lacks credibility.

United Utilities: Object.  Davyhulme Treatment Works is the largest Wastewater Asset and is a strategic sludge centre, providing essential services to our customers through the North West.  Rivers Lane is the only access road to the site and tanker drivers already experience extreme difficultly entering and leaving the site due to the close proximity of the motorway and retail premises.  The proposed supermarket would exacerbate the access problems affecting the essential environmental service provided to customers.


Residents – Letters of Support: 21 letters of support have been received from local residents.  The main points raised are summarised below: 


· The proposal is welcomed as the site is an eye-sore.  It will bring life to a stagnant area that has been used by travellers and the fun fair community.


· In Sale there is a Sainsbury’s, Tesco’s, Aldi and Marks & Spencers which all seem to be doing well, with people having a choice.


· A supermarket across the road from residents would be very convenient.


· It will encourage residents in Urmston to shop in Urmston rather than going elsewhere, such as Sale.


· The new Sainsbury’s in Urmston only appeals to those on a higher budget than most and Asda needs to have competition.


· The proposal would provide increased choice and would not affect Urmston’s many other shops and facilities.


· No matter what is built on this land it is going to add to the traffic but as long as measures are taken to control Barton Road there is no need for fuss.


· The proposal will bring added employment into the area.


· The proposal will benefit those locally who do not have a car or access to one.


· Environmentally, to have a truly local supermarket for Davyhulme can help cut car journeys, even encourage people to walk, which can only help ease carbon emission levels.


Of the 21 letters of support received, 4 of these letters state that they would have no objection provided that: -


· The store was not open for 24hours a day.


· An official crossing is provided for pedestrians across Barton Road


· A roundabout is provided at the Broadway/Barton Road junction rather than traffic lights.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. On the UDP Proposals Map, the retail park is identified as an existing ‘Retail Warehouse Park’.  Policy S12 ‘Retail Warehouse Park Development’ of the Revised Trafford UDP applies and states that within these areas, non food retail warehouse development will be concentrated.  Nevertheless, the site does not benefit from a food retail allocation and the application must be assessed against relevant policies in local, regional and national planning guidance. 

2. Policy S11 ‘Development Outside Established Centres’ of the Revised Trafford UDP states that retail development not on land within district and town centres will only be permitted if it complies with a list of factors which reflect guidance in PPG6 (now PPS4).  This includes consideration of sequentially preferable sites and consideration of impact on nearby town and district centres.  Policy W2 in the Submission Trafford Core Strategy further sets out the Council’s aspirations for town centres and retailing in the Borough and identifies Urmston as a ‘Town Centre’, alongside Sale and Stretford. Altrincham is identified as a ‘Principal Town Centre’. The policy states that within these four centres there will be a focus on the consolidation and improvement of convenience and comparison retail offer and the diversification to other uses such as offices, leisure and residential. Outside these identified centres there will be a presumption against the development of retail, leisure and other town centre-type uses except where it can be demonstrated that they satisfy the tests outlined in Government Guidance.  Policy W5 of the Regional Spatial Strategy for the North West is also relevant and states that retail proposals should not “undermine the vitality and viability of any other centre or result in the creation of unsustainable shopping patterns”.

3. In terms of national retail planning policy, the government recently published Planning Policy Statement 4 (PPS4), ‘Planning for Sustainable Economic Growth’ (December 2009), which has superseded the previous Planning Policy Statement 6 (PPG6), ‘Planning for Town Centres’.  PPS4 now forms the national policy guidance on retail planning, and it is the provisions of PPS4 which have informed the assessment of this planning application.  In Policy EC10, PPS4 sets out five considerations, which all planning applications for economic development should be assessed against; these are:

a) 
whether the proposal has been planned over the lifetime of the development to limit carbon dioxide emissions, and minimise vulnerability and provide resilience to climate change;


b) 
the accessibility of the proposal by a choice of means of transport including walking, cycling, public transport and the car, the effect on local traffic levels and congestion (especially to the trunk road network) after public transport and traffic management measures have been secured;


c) 
whether the proposal secures a high quality and inclusive design which takes the opportunities available for improving the character and the quality of the area and the way it functions;


d) 
the impact on economic and physical regeneration in the area, including the impact on deprived areas and social inclusion objectives; and


e) 
the impact on local employment.


4. In addition, Policy EC14 sets out the supporting evidence that should accompany planning applications for main town centre uses, which includes a sequential assessment and an impact assessment. Policy EC15 lists the factors that need to be taken into account in preparing a sequential assessment and Policy EC16 lists the criteria that should be assessed in the impact assessment.

5. The planning application was submitted prior to the publication of PPS4, and the applicant’s Retail Assessment therefore addresses the five tests set out in PPS6, namely the tests of ‘need’, ‘scale’, ‘sequentially preferable sites’, ‘impact’ and ‘access’. The applicant has since submitted supplementary information, which includes a PPS4 addendum which seeks to address up to date national policy and supplementary information which assesses the cumulative impact of the proposal with other recently approved foodstore permissions within the defined catchment area.  

6. The applicant’s Retail Assessment, supplementary information and addendum have been independently assessed by Planning Consultants Roger Tym and Partners and this advice has informed the following conclusions.

Sequential Assessment

7. Whilst Policy EC15 of PPS4 sets out the requirements of the sequential assessment for development control decision-making, Policy EC5 sets the order of preference in applying the sequential approach, as follows:

· first, locations within appropriate existing centres, where sites or buildings for conversion are, or are likely to become, available;

· second, edge-of-centre locations, with preference given to sites that are or will be well-connected to the centre; and then

· out-of-centre sites, with preference given to sites which are, or will be, well served by a choice of means of transport, and which are closest to the centre and have a higher likelihood of forming links with the centre.

8. Policy EC15 instructs that sequentially preferable sites should be assessed in terms of their availability, suitability and viability and that all in-centre options be thoroughly assessed before less central sites are considered; and that where it is demonstrated that there are no town centre sites, preference should be given to edge of centre locations that are well connected to the centre by easy pedestrian access. Policy EC15 also requires that - in applying the sequential approach - developers and operators demonstrate flexibility in terms of:

· scale: reducing the floorspace of their development;


· format: more innovative site layouts and store configurations such as multi-storey developments with smaller footprints;


· car parking provision: reduced or reconfigured car parking areas; and


· the scope for disaggregating specific parts of a retail or leisure development.


9. The applicant maintains that the size of supermarket proposed is considered the minimum that could be developed and that would be able to compete effectively with the nearby Asda, but they do not consider in detail the scope to disaggregate the scheme on different sequentially preferable sites, instead they state that customers expect an element of comparison goods within modern supermarkets and that it would be unreasonable to disaggregate the two elements.  Similarly, the applicant has not considered the potential to reconfigure the store or provide an alternative layout (such as undercroft car parking).  Planning authorities should not seek the arbitrary sub-division of proposals, and paragraph EC15.2 of PPS4 requires that local planning authorities “take into account any genuine difficulties which the applicant can demonstrate are likely to occur in operating the proposed business model from a sequentially preferable site, for example, where a retailer would be limited to selling a significantly reduced range of products”.  However, there are concerns that the applicant has not demonstrated sufficient flexibility, particularly as a specific operator has not yet been identified for the store. 

10. The applicant has considered seven alternative sites within their submission. The sites considered are listed below:

· Moorfield Walk, Urmston Town Centre


· Victoria Parade, Urmston


· Newton Street/Lacy Street Car Park, Stretford


· Essoldo Cinema, Chester Road


· Salford City Reds Stadium Development


· Partington Village Centre


· Vacant units in other defined centres 


11. The applicant concludes that having reviewed the sites listed, none are available, suitable and viable for a food superstore of the size proposed.  The Council’s retail consultant when assessing this report has also considered two additional sites, Eccles Town Centre (Threadneedle site) and Tesco West One (near Eccles Town Centre). 

12. Planning applications for retail foodstores on these sites were considered by Salford City Council’s planning committee on 18th February 2010. The in-centre Threadneedle scheme was approved by the Council and did not need to be referred to the Secretary of State and therefore is an extant consent which should be considered as a commitment for the purposes of the Neary Way application. Meanwhile, Salford City Council were minded to grant the Tesco West One scheme subject to referral to the Government Office.  Government Office has recently confirmed that this application has been ‘called in’ for their consideration.  When considering the Tesco West One scheme, Salford City Council concluded that the scheme was in an out-of-centre location (the applicant had argued that it was edge-of-centre). Salford’s position on this is considered to be sound and therefore, in relation to the Neary Way application, it is not considered that the Tesco West One proposal could be considered as being a sequentially-preferable option. Although PPS4 does give some indication that out-of-centre locations can be preferred if they are well served by a choice of means of transport and have a higher likelihood of forming links with a centre.  It is considered that although Tesco West One is slightly preferable to Neary Way in public transport terms (it is close to a Metrolink stop) and there is a slight chance that Tesco West One will form some links with Eccles Town Centre (and the Neary Way proposal is not near any existing centre), it is too marginal an advantage to be considered sequentially preferable.

13. Also in their consideration of the Tesco West One scheme, Salford City Council examined whether the sequentially-preferable Threadneedle proposal was suitable, available and viable in line with the PPS4 test. They determined that the Threadneedle proposal was not suitable or available for the food retail use proposed and so the Tesco West One scheme passed the sequential test (this is considered in detail in Paragraph 19 below). Therefore, in relation to the Neary Way proposal, the Threadneedle scheme cannot be considered as being suitable or available and therefore is not a sequentially preferable alternative.


14. It is considered that there are no other potentially sequentially preferable sites that are suitable, available and viable in or on the edge of Urmston Town Centre, Stretford Town Centre or any other centre in the catchment area. Therefore, whilst there are concerns that the applicant has not demonstrated sufficient flexibility in relation to the scheme proposed, it is considered that the Neary Way proposal satisfies the sequential test as set out in PPS4.

Impact Assessment


15. Policy EC14 of PPS4 requires an impact assessment to support out of centre retail proposals whilst Policy EC16 specifies six impacts which should be appraised, as follows:

a)  
the impact of the proposal on existing, committed and planned public and private investment in centres;


b)
the impact of the proposal on town centre vitality and viability;


c) 
the impact of the proposal on allocated sites outside town centres;


d) 
the impact of the proposal on in-centre trade/turnover and on trade in the wider area;


e) 
if located in or on the edge of a town centre, whether the proposal is of an appropriate scale in relation to the size of the centre and its role in the hierarchy of centres; and


f) 
any locally important impacts on centres.


16. Policy EC17 states that planning applications should be refused where there is clear evidence that the proposal is likely to lead to significant adverse impacts in terms of any one of the impacts listed above. Where no significant adverse impacts have been identified - and where the application also satisfies the requirements of the sequential test - planning applications should be determined by taking account of the positive and negative impacts of the proposal and other material considerations, and also the likely cumulative effect of recent permissions, developments under construction and completed developments. 


17. The main centres within the catchment area which the proposed scheme could impact upon are Urmston Town Centre, Eccles Town Centre, Stretford Town Centre and Partington Village Centre.  The impact of the proposal on these centres has been assessed by the applicant in their submission. 


18. Impact on Existing, Committed and Planned Public and Private Investment in a Centre or Centres in the Catchment Area of the Proposal – Officers are not aware of any committed or planned public or private investment in Stretford Town Centre.  However, there are proposals for development in Eccles, Urmston and Partington. 


19. In Eccles, outline planning permission was granted in February 2010 for the Threadneedle scheme.  The redevelopment of Eccles Shopping Centre would create a new 7,350 sq.m foodstore, which includes two other retail units and a market to the north west of the centre.  The scheme would also replace the existing rundown multistorey car park with a new car park and create new pedestrian links to and from the shopping centre.  The scheme is intended to revitalise Eccles Town Centre through the removal of vacant units and enhancement of the public realm, in addition to creating jobs to boost the local economy. The proposed superstore at Trafford Retail Park is likely to pose some risk to the delivery of this scheme, and there are concerns that it may detract an operator from investing in Eccles.  However, as outlined above, Salford expressed reservations in the Tesco West One committee report about the availability and viability of the Threadneedle scheme.  In particular, they state that whilst the Threadneedle scheme is recommended for approval “..the advice of the Council’s commercial advisors is that the scheme as illustrated in their planning submission would not represent a suitable proposition for any of the major food operators.  It is not considered that the quantum of development sought in the outline application for the Mall could be set out in a different way to overcome the advice…”.  Given the uncertainty around the viability of this town centre proposal, it could not reasonably be considered an existing, committed or planned investment in this respect.


20. Urmston Town Centre is also the subject of committed and planned investment, and the prime retail area is currently being upgraded as part of the Eden Square redevelopment scheme. The first phase of Eden Square is now complete and is anchored by a Sainsbury’s store, which opened in June 2009. Phase 1 also included 15 speculative retail units, whilst a second phase is also planned, which makes provision for an additional 4,000 sq.m of gross retail floorspace.


21. Drivers Jonas Deloitte have submitted a letter of objection, on behalf of ASK Property Developments Ltd, the developer responsible for the Eden Square scheme in Urmston Town Centre.  ASK Developments Ltd (ASK) explain that, only 6 of the 15 retail units being built speculatively were under offer, and vacancies are anticipated. As such ASK argues that, “Phase Two … cannot be realistically commenced until occupiers have been secured for the remaining.. vacant units”. ASK raises concern that the application scheme will detract operator interest from Urmston, and also undermine the performance of the new anchor store - Sainsbury’s - which should be given an opportunity to establish a stable trading pattern. They conclude that the long-term future of Urmston has not yet been secured, and “…there are still some very significant strides to be made…” and in this respect, the applicant has “…grossly under-estimated the extent to which the proposed foodstore…will prejudice the success of the Urmston redevelopment”.

22. ASK Property Developments Ltd has recently applied for planning permission for an alternative scheme for Phase 2 of Eden Square (ref. 75702/FULL/2010).  This application includes a significantly reduced number of residential apartments and a mix of larger retail units.  The application was reported to committee in October 2010 where members resolved to grant planning permission subject to the completion of an addendum to the legal agreement covering financial contributions. This legal agreement was completed and the decision notice issued on the 15th December 2010.  ASK are continuing negotiations with potential occupants for this part of the development. 

23. Although the proliferation of vacancies is partly the result of current economic circumstances and uncertainty in the retail market, it is considered that the proposed retail foodstore – which would be located only 0.8 miles from Urmston Town Centre and would draw upon the same catchment population – may further reduce investor confidence in the scheme. The Eden Square project is essential to rejuvenate the vitality and viability of Urmston Town Centre, and there are concerns that a new, competing foodstore in a nearby out-of-centre location may jeopardise its success and completion.


24. Finally, a retail scheme is also in the pipeline for Partington Village Centre.  Partington is defined as a Priority Regeneration Area in the Revised Trafford UDP, and is the subject of an emerging Area Action Plan as part of the forthcoming Trafford LDF. The existing local centre in Partington comprises a purpose-built 1960s shopping centre, which is now largely vacant and is in clear need of redevelopment and improvement. Outline planning permission was granted in 2008 for a replacement local shopping centre, which will include new retail units, financial and professional services, restaurants/cafes, takeaways, offices and public open space.


25. The new local centre in Partington will be anchored by a foodstore, providing up to 2,750 sq.m gross floorspace. The foodstore element of this scheme is vital to ensure that the redeveloped Village Centre meets local residents’ day-to-day food and grocery needs. However, progress is being made in terms of letting this unit.


26. In relation to Policy EC16.1a there are therefore concerns that the proposal could threaten in particular the planned investment in Urmston Town Centre. This represents a significant impact, because the success of the planned investment scheme is crucial to improve the vitality and viability of this struggling centre. These concerns regarding the impact on planned investment are exacerbated, when the application scheme is considered cumulatively with several other commitments for superstore developments that exist in and around the catchment area (which is explained in more detail in relation to Policy EC16.d below).


27. Policy EC16.1b - Impact on Town Centre Vitality and Viability, Including Local Consumer Choice - Allied to the above, there are concerns regarding the likely impact of the proposals on the vitality and viability of several centres within the catchment area. As explained above, there are particular concerns regarding the health of Partington Village Centre, and Eccles and Urmston Town Centres.  Firstly, Partington Village Centre is in urgent need of redevelopment and improvement. The existing centre is anchored by a Co-op store on Central Road, and also benefits from a relatively new health centre and library. However, aside from this provision, the majority of the centre is vacant, and the existing retail units are in a poor state of repair. The applicant acknowledges in their Planning and Retail Statement that the centre is under-performing in its current state, and that it is in dire need of redevelopment and investment to improve provision and create a vital and viable centre that meets the needs of local residents. As such, it is crucial that the planned scheme to redevelop the centre is implemented. The proposals, if approved, may detract a foodstore operator from investing in Partington, to the detriment of the long-term vitality and viability of the centre. 

28. Urmston Town Centre has also historically suffered from underperformance, with a limited convenience and comparison retail offer and a poor quality public realm, centred around the dated Moorfield Walk shopping centre. However, substantive improvements are currently underway in the centre through the Eden Square redevelopment project. Nevertheless, as Drivers Jonas Deloitte points out in their letter of objection, many of the completed new units in Phase One are still to be occupied, Phase Two is yet to start, and the success of the scheme is dependent on a strong performance from the anchor tenant: Sainsbury’s. As such, Drivers Jonas Deloitte explains that “there are still some very significant strides to be made before the development can be fully implemented as planned and the long-term future of the town centre secured’’.  The health of Urmston Town Centre is therefore at a turning-point, and until the redeveloped Eden Square becomes established the centre is particularly susceptible to impacts from competing developments. As such, there are concerns that the centre’s recovery may be significantly hindered by the application proposal for an out-of-centre superstore, located less than one mile from the town centre.


29. There are also concerns about the current vitality and viability of Eccles Town Centre. The centre comprises two main parts; to the north is the Mall Shopping Centre, with unit shops fronting Church Street, whilst the south part of the centre has been redeveloped in recent years and incorporates a bus station and a Morrison’s store. The north part of the town centre is particularly weak and is characterised by a high proportion of vacant units and a poor quality environment, with the Mall Shopping Centre is in particular need of updating.  Outline planning permission has been granted for the partial redevelopment of the shopping centre, to create a new 7,350 sq.m foodstore, inter alia (Threadneedles scheme). These redevelopment proposals, if implemented, will certainly help to improve the vitality and viability of Eccles.  However, as outlined above its deliverability remains uncertain.  Without forthcoming redevelopment proposals the health of Eccles remains very fragile.  In this context, any trade impact on Eccles must be considered carefully, as it is likely to further undermine the performance of the centre. 


30. Finally, the health of Stretford Town Centre is also not very strong. The centre is dominated by the purpose-built Stretford Mall, which has an unappealing external appearance, and which is segregated from neighbourhoods to the north and east by the busy A56 and A5145. The centre suffers from: a high vacancy rate; a poor retail mix which is focused on the discount-end of the market; a large, vacant market hall which detracts from the vitality of the centre; and the lack of an evening economy or any commercial leisure uses.  The centre is anchored by a Tesco Metro supermarket, which is generally well-used for ‘top-up’ food and grocery shopping, with visits often made in conjunction with trips to the non-food units in the centre. The proposal is likely to divert some trade from the existing Tesco Metro, which - cumulatively with other superstore commitments in the catchment area - may have a consequent knock-on effect for other retailers in the Mall due to the loss of linked trips.


31. In summary, it is considered that Eccles, Urmston and Stretford Town Centres, and Partington Village Centre (which is located just beyond the catchment area) are all currently underperforming, and despite schemes in the pipeline for several of the centres, their future vitality and viability is not assured.  However, before the impact on the health of these centres can be fully assessed, it is necessary to consider the likely trade diversions (on both a solus and cumulative basis), and this is assessed in detail in relation to Policy EC16.1d of PPS4 below. 


32. Policy EC16.1c - Impact on Allocated Sites Outside Town Centres – The application proposal, it is considered, would not have an adverse impact on any allocated sites located outside the centres within the catchment area. Indeed, it is understood that there are no out-of-centre sites allocated for a superstore development within the catchment area.


33. Policy EC16.1d - Impact on In-Centre Trade/Turnover and on Trade in the Wider Area – Although it is recognised that need is no longer a development management tool on its own, issues of expenditure capacity and quantitative need are still inextricably linked to the consideration impacts. Indeed, PPS4 specifically states in relation to Policy EC16.1d (impact on in-centre trade/turnover) that account should be taken of, “current and future expenditure capacity in the catchment area up to five years from the time the application is made”. It is evident, therefore, that the impact assessment should be informed by a clear understanding of local expenditure capacity.


34. The Council’s consultant has raised concerns about the applicant’s assessment of expenditure capacity available to support the convenience element of the scheme (2,826 sq.m sales floorspace) and have advised that the capacity for additional convenience floorspace in the catchment area has been exaggerated. Furthermore, planning permission has recently been granted (in February 2010) for an additional food superstore in Eccles Town Centre (Threadneedles scheme) which falls within the catchment area. Once this new retail commitment is factored into the assessment, convenience expenditure capacity to support the proposed store would be limited further.


35. In addition, it is considered that there is no qualitative need for an additional out-of-centre superstore in the catchment area. Local residents are already well-provided for by the existing Asda superstore at Trafford Park, the modern Sainsbury’s store in Urmston Town Centre, the Morrisons, Netto and Aldi stores in Eccles, and the Tesco Metro in Stretford Town Centre. Furthermore, planning permission has been approved for a new Tesco Extra at Chester Road, Stretford (application reference: 74393/FULL/2009), which will serve residents located towards the east of the catchment area. Committed new foodstore developments in Ordsall, Walkden, and Partington, will also benefit residents located towards the edge of the catchment area. There appears, therefore, to be no apparent shortfall in foodstore provision in and around the catchment area.


36. The Trafford Borough Retail and Leisure Study (TBRLS) in 2007 concluded that there is minimal forward capacity or need for additional convenience facilities in the ‘Partington/Urmston’ area over the period to 2021. However, it did identify a quantitative and qualitative need for additional supermarket provision in the ‘Northern (Stretford)’ area. This identified need will be addressed by the approved Tesco store at Chester Road, Stretford.


37. In summary, it is considered that there is insufficient quantitative and qualitative need to support the proposed scheme, and so it is likely that the market shares of existing retailers and centres would be ‘squeezed’. Indeed, given that there is insufficient convenience expenditure capacity to support the application scheme, some of the turnover requirements of the proposed store would be derived instead by diverting trade from existing town centre stores, resulting in adverse trade impacts. The solus and cumulative impacts of this are considered below.


Solus Impact


38. The applicant maintains that the highest proportion of the proposed stores turnover (45%) would be drawn from the largest existing store within the catchment area, namely the Asda store at Trafford Park. The Asda store is over-trading, as evidenced by queues at the checkouts, a busy car park, and in-store congestion, and it is anticipated that the store will be able to withstand the level of impact projected (£10.6m). In any case, the Asda at Trafford Park is located out-of-centre, and is afforded no policy protection by PPS4. The applicant’s impact assessment shows that the second highest diversion of turnover would be from the new Sainsbury’s store in Urmston. The assessment suggests that 30 per cent of the convenience turnover of the superstore would be diverted from Sainsbury’s, which equates to a trade diversion of £7.1m. The applicant suggests that the Sainsbury’s store in Urmston has a total convenience turnover of £36.1m and that the application scheme will have a solus trade impact of 19.7%.


39. However, the retail statements submitted in support of two recent planning applications for foodstores at Chester Road and White City Retail Park utilised different turnover figures for the Sainsbury’s store; the Chester Road application suggested that the existing convenience turnover of the Sainsbury’s store is £23.87m, and the White City application used a turnover figure of £31.64m. Based on these alternative turnover estimates, the convenience impacts of the proposed superstore would be even higher, equating to 29.7%, or 22.4%, respectively.


40. It is considered therefore that the convenience trade impact of the application scheme on the Sainsbury’s store in Urmston is likely to be in the range of 20% to 30%.  An impact even at the lower end of this scale is significant. Indeed, the total trade draw from the Sainsbury’s store would be higher still, if the diversion of comparison goods turnover is also taken into account. There are serious concerns about this level of impact on the new Sainsbury’s store, which is located at the heart of Urmston Town Centre, and is an essential anchor of the Eden Square redevelopment scheme; the successful completion of which is necessary to secure long-term improvements to the vitality and viability of the centre.


41. The applicant’s figures focus entirely on the convenience trade diversion expected from existing supermarkets in the catchment area. However, there is also likely to be some diversion of convenience trade from the Co-op store (Victoria Parade) in Urmston Town Centre and other independent convenience retailers. Thus, the total solus convenience trade diversion from Urmston Town Centre would be even higher than the £7.1m identified in relation to the Sainsbury’s store above and is more likely to be in the region of 24%.


42. The diversion of trade to an out-of-centre superstore would also lead to the loss of linked trips with other town centre retail and service providers, which are currently made in association with the town centre Sainsbury’s store. The loss of these associated linked trips will lead to indirect negative trade impacts on other convenience and comparison retailers in Urmston, to the further detriment of the vitality and viability of the centre. Overall, it is considered that the adverse trade impact of the application scheme on Urmston Town Centre is likely to be ‘significant’ for the purposes of EC17.1b of PPS4.


43. The proposal would also divert some trade from other centres located in and just beyond the catchment area. Most notably, the applicant estimates that the superstore will divert £1.2m convenience turnover from each of the Morrison’s store at Eccles; the Tesco Extra in Irlam; and the Tesco Metro store at Stretford Mall. This represents a material level of trade diversion, which - in the case of Stretford and Eccles – will be from anchor town centre stores. Nevertheless, these solus impacts are unlikely to seriously undermine the vitality and viability of the centres, and it is acknowledged that the Tesco Metro in Stretford and the Morrison’s store in Eccles are over-trading to an extent. 


Cumulative Impact


44. In addition to considering the solus impact of the proposed scheme, it is important to assess the cumulative impact of the development, in association with other commitments for retail floorspace both within and surrounding the catchment area. The applicant only briefly considers the issue of cumulative impact in its PPS4 Addendum, although no impact tables have been produced and there is no detailed analysis of the likely cumulative impacts.  In the absence of such analysis, it is difficult to provide detailed commentary on the cumulative trade diversions that are likely to occur as a result of the retail commitments listed above. 


45. Nevertheless, since the solus impact of the application scheme on Urmston Town Centre is likely to be significant, it follows that the cumulative impact is also likely to be ‘significant’ and would represent a very significant level of trade diversion from a key town centre, to the detriment of its long-term vitality and viability.


46. Similarly, there are concerns regarding the likely cumulative impact on Stretford Town Centre. Although the solus impact of the application scheme only equates to a convenience trade diversion of £1.2m from Stretford, trade would also be diverted to other commitments, particularly the Morrison’s at Ordsall and the Tesco store at Chester Road. 


47. When considering the planning application for the Tesco store on Chester Road it was concluded that the cumulative impact of the Tesco scheme, plus other commitments, was only marginally below the significant threshold.  Thus, it follows that with the additional trade diversion to this proposed store, the effect would now be an overall cumulative impact that is above that which is considered to be ‘significant’, for the purposes of PPS4 (around £6.2m, which equates to a convenience impact of 22% at 2014).  This is considered to be a ‘significant’ level of impact, particularly given the fragility of Stretford Town Centre, as outlined above.


48. In summary, there are major concerns regarding the impact that the application scheme is likely to have on existing centres in the catchment area, both when the proposed superstore is considered on its own, and cumulatively with other retail commitments. It is considered that the solus impact on Urmston Town Centre would be ‘significant’ whilst the cumulative impact of the application scheme, plus commitments, is likely to be ‘significant’ on Urmston Town Centre and Stretford Town centre, under the terms of Policy EC17.1 of PPS4. 

49. Policy EC16.1e – Scale - PPS4 states that if an application site is located in or on the edge of a town centre, it is necessary to consider whether the proposal is of an appropriate scale (in terms of gross floorspace) in relation to the size of the centre and its role in the hierarchy of centres. Since the current proposal is located on an out-of-centre site, the scale test is not relevant. Notwithstanding this, it is noted that the floorspace proposed at the superstore (7,246 sq.m gross) is very similar in size to the total floorspace permitted by the extant consents for three non-food retail warehouses on the application site (approximately 7,500 sq.m gross in total). The scale of the development is therefore considered to be acceptable under the terms of Policy EC16.1e of PPS4.


50. Policy EC16.1f - Locally Important Impacts - In advance of local policy being updated to reflect this stipulation, it is not considered appropriate to consider this aspect of the new national policy.


Consideration of Policy EC10.2

51. Policy EC10.2 of PPS4 sets out the criteria against which all applications for economic development should be assessed. These are as follows: -


· Whether the proposal has been planned over the lifetime of the development to limit carbon dioxide emissions and minimise vulnerability and provide resilience to climate change;


· The accessibility of the proposal by a choice of means of transport including walking, cycling, public transport and the car, the effect on local traffic levels and congestion (especially on the trunk road network) after public transport and traffic management measures have been secured;


· Whether the proposal secures a high quality and inclusive design which takes the opportunities available for improving the character and quality of the area and the way it functions;


· The impact on economic and physical regeneration in the area including the impact on deprived areas and social inclusion objectives;


· The impact on local employment.


52. Whether the proposal has been planned over the lifetime of the development to limit carbon dioxide emissions and minimise vulnerability and provide resilience to climate change - The application is only in outline at this stage and the applicant states that the detailed design stage is expected to provide an opportunity to investigate and incorporate a variety of technologies designed to reduce carbon emissions and to minimise energy use.  Whilst there is no clear commitment in this respect from the applicant at this stage, this matter can be addressed in subsequent reserved matters applications.


53. The accessibility of the proposal by a choice of means of transport including walking, cycling, public transport and the car, the effect on local traffic levels and congestion (especially on the trunk road network) after public transport and traffic management measures have been secured – Whilst the application site is considered to be relatively well located in terms of public transport (it is situated on Barton Road which is served by several local bus routes), due to the position of the store at the far western end of the site, the entrance would be over 300m from the nearest bus stop. In terms of pedestrian permeability, a footpath is proposed from Barton Road to the store entrance, however as stated above the store building is remote from the main highway and the pedestrian path through the store car park would measure over 200m in length.  It is considered that the development could be better designed to ensure the store is accessible to pedestrians and those using public transport. The LHA recommends that a pedestrian crossing should also be provided (through S106 contributions) on Barton Road to improve pedestrian accessibility to the site.  The LHA raises concerns about the impact of the proposed foodstore on the highway network (particularly Barton Road), however improvements proposed to the junction 10 approach (widening it to four lanes) and roundabout at Neary Way/Barton Road would address these concerns and they do not object to the application on this basis.     

54. Whether the proposal secures a high quality and inclusive design which takes the opportunities available for improving the character and quality of the area and the way it functions – The proposed store would have its main elevation facing Barton Road and the applicant states that it would comprise a modern high quality retail development.  Whilst it is considered that the proposal would represent an improvement on the quality of the existing site with a development which is in keeping in terms of its scale/size with the adjoining retail units, as this is an outline planning application, details are limited at this stage and it is difficult to reach a conclusion in this respect.  However, again the remoteness of the store from Barton Road raises concerns that this not would deliver a truly inclusive development.


55. The impact on economic and physical regeneration in the area including the impact on deprived areas and social inclusion objectives – The applicant provides only limited information about the proposal in this respect stating that the development would bring this vacant site back into beneficial use.  However, it should be noted that (as outlined above) the proposal would have a significant adverse impact on planned investment in Urmston Town Centre, and a significant adverse impact on the vitality and viability of and trade diversion from Urmston Town Centre (solus and cumulative) and Stretford Town Centre (cumulative).  There are therefore serious concerns that the proposal would lead to a subsequent decline in the economic and physical regeneration of these centres, delivering positive and negative impacts associated with the development in this respect.


56. The impact on local employment –The development would provide 280 jobs (gross) at the Trafford level.  However, the applicant has not assessed the likely net gain in employment within the catchment area of the store, allow for offsetting job losses through ‘leakage’ and ‘displacement’.  Notwithstanding the figure used, it is considered that in terms of local employment, the proposed store would have a beneficial impact.  It is therefore considered that the proposal complies with this aspect of Policy EC10.2. 

Conclusion to Principle of Development

57. Policy EC17 of PPS4 sets out the Government’s guidelines for considering planning applications for retail development. Policy EC17.1 explains that applications for main town centre uses that are not in an existing centre and not in accordance with an up-to date development plan should be refused planning permission where:


a) the applicant has not demonstrated compliance with the requirements of the sequential approach (Policy EC15); or

b) there is clear evidence that the proposal is likely to lead to significant adverse impacts in terms of any one of the impacts set out in Policy EC10.2 and Policy 16.1 (the impact assessment), taking account of the likely cumulative effect of recent permissions, developments under construction and completed developments.


58. In relation to Policy EC15 (the sequential assessment), the relative merits of eight potential sequentially preferable sites have been considered. It is accepted that none of the alternative sites considered are available and suitable and viable for a food superstore.  The proposal therefore complies with the sequential approach, as set out in Policy EC15 (and EC17.1) of PPS4. 

59. Whilst reservations have been raised in the assessment of the proposal against the impact tests outlined in Policy 10.2, there is no clear evidence that the proposal at this stage would lead to a significant adverse impact.  However, in relation to Policy EC16.1 it is considered that there is clear evidence of significant adverse impacts arising from the proposal as detailed above (particularly in terms of EC16.1a, EC16.1b and EC16.1d) which would cause harm to Urmston Town Centre and Stretford Town Centre. In this respect the proposal fails to comply with Policies EC16 and EC17 of PPS 4.

60. The application also conflicts with Proposal S12 of the Revised Trafford UDP in that it proposes food retail within a Retail Warehouse Park that is clearly identified for non-food retail warehouse development and Proposals S9 and S11 in that it would have a serious adverse effect on the vitality and viability of Urmston Town Centre. 

61. For the reasons outlined above it is considered that the application fails the impact tests set out in Policy EC16 of PPS4, and should therefore be refused under the terms of Policy EC17.1b and Policies S9, S11 and S12 of the Revised Trafford UDP.

DESIGN AND APPEARANCE 


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

63. This supporting information indicates a single foodstore building with a gross floorspace of 7,246 sq.m (net sales area 4,348 sq.m) measuring between 9m and 12m in height.  A potential tower feature is also referred to in the submission and this element would measure between 12m and 15m in height.  The drawings submitted indicate that the store would be situated at the far west end of the site with the service yard situated behind this (adjoining the boundary with United Utilities).  Customer and staff car parking (490 spaces) would extend between the store and Barton Road. Vehicle access to this car park would be from the existing roundabout on Neary Way. The existing landscaped bund extending along the east and north boundary of the site would be retained.  


64. The proposal would fall within Trafford Retail Park, which comprises a terrace of bulky goods retail units with several smaller freestanding units adjoining Barton Road.  The proposal would be similar in height and scale to these adjoining units and within this context (albeit appearance is reserved at this stage) it is considered acceptable in this respect.  A store which is situated closer to Barton Road would help to ensure the development is more accessible and inclusive and would provide an element of frontage to the site, however the applicant maintains that this could not be achieved due to site constraints.  Nevertheless, amended drawings have been submitted which remove the petrol filling station and car wash situated at the junction of Barton Road and Neary Way which previously formed part of the application proposals.  This amendment has addressed some officer concerns particularly as these elements would have been relatively prominent in the streetscene.  The retention of the landscaped bunds to the boundary would also provide an element of screening to the car parking area behind.  


65. On the whole, whilst the applicant has failed to address concerns about the remoteness of the building from the public highway and the frontage this presents to Barton Road, improvements have been provided in the form of the removal of the petrol filling station and car wash. Should planning permission be granted, the detailed design of the store would be considered through future reserved matters applications.  On this basis the proposed development is considered to be acceptable in this respect in accordance with Proposal D1 of the Revised Trafford Unitary Development Plan and Policy L7 Design of the Submission Trafford Core Strategy.

RESIDENTIAL AMENITY

66. The nearest residential properties are situated to the south on Welwyn Close (35m away) and Wycombe Close (34m away).  The proposed foodstore as illustrated on the drawings would be located 37m and 50m respectively from these properties.  At this distance, the proposed store (with the mature hedge and trees extending along either side of Rivers Lane) would not appear unduly overbearing, nor would it result in a loss of privacy.  


67. In terms of noise generated by the proposed store and its associated service yard and car park, the Council’s Renewal and Environmental Protection Department do not raise an objection to the principle of the proposed foodstore on this site and its indicative layout on the grounds of the separation distances to residential properties and the site history.  However, they state that should planning permission be granted, conditions restricting the servicing/delivery times and the acoustic treatment of any external plant are recommended.  A condition is also recommended which would limit construction activity.  These conditions should address the potential for any noise nuisance to occur which would impact on neighbouring properties.  


68. To the east, properties on Barton Road would be situated over 260m from the proposed store and 50m from the proposed car park.  At this distance the proposed foodstore would not appear unduly overbearing and given that the site was previously occupied by a car showroom dealership with extensive areas of car parking, its associated car parking is also unlikely to raise any amenity issues.  The retained landscaped bund, which measures up to 15m in depth in part along the east boundary would also help to soften the development and minimise its visual impact from these properties. 


69. Subject to the recommended noise conditions, the impact of the development on the residential amenity of neighbouring properties is considered to be acceptable. The development therefore complies with Proposal D1 of the Revised Trafford Unitary Development Plan in this respect.

ACCESS AND TRAFFIC


70. Government guidance in PPG13 emphasises the Government’s aim to reduce the need to travel and to make use of alternative means of transport other than the motor car. The application site is relatively well served by public transport facilities.  Bus stops on Barton Road provide frequent services to Urmston and the Trafford Centre where further services run to Manchester, Altrincham, Flixton, Stretford, Stockport and the surrounding area.  The site is also readily accessible to anyone in the local area cycling.  However, due to the position of the foodstore, at the far west of the site, there are concerns that it would be too remote from Barton Road to encourage people to walk to the store.  The applicant has submitted an amended plan which shows a clear pedestrian route from Barton Road to the store, however this does not address the issue of its remoteness.   Nevertheless, the proposal is considered to be acceptable in this respect.

71. The LHA and Highway Agency do not object to the planning application.  The LHA raise concerns about the impact of the proposal on the local highway network.  Barton Road, which they note, is already extremely busy.  However, if highway improvements are delivered (including the widening of the Junction 10 M60 approach to four lanes; introduction of a pedestrian crossing on Barton Road; and improvements to the Barton Road/Neary Road roundabout) they do not object to the proposal.  Similarly, the Highways Agency’s response is subject to the delivery of highway improvements to Barton Road and the completion of road safety audits.  


72. The level of car parking shown on the illustrative layout plans submitted (478 spaces) far exceeds the car parking requirements outlined within the Regional Spatial Strategy (Partial Review) - which states that a maximum of 271 spaces should be provided for a development of this type/size.  Given the current uncertainty around the RSS (with Government plans to abolish it through the Localism Bill) and the nature of the application, which is made in outline with details of layout reserved, it is not considered appropriate to refuse the application on this basis.  It is also relevant to note that Central Government has recently amended PPG13 to remove “maximum” parking standards for new residential development.  Whilst not applicable to retail developments as such as this, a letter from Eric Pickles the Communities Secretary to all Chief Planning Officers stated that “local authorities are best placed to take account of local circumstances and are able to make the right decisions for the benefit of their communities” and shows a change in the Government’s approach to car parking standards for developments.    The applicant has demonstrated that there is sufficient space on the site to accommodate a store of this size with adequate car parking and in this respect the application is considered to be acceptable.   


73. Should planning permission be granted, conditions are recommended which require the applicant to submit, agree and implement a detailed Travel Plan with measurable targets and carry out road safety audits. Subject to these conditions, it is therefore considered that the proposed development is acceptable in highway terms.

DEVELOPER CONTRIBUTIONS TOWARDS THE RED ROSE FOREST

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


75. Based on the amount of retail floorspace proposed, there is a requirement for 145 no. (net) standard trees to be planted.  As some tree planting may be proposed on site, the calculation for the trees required as a commuted sum would be reduced by £310.00 for every tree provided on site/off site, from the maximum figure of £44,950.  

DEVELOPER CONTRIBUTIONS TOWARDS HIGHWAY AND PUBLIC TRANSPORT IMPROVEMENTS

76. The Council’s SPD1 - ‘Developer Contributions to Highway and Public Transport Schemes’ was adopted on 6 March 2007 and applies to all major developments such as this. Contributions would be used by the Council and GMPTE to implement public transport and highways improvement schemes within the locality of the new development. The site falls within an ‘Accessible’ area as defined by the SPD and therefore the relevant contribution based on the floorspace of the development would be £1,209,695.00. This would be split between a highway network contribution (£330,828.00) and a public transport contribution (£878,867).

CONCLUSION


77. In conclusion, it is therefore considered that the proposed store, would have a significant and unacceptable adverse impact in respect of planned investment in Urmston Town Centre (criterion a of Policy EC16.1 of PPS4) and would also have a significant adverse impact on the vitality and viability of, and trade diversion from Urmston Town Centre (criteria b and d of Policy EC16.1 of PPS4).  When considered cumulatively with extant planning permissions the proposal would also have a significant and unacceptable adverse impact in respect of the vitality and viability of, and trade diversion from, Stretford Town Centre (criteria b and d of Policy EC16.1 of PPS4). 

78. Policy 17.1 of PPS4 states that “planning applications for main town centre uses that are not in an existing centre and not in accordance with an up to date development plan should be refused planning permission where…there is clear evidence that the proposal is likely to lead to significant adverse impacts in terms of any one of the impacts in Policies EC10.2 and 16.1 (the impact assessment) taking account of the likely cumulative effect of recent permissions, development under construction and completed developments.” It is considered that the proposed development would have a significant adverse impact within the terms of Policies EC16.1a, b and d, so that Policy EC17.1b of PPS4 suggests a refusal.  However, even if the adverse impacts identified under Policy EC16 are deemed not to be ‘significant’ – as asserted by the applicant, Policy EC17.2 would apply, and on balance it is considered that the negative impacts of the development on Urmston Town Centre and other town centres within and outside the Borough more than outweigh the positive impacts identified under Policy EC10.2 so that a refusal would still be recommended. 

79. Thus Policy EC17.1b suggests that the application should be refused and it is considered that there are no material considerations outwith the provisions of PPS4 to which such weight should be given as to offset the application’s contravention of Policy EC17.1b.


80. In terms of other issues, it is considered that, subject to appropriate conditions, the proposed development would be acceptable in terms of its scale, impact on residential amenity, impacts on traffic generation, highway safety and parking provision.

81. It should be noted that the Town and Country Planning (Consultation) (England) Direction 2009 defines the categories of development that need to be referred to the Secretary of State as a Departure from the Development Plan. Paragraph 5 (1) of the Direction states that this includes out of centre retail developments of 5,000 square metres or more, which are not in accordance with one or more provisions of the development plan. It is considered that the proposed development falls within this category. It is therefore considered that should the Committee be minded to grant planning permission, the application would need to be referred to the Secretary of State as a Departure from the Development Plan.      

RECOMMENDATION: REFUSE 


1.  The proposed development would have a significant and unacceptable adverse impact in respect of planned investment in Urmston Town Centre and would also have a significant adverse impact on the vitality and viability of, and trade diversion from Urmston Town Centre. The proposed development, when considered cumulatively with extant planning permissions would also have significant and unacceptable adverse impacts in respect of the vitality and viability of, and trade diversion from, Stretford Town Centre. The proposed development would therefore be contrary to Policies EC16.1 a, b and d and EC17.1 of PPS4, Policy W2 of the Submission Trafford Core Strategy, Policy W5 of the Regional Spatial Strategy (RSS), and Proposals S9, S11 and S12 of the Revised Trafford UDP and there are no material considerations outwith the provisions of PPS4 to which such weight should be given as to offset the application’s contravention of Policy EC17.1b. 
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		WARD: Priory

		75725/FULL/2010



		DEPARTURE: NO





		CHANGE OF USE FROM A SHOP (USE CLASS A1) TO A PLACE OF WORSHIP (USE CLASS D1).  REPLACEMENT OF EXISTING EXTERNAL STAIRWELL WITH NEW EXTERNAL STAIRWELL TO THE EAST ELEVATION AND ALTERATIONS TO EXTERNAL ELEVATIONS AND EXISTING SERVICE YARD.  






		Former QS Fashions Site, 5a Broad Road, Sale





		APPLICANT:  Rev Andy Britton, Kingsway Church





		AGENT: Byrom Clark Roberts





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO A S106 AGREEMENT









SITE


The site comprises of a large vacant commercial building, erected in the 1970s.  The site was formerly occupied by a retail store ‘QS Fashions’ and has now stood vacant for some time.  The site is located within Sale Town Centre and is situated on the northern side of Broad Road.  A multi-storey car park ‘Q-Park’ and modern residential apartments bound the site to the west and north-west.  A commercial site comprising of a kitchen showroom bounds the site to the north.  Wharf Road bounds the site to the east and Sale Leisure Centre is situated to the south of the site on the opposite site of Broad Road.


The building was original built as single storey and in the 1990s a mezzanine floor was added, creating a second floor within the building.  Car parking to the building is situated to the north and west of the site.


PROPOSAL


The application proposes a change of use of the site from a shop (Use Class A1) to a place of worship (Use Class D1).  The proposal also entails external alterations to the building, including the replacement of the existing external stairwell to the east elevation and the replacement of the existing shop windows with new windows and additional windows are proposed at first floor level around the building.  The existing external roller shutters are proposed to be removed and new roller shutters are proposed internally within the building.  A new acoustic ceiling is also proposed underneath the existing ceiling.  


A small children’s play area is proposed outside of the building along the Broad Road frontage.  A 1.5m high fence is proposed along the southern boundary of the site with this play area.  A 2m high security fence is proposed along part of the eastern boundary with Wharf Road.


The proposal would provide a range of services / uses which includes Sunday worship at 10:30am and 18:30pm; mother and toddler group morning and afternoon meetings on Mondays to Fridays; youth groups associated with the church would meet later afternoon and early evening midweek and Saturdays; weekly prayer meetings at 19:00pm.  There would also be midweek use of the community meeting rooms during daytime and evenings.  Overall the application seeks use of the building by the public between the hours of 08:00 and 22:30 on any day.

THE DEVELOPMENT PLAN


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.

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


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


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


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. 


The following advice was issued by DCLG and the Planning Inspectorate on 7th December 2010: 


“…pending determination of the challenge, decision makers in local planning authorities and at the Planning Inspectorate will in their determination of planning applications and appeals need to consider whether the existence of the challenge and the basis of it, affects the significance and weight which they judge may be given to the Secretary of State’s statements and to the letter of the Chief Planner.”


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 (see attached list) – 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 made on 3rd December 2010.

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, the RSS and SPDs in the determination of planning applications. 


PRINCIPAL RELEVANT SPATIAL STRATEGY POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Uses and Infrastructure


UDP PROPOSALS MAP NOTATION 


Sale Town Centre

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


S5 – Development in Town and District Shopping Centres


S7 – Development in Sale Town Centre


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


D1 – All New Development


D2 – Vehicle Parking


RELEVANT PLANNING HISTORY

H28654 - Use of part of car park and service yard as a garden centre involving the erection of 3.6m high weld mesh fencing – Approved with conditions 30/01/1989.


H45332 – Change of use from retail (Class A1) restricted to the storage, distribution, trade & retail sale of builders merchants materials & associated products to the sale of clothing (class A1) – Approved with conditions 08/07/1998.


H46184 – Change of use/conversion of DIY store (Class A1) to health & fitness club (Class D2). Erection of 2-storey extension to Wharf Road to form plant room, material alts to external appearance – Approved with conditions 16/09/1998.

APPLICANT’S SUBMISSION 


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


· The church has outgrown its current premises on Glebelands Road, Sale and need to relocate to a much larger facility.  Broad Road has the advantages of being in the town centre, high visibility, excellent access to public transport, good vehicular access, multi-storey car park adjacent, the building is suitable for a modern worship space to seat potentially 600 people.


· The church would like to enhance their level of service provision to the community.


· The auditorium/worship space would have removable seating so the space can be used for other community purposes.  A new suspended acoustic ceiling would be introduced primarily to reduce reverberation and acoustic treatment will be provided to the walls.


· Many of the external features, although dated, will be retained.  The west staircase will be rebuilt with a masonry flanking wall to abut the existing canopy and the remaining stair to be fully glazed.


· The church would manage the community facilities and create a new foyer and café which would provide a point of focus as a positive amenity and benefit to the neighbourhood.


CONSULTATIONS


Strategic Planning & Development – Comments received are incorporated within the observations section of the report.


LHA – No objection.  Travel Plan to be conditioned and recommend securing financial contributions towards extending neighbouring resident parking schemes and road markings.  28 cycle parking spaces to be required.  Further comments made are discussed in the observations section of this report.

Environmental Protection – No objections, recommend conditions in regards to preventing noise disturbance to neighbouring residents and sensitive receptors.


GMPTE – No objection.


GMP Design for Security – Comments to follow in the Additional Information Report

REPRESENTATIONS


Twelve letters of objection have been received from nine neighbouring residents situated on Wharf Road, Broad Road, Lynwood Grove and Northenden Road.  The concerns raised are: - 


· There are existing car parking problems to the rear of the building and on Wharf Road, especially in the evenings due to visitors to Sale Leisure Centre being able to park on the road after 6pm.  There is also the problem of cars parking on pavements.  This problem will be a lot worse should the planning application be accepted.


· At present the Council operates a parking permit system on Lynwood Grove but only runs Monday to Friday and during working hours, the proposed facility will open for worship every evening and also weekends, outside the permit restrictions.


· They would be subjected to an increase in traffic noise and disturbances.


· Too many people visiting for worship.  Very long hours of use 08:00 to 22:00 Monday to Saturday and 10:30 to 18:30 on Sunday.


· Letting for hire for function suite for parties would cause more disturbance for the surrounding residents.


· Amplified music and singing would create more noise.


· The proposal would detract from the function of Sale Centre as a focus for shopping activity and would result in a loss to the potential economic prosperity of Sale


· As the Church plans show its own Café Bar it appears that the existing local cafes and restaurants will not benefit either.


· Keeping it as a shop would provide more jobs in the local area and opening times would be far less.


· The high fence would look out of character.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application site is situated within Sale Town Centre boundary, although is not located within a “main” or “other important” shopping frontage as defined by Proposal S13 of the Revised UDP.  This type of change of use is also not referred to by Proposal S13.  In terms of PPS4: Planning for Sustainable Economic Growth, a place of worship (Use Class D1) is not defined as a main town centre use.  The application site has been vacant for some time and whilst the loss of an A1 use within the town centre is regrettable, it is considered that bringing this long-term vacant unit back into use as a place of worship would not unduly impact on the character, diversity and vitality of the town centre.  It is also recognised that the site is situated right on the edge of the town centre. The proposal is therefore considered acceptable in principle.


RESIDENTIAL AMENITY


2. There are no residential properties adjoining the site.  The nearest residential properties to the site are apartments at No.3 Broad Road.  A minimum distance of 38m lies between these apartments and the building of 5a Broad Road.  The nearest residential house on Broad Road is No. 20 which is situated a minimum distance of 71m away from the site.  Belforte House Hotel (No.7-9 Broad Road) is situated on the opposite corner of Wharf Road.  


3. The existing use on the site as a clothes shop has unrestricted hours of use.  The proposed place if worship wishes to be open between 08:00 to 22:30 on any day.  Sale Leisure Centre is situated opposite the site on the southern side of Broad Road.  The leisure centre is open to the public between 06:00 to 22:30 hours on Mondays to Fridays, 06:00 to 21:30 hours on Saturdays and 08:00 to 22:00 on Sundays.  Concerns raised by neighbouring residents in regards to the proposed opening hours have been taken into consideration, however it is recognised that the site, although situated near residential properties is also situated within Sale Town Centre where there is a higher degree of activity later into the evenings.


4. As part of the proposal, the applicant is also proposing a new suspended acoustic ceiling within the building to primarily reduce reverberation and acoustic treatment is proposed to the walls.  In accordance with comments received from Environmental Protection, conditions are recommended to ensure that a suitable acoustic ceiling is provided, that the windows are fitted with double glazing, that windows and doors are kept shut whilst amplified music or voices are being played and ventilation and extraction units are designed to minimise noise breakout.  It is therefore considered that with appropriate conditions relating to acoustic treatments and hours of use that the proposed change of use would not lead to undue noise and disturbance to the detriment of residential amenity.


HIGHWAY SAFETY AND PARKING PROVISION


5. The applicant has indicated that the proposed church could accommodate up to 600 worshipers.  The Council’s car parking standards require the provision of 75 car parking spaces to accommodate this number of worshipers.  The application site contains an area of car parking to the north and west of the site, which would contain 44 car parking spaces.  The site is situated within Sale Town Centre, close to Sale Metrolink station and bus stops on Broad Road.  A multi-storey car park, which provides 597 car parking spaces also adjoins the site to the west.  It is therefore considered that the site is situated within a sustainable location and thus a shortfall in the number of car parking spaces required could be acceptable.   However, it is considered that a shortfall of 31 spaces could lead to worshipers and visitors to the church attempting to park on neighbouring residential streets, particularly in the evenings when there are no parking restrictions as this would provide free parking, unlike the adjacent multi-storey car park.  The applicant has therefore agreed to enter into a S106 Legal Agreement whereby they pay a sum of £3,000 which the Council would use to provide additional road markings e.g. double yellow lines along neighbouring roads such as Wharf Road and to pay a sum of up to £8,000 to be used to extend the hours of existing residential parking schemes and/or Traffic Regulation Orders along neighbouring residential streets.  This latter sum would be held by the Council for a set time period and would only be used if it became apparent to the Council that surrounding residents were experiencing problems with on-street car parking associated with the church.  


6. The applicant also proposes to provide 28 cycle parking spaces.  These are required to be provided in the form of long stay lockers and short stay Sheffield stands.  A condition is recommended requiring the submission of full details of the proposed cycle parking.


7. Through the completion of an appropriate S106 Legal Agreement, it is therefore considered that the proposal is acceptable on highways grounds.  A condition is also recommended restricting the use of the site to a place of worship as an open Use Class D1 permission could lead to a further car parking pressures which should be assessed through the submission of a formal planning application.


DESIGN AND VISUAL AMENITY


8. The site has been vacant for some time which has left the building with a tired appearance.  The planting within the site has also become overgrown and the car park has become littered.  It is considered that the proposed development would rejuvenate the site.  The proposal would entail removing the existing galvanized steel roller shutters and casement boxes which currently give a harsh and industrial appearance.  New and additional windows are proposed around the building which would break up expanses of brickwork present on the building.  It is also considered that an increased level of glazing around the building would provide a more modern appearance on the ‘dated looking’ building.


9. The application also proposes the erection of an external stairwell to the east elevation.  The proposed stairwell would project 3.7m from the east elevation and would include a flat roof.  Due to the design of the existing main roof, a pitched roof to the stairwell would not tie into the existing building without resulting in a contrived design.  It is considered that as the proposed stairwell would be predominantly encased in glazing, it would have a light weight facade that would not detract from the appearance of the existing building.  The design of the proposed stairwell is therefore considered acceptable.  


10. 1.5m high railings are proposed along part of the front of the site to provide a secure children’s play area.  A 2m high fence is proposed along part of the boundary with Wharf Road.  A neighbouring site, The Royal Mail sorting office, situated on Wharf Road, has 2m high palisade fencing.  As the application site is situated on Broad Road and the west boundary is visible from Broad Road, it is more prominent within the street scene.  It is therefore considered that open railings along these boundaries, rather than enclosed fencing would be more appropriate.  A condition is recommended requiring the applicant to submit full details of boundary treatment and landscaping.


CONCLUSION


11. The change of use of the site within Sale Town Centre to a place of worship is considered acceptable, particularly as the site has been vacant for some time.  The proposed use would not have a detrimental impact on residential amenity or highway safety following the completion of a S106 legal agreement to secure financial contributions to extend neighbouring residential parking schemes and provide additional road markings.  The redevelopment of this run-down site is also considered to have a positive impact on the character of the surrounding area.  The proposal is thus considered to comply with all relevant Policies and Proposals in the Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance. The application is therefore recommended for approval subject to the necessary S106 agreement.

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

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


(i) a contribution of £3,000 towards additional road markings on Wharf Road and other affected road.


(ii) a fund of up to £8,000 to be use for the purposes of extending existing neighbouring residential parking schemes should the need arise within a set time period


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


1. Standard time limit


2. List of approved plans including amended plans


3. Materials


4. Notwithstanding The Town and Country Planning (Use Classes) Order 1987 (as amended) the use of the site restricted to a place of worship and uses/operations ancillary to the running of and associated with the place of worship.

5. The use hereby permitted shall not be open to the public outside of the hours of 08:00 and 22:30 on any day.


6. Landscaping 


7. Full details of boundary treatment, including type and colour to be submitted and approved in writing.


8. Full details of acoustic ceiling shall be submitted and approved in writing.


9. All windows shall be fitted with double glazing.


10. All windows and doors to be kept shut whilst amplified music and or voices are being played.


11. Details of ventilation and extraction systems to the submitted and approved in writing.


12. All areas for the parking and manoeuvring of vehicles to be retained and made available at all times.


13. Submission of a Travel Plan
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SITE


The application site is located on the north side of Harboro Road on the corner with Delaunays Road. The land is currently vacant, having been formerly occupied by the Pictor House School. The site is approximately 0.4 hectare in area.


The character of the area is mainly residential and the nearby uses include private dwellings, residential apartments and other residential care homes. The surrounding buildings are mainly two and three storey in height and include traditional Victorian and Edwardian properties and more modern developments. 


Along the majority of its western boundary, the site borders onto an adjacent part two storey, part three storey residential care home. To the rear (north) of this, it borders onto an access road leading from Kings Road to that adjacent care home and onto a single storey double garage block accessed off Kings Road. Beyond this, to the north of the site there are two storey detached dwellings fronting onto both sides of Kings Road. To the east, on the opposite side of Delaunays Road, the site faces towards two storey, inter-war, semi-detached dwellings. To the south, on the opposite side of Harboro Road, there are 2 no. three storey blocks of flats of more modern design. Further along Harboro Road in both directions, there are more traditional two and three storey Victorian and Edwardian properties as well as more recent developments. 


There are a number of mature trees along the Harboro Road, Delaunays Road and Kings Road boundaries of the site. A low brick wall runs along the Harboro Road frontage and the majority of the Delaunays Road frontage. At its northern end, the Delaunays Road boundary is formed by approximately 1.9m high timber fencing, which extends around the corner and along the Kings Road frontage. The north-west boundary is formed by 2.1m high dark green railings and by the adjacent garage block that abuts it directly.  


The site currently has two vehicular accesses: onto Delaunays Road. There are also gates on the Harboro Road frontage but no dropped kerbs. Prior to their demolition, approximately two years ago, the site was occupied by two and a half storey buildings on the Harboro Road frontage with a large single storey extension to the rear.


PROPOSAL


The application proposes the erection of a 62 bedroom specialist rehabilitation residential care home specialising in early onset dementia and is a revised submission following the previous refusal of application 74565/FULL/2010 in May 2010. 


This previous application was refused on 13th May 2010 for the following reasons: -


1. The proposed development, by reason of its height, scale, massing, elevational treatment and proximity to the boundaries of the site, would represent overdevelopment and therefore: -


a) would not be compatible with the character of the surrounding area and would have a detrimental impact on the visual appearance of the street scene and;


b) would prejudice the amenity of the occupiers of nearby residential properties by reason of visual intrusion and overbearing impact.


The proposed development would therefore be contrary to Proposal D1 of the Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance.


2.
The proposed development would incorporate a vehicular access that is not satisfactorily located, having regard to the amount of traffic likely to be generated by the proposal, and would therefore prejudice the free and safe movement of traffic on surrounding roads. The proposed development would therefore be contrary to Proposal D1 of the Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance.


The revised application seeks to address these concerns.


The proposed building would be part two, part three storey and would be 12.5m high at its highest point. The footprint of the building would be very roughly L-shaped with two main wings: (one fronting Harboro Road and one fronting Delaunays Road) and a much shorter section running roughly parallel with the north-west boundary (Kings Road).


On the Harboro Road frontage, the application proposes a three storey section, including 33 en-suite bedrooms together with lounge and dining room facilities. This element of the building would be set back approximately 8 metres from the main road. The remainder of the building, fronting predominantly onto the Delaunays Road frontage, would comprise a two storey section containing 29 en-suite bedrooms and would be sited approximately 6.6m back from Delaunays Road. The main communal and ancillary facilities (reception, lounge, dining rooms, assisted bathrooms, meeting rooms, offices and kitchens) would be located in the three storey section on the corner of Harboro Road and Delaunays Road.  Lounges and staff accommodation would also be provided in the two storey section at the rear of the site, close to Kings Road. In addition, a laundry, stores, therapy suites and additional staff accommodation would be provided in the basement.


The proposed building would incorporate elements of traditional and modern design. The main wings of the building fronting Harboro Road and Delaunays Road would have pitched, gabled roofs and would be constructed in red brickwork with off-white rendered projecting flat roofed bays and Eternit roof slates. Brick and render panels would be incorporated between the larger windows and a plinth and string courses would be provided in fireborn large format bricks. On the corner of Harboro Road and Delaunays Road, a more contemporary element is proposed. The lower two storeys of this section would have a flat roof and would be constructed in off-white render with elements of Eternit slate vertical cladding and curtain glazing on the Delaunays Road elevation. A third storey with a pitched slate roof would be set back from the lower storeys and faced in Eternit slate vertical cladding. The lower two storeys of this more contemporary section would project forward of the main pitched roof Harboro Road elevation by approximately 4.9m. The upper storey would be set back approximately 5.6m behind this and 600mm behind the main Harboro Road elevation. The upper storey would also be set back 1.4m from the lower storeys on the Delaunays Road elevation. The main entrance to the building would be formed within this corner element in the Delaunays Road elevation. The two storey Kings Road and courtyard elevations would also incorporate pitched roof and flat roof sections and the same detailing and materials as the main Hraboro Road and Delaunays Road elevations. All window frames would be constructed in dark grey powder coated aluminium.  


A new vehicular access would be provided from Delaunays Road, towards the northern end of that frontage and a car parking area comprising 26 spaces would be provided at the northern end of the site close to Kings Road. In the centre of the site, the proposed development would include a landscaped courtyard garden. The submitted plans also show the retention of existing trees along the Harboro Road, Delaunays Road and Kings Road elevations.


Along the Harboro Road frontage and part of the Delaunays Road frontage, it is proposed to demolish the existing wall and rebuild a new brick wall with piers and railings. On the Kings Road frontage and the remainder of the Delaunays Road frontage (where there is currently a timber fence), it is proposed to erect 1.8m high metal railings.


During the course of the current application, the proposed scheme has been amended with revisions to the architectural design in relation to the projecting bays, the corner element and the detailed treatment of the main elevations and a reduction in the overall ridge height of the Harboro Road elevation from 14.3m to 12.5m and the Delaunays Road elevation from 11.5m to 9.3m.  


The applicant has submitted a Design and Access Statement, a Tree Survey, a Tree Constraints Plan, a Transport Statement and a Travel Plan.


DEVELOPMENT PLAN


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


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


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


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


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. 


The following advice was issued by DCLG and the Planning Inspectorate on 7th December 2010:


“…pending determination of the challenge, decision makers in local planning authorities and at the Planning Inspectorate will, in their determination of planning applications and appeals, need to consider whether the existence of the challenge and the basis of it affects the significance and weight which they judge may be given to the Secretary of State’s statements and to the letter of the Chief Planner”.


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 having been made on 3rd December 2010.


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 and other relevant planning policy documents such as PPG’s, PPS’s, the RSS and SPG’s in the determination of planning applications. 


PRINCIPAL REGIONAL SPATIAL STRATEGY (RSS) POLICIES


RDF1 – Spatial Priorities


L1 – Understanding Housing Markets


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


RT2 – Managing Travel Demand


REVISED TRAFFORD UDP PROPOSALS MAP NOTATION 


None


PRINCIPAL REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


H7 – Accommodation for Elderly Persons


T6 – Land Use in Relation to Transport and Movement


ENV4 – Trees, Hedgerows and Woodlands


ENV14 – Tree and Hedgerow Protection

RELEVANT PLANNING HISTORY

74565/FULL/2010 – Erection of part two storey, part three storey building to provide 62 bedroom residential care home with associated parking provision and landscaping – Refused – 13th May 2010

H/20855 – Erection of extension to existing double ambulance garage – Approved – 14/01/1985


H/12294 – Erection of building for use as garage for ambulance – Approved – 09/07/1980


H/04921 – Extension to existing kitchen at Pictor House School – Approved 10/03/1977


CONSULTATIONS


LHA – It is stated that 20 members of staff will be on site at any one time. Therefore, to meet the Council’s car parking standards, the provision of 10 car parking spaces should be made for staff and 16 for visitors. Therefore, 26 parking spaces are required overall. The proposals provide 26 parking spaces and therefore meet the Council’s standards. The access has been revised since the previous application so that the site is accessed off Delaunays Road. The proposed access is acceptable.


It is noted that 6 cycle parking spaces have been provided near the visitor entrance and 5 cycle parking spaces in the car park for staff. Whilst this meets the Council’s cycle parking standards, further detail needs to be provided to ensure that adequate spacing is provided between the cycle parking spaces, that they have multiple locking points and that the staff cycle parking is provided in a secure arrangement. 


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


The provision of a Travel Plan is required as part of any approval. Whilst a Travel Plan has been submitted with the application, there are no targets in it and therefore a Travel Plan condition should be attached to any approval.


If these issues can be addressed, there are no objections on highway grounds. 

Built Environment – No observations


Environmental Protection – No objections subject to contaminated land condition


GM Police Design for Security – 


Design for Security is surprised that a Crime Impact Statement is not required for this development given its scale, in order to fully inform the design team of the risks that may be posed towards the development. There appears to be no mention of crime or security in the supporting documents and therefore there is a fear that the potential for crime has not been fully considered. The development should be built to Secured by Design standards where possible and the applicant should discuss this with Design for Security.


Greater Manchester Passenger Transport Executive –


The site is not particularly well located in relation to public transport, being just beyond 400 metres (reasonable walking distance) from the bus stops on Washway Road, Marsland Road and Firs Road. There is a hail and ride bus service on Moss Lane but this is only an hourly, day time service between Sale and Manor Avenue. Brooklands Metrolink station is also just beyond the 800 metres reasonable walking distance from the site. Staff without cars will be prepared to walk these distances but they do not represent attractive alternatives that would encourage car users to access the site by public transport. The majority of future employees and visitors are therefore likely to travel by car.


It is therefore encouraging to note that the application is accompanied by a Framework Travel Plan to help encourage future employees and visitors to use sustainable modes of travel. GMPTE welcome the inclusion of measures including the provision of cycle parking, staff showers and changing facilities and the proposal to explore the possibility of bulk buying weekly or season tickets for public transport. The success of the Travel Plan measures will depend on their effective delivery and therefore robust implementation arrangements need to be included within the document together with a monitoring regime and agreed targets.      


United Utilities (Water) – No objections. No surface water from the development should be discharged to the combined sewer. The site must be drained on a separate system with only foul drainage connected into the foul sewer. Surface water should discharge to SUDS as stated on the application form.


United Utilities (Electricity) – The development could have an impact on UU’s electricity infrastructure and it is essential that the applicant checks that they are within their own land ownership and that UU’s maintenance and access rights are maintained. Should there be a requirement to divert the apparatus, this would be at the applicant’s expense.  


APPLICANT’S SUBMISSION


· The scheme has been redesigned in consultation with the Local Planning Authority, Ward councillors and local residents via a series of informal workshops over the past few months. The initial reference point was the reasons for refusal of the previous application. In addition, the applicant has spoken extensively to the Ward councillors who passed on the thoughts and concerns of local residents. The residents attending the public workshop indicated their broad support.


· The three storey block at the rear of the site has been removed and the accommodation previously proposed in that area has been partly replaced in a proposed basement. The access has been moved to Delaunays Road. The principal elevations to Harboro Road and Delaunays Road have been redesigned to reflect a more traditional approach and now incorporate pitched roofs finished in artificial slate. 


· The Golden Section has been used in the design of the windows, bays and facades to ensure that proportions are harmonious and appropriate.


· The scheme would provide a landmark building that fits well within its context. 


REPRESENTATIONS


Seventeen letters of objection received in relation to the originally submitted scheme, making the following comments: -


· There are only minor cosmetic changes to the original proposal comprising a slight reduction in the height of certain parts of the building together with the relocation of the access to the slightly wider but considerably busier Delaunays Road.


Design and Visual Amenity


· The modern design is not in keeping with the Victorian and 1930’s character of the area and has the appearance of a leisure centre / hospital / prison. Requests by residents to reduce the size of the building and make the design integrate with the residential area have gone unheard. The building, which now incorporates a pitched roof, will be even more intrusive than the previous proposal.


· The proposal would represent over-development. The building is too large in terms of floor area and is too high on the Harboro Road elevation. The number of bedrooms has not been reduced.


· The elevation to Delaunays Road continues to dominate the street scene and only reduces in scale at the Kings Road end of the site. The development would be a solid mass of building with no breaks.


· There are already several care homes, a hotel / bar / restaurant and a day nursery nearby and a further development of this nature will commercialise this quiet residential area. 


· Whilst the proposed design is no longer futuristic, it is bland, boring and box-like. The timber cladding will fade and weather poorly. 


· The kitchen is above the reception and will cause smells and noise. Where will extractor fans be positioned?


Residential Amenity


· The neighbouring properties will suffer a loss of privacy from the 24 hour, 365 days per year operation. The Pictor School operated only during school hours and during term time. 


· The location of such a large institution in a purely residential area would impose major social costs on the surrounding community in terms of traffic and noise and light pollution.


· The distance between the proposed building and the principal windows of houses on the opposite side of Delaunays Road is inadequate and the residents will lose privacy. The development will be overbearing in relation to nearby houses and will cause loss of daylight and sunlight.


· There would be additional impacts as a result of lighting and CCTV cameras.


Traffic and Parking Provision


· The development would lead to a significant increase in traffic on Delaunays Road, which is already a busy “cut through” road both for vehicular traffic and pedestrians including school children. 


· The surrounding roads are all residential with many families with small children that enjoy playing in the street. There have been accidents previously when Pictor School was only a fraction of the size of the current proposal. The proposed morning shift change would coincide with rush hour traffic. It is only a matter of time before a serious accident occurs. Large vehicles trying to access the site will cause even more congestion and danger.


· The number of parking spaces is inadequate and will result in excessive on-street parking, increased traffic congestion and increased risk of accidents. Parking provision has been reduced to 26 spaces, despite the concerns that were raised about this at the time of the previous application. Why can’t parking be provided underneath the development?


· There is already on-street parking on Delaunays Road associated with the adjacent Stockdales care home and Sale Point. Residents do not wish to see parking restrictions put in place as this would restrict parking for family and friends. Barkers Lane is cluttered with parked cars and there are cars parked on the footpaths and grass verges on Harboro Road and Kings Road. 


· The relocation of the vehicular access onto Delaunays Road directly opposite a private driveway is reckless. Whilst the reason for refusal referred to the access, there is nothing to state that the developer is prohibited from using Kings Road. Delaunays Road is only approximately 1m wider than Kings Road and the relocation of the access will increase the risk to schoolchildren and the disabled. It was understood that, if access were to be proposed on Delaunays Road, the existing accesses would be used rather than a new access. If the access is allowed on Delaunays Road, it should be moved so that it is not directly opposite a private driveway.


· The LHA has already accepted the Kings Road access. If the access were proposed in the original position on Kings Road, a condition could be attached to prevent cars from turning left out of this access. 


· Harboro Road would be a better location for the access.


· The traffic report is inaccurate and makes no mention of how busy Delaunays Road is. The report states that a ghost island on Harboro Road permits the free flow of traffic, whilst vehicles are queuing to turn into Delaunays Road. This is incorrect, as if more than one vehicle is waiting to turn, Harboro Road is effectively blocked. 


· Cars parked on Harboro Road create visibility problems for drivers emerging from Delaunays Road, which has been exacerbated by recent changes to the junction of Harboro Road and the A56 causing traffic to back up past Delaunays Road at rush hour.


Other Issues


· The Tree Survey and Assessment is dated September 2009. It is based on the original layout and its validity expired after 12 months (i.e. September 2009). Will a new survey be required prior to any application being approved?


· If planning permission is granted, could the building later be used for another purpose e.g. a probation centre?


· The Council should consider a more beneficial use of the land to support the community.


· The comment within the application that the proposal has the broad support of the residents is completely wrong. 


· The introduction of a basement will lengthen the construction period, which will cause disturbance to residents.


One letter has been received from the head teacher of St. Mary’s Primary School, making the following comment: -


· Many pupils of St. Mary’s School have to walk past the site along Delaunays Road. The roads are already heavily congested. Some pupils are as young as three years old and have limited road sense and it would be only a matter of time before a child is seriously injured. The fact that there is already a school crossing patrol on the corner of Harboro Road and Delaunays Road shows the number of children who use this route and the risk that is already present. If the development is to go ahead, the original plan for vehicles to enter and exit the facility via Kings Road appears to provide a much safer environment for the children.


One letter has been received from a ward councillor, Councillor Rigby, making the following comments: 


· Supports the application in principle, but is concerned that the development as proposed is too large for the site and will have an adverse impact on the amenities of people living nearby. Whilst the developer has held a number of meetings with local residents and with members and has changed the design, residents’ concerns have not been addressed to the extent that I can support this application. 


· The amended design is not in keeping with the existing buildings at this location.   The appearance is of an office block rather that a residential home.   The entrance especially could have been designed more in sympathy with the locality. The site was always intended to be for residential rather than commercial use, and this was entirely due to the surrounding properties.   So surely this means in ‘design’ as well as ‘usage.’


· The developer has reduced the number of car parking spaces for the proposed site by two places. Whilst lack of off road spaces was not previously a reason for refusal, this reduction is totally unacceptable. This locality is already blighted by on street car parking caused by visitors and workers at nearby offices and other premises, which the Highways Department of Trafford MBC is seeking to address.


· The proposed Nursing Home, because of the number of staff, visitors, doctors and other professionals, will generate a large number of cars and delivery vehicles. The reduced number of parking spaces is unacceptable and inadequate and will lead to major on street parking problems.   This will be to the detriment of persons already living in the vicinity, needing to access local houses or needing to pass along Delaunay’s and Kings Road which are local thoroughfares.    


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.
The application site is previously developed land and is located within the urban area, within 1km of Sale Town Centre. Taking into account, local regional and national planning policies, there are no objections in principle to the proposed use of the site as a residential care home. Policy L4 of the RSS states that local authorities should work in partnership with developers and other housing providers to address the housing requirements of different groups including older people. 


2. The site is within a predominantly residential area and the proposed use would therefore not be out of keeping with the general character of the area. Proposal H7 of the Revised Trafford UDP states that it is necessary to consider the concentration of similar uses in the immediate locality. There is another residential care home adjacent to the application property and another approximately 50m to the west on the opposite side of the road and, if planning permission were to be granted, there would clearly be a small concentration of such uses in this immediate locality. However, as the site has previously been in use as a school rather than being in residential use, it is not considered that the retention of an institutional use in this location would have any additional detrimental impact on the residential character of the area.

DESIGN AND VISUAL AMENITY 


3. In comparison with the previously refused scheme, the key differences in the design of the building are the introduction of a more traditional pitched roof design to the main elevations on Harboro Road and Delaunays Road, a reduction in the massing of the building at the northern end of the site closest to the residential properties on Kings Road, an increase in the ridge height of the main elevations to Harboro Road and Delaunays Road, the relocation of the vehicular access to the Delaunays Road frontage and the relocation of the main pedestrian entrance to the corner of Delaunays Road and Harboro Road.   


4. The proposed building would incorporate elements of traditional and modern design, including pitched and flat roofs, and would be constructed in brickwork, render, slate cladding and slate roof tiles with detailing in brick and render panels and fireborn large format bricks in a similar colour to the main brickwork. The Harboro Road elevation would be three storey with the majority of the Delaunays Road and the Kings Road elevations being two storey. On the corner of Harboro Road and Delaunays Road, a more modern element is proposed with a flat roofed rendered two storey section and a pitched roof third storey constructed in slate tiles and set back from the lower storeys. The lower two storeys of this element would project forward of the more traditional pitched roof elements on both the Harboro Road and Delaunays Road elevations.

5. The first reason for refusal of the previous application, which involved a more contemporary approach to design, stated that the proposed development, by reason of its height, scale, massing, elevational treatment and proximity to the boundaries of the site, would represent overdevelopment and therefore would not be compatible with the character of the surrounding area and would have a detrimental impact on the visual appearance of the street scene. In the revised scheme, due to the introduction of more traditional, pitched roof elements, the proposed building has in fact been increased in height to a maximum of 12.5m in comparison with the maximum roof height of 11.7m in the previous refused application. However, with the exception of the rendered projecting bays (which would be approximately 10.3m in height), the eaves height would be approximately 9.4m with the roof pitched away at a relatively shallow angle above this. Therefore the apparent massing when viewed from street level on Harboro Road would not be significantly different from the previous scheme. Concerns were expressed at the time of the last application about the height, scale, massing and elevational treatment of the three storey element of the building closest to Kings Road and the proximity of this to the northern and north-western boundaries of the site. This section has now been removed from the scheme and the proposed building has been designed so that the three storey elements would be located at the southern end of the site adjacent to Harboro Road with two storey development facing the residential properties on the opposite sides of Delaunays Road and Kings Road. 


6. There is a mixture of two and three storey development along the surrounding area of Harboro Road, including two existing blocks of three storey apartments directly opposite the application site (although it is accepted that these are set within a more spacious plot). Therefore, whilst this element of the building would be higher than most of the surrounding developments on Harboro Road (including approximately 300mm higher than the adjacent two and a half storey care home to the west), it is considered that this scale of development would be acceptable in the context of the street scene along this road  

7. The Delaunays Road elevation, closest to the existing residential properties, is two storey and the ridge height of the pitched roof elements of this part of the proposed building would be approximately 9.3m with an eaves height of approximately 6.2m (with the exception of the rendered projecting bays which would be approximately 7.2m in height). This compares with the dwellings on the opposite side of the road, which are approximately 8.7m in height to the ridge and approximately 5.1m to the eaves The element of the building previously proposed on the Delaunays Road frontage was also approximately 8.7m in height, although this was a flat roofed building and therefore the apparent massing when viewed from street level on Delaunays Road would not be significantly different from that scheme.

8. The increase in the ridge height of the building is a direct result of the change from a more contemporary flat roof design to one incorporating traditional pitched roofs, which is intended to reflect the wishes of the local community and councillors. The increase in the overall height of these elevations therefore needs to be balanced against the desirability of achieving a design that has more similarity with the traditional design of the surrounding residential properties and that achieves a reduction in the massing of the building in the part of the site closest to Kings Road. The apparent scale and massing of the building would be reduced to some extent by the projecting gables and by the detailing of the elevational treatment that helps to break up the main elevations. The development would also allow for the retention of trees along the Harboro Road and Delaunays Road frontages, which will assist in softening the impact. It is therefore considered that this height of development would not be inappropriate in this context, given the objective of adopting a more traditional design approach.


9. The former Pictor House school building comprised part two, part three storey traditional Victorian / Edwardian properties on the Harboro Road frontage (although these had been extended and significantly altered) and a more modern single-storey extension to the rear. Overall, the proportion of the site covered by the proposed building would be broadly similar to that at the time of the previous building, although the footprint of the buildings at the rear of the site was different and it is also recognised that the buildings at the rear were only single storey at that time whereas two storey development is now proposed in this area. Nevertheless, (with the exception of the projecting corner feature) the proposed development follows the building lines on Harboro Road and Delaunays Road with the building being set back approximately 8m from Harboro Road and 6.6m from Delaunays Road, allowing for the retention of trees along these boundaries. These building lines also allow the elevations to provide active frontages to these streets and allow the majority of the car parking provision to be sited away from the main road frontages where it will make less impact in the street scene. It is therefore considered that the siting of the building within the plot would not be inappropriate in this context. 

10. In terms of architectural design, it is recognised that the existing residential properties on Delaunays Road and Kings Road are a mixture of early / mid twentieth century brick and tile two storey detached and semi-detached houses of traditional character. However, there is a variety of more modern development on Harboro Road including the flats directly opposite the application site. It is therefore considered that the more modern elements of the proposal (in particular the corner feature at the junction of Harboro Road and Delaunays Road) would not appear out of keeping with the wider area. Although it would project significantly forward of the main building line on the Harboro Road elevation, it would also be significantly lower in height than the pitched roof sections on either side. It is also considered that the use of the same palette of materials would provide continuity between this element and the pitched roof sections of the building and some conformity with the surrounding area. In addition, it is considered that the relocation of the main entrance to this corner of the building would be a design improvement, providing a focal point in this prominent position and improving access for staff and visitors arriving by foot and / or public transport. The design of this elevation and the use of full height glazing and slate cladding at this point assists in drawing attention to this entrance. 

11.
It is recognised that the proposed building would be very prominent in the street scene and would create a more urban, built up character with the loss of the existing open aspect across the vacant site. It is also recognised that the development would result in the loss of four existing trees (one of low value and three of moderate value). where the new access is proposed on Delaunays Road. However, the re-positioning of the access has resulted in three trees (two high value and one moderate value) being retained on Kings Road, which would have been lost as a result of the previously proposed scheme. It is also considered that replacement tree planting can be required as part of a landscaping condition.


12. 
The building would provide an active frontage to all three roads, with large windows on these elevations as well as a variety of materials and surface treatments, including brickwork, render and slate cladding. There would also be some variety to the articulation and modelling of these frontages as a result of the projecting elements. Whilst the height and massing of the development would ensure that it would be prominent in the street scene of Harboro Road and Delaunays Road, the proposed building does relate to surrounding development in terms of footprint, building lines, window proportions and the proposed use of brickwork and render. The revised scheme also achieves a significant reduction in massing at the northern end of the site closest to residential properties on Kings Road, which was a key concern at the time of the last application. It is considered that, subject to the use of high quality materials, the proposed development would be compatible with the character of the area and appropriate within the context of this large site, which has historically been in institutional use. It is therefore considered that the proposed development would be acceptable in terms of design and visual amenity and would comply with Proposal D1 of the Revised Trafford Unitary Development Plan in this respect.


IMPACT ON RESIDENTIAL AMENITY


13. The previous application was refused on the grounds that it would prejudice the amenity of the occupiers of nearby residential properties by reason of visual intrusion and overbearing impact, although that scheme did comply with the suggested interface distances in the Council’s Supplementary Planning Guidance, New Residential Development


14. In terms of interface distances, the first storey windows in the side elevation of the building proposed in the revised application would face the main habitable room windows of the dwellings on the opposite side of Delaunays Road at a distance of at least 21m, which complies with the Council’s normal guideline across a main road.


15. The windows facing the adjacent care home to the west would be approximately 27.5m from the main habitable room windows in that building. At the Kings Road end of the site, the first floor windows on the north elevation of the building would be over 35m away from the main habitable room windows of the dwellings on the opposite side of the road. The interface distances to these properties would therefore be well in excess of the Council’s guidelines.


16. The adjacent dwelling at number 36 Kings Road has no windows in its side gable elevation and there would therefore be no overlooking of the main habitable room windows of that dwelling. The proposed care home does not include any windows directly facing the rear garden of this property, the nearest being about 23m away and positioned at a 45 degree angle to the boundary. It is therefore considered that there would also be no unacceptable overlooking in that respect. 


17. Objections have also been raised in respect of overbearing impact, visual intrusion and loss of light, but given the distances referred to above, it is considered that there would be no significant adverse impact on nearby properties in terms of these issues. 


18. It is recognised that concerns have been raised by local residents about the potential impacts on residential amenity in terms of the likely traffic generation, the position of the vehicular access and the likelihood of on-street parking. The acceptability of these aspects of the development in highway safety terms is considered in more detail in the relevant section below. However, taking into account the conclusions of the LHA in that respect and the fact that the proposed development would meet the Council’s parking standards, it is considered that, although there would be some additional traffic generation and on-street parking associated with the development, this would not result in so serious a loss of amenity to nearby residents as to justify refusal of the application. 


19. It is also considered that the timing of the proposed shifts (0800 to 1400, 1400 to 2000 and 2000 to 0800) would mean that any noise associated with comings and goings at shift changeover times would not be at particularly unsocial hours and it is therefore considered that there would also not be any unacceptable impact in terms of noise and disturbance.  It is considered that a condition would need to be attached to control details of external lighting and any proposed CCTV cameras.


20.
In terms of the amenity of the prospective occupants of the nursing home, the Council does not have specific outdoor amenity space standards for nursing homes, although the Trafford Planning Guidelines, Residential Care Homes and Nursing Homes for the Elderly, state that the site must be capable of providing a landscaped private garden area. The proposed layout includes a courtyard garden of at least 600 square metres in the centre of the site in addition to incidental landscaped areas around the perimeter of the site. This level of provision is an increase in relation to the previously proposed scheme and equivalent to other recent care homes that have been granted planning permission in Trafford and is considered to be acceptable in this respect.


ACCESS AND PARKING CONSIDERATIONS


21.
The submitted Transport Statement concludes that it is likely that peak time traffic levels associated with the former Pictor School would have been higher than the potential traffic generation in respect of the proposed development. The report also concludes that it is considered likely that there would have been short term congestion at the start and finish of the school day as a result of parents dropping off and picking up children. The LHA has raised no objections in principle in terms of the likely traffic generation of the proposed use.


22.
The second reason for refusal of the previous application stated that the proposed development would incorporate a vehicular access that is not satisfactorily located, having regard to the width and geometry of Kings Road and the amount of traffic likely to be generated by the proposal, and would therefore prejudice the free and safe movement of traffic on surrounding roads. The access has been moved to a new position on Delaunays Road in response to this reason for refusal. Whilst objections have been received from some local residents and the Headteacher of St. Mary’s Primary School in relation to the proposed Delaunays Road access, the LHA considers that the revised access position is acceptable.


23. In relation to parking provision, in respect of homes for persons unlikely to be able to drive a car (including care homes and nursing homes for elderly persons), the Council’s parking standards require 1 space per residential unit for resident staff and 1 space per two staff on duty at the busiest time. The proposed development would be primarily for people suffering from dementia including a significant proportion of early onset dementia cases. At the time of the previous application, the applicant submitted a letter clarifying the proposed staff provision and the conclusions of the Transport Statement with regards to parking provision. This states that the proposed staffing numbers are based on the two units that the applicant already operates elsewhere, both of which are similar in size to the current proposal. The letter states that there will be 150 staff employed in total, which will consist of various full time and part time posts that will equate to 112.5 full time staff.  Staff numbers will equate to an average of 50-60 staff per day over a 24 hour schedule, with staff working one of three shift patterns: 08:00-14:00, 14:00-20:00 and 20:00 to 08:00. (Whilst this number appears to be significantly below the stated total of 112.5 full time equivalent posts, this is due to the fact that employees will not work seven days per week and will take a number of weeks holiday every year). The letter and the Transport Statement therefore suggest that there would be approximately 20 members of staff on duty at any given time, although there would be a weighting towards staff cover during day shifts. There would be no resident staff. The Transport Statement says that the parking provision will also cater for other visitors such as social workers and health care professionals and that the majority of these will take place off-peak between the hours of 10:00 and 14:00. The Statement says that family and friend visits also usually take place outside of peak times as breakfast or evening meals are usually served to residents during these times.


24. On this basis, the Council’s minimum parking standards would generate a requirement for ten staff spaces. The LHA has also requested the provision of 16 visitor spaces giving a total requirement of 26 car parking spaces. The application proposes a total of 26 car parking spaces and the LHA has stated that this level of parking provision is acceptable.


25. The application proposes a total of 11 cycle parking spaces. Whilst this level of provision is considered to be acceptable, further details are required of the design and layout of the cycle stands. In addition, whilst a Travel Plan has been submitted, this is not considered to be sufficiently robust and a condition requiring the submission and implementation of a revised Travel Plan will therefore be required.


26. It is therefore considered that the proposed development is acceptable in terms of highway safety, traffic generation and parking provision and the LHA has raised no objections, subject to the issues relating to the Travel Plan and cycle parking being resolved by condition.


DEVELOPER CONTRIBUTIONS


27.
In accordance with the provisions of SPD1 ‘Developer Contributions towards Public Highway and Public Transport Schemes’ a financial contribution should be sought to fund improvements to the highway network and public transport services within the vicinity of the site.  Whilst there is no specific formula for calculating the contribution for a C2 residential institution use, a figure of £7786.58 in respect of 62 bedrooms has been determined, based on similar calculations agreed for other care home developments recently approved by the Council.  This will need to be secured through a Section 106 Agreement.


CONCLUSION


28.
In conclusion, it is considered that there is no objection in principle to a residential care home in this location and that the proposed scheme would be acceptable in terms of the impact on residential amenity and the impact on the character and visual appearance of the area. It is also considered that the proposed development is acceptable in terms of highway safety, traffic generation and parking provision. Furthermore, it is considered that the proposed development would provide a facility that would be of benefit to the community and would help to meet a specialist housing need. It is therefore recommended that planning permission should be granted, subject to a Section 106 Agreement and appropriate conditions. 


RECOMMENDATION:
MINDED TO GRANT, subject to:


A. That the application will propose a satisfactory development of the site upon completion of an appropriate legal agreement and that such legal agreement be entered into to secure: -


A financial contribution of £7786.58 towards transport improvements, comprising £5812.68 towards highway infrastructure and £1973.90 towards public transport improvements.


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


1. Standard Time Limit


2. List of approved plans


3. The permission hereby granted relates only to a residential care home for the elderly with a maximum of 62 bedrooms and to no other use within Class C2 of the Schedule to the Town and Country Planning (Use Classes) Order 1987 or any Order revoking and re-enacting that Order, with or without modification.


4. Materials including details of walls, roofs, windows, doors and rainwater goods.


5. Details and implementation of landscaping


6. Tree Protection


7. No trees to be removed (other than those shown to be removed on the approved plans)


8. Demolition of boundary wall to be carried out by hand


9. Provision of access, parking, turning and servicing areas in accordance with approved plans (Standard Condition). Surfacing of access, parking and turning areas to be carried out in accordance with details that shall previously have been submitted to and approved in writing by the Local Planning Authority. 


10. Retention of access, parking, turning and servicing areas (Standard Condition)


11. Notwithstanding the submitted Travel Plan, a revised Travel Plan to be submitted and implemented


12. Notwithstanding the submitted details of cycle parking, submission and implementation of details of secure cycle parking prior to the first use of the building hereby permitted


13. Details of existing and proposed ground levels and proposed floor levels and development to be implemented in accordance with these details.


14. Details of any proposed lighting and CCTV to external access and parking areas to be submitted and implemented in accordance with these details prior to the first use of the building hereby permitted


15. Site investigation for contaminated land


16. Submission and implementation of drainage details.


17. Submission and implementation of details of bin store


18. No use of proposed flat roofs as amenity areas. 


19. Details and implementation of security gates and intercom system to vehicular access


20. Details and implementation of wheel wash / measures to ensure that the road is kept free of mud and debris


21. Details and implementation of measures intended to achieve Secured by Design accreditation


SD
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SITE


The application site is approximately 0.148 hectares and comprises of a two storey detached building that housed The Piper Public House.  The site is located within a predominantly residential area on the northern side of Norris Road.  Residential dwellings bound the site to the side and rear.  Residential properties are also situated opposite the site on the southern side of Norris Road.  A footpath ‘Baguley Lane’ runs along the western side of the site linking Norris Road to Elgin Drive and residential streets between.   Shops and services within Norris Road Neighbourhood Centre and garages to residential properties on Gatley Road are also situated to the east to the site.


The Piper Public House has been vacant since 2007 and is in a poor state of repair.  The site has suffered from many occurrences of fly-tipping, vandalism and graffiti which have led the site to appear very untidy and ‘run-down’.


PROPOSAL


The application proposes the demolition of the existing public house and the erection of 8no. three-bedroom two storey dwellinghouses that also have accommodation within the roof.  Four dwellings in the form of two pairs of semi-detached houses would be situated to the south of the site fronting Norris Road.  Four terraced properties would be situated to the west of the site fronting Bagley Lane.  Car parking for the proposed dwellinghouses would be situated to the rear of the houses within the site.


The proposed dwellings would have a maximum height of 9.8m to the ridge and measure 5.7m high to the eaves.  Dormer windows are proposed to the rear roof slopes to serve a bedroom proposed within the roof space.

THE DEVELOPMENT PLAN


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.

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


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


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


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. 


The following advice was issued by DCLG and the Planning Inspectorate on 7th December 2010: 


“…pending determination of the challenge, decision makers in local planning authorities and at the Planning Inspectorate will in their determination of planning applications and appeals need to consider whether the existence of the challenge and the basis of it, affects the significance and weight which they judge may be given to the Secretary of State’s statements and to the letter of the Chief Planner.”


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 (see attached list) – 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 made on 3rd December 2010.

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, the RSS and SPDs in the determination of planning applications. 

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


MCR3 – Southern Part of the Manchester City Region


UDP PROPOSALS MAP NOTATION 


None.

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


A1 – Priority Regeneration Area


H2 – location and Phasing of New Development


H4 – Release of Other Land for Development


D1 – All New Development


D2 – Vehicle Parking


D3 – New Residential Development


RELEVANT PLANNING HISTORY

None.


APPLICANT’S SUBMISSION 


The applicant has submitted a design and access statement and a supporting Planning Statement which state the following: - 


· House plots one to four are of a generic design that on plan are mirror images of each other.  House plots five to eight forms a row of terraced houses with the same generic design.


· The proposed elevations are constructed of brickwork and include a decorative brick coursing that encompasses the building at first floor window head level.


· It is proposed to retain access from Norris Road, although making alterations to the existing arrangements.


· The site is presently under utilised and is failing to make a positive contribution to the character of the area and the quality of the local environment.


· The vacant pub is preventing community cohesion and it is believed that the new development will further the Government’s goal of achieving sustainable communities in what has been designated by the Local Planning Authority as a priority regeneration area.


CONSULTATIONS


LHA – No objection on highways grounds.  The applicant must also ensure that adequate drainage facilities or permeable surfacing is used on the area of hardstanding to ensure that localised flooding does not result from the proposal.

Environmental Protection – The application is situated on brownfield land and a contaminated land condition is recommended.


Built Environment (Drainage) - No objection


Greater Manchester Ecological Unit – The existing building has a low potential to support bat roost and therefore a bat survey is not required. The developer is advised that bats can turn up in unlikely places and that if bats are found at any time then work must cease immediately and advice is sought.

REPRESENTATIONS


Five letters of objection have been received from neighbouring residents on Kenyon Avenue, and Bamber Avenue.  A letter of objection has also been received from a community youth group based in Sale Moor on Norris Road.  The concerns raised are: - 


· The site is too small to accommodate 8 houses and car parking.  It will be overcrowded and put further strain on the services in the local area i.e. doctors, dentists which are already over subscribed.


· There is inadequate car parking provision that will lead to visitors parking on the road.


· Concerned that trees will be removed on Baguley Lane in order to build the dwellings.


· The proximity of their properties and height of the proposed townhouses appears to be in conflict with Proposal D1 of the UDP.  The current proposed location of the townhouse block will overlook, overshadow and visually intrude upon properties on Bamber Avenue.


· A community centre would benefit the community in a far greater and long lasting way than the proposed houses.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes the demolition of the existing public house and the erection of eight dwellinghouses.  The site is located in the ‘Southern part of the Manchester City Region’ as designated within the 2008 RSS and as such falls to be assessed under Policy MCR3.  The application site is currently derelict and the proposal is for residential development that would support local regeneration strategies.  The application site is located close to regular bus routes and as such is classed as being within an ‘accessible’ area as defined by SPD 1: Developer Contributions to Highway and Public Transport Schemes.  Therefore it is considered that the proposed development is located in a sustainable location and is in support of Policy MCR3.


2. The application site falls within a Priority Regeneration Area, though is not allocated for any specific use in the Revised Trafford UDP and in recently amended PPS3 terms, should be designated as a brown-field development proposal.


3. 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.


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


5. 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.


6. 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%.


7. 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.


8. In so far as the other aspects of the UDP policy framework, the application site lies within the Sale Moor Priority Regeneration Area as defined by Policy A1 of the Revised UDP.  Policy A1 states that the Council is committed as a matter of priority to the regeneration of Sale Moor Priority Regeneration Area via the development and redevelopment of land, the conversion and refurbishment of available buildings, landscaping and other environmental improvements.  The proposal is also considered to comply with policies H2 and H4.  


9. The proposal would therefore bring about the redevelopment of a vacant derelict site, bringing it into use for residential purposes within a Priority Regeneration Area.  The proposal is therefore acceptable in planning policy terms and is considered to be supportive of local regeneration activity in accordance with the policies and proposals within the Revised UDP and emerging Core Strategy.  


RESIDENTIAL AMENITY


10. A residential property, No.311 Norris Road, is situated to the west of the site.  Plots 1 and 2 would project beyond the front elevation of this house, although a distance of 11.8m would remain between No.311 and Plot 1.  There are no principal windows on the side elevation of No.311 and the windows to the side elevation of Plot 1 would serve the stairs.  A condition is recommended requiring these windows to be obscure glazed to prevent the residents of No.311 from feeling that they are being overlooked.


11. Residential mews properties, No.’s 319, 321, 323 and 325 Norris Road, bound the site to the east.  A minimum distance of 15m would remain between the side elevation of Plot 4 and the principal rear windows of No.’s 319 - 325.  A distance of 3m would remain between the side elevation of Plot 4 and the common boundary with No.’s 319 and 321.  It is therefore considered that the proposal would not have an overbearing impact on these neighbouring residents.  The windows proposed to the side elevation of Plot 4 would serve the stairs.  A condition is recommended requiring these windows to be obscure glazed to ensure that a loss of privacy does not occur to the occupants of No.’s 319 – 325 Norris Road


12. The rear elevations of neighbouring properties on Bamber Avenue face onto the application site.  A minimum distance of 25.117m would remain between the proposed terraced houses (Plots 5-8) and the rear elevations of these neighbouring properties.  This distance would also be across the public footpath Baguley Lane.  This distance is in accordance with Trafford Planning Guidelines: New Residential Development.


13. Mews properties on Gatley Road, No.’s 5 and 7, bound the site to the north.  A distance of 2.4m would remain between the side elevation of Plot 8 and the common boundary with these properties.  Although the south elevation of No.’s 5 and 7 contain principal windows, Plot 8 is positioned so as to not result in inter-looking or a loss of privacy to the residents.  A minimum distance of 37.5m would remain between the rear elevation of Plot 4 and the south elevation of No.’s 5 and 7.


14. It is therefore considered that the proposed development would not have an overbearing impact or result in a loss of light or privacy to the surrounding residents.  A public footpath adjacent to the side, Baguley Lane, currently has little natural surveillance at this end.  It is considered that the siting of dwellinghouses fronting the footpath would increase this surveillance which could lead to an improved level of safety to local residents along this part of the lane.


15. It is recognised that the size of the rear gardens of Plots 2 and 3 are less than what would normally be desired.  However, it is acknowledged that the proposed development would result in the redevelopment and rejuvenation of a derelict site that is currently having a detrimental impact on residential amenity and the character of the surrounding area.  The separation distance between Plot 1 and Plot 5 is also less than what is advised within Trafford Planning Guidelines: New Residential Development; however, this is a relationship between two proposed buildings and would not impact upon the amenity of the existing neighbouring residents.  A condition is recommended removing permitted development rights on the proposed dwellings for the erection of extensions and outbuildings and the insertion of windows.


DESIGN AND VISUAL AMENITY


16. This part of Norris Road is characterised by two storey red brick semi-detached and terraced properties with gable pitched roofs.  The proposed development has incorporated many of these design features and would comprise of two storey semi-detached and terraced properties with gable pitched roofs.  The applicant has also indicated that the proposed dwellings would be constructed in red bricks.  Each of the proposed dwellings would contain a single dormer window on the roof, although these would be situated to the rear and thus would not be visible from the road.  A decorative brick coursing is proposed to the front elevation at first floor level and brick and stone headers and sills are proposed to the windows which provide interest and detail on the properties.


17. A distance of 11.5m would remain between the side elevation of No.311 Norris Road and Plot 1.  A distance of 15m would remain between the two storey gable elevation of No.319 and Plot 4.  A distance of 6.2m would also remain between the two sets of semi-detached houses to the front of the site.  It is therefore considered that the proposal would not result in a loss of spaciousness or a cramped form of development.


18. The building line along this part of the northern side of Norris Road is stepped as No.’s 291 – 311 are set further back from road than the residential buildings on either side.  Plots 1 – 4 would project forward of No.’s 311 and 319, though are also staggered.  Due to the distances between the proposed dwellings and the existing properties, this forward projection is considered acceptable and would not result in the dwellings appearing over dominant within the street scene.


19. 1.3m high wrought iron railings are proposed to the front of the properties, providing a defined front garden, though also maintaining a sense of openness.  1.8m high and 1.5m high walls are proposed within the site to the boundaries of the rear gardens and along the eastern boundary of the site with neighbouring garages.  It is considered that the use of brick walls instead of fences would result in a higher quality long term finish that would need a low level of maintenance.


20. Landscaping is proposed to the front and rear of the properties.  A landscaping condition is recommended requiring the applicant to submit a detailed scheme for hard and soft landscaping on the site.  


21. It is therefore considered that the design of the proposed development is acceptable and would not adversely impact on the existing street scene or character of the surrounding area.

HIGHWAY SAFETY AND PARKING PROVISION


22. Further to comments received from LHA, a minimum requirement of two car parking spaces should be provided for each of the proposed dwellinghouses.  The proposed development would provide sixteen car parking spaces and therefore complies with this requirement.  The vehicular access/egress to the site also complies with the Council’s standards and therefore it is considered that the proposal is acceptable on highways grounds.

DEVELOPER CONTRIBUTIONS


23. The site is within an area of deficiency in children’s play space and outdoor sports provision and therefore the proposal requires a financial contribution towards open space and outdoor sports provision.  The relevant contribution in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ would be a commuted sum of £25,006.59 split between a contribution of £15,542.53 for open space and £9,464.06 for outdoor sports.

24. The proposal also requires a contribution towards the Red Rose Forest.  This is in accordance with Proposal ENV16 of the UDP and the Council’s Supplementary Planning Guidance ‘Developer Contributions Towards Red Rose Forest’.  The Revised UDP states that in considering development proposals throughout the Borough, the Council will impose planning conditions or negotiate planning obligations with applicants to secure the planting of trees, hedges and woodlands in a way that is fairly and reasonably related in scale and kind to the proposed development.  The total contribution for a development of this scale should be 24 trees.  If the applicant is unable to provide these trees on site, a financial contribution of £310 per tree not provided is required.  This would equate to a maximum contribution of £7,440.

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


CONCLUSION


26. The provision of eight family residential units on the site is considered to be acceptable given that the Borough no longer has a ten year supply of housing land and the site is in a sustainable location.  The proposed dwellings would not have a detrimental impact on residential amenity or highway safety.  The redevelopment of this run-down site is also considered to have a positive impact on the Sale Moor Priority Regeneration Area.  The proposal is thus considered to comply with all relevant Policies and Proposals in the Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance. The application is therefore recommended for approval subject to the necessary S106 agreement.

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

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


(i) a contribution to children’s play space and outdoor sports provision of £25,006.59 split between a contribution of £15,542.53 for open space and £9,464.06 for outdoor sports in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’.


 (ii) a contribution to the Red Rose Forest of £7,440  towards tree planting in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’, less £310 for each tree planted on the site as part of an approved landscaping scheme.


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


1. Standard time limit


2. List of approved plans including amended plans


3. Materials


4. Landscaping 


5. Landscaping Maintenance


6. Contaminated Land


7. Full details of boundary treatment, including colour, to be submitted and approved in writing.


8. Removal of Permitted Development Rights for extension, outbuildings and the insertion of windows.


9. Obscure glazing to the west elevation of Plot 1, east elevation of Plot 2, south elevation of Plot 5 and the north elevation of Plot 8.


10. All areas of the manoeuvring and parking of vehicles shall be made available for such and retained at all times.


11. Permeable materials for hard surfaces/run off


VW





		WARD: Longford

		76048/FULL/2010




		DEPARTURE: NO





		CHANGE OF USE OF FIRST-FLOOR FROM STORAGE SPACE ASSOCIATED WITH GROUND-FLOOR SHOP (USE CLASS A1) TO SELF CONTAINED RESIDENTIAL FLAT (USE CLASS C3). ERECTION OF FIRST-FLOOR REAR EXTENSION AND ASSOCIATED EXTERNAL ALTERATIONS TO FORM ADDITIONAL LIVING ACCOMMODAITON.






		2A Radnor Street, Stretford, Manchester, M32 8LE






		APPLICANT:  Mr. Imran Khan






		AGENT: Holborow & Ormesher






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO S106 AGREEMENT










SITE


The application relates to a two-storey property situated on the south side of Radnor Street, close to its junction with Chester Road. The ground-floor of the property comprises of a retail unit (A1), and part of an independent residential dwellinghouse which extends up to the first-floor of the property also. The remainder of the first-floor is currently vacant and used as storage space associated with the shop below.


The ground-floor unit was granted consent for a change of use to a car accessories retail shop in 2008 (ref: H/69928). Attached to this permission was a condition which prevented the applicant from using their permitted development rights to convert the first-floor storage space into residential accommodation.


The property is adjoined to the east by two-storey terraced residential properties fronting Trafford Grove. To the south is a car park which is owned and maintained by the residents of Trafford Grove. To the west is Chester Road, and to the north is Cross Street, a quiet road which provides parking for residents of Trafford Grove to the east.


PROPOSAL


Consent is sought to convert the first-floor storage space, currently associated with the ground-floor retail unit, into an independent two-bedroom residential flat, measuring approximately 81sqm in floorspace. In addition to the bedrooms, the residential unit includes a small bathroom, a kitchen and a living room. The proposed apartment will be accessed via an existing independent stairway and door which fronts onto Radnor Street. 


In order to create sufficient floorspace for a second bedroom, the applicant has proposed a small extension, approximately 4sqm in size, to the rear wall of a recessed section of the first-floor situated at the back of the property. A flat-roof has been proposed above this extension.


Some other minor external alterations have been proposed to the first-floor of the property in association with the change of use. These include increasing the size of two existing windows, including one on the front elevation of the property; the blocking up of an existing window; the formation of a new bedroom window; and alterations to part of the roof to create additional headroom inside.  


DEVELOPMENT PLAN


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


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


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


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


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. 


The following advice was issued by DCLG and the Planning Inspectorate on 7th December 2010: 


“…pending determination of the challenge, decision makers in local planning authorities and at the Planning Inspectorate will in their determination of planning applications and appeals need to consider whether the existence of the challenge and the basis of it, affects the significance and weight which they judge may be given to the Secretary of State’s statements and to the letter of the Chief Planner.”


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 (see attached list) – 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 made on 3rd December 2010.


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.


PROPOSALS MAP NOTATION 


No notation.


PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


H1 – Land Release for Development


H2 – Location and Phasing of New Housing Development


H3 – Land Release for New Housing Development


H6 – Sub Division of Houses


RELEVANT PLANNING HISTORY

H/69928 – Change of use of existing office (class B1) to a car accessories retail shop (class A1). Associated external alterations to front elevation including installation of new shop front. Subdivision of existing associated residential accommodation to provide 1 no. two bedroom dwellinghouse and 1 no. two bedroom residential flat. Demolition of existing brick wall enclosing rear yard and installation of new access gates – Approved with Conditions, 8th December 2008.


APPLICANT’S SUBMISSION 


The applicant has stated that an H-bar marking immediately outside the retail unit could be utilised by owners of the proposed flat outside of shop opening hours. 


CONSULTATIONS


Local Highways Authority – The current storage use is tied to the retail use at ground floor 


and therefore does not generate any further parking demands.  The proposals are for a three bedroom flat at first floor level.  To meet the Councils car parking standards the provision of 2 car parking spaces should be made for this residential unit in addition to any parking requirements for the existing uses that are to be maintained within the building. The application states that there are two car parking spaces within the site, however, these have not been clearly demonstrated, and parking spaces on street (even when marked as H bar markings are not acceptable).  


This location suffers from exceptionally high parking stress due to a lack of off-street parking facilities for all the residential properties in the area.  Therefore, unless the parking standards are met fully off-street for the proposed use then they are not acceptable on highways grounds.


Following the receipt of these comments from the LHA, the applicant has reduced the proposed number of bedrooms from three to two.


REPRESENTATIONS

No representations have been received.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes the development of one new residential unit on a site which is located in the ‘Southern part of the Manchester City Region’ as designated within the 2008 RSS and as such falls to be assessed under Policy MCR3. The proposal is considered to be acceptable in housing land supply terms as it lies on previously developed land and would occupy currently vacant floorspace within an existing building. Furthermore, the application site is located within 250m of Stretford metrolink station and as such is classed as being in a ‘most accessible’ area as defined by SPD 1: Developer Contributions to Highway and Public Transport Schemes. Additionally, the property is located within 300m of Victoria Park in Stretford and therefore has access to local playspace. As such, it is considered that the proposed flat is located in a sustainable location and is in support of Policy MCR3, as well as the relevant policies contained within the Revised UDP and emerging Core Strategy by virtue of its efficient use of land. Therefore the proposed development is considered acceptable in principle.

DESIGN, STREETSCENE AND AMENITY


2. The south-eastern (side) elevation of the proposed unit directly faces at close proximity the rear windows and garden areas associated with 4 Radnor Street and 68-70 Trafford Grove. This side elevation of No.2A has three existing windows at first-floor level; two of these are set to serve non-habitable rooms within the flat and as such can be fitted with obscured-glazing. The third window, closest to the front of the property, serves the living room which is classed as a habitable room. However, it is considered that this window can also be fitted with obscured-glazing as the living room will have two other windows located within the front elevation of the building which can provide the occupants with an outlook and natural daylight. Therefore, it is considered that residents of the facing dwellinghouses to the east will not be unduly overlooked by the proposals and as such the proposed residential use is considered acceptable in this respect.


3. None of the remaining windows to the front or the rear of the proposed flat will look into neighbouring gardens or facing habitable room windows. 


4. The proposed rear extension is set within an existing recessed area to the first-floor of the rear elevation. As such the extension will not be visible from the surrounding houses or from the Chester Road streetscene, which also has a line of trees running adjacent to the highway.


5. For the same reasons as above, the remaining external alterations to the rear of the unit to create one new window and increase the size of another will be largely screened from view. It is considered that these windows will only be visible from the private car park associated with the properties on Trafford Grove, to the rear of the site.


6. The proposed increase in size of the kitchen window on the front elevation of the property will lower the sill so that it lines up horizontally with the existing windows on this unit of accommodation. The existing fenestration to the front of the property is generally incoherent, and whilst this proposed window is not ideal, it is considered that the additional harm that it would cause to the streetscene is limited and as such this aspect of the development is acceptable. 


7. The Council’s SPG entitled ‘New Residential Development’ states that most new dwellings, including conversions, should provide some private outdoor space. This site provides no ‘amenity space’ as part of the proposal, although given the footprint of the building and the size of the plot, the provision of private outdoor space is not expected. However, Victoria Park is located 300 metres to the north-west of the site which will give occupiers of the proposed residential unit relatively easy access to some open green space. 


8. A small area of hardstanding exists to the side of the property and is used for access and bin storage for No.2A and the three terraced properties which directly back onto the application site. It is considered that this hardstanding is of sufficient size to accommodate bin storage for the proposed flat although it is recommended that a condition be attached to any approval which requires the applicant to provide further information regarding the off-street storage of bins. Subject to compliance with this condition, the proposed residential unit is in accordance with Proposal D3 of the Revised Trafford UDP.


ACCESS, HIGHWAYS AND PARKING 


9. There are no off-road car parking facilities, existing or proposed, associated with this site. The previous planning approval on this site included a condition which required the vacant floorspace above the retail unit be retained only as storage space. This condition was added because it was considered that other uses of the first-floor may have a detrimental effect on the available car parking provision for the neighbourhood and the restriction imposed by the condition would enable the LPA to consider any further change of use on its merits.


10. The properties on Trafford Grove which back onto 2A Radnor Street have access to a private car park sited immediately to the rear of the application site. The south-eastern section of Trafford Grove contains parking restrictions in the form of double-yellow-lines which run along both sides of the highway and were originally put in place to retain access to the car park of the former Essoldo cinema at the end of this street. As the cinema site is currently vacant, a degree of unauthorised parking takes place on Trafford Grove, presumably by residents of the properties on the eastern side of Trafford Grove. 


11. The properties of 1-66a Trafford Grove all front onto a narrow walkway and do not benefit from any off-street parking. As such one side of the Cross Street highway, which runs loosely parallel to Trafford Grove and does not contain any residential properties, is generally  used for vehicle parking by these residents of Trafford Grove. Thirteen marked parking bays at the northern end of Cross Street, which appear to be associated with adjoining St. Ann’s Church, are also occasionally utilised by nearby residents when Cross Street becomes busy. 


12. The current application originally sought consent for a change of use of 2A Radnor Street to a 3-bedroom apartment. Under the Council’s Car Parking Standards, 2 off-street car parking spaces should normally be provided for a residential unit of this size. However, it is not possible to provide any off-street car parking within the site as it is entirely occupied by the footprint of the building. Therefore, the LHA objected to the proposed change of use as the applicant was not able to meet the parking standards in an area of high parking stress. 


13. In response to the LHA’s comments, the applicant has agreed to reduce the number of bedrooms from three to two. A property of this size requires 1.5 car parking spaces to be associated with it and it is considered that the provision of one space would normally be acceptable. Whilst the LHA acknowledge that this amendment to the scheme does represent an improvement, they remain concerned that at peak evening times the existing parking restrictions may be abused and that Cross Street will become congested as a result of this development. 


14. It is clear that the amount of off-street parking or formally designated parking in this area is limited. However, visits to the area at peak evening times have shown that, even if the parking restrictions are adhered to, a degree of space generally still remains along Cross Street for residents to park their cars, either on the highway or at the parking bays at the northern end. Furthermore, it is also worth noting that no representations regarding car parking were received by the Council from occupants of the surrounding houses. Additionally, it is considered that weight should be attached to the fact that this proposal would utilise existing, underused and vacant floorspace to create a new unit of residential accommodation. In this respect it is considered that this proposal differs from the subdivision of an existing residential property for example which would arguably result in intensifying parking pressures through building extensions or developing floorspace which is already in use. 


15. Overall, whilst the provision of a car parking space with this proposal would have been desirable, it is acknowledged that there is no room on the site to accommodate any off road parking; there have been no objections from local residents to the scheme; and that the potential increase of one parking space on local roads will not cause undue harm. Additionally, the site is in a location that is well served by public transport, something which reduces the necessity for future occupants of the proposal to own a car, and as a result park it on the surrounding streets. Therefore, on balance it is considered that the proposed formation of a two-bedroom apartment within this building is acceptable and in compliance with Proposals D1, D2 and D3 of the Revised Trafford UDP.


16. The LHA have also noted that the following the conversion of the ground-floor of the property to a retail unit, there is no need to retain the existing dropped curb and H-bar markings located on front of the property which formerly prevented visitors from parking in this area. The LHA have also stated that the applicant does not have a right to designate the existing H-bar markings as parking space exclusively belonging to owners of the shop during the daytime and of the proposed residential flat in the evening. 

DEVELOPER CONTRIBUTIONS


22. If planning permission were to be granted, a total financial contribution of £2044.76 would be required as part of this proposed development, split between contributions towards open/outdoor play space (£1,734.76) and the Red Rose Forest (£310)


23 If committee members resolve to grant planning permission, this matter should be secured through a Section 106 legal agreement.


CONCLUSION


24 The change of use of the first-floor of 2A Radnor Street would result in a net increase of one dwelling and would contribute towards the stock of accommodation available in the Borough in accordance with Proposal H6 of the Revised Trafford UDP.  The proposal is therefore recommended for approval subject to the completion of a legal agreement covering financial contributions and conditions.

RECOMMENDATION: MINDED TO GRANT SUBJECT TO S106 AGREEMENT 


(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement to secure (I) financial contributions of £1,734.76 split between £1,153.55 towards open space and £581.21 for outdoor sports in accordance with the Council’s SPG: Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums; and (II) a financial contribution of £310 towards the Red Rose Community Forest/off-site tree planting, in accordance with the Council’s SPG: Developer Contributions towards Red Rose Forest . 


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

1) Standard time limit;


2) Compliance with all Plans


3) Matching Materials


4) Obscured-glazing


5) Bin Storage


JK
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		ERECTION OF ONE PAIR OF SEMI-DETACHED DWELLINGS WITH ASSOCIATED PARKING AND VEHICULAR ACCESS ONTO ABBOTSFORD GROVE






		10 Park Road, Timperley
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		AGENT: Plan:8 Town Planning Ltd






		RECOMMENDATION:  Minded to Grant









SITE


The application site forms part of the garden on no.10 Park Road.  The site is located on the south side of Park Road on the corner with Abbotsford grove, some 90 metres from the traffic light junction with Manchester Road, the A56.  The site is occupied by a single detached dwelling fronting Park Road but with vehicular access from Abbotsford Grove to a driveway and garage in the rear garden area.  Adjacent properties are a mix of detached and semi-detached houses on Park Road and Abbotsford Grove, with smaller terraced houses immediately to the south on Abbotsford Grove and St Hughes Close.  St Hugh of Lincoln Church is located behind houses on Abbotsford Grove and its car park is accessed from St Hughes Close via Abbotsford Grove.


PROPOSAL

It is proposed to retain the existing house and to erect a pair of semi-detached houses in the rear garden, fronting onto Abbotsford Grove.  Vehicular access to all three properties would be onto Abbotsford Grove with the existing house and one of the new houses having long driveways for two cars and the second new house providing two parking spaces on the frontage.


REVISED TRAFFORD UDP


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


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


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


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


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. 


The following advice was issued by DCLG and the Planning Inspectorate on 7th December 2010:


“…pending determination of the challenge, decision makers in local planning authorities and at the Planning Inspectorate will, in their determination of planning applications and appeals, need to consider whether the existence of the challenge and the basis of it affects the significance and weight which they judge may be given to the Secretary of State’s statements and to the letter of the Chief Planner”.


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 having been made on 3rd December 2010.


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 and other relevant planning policy documents such as PPG’s, PPS’s, the RSS and SPG’s in the determination of planning applications. 


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


PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT UDP POLICIES/ PROPOSALS


D1 – All New Development

D2 – Vehicular Parking


D3 – New Residential Development


H2 – Location and Phasing of New Housing Development


H4 – Release of Other Land for Development


RELEVANT PLANNING HISTORY

75687/FULL/2010 – Erection of one pair of semi-detached dwellings with associated parking and vehicular access onto Abbotsford Grove.


Refused 30th September 2010

H/69863 – Erection of one pair of semi-detached dwellings with access onto Abbotsford Grove; retention of existing dwelling.

Minded to Grant subject to completion of S106 Agreement.  The Agreement has not been completed nor the decision issued.

CONSULTATIONS


Local Highway Authority – no objection subject to suggested amendments


REPRESENTATIONS


Number of representations: 1

Key issues raised are summarised as follows: 

· Exacerbation of existing traffic congestion and parking problems in the vicinity;

· The application does not support local regeneration;

· The application site is not sustainable;

· The site constitutes greenfield land;

· Out of character with the surrounding area;

· Loss of trees

OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT

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


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


i) Is well located in relation to established areas of housing, jobs, local community services and facilities - The site is within an established residential area and jobs, local community services and facilities are available within the Timperley and Altrincham area

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 Timperley and 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 Park Road and Manchester Road providing regular services to and from Altrincham where further bus, rail and Metrolink services are available and the site is also within walking distance from a Metrolink station on Park Road.  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.

3. 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.


4. 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.


5. 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%.


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


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


8. Planning permission has previously been granted for the proposed development (ref H/69863) and there are no policy changes that affect the determination of this application.

STREET SCENE AND CHARACTER OF THE AREA

9. The proposed houses would be of similar height to the adjacent properties and would be built a similar distance back from Abbotsford Grove as the adjacent houses i.e. approximately 6 metres.  A gap of 1 metre would be retained to the side boundary with the adjacent house at 4 Abbotsford Grove and over 2 metres to the new boundary with the retained house at 10 Park Road.  


10. In order to gain additional living accommodation within the roofspace, the eaves height has been increased from that on the previously approved scheme, with the introduction of gable features within the roofslope on the front elevation.  


11. It is considered that the semi-detached dwellings, whilst not a copy of the adjacent properties within the street scene, are of a design that would be in keeping with the character of both the new properties adjacent to the site and the more traditional dwellings on the opposite side of Abbotsford Grove. 


12. One of the houses would have a traditional driveway at the side of the house with a front garden area and hedge along the front garden boundary between the two houses.  The other new house would have limited planting in the front garden, most of which would be utilised for the provision of two parking spaces.  Whilst not ideal it is considered that this provision of on-site parking would be acceptable in terms of the impact on the street scene.  This is as per the approved scheme.


RESIDENTIAL AMENITY


13. The proposed houses have been sited so as to respect privacy distances and outlook distances from adjacent houses and incorporate blank gable elevations.  The additional rooflights and escape windows and also the rear first floor bathroom windows on the rear elevation do not comply with the required distance to the boundary with no.8 Park Road and are therefore required to be fitted with obscure glazing and restricted opening.  With the exception of these however, the position of windows is similar to that in the approved scheme.


14. The proposed new dwellings would not project significantly beyond the rear of the adjacent properties and there would therefore be no undue harm caused by overshadowing.

PARKING AND ACCESS

15. The proposed development would provide for two off-street parking spaces for each of the three properties and this is considered to be acceptable and in accordance with the Council’s guidelines.  Amended plans have been submitted to address the request from the LHA for a driveway length of 6 metres.  It is also requested that the fence to be proposed to be located between the driveways is less than 0.9 metres in height to prevent any adverse impact upon highway safety.  Details of all boundary treatment are to be agreed through a standard landscaping condition.  


16. The additional traffic likely to be generated by the proposed new houses would be limited and would not be likely to result in highway congestion or detract from highway and pedestrian safety on local roads.

SECTION 106 CONTRIBUTIONS

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


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


RECOMMENDATION: 

MINDED TO GRANT, subject to:


A. The completion of an appropriate legal agreement and that such legal agreement be entered into to secure a financial contribution totaling £6695 and comprising:


· a financial contribution of £4,835 towards the provision and maintenance of public open space (£3,278.50 towards open space and £1,556.50 towards outdoor sports provision);


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


B. The following conditions:


1. Standard


2. Details – compliance with all plans

3. Materials


4. Landscaping

5. Retention of garages for parking

6. Provision of access


7. Retention of access

8. No new windows or openings


9. Withdrawal of rights to alter


10. Porous/permeable surface for driveway


11. Obscure Glazing/restricted opening – first floor bathroom and rooflights on rear elevation


12. Contaminated Land

JE
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SITE


The planning application relates to a 4.1 hectare site situated between Trafford Wharf Road, Manchester Ship Canal, Imperial War Museum North and the Dry Docks in Trafford Park.  The majority of the site (central and eastern sections) comprises hardstanding which is being used as a temporary contractors yard for the pedestrian bridge linking Wharfside with Media City currently under construction.  It is also used on football match days for parking.  The western end of the site is currently used as a truck stop and a café ‘Diggles Diner’ occupies a small prefabricated building at the north west corner of this site.  There are currently three vehicle access points to the site from Trafford Wharf Road, one serving the truck stop at the west end, a second to the contractors site at the east end and a central access point which is currently closed off.  Shrubs and trees extend in a band along the southern edge of the site screening the site from Trafford Wharf Road.  


The wider area comprises a mix of employment, retail and residential uses.  On the south side of Manchester Ship Canal, the site falls within ‘Wharfside’, an area of Trafford Park developed in the 1980’s by the Trafford Park Development Corporation.  It is characterised by deep landscaped frontages and modern light industrial/offices/high technology uses.  The application site sits at the west end of this area.  Immediately adjoining it to the south is a Rank Hovis processing plant owned by Premier Foods Ltd and a timber merchants.  The two are separated by Warren Bruce Road.  To the west are the Dry Docks, which are currently owned by a shipping company. To the east is the Imperial War Museum North which occupies an iconic 20th century architecturally designed building.  On the opposite side of the Manchester Ship Canal in Salford is Quays Point, which forms the first phase of development within the wider Mediacityuk area.  Quays Point is nearing completion and provides offices and studios aimed at creative and digital industries including TV production or publishing, gaming and software production.  Occupants of Quays Point include the BBC, the University of Salford and Vision+Media. Adjoining Quays Point is Salford Quays a mixed residential, retail and leisure development. 

PROPOSAL


The application seeks full planning permission for a drama production facility with associated car parking, boundary treatment and public open space improvements.  The majority of the site (3.1 hectares) will be developed to provide a new facility for ITV Plc who will relocate from their long established site in central Manchester.  The remaining area (1 hectare) at the east end of the site will be developed into an area of public realm providing a vehicle drop-off and pedestrian link between Trafford Wharf Road, Wharfside and MediacityUK.    


The ITV drama production facilities will comprise an external film lot set for Coronation Street, two studio sound stage buildings, a studio support building (with workshop), car parking,  public realm, boundary treatment and landscaping works.    


The external film lot set will consist of masonry cladding on structural frames that can be moved or altered to suit filming requirements. The perimeter of the film lot will be enclosed by a 4m high boundary wall to provide essential acoustic screening and security during filming. In some areas the perimeter boundary will form the back-drop for filming.  A store building (measuring 900 sq.m) will be located within the perimeter boundary of the external film lot at its west end and will be utilised for the storage of set materials.  This building would also include a workshop.

At the north east corner of the site, a large L-shaped building will comprise two single storey studio sound stages and a central three storey studio support building.  This building follows the east and north boundaries of the site.  The two studio sound stages will each extend to circa 3,200 sq.m (1,600 sq.m (GIA)). These will be large single storey units containing internal room sets for filming and will also form part of the external film lot backdrop.  The central support building would extend to 4,000 sq.m (GIA) and provide technical support and production facilities for the sound stage buildings, together with cast and crew facilities including wardrobe, make-up, changing rooms, toilets and catering facilities.


Car parking would extend to all sides of the set, providing a total of 418 spaces, of which 200 will be provided for ITV staff based across the canal at Quays Point.  Two new access points are proposed from Trafford Wharf Road.  Each access will have a manned security building to prevent unauthorised access into the site.  A further pedestrian access is proposed for ITV employees on the northern boundary of the drama production facility over a newly surfaced walkway which will link to the new bridge


DEVELOPMENT PLAN


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


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


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


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


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. 


The following advice was issued by DCLG and the Planning Inspectorate on 7th December 2010: 


“…pending determination of the challenge, decision makers in local planning authorities and at the Planning Inspectorate will in their determination of planning applications and appeals need to consider whether the existence of the challenge and the basis of it, affects the significance and weight which they judge may be given to the Secretary of State’s statements and to the letter of the Chief Planner.”


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 (see attached list) – 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 made on 3rd December 2010.


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.


PRINCIPAL RSS POLICIES


DP2 – Promoting Sustainable Communities


DP3 – Promoting Sustainable Economic Development


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP5 – Manage Travel Demand; Reduce the Need to Travel and Increase Accessibility


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RDF1 – Spatial Priorities


W1 – Strengthening the Regional Economy


W2 – Locations for Regionally Significant Economic Development


EM1 – Integrated Enhancement and Protection of the Region’s Environmental Assets


EM5 – Integrated Water Management


EM17 – Renewable Energy


MCR1 – Manchester City Region Priorities


UDP NOTATION 


Main Employment Area and Wharfside Strategic Area


Manchester Ship Canal adjoining site to the north is identified as a Wildlife Corridor  


PRINCIPAL REVISED UDP POLICIES


E7 – Main Employment Area


E13 – Strategic Development Sites


TP5 - Wharfside Strategic Area


T6 – Land Use in relation to Transport and Movement



D1 – All New Development


D2 – Vehicle Parking


ENV10 - Wildlife Corridor


Planning Guidance ‘Mediacity:uk & Quays Point: Salford Quays & Trafford Wharfside’


PRINCIPAL SUBMISSION CORE STRATEGY POLICIES


SL2 – Trafford Wharfside


W1 – Economy


RELEVANT PLANNING HISTORY

75007/FULL/2010 - Remediation works to existing industrial site and directional drill to take cables under the Manchester Ship Canal.  Withdrawn 20 October 2010.

H/56588 - Erection of industrial unit and balance tank to house chemical tanks.  Approved 8 September 2003

H/49635 - Temporary siting of two storey portable building to provide office accommodation.  Approved 28 July 2000


H/44731 - Renewal of planning permission H/UDC/42479 (TPA 1259) for the continued use for HGV parking.  Approved 23 October 1997


H/42479 - Change of use of vacant land for HGV parking.   

H/40639 – Reclamation of land.  Approved 23 March 1995


H/38230 - Demolition of existing toilets, store and cafeteria and erection of single storey front and side extensions to provide an entrance porch and additional games rooms, cafeteria, kitchen and toilet accommodation.  Approved 13 January 1994

APPLICANT’S SUBMISSION 


The applicant has submitted a portfolio of documents to support the current planning application including a Design and Access Statement, PPS4 Statement, Supporting Planning Statement, Transport Statement, Flood Risk Assessment and Contamination Assessment. The main reports are summarised below:


Design and Access Statement


· The site requires a low level of noise and this will be achieved by high levels of attenuation built into the studio elevations and by a comprehensive noise control scheme for mechanical services, including acoustic screening of rooftop plant.  In addition, the outdoor set will be effectively screened from other external noise sources.

· The stage buildings comprise large single storey industrial-type units that provide flexible space for filming whilst the central support building creates a strong corner to the building. The site has been designed to provide an active frontage to the Manchester Ship Canal and to address Trafford Wharf Road.


· The external film lot area will require flexibility for changes/alterations to the set without the need for planning permission.  It is hoped that this flexibility can be covered in a condition.  

Supporting Planning Statement

· The provision of the production facilities will significantly assist Trafford MBC and Salford City Council to achieve the strategic vision of creating a nationally important media centre at Salford Quays and the Trafford Wharfside area. The redevelopment of the application site will complement the BBC facilities that have been developed across the Manchester Ship Canal to the north.

Transport Statement


· The site is highly accessible on foot by cycle, bus, Metrolink and rail to a variety of destinations including Manchester City Centre.


CONSULTATIONS


LHA: In principle the proposals are acceptable on highways grounds.  The cycle parking and car parking provision is considered to be acceptable, however it is noted that 83 spaces within the site could be lost in the future ‘LOT 10 development boundary’, should this be the case the LHA would be concerned that this may cause additional parking pressure on the surrounding roads.  It is also felt that the provision of motorcycle parking would be beneficial.  The level of traffic generation would not be significant and would have only a minimal impact on the surrounding network.  It is noted on the plans that a ‘drop off’ area is proposed within the public realm.  Whilst there is no objection to this in principle, the design of such a facility will need to be assessed by the LHA and as it falls within private land enforcement of this are will lie with the landowner rather than the Council.   The Travel Plan submitted is considered to be acceptable and outlines ITV’s targets that only 80% will travel to work by single occupancy car as their main mode of transport.  


Renewal and Environmental Protection:  Phase 1 report submitted is acceptable.  Recommend condition which requires remediation works outlined in the submitted report to be carried out.


Built Environment (Drainage): This application acknowledges the possible flood risk from the Manchester Ship Canal.  The extent of this risk is still be verified by the Environment Agency/Trafford Council. 


Environment Agency (EA): No objection in principle, however the development will only be acceptable if the measures detailed in the Flood Risk Assessment from ERM (dated 24 January 2011) submitted with this application are implemented and secured by way of a condition.  Also recommends remedial works are carried out prior to the development to ensure protection of controlled water receptors.   

Greater Manchester Ecology Unit (GMEU):  Any comments will be included in the Additional Information Report


Greater Manchester Archaeology Unit (GMAU): Any comments will be included in the Additional Information Report


Greater Manchester Police Design for Security: No objection, but comments as follows:


· Welcome elevated position of the studio support building, overlooking the canal side public realm, canal bridge and the link between the canal side and Trafford Wharf Road. Such a position effectively takes building out of public domain, thereby enhancing its security, but the glazed façade does allow natural surveillance over the public realm; 


· The high walls and fence around the site are more than adequate from a security perspective, although would rather see the use of railings or weldmesh fencing than steel palisade;


· The provision of security lodges at the vehicles entrances is welcomed and provides additional activity and surveillance along Trafford Wharf Road;


· Turnstile entry for pedestrian and cyclists should be controlled by electronic access controls;


· Consideration should be given to the occasional presence of photographers and well-wishers congregating at the site entrance which could cause highway safety issues;


· Vehicle access to the public realm on Wharfside should be restricted by bollards;


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


REPRESENTATIONS


One letter of objection has been received from Premier Foods Ltd who owns the Rank Hovis Floor Mill on the opposite side of Trafford Wharf Road.  The letter states that Rank Hovis operate 24 hours a day, 7 days a week and Premier Foods are keen therefore to ensure that the proposed ITV drama production facility would not compromise their future day to day operations.  In particular they state that:


· Premier foods currently experience significant problems accessing their premises on days when Manchester United is playing at home.  Should the ITV development come forward and operate at weekends, it is possible that this problem could be exacerbated.  Recommends applicant’s Transport Assessment is reviewed to consider the high volumes of traffic on a weekend when a football match is being played;


· Recommends condition which restricts use of the secondary access to the site;


· States that ITV are putting the general onus on themselves to ensure the drama facility would not be affected by external noisy sources, which is welcomed, however Premier Foods request the certainty that their operations, which can be noisy, will not be compromised by future complaints from ITV to the Council in future.  Until a noise survey is submitted in this respect they object to the application. 


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT

1. PPS4 ‘Planning for Sustainable Economic Growth’, published in December 2009 outlines policy considerations for economic development and main town centre uses.  Main town centre uses includes offices (Use Class B1 of the Town and Country (Use Classes) Order (as amended)) and as a drama studio falls within this use class, the policies of PPS4 are a material consideration in the determination of this planning application. The main thrust of PPS4 seeks to locate office developments on town centre sites unless they accord with an up to date development plan.  Whilst the site does not fall within a designated town centre, it is allocated for employment purposes within the Revised Trafford UDP and the emerging Core Strategy.   


2. The site falls within a Main Industrial Area and the Wharfside Strategic Area in the Revised Trafford UDP.  Policies TP5, E7 and E13 apply and seek to promote high quality employment development within this area, as long as it can be satisfactorily integrated with existing or planned development nearby; it can be satisfactorily accessed and serviced from existing/programmed roads; are accessible to all prospective occupants and users by public bus and/or rail transport, cycling and walking as well as by motorised traffic; and complies with all other relevant policies of the Revised Trafford UDP. It is considered that the proposal complies within these policies as it relates to a high quality drama production facility, an employment use which could easily be accommodated on this sustainably located previously developed site and which would be adequately accessed and serviced from the existing roads.  


3. The site also falls within ‘Mediacityuk’ a 220 hectare area defined in Planning Guidance ‘Mediacity:uk & Quays Point: Salford Quays & Trafford Wharfside’ adopted by Salford City Council and Trafford Council in 2007.  The guidance states that within this area, the intention is to create a modern digital city for the UK, where creative talent is drawn by the quality and excitement of the environment and the range and mix of people. Mediacity:uk is designed to compete with other media centres such as Copenhagen, Seoul and Singapore. Policy MC:UK2 of the guidance states that on Wharfside, high quality new office based employment uses will be encouraged with a particular emphasis on high technology, knowledge based and media & creative industries. Policy MC:UK6 also seeks to deliver high quality public realm, particularly along the water frontage.  The application proposes a drama production facility for ITV in compliance with Policy MC:UK2.  The applicant also proposes to extend the existing promenade between the canal and the development site and the buildings proposed and a large area of public realm is proposed to the east between the development and the Imperial War Museum North.  This area will link Trafford Wharf Road with Wharfside promenade and the proposed bridge.  Whilst details of the layout, materials and design of this public realm are limited in the planning application, these matters can be covered by condition. It is considered therefore that the proposal complies with policies in the adopted Mediacityuk guidance.   


4. The Council is in the process of preparing a Local Development Framework which, when adopted, will replace the Revised Trafford UDP.  Trafford’s Core Strategy was submitted to the Secretary of State in December 2010 and a Public Inquiry is scheduled for February 2011.  In the Core Strategy, Trafford Park is identified as a Sub-Regional Site. Policy SL2 identifies Trafford Wharfside as a major mixed-use area of regional and international significance capable of delivering high quality employment, leisure, residential and supporting retail and community development.  When preparing the Core Strategy, the Council carried out an assessment of the suitability of Trafford Wharfside (along with 7 other out-of-centre locations) for office development against PPS4 criteria. The conclusion was that although Trafford Wharfside is out-of-centre it scores highly against PPS4 criteria and as such is a preferred location for office development in Trafford. The main reasons for its attractiveness as a location for new office development is the large areas of brownfield land and the potential to compliment and expand upon existing developments such as Mediacity:uk. The site is also highly accessible by a range of transportation modes and is close to deprived areas that are in need of economic investment and regeneration. The application proposals will assist in meeting this vision and addressing the shortfall in B1 floorspace across the Borough.  

5. The proposal therefore complies with relevant policies and proposals in the Revised Trafford UDP, Mediacity:uk & Quays Point: Salford Quays & Trafford Wharfside planning guidance and are consistent with Policies SL2, and W1 of the submission version of the Core Strategy and its supporting evidence.  


6. Policy EC10.2 of PPS4 also introduces a new range of tests which must be applied to all planning applications involving economic development. It states that Local Planning Authorities should adopt a positive and constructive approach towards new economic development and planning applications that secure sustainable economic growth should be treated favourably. Five criteria against which developments should be assessed are provided within Policy EC10.2.  These are outlined below followed by an assessment of how the development proposals seek to respond to these (shown in italics).

.  

a) Whether the proposal has been planned over the lifetime of the development to limit carbon dioxide emissions and minimise vulnerability and provide resilience to climate change. The applicant outlines a range of energy strategies which will be developed and implemented to minimise carbon dioxide emissions from the development. The proposal involves the redevelopment of a previously developed site; use of water flow control measures; waste reduction/recycling during construction and occupation and a minimum target of ‘very good’ BREEAM rating for the studio support buildings.  In this respect the proposals are considered to be acceptable.

b) The accessibility of the proposal to a choice of means of transport and the effect on local traffic levels and congestion.  The site is accessible by a range of transport modes with relatively good bus services (stops on Trafford Wharf Road and Warren Bruce Road) and Metrolink connections (Mediacityuk across pedestrian bridge).  There is also good cycle and pedestrian links along Wharfside and the impact on both traffic levels and congestion it is considered would be minimal. The proposal is therefore considered to be acceptable in this respect.

c) Whether the proposal secures a high quality and inclusive design which takes the opportunities available for improving the character and quality of the area and the way it functions. The studio building fronting the Manchester Ship Canal adopts a contemporary design and a palette of high quality materials which would compliment the appearance and character of the surrounding development, especially Quays Point.  The proposal would also allow for new areas of public realm to be provided adjacent to the proposed drama production facility and the Imperial War Museum North. Along the Trafford Wharf Road frontage there are concerns about the design and height of the proposed boundary wall.  However, given the sensitive nature of the proposed use and requirement for noise attenuation the proposal is considered to be acceptable in this respect. .

d) The impact on economic and physical regeneration in the area.  The site is previously developed and is underused.   The proposed development would significantly improve its appearance bringing it back into economic use. The proposal would compliment the BBC media facilities that have been developed across the Manchester Ship Canal and meet the Council’s strategic vision of creating a nationally important media centre at Salford Quays and the Trafford Wharfside area.   In terms of social inclusion the scheme is located in an accessible area with a range of transport modes. 

e) The impact on local employment. The development will generate 170 jobs.  Whilst a significant proportion of these jobs are expected to be staff relocating from the existing Manchester based studios, it will still create new job opportunities within the Borough. Furthermore, a significant number of jobs will be created on site during the construction period and the development would therefore have both a short term and long term positive impact on the economy. 

7. The proposal would provide a high profile drama production studio for ITV, which will complement other existing Mediacity:uk developments and help deliver the Council’s strategic vision for this area.  It will attract further high technology and media/creative industries to this part of the Borough and will extend the existing high quality public realm.  As such it is considered to comply with PPS4, the Revised Trafford UDP, Mediacityuk guidance and the emerging Core Strategy.


DESIGN AND APPEARANCE


8. The main building within the site is the three storey studio support building and two adjoining single storey studio sound stages.  This building is laid out in an L-shape fronting both the Manchester Ship Canal and public realm proposed to the east.  The central studio support building situated at the corner is the most prominent element and has been designed to a high standard to complement the modern media developments on the opposite side of the Manchester Ship Canal.  The upper floors project forward of the ground floor supported by columns, creating depth to the building.  The ground floor elevations would comprise 3m high brickwork, which the applicant states with the concrete columns creates a strong plinth visually to the upper floors.  The brickwork at ground floor also restricts views into the studio building from the adjoining promenade and public realm, ensuring privacy for any film plots being recorded at that time.  However, the elevations of the upper floors (consisting of open plan offices) would comprise a vertical curtain glazing system allowing views into the building from across the canal, and ensuring the development has an attractive and active façade at this prominent corner.  An undulating roofline, feature lighting at the soffit and a series of powder coated metal louvres (which hide the plant on the roof) adds further interest and depth to the elevations.  The adjoining studio sound stages are lower in height ensuring that they are subservient to the main studio support building and the upper elevations of these two elements would consist of simple two colour composite cladding panels (situated above the ground floor brick plinth which extends around the building).  The buildings it is considered would provide a high quality frontage to the waterfront and proposed public realm and a suitable backdrop for views from Quays Point.  


9. At the centre of the site, the film lot will comprise a reproduction of the existing Coronation Street set.  The set will be used for filming all the external elements of the television drama programme.  The backdrop to this film set will comprise masonary cladding on structural framework which measures a minimum of 4m in height, but with elements extending higher (up to 15m).  The back of these set structures would be visible from Trafford Wharf Road above the boundary wall.  However, the applicant intends to clad the rear elevations in metal, essentially making these structures look like typical industrial/warehouse buildings.  A large storage building to the west of the film set would similarly be clad in colour coated metal.  The applicant requires an element of flexibility for the film set allowing them to remove, erect, extend and alter set structures as required in future without needing planning permission; it is recommended that this flexibility be provided by an appropriately worded condition.  The Proposed Site Layout Plan drawing indicates a ‘LOT future 10 year development boundary’ within which these alterations would take place.  This flexibility would allow the set to be changed at short notice as required for filming plots.  Given that the proposal is located within Trafford Park, a generally industrial area, and the set would be screened from Quays Point, the waterfront and the public realm by the studio support building, a condition to allow flexibility on the set structures within the identified area is considered to be acceptable.


10. Boundary treatment to the south, east and north (Trafford Wharf Road, waterfront and public realm) comprises a 3.5m high (rising to 4m high in parts) concrete wall with brick piers at 6m intervals.  Along Trafford Wharf Road, at either end the wall is situated at the back of the public highway, although it tapers into the site in the centre providing a landscaped strip measuring 3m in depth along the majority of the site frontage.  This landscaped strip would comprise low level planting with trees.   The western boundary would comprise 3.5m high fencing.  The drawings submitted indicate a palisade fence type, however due to concerns regarding security and its visual appearance, the applicant has amended the application proposing metal railings instead along this boundary.  The boundary treatment proposed would be very high.  Along Trafford Wharf Road, typically development boundary fences tend to be set back from the public footpath and with planting in front or behind.  Where boundary fencing is proposed along the back of the highway (i.e. Imperial War Museum North) it comprises railings which allow views in to and out of sites.  The applicant requires privacy to the car park and area around the film set and for this reason the height, design and alignment of the boundary wall and fencing is considered to be acceptable.  Furthermore the proposed planting would help soften and screen the boundary wall in part along Trafford Wharf Road.


11. The proposed development would, it is considered, provide a high quality development with an attractive frontage to the canal and proposed area of public realm.  Whilst the frontage to Trafford Wharf Road would be more ‘industrial’ in its appearance, set behind a high solid boundary wall, given the nature of the development and its requirement for privacy, the proposal is considered to be acceptable in this respect having regard to Proposal D1 of the Revised Trafford UDP.


CAR PARKING AND ACCESS ARRANGEMENTS

12. The applicant proposes two vehicle accesses, both from Trafford Wharf Road.  In addition to this a further vehicle turning area is proposed within the public realm to the east.  The applicant has modelled the impact of the development on the local highway network and this has been assessed by the LHA.  The proposed access points to the development, it is considered, would have ample capacity to accommodate the development at peak times whilst the off-site junction capacity assessments and percentage traffic impact assessments have demonstrated that there will be no material traffic impact on the local highway network.  The proposed development is considered to be acceptable in this respect.  


13. The proposed level of car parking (418 spaces) would meet the applicants on site requirements, whilst providing further parking for ITV staff based in Mediacity.  The proposed layout is considered to be acceptable subject to several minor amendments as recommended by the LHA, and the applicant intends to submit an amended plan addressing these prior to the committee meeting.  Whilst the level of car parking is considered to be acceptable, there are concerns that a number of the car parking spaces (83) proposed may be lost within the future ‘Lot development boundary’.  However, car parking is available on the opposite side of the canal in Quays Point where a number of the ITV staff will be based and should car parking on site be reduced, the applicant has advised that alternative arrangements will be made to accommodate their staff at Quays Point.   


14. The proposal may also attract members of the press, tourists and fans who are not permitted to access the site.  Double yellow lines on Trafford Wharf Road would restrict parking along this main arterial route, although on-street parking is available on several adjoining roads, including Elevator Road.  This element of the development is unlikely to generate a high number of vehicles and some may choose to park at Salford Quays or Quays Point and walk to the site. 


15. The site is relatively well served by public transport. Around 15 bus services link the site with a variety of destinations and it is within easy and safe walking distance of the Metrolink station at Mediacityuk, providing quick links to the city centre and Eccles to the west. Dedicated facilities for cyclists are also proposed whilst the application includes an area of public realm along the canal side and to the east of the development providing links between the site and the existing Wharfside promenade.

NOISE AND VIBRATION


16. The proposed external film set would be extremely noise sensitive and as such all  plant on site would be acoustically treated, whilst the buildings and backdrops would be designed to block sound from outside the site and ensure it is quiet enough during filming.  An adjoining business has expressed concern that the proposal, for this reason, may have implications for their existing operations.  The site is situated within an industrial area which has a relatively high background noise level generated by traffic and the adjoining industrial operations.  However, the applicant has confirmed that the outdoor set has been designed to ensure that this does not raise any issues and they do not envisage that the proposal would have implications for the operations of adjoining businesses. 

WILDLIFE CORRIDOR


17. Adjoining the application site to the north, the Manchester Ship Canal is a designated Wildlife Corridor in the Revised Trafford UDP.  Proposal ENV10 applies and states that the Council will seek to consolidate and strengthen the effectiveness of wildlife corridors by ensuring that new development within or adjacent to the corridors contributes to their effectiveness wherever possible through appropriate siting, design of buildings and landscaping measures. An Ecological Report submitted by the applicant states that the site itself has low ecological value and all existing habitats are not considered suitable for protected species.  It does however state that the band of trees/shrubs along the south side of the site has the potential to provide a commuting route for bats.  The applicant, as part of the development, intends to remove this band of trees/shrubs.  By way of compensation, some replacement planting will be provided along the south side of the site, and a new line of native broad-leafed trees and shrubs will be planted along the north side of the application site, along the boundary with the canal.  Given its relationship to the canal, this proposed planting will provide a more accessible habitat for bats and birds.  The applicant also proposes a number of additional mitigation measures, which include the agreement of a ground nesting bird mitigation plan and the possible inclusion of a brown roof within the development which would provide an important habitat for several local species of birds.  The Greater Manchester Ecology Unit (GMEU) does not object to the application and supports the mitigation measures proposed.  On this basis the application is considered to be acceptable in accordance with Proposal ENV10 of the Revised Trafford UDP.  

FLOOD RISK


18. The site falls within Flood Zone 2 and is located within an area benefiting from flood defences.  The main source of flood risk to the site is from the adjoining Manchester Ship Canal.  The Environment Agency’s (EA) flood maps do not currently show the flood zone around the canal as they are the subject of further assessment by both the EA and Manchester Ship Canal Company who monitor and control water levels along the canal. The Strategic Flood Risk Assessment (SFRA), which has been jointly commissioned by Manchester, Salford and Trafford Councils, states that there is limited flood risk from the canal when considering the defended scenario of the 1 in 100 year return period, primarily as the canal system can be managed. However, it suggests that when considering residual risks (i.e. human or mechanical failure of the sluice gates) the site is at high probability of fluvial flooding.  In order to mitigate flood risk from the canal, the applicant proposes to raise ground levels across the site to ensure that there is a minimum freeboard of 600mm above the predicted floor level for the 1 in 100 year (plus climate change) event (to 22.5m AOD) and raise it further (to 23.62m AOD) in more sensitive areas (i.e. external set and buildings) to take account of possible higher flood levels should there be a sluice gate failure.  The site is also classified as part of a Critical Drainage Area in the SFRA and the associated user guide recommends that brownfield developments, such as this, should aim for a 50% reduction in surface water run off above existing levels.  The applicant is seeking to achieve this through use of a Sustainable Urban Drainage system (SUDs) to attenuate and treat surface water run off.  This includes use of a permeable sub-formation stone bed for the car park areas.    The EA and Council’s drainage officer do not object to the application subject to certain conditions and the proposals are considered to be acceptable in this respect having regard to Proposals D1, ENV1 of the Revised Trafford UDP. 

FINANCIAL CONTRIBUTIONS


19. The Council’s Supplementary Planning Guidance, ‘Developer Contributions towards Red Rose Forest’ was adopted in September 2004 and seeks to further the establishment of the Red Rose Community Forest.  Under the terms of this guidance, the development falls within a category for which a financial contribution towards off-site tree planting is normally appropriate. However, discussions are still ongoing with the applicant in this regard due to the nature of the use proposed, the level of tree planting to be provided on site and the delivery of improvements to the public realm adjoining the site.  An update on this matter will therefore be provided in the Additional Information Report.


20. The Council’s Supplementary Planning Document ‘Developer Contributions to Highway and Public Transport Schemes’ was adopted on 6 March 2007 and applies to all major developments such as this. Contributions will be used by the Council and GMPTE to implement public transport and highway improvement schemes within the locality of the new development.  As above, discussions are still ongoing with the applicant in this respect and an update will be provided in the Additional Information Report.   


CONCLUSION


21. The development proposals relate to a high profile media production facility, which would complement existing and planned development in Quays Point on the opposite side of the Manchester Ship Canal and proposals for the wider Mediacityuk area.  It will attract further high technology, creative and media industries to this part of Trafford, helping to achieve the Council’s aspirations for this area.  It is considered to comply with Government Guidance in PPS4; it would be acceptable in terms of its design and appearance; and it would not have an adverse impact in terms of noise or traffic on any nearby businesses.  Subject to the conditions listed below, the proposal would also adequately address flood risk and ecology.  The proposal is therefore considered to be acceptable and is recommended for approval accordingly. 


RECOMMENDATION:  MINDED TO GRANT


A) That the Council is MINDED TO GRANT planning permission as the application propose a satisfactory development for the site upon completion of an appropriate legal agreement to secure the provision of a financial contribution towards the Red Rose Forest and Highway Network and Public Transport Improvements if required and to be set out in the Additional Information Report. 

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


1. Standard condition

2. Approved plans condition


3. Provision of car parking

4. Landscaping condition


5. Condition allowing flexibility for alterations, extensions, demolition or additions to the film set within the lot development area identified.


6. Materials condition


7. Contamination condition


8. Implementation of ground nesting birds habitat condition


9. Removal of trees/planting only outside bird nesting season condition


10. Drainage condition (provision of measures as recommended in FRA dated 24 January 2011)


11. Development of emergency response plan in event of flood


VM
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LOCATION PLAN FOR APPLICATION No: - 76204/FULL/2010
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PLANNING DEVELOPMENT CONTROL COMMITTEE



13th JANUARY, 2011 


PRESENT: 



Councillor Mrs. Ward (In the Chair), 



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


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


             North Area Team Leader – Planning (Mr. D. Pearson), 



Senior Planner (Mr. R. McGinn),


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



Solicitor (Mrs. C. Kefford),


Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Hyman and Mrs. Young. 

75. 
MINUTES 




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


76. 
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. 


77. 
APPLICATIONS FOR PERMISSION TO DEVELOP ETC. 

		

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





		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		75449/HHA/2010 – Mr. S. Mitra – 35 Wood Road, Sale. 

		

		Erection of two storey side extension and new roof to existing first floor side bay window. 





		

		[Note: Councillor Shaw declared a Personal and Prejudicial Interest in Application 75449/HHA/2010, as the Applicant’s Agent is a relative, and left the room during its consideration.] 






		

		(b)
Permission refused for reasons now determined  






		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		74961/FULL/2010 – Mr. Liberman – 106 Park Road, Hale Barns. 

		

		Demolition of existing dwelling and erection of a replacement two storey dwelling with accommodation in the basement and roofspace. 





		

		74962/CAC/2010 – Mr. Liberman – 106 Park Road, Hale Barns. 

		

		Conservation Area Consent for demolition of the existing dwelling. 





		

		75996/HHA/2010 – Lord Lee – Bowdon Old Hall, 49 Langham Road, Bowdon. 

		

		Partial demolition and rebuilding of front boundary wall on different alignment in association with alterations to existing vehicular access. 





		

		76039/LB/2010 – Lord Lee – Bowdon Old Hall, 49 Langham Road, Bowdon. 

		

		Listed Building Consent for partial demolition and rebuilding of front boundary wall on different alignment in association with alterations to existing vehicular access. 





		

		76112/HHA/2010 – Mr. S. Jeffery – 28 Cleveland Road, Hale. 

		

		Erection of part single storey and part two storey rear extension. 








78. 
APPLICATION FOR PLANNING PERMISSION 75655/FULL/2010 – MRS. F. DICKSON – LAND ADJACENT TO 61 ACACIA AVENUE, HALE


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of two storey dwellinghouse with associated parking and vehicular access onto Acacia Avenue. 




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 £2,631.21, comprising:- 

· A financial contribution of £1,701.21 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 and standard reasons now determined. 


79.
APPLICATION FOR PLANNING PERMISSION 75836/FULL/2010 – PHP PROPERTY (DCI) LLP – DUNHAM HOUSE, 92 DUNHAM ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the change of use and conversion of building from offices to 13 apartments including the erection of 2 no. two storey extensions with balconies and other external alterations, including the creation of a glazed atrium and light wells.  Erection of one pair of semi-detached dwellings.  Associated car parking and landscaping, including car ports, bin stores and alterations to boundary walls, gates and gateposts. 




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 £43,772.01, 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 £5,201 towards public transport provision. 


· A financial contribution of £5,890 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. 

80. 
APPLICATION FOR PLANNING PERMISSION 75969/FULL/2010 – MR. EAMONN DWYER – LAND TO THE REAR OF 46 ARTHOG ROAD, HALE 


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




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. 


81. 
APPLICATION FOR PLANNING PERMISSION 75997/FULL/2010 – MR. A. MURRAY – 155 HALE ROAD, HALE BARNS 


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




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a total developer contribution of £3,795.19, comprising:- 

· 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 £1,942.82 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’. 



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


82. 
URGENT BUSINESS 


[Note: The Chairman agreed to allow consideration of the following matter as an item of urgent business in order that an immediate Article 4 Direction be made to prevent the demolition of the property.] 



Clematis Cottage, 7 Rutland Lane, Sale 



The Chief Planning Officer submitted a report providing background and seeking approval from the Committee for an immediate Article 4 Direction in respect of land at Clematis Cottage, 7 Rutland Lane, Sale.  The effect of the Article 4 Direction is that the building cannot be demolished unless a planning application is made and permission granted. 




RESOLVED – 



(i)

That the immediate Article 4 Direction be made. 



(ii)

That the Chief Planning Officer be given delegated power to confirm the immediate Article 4 Direction providing no objections are received within the consultation period. 



[Note:  Councillor Gratrix declared a Personal Interest in this item as his grandfather was born in the cottage.] 



The meeting commenced at 6.30 p.m. and concluded at 8.14 p.m. 
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AGENDA ITEM NO.     


TRAFFORD COUNCIL

PLANNING DEVELOPMENT CONTROL COMMITTEE – 10TH FEBRUARY 2011 


REPORT OF THE HEAD OF HIGHWAYS, BRIDGES AND STRUCTURES 

PROPOSED STOPPING UP OF HIGHWAY AT SMITHY LANE AND CENTRAL ROAD, PARTINGTON, SECTION 247 TOWN & COUNTRY PLANNING ACT 1990


PURPOSE


To inform Members of an application made to the Secretary of State for Transport to stop up parts of the highway at Smithy Lane and Central Road, Partington.

SUMMARY

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


RECOMMENDATIONS


The recommendation is that no objection is made to the proposed Order.

 
Further Information From:


Asset Development 

Jean Greer, Highways


Extension:
2067


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


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


Background Papers:


Section s247 Town and Country Planning Act 1990


1.0 OBJECTIVES


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


2.0
BACKGROUND

2.1
The owners of the land adjacent to the highway, proposed for closure have received       planning consent, (H/OUT/68618) on 12TH May 2008, which requires the stopping up of areas of highway at Smithy Lane and Central Road, Partington.  Permission was granted for the stopping up of an irregular shaped area comprising a western length of Smithy Lane and north eastern part width of Central Road comprising car park and paved area adjacent to the eastern frontage of Central Road, commencing from a point 12.5 metres south of the junction of Central Road and Manchester New Road extending in a south easterly direction for a distance of 145 metres and having a maximum width of 60 metres and an irregular shaped area of the service road to the rear of Partington Shopping Centre commencing from a point 2 metres east of the eastern corner of Unit 19 of Partington Shopping Centre extending in a north easterly direction for a distance of 9 metres and having a maximum width of 7 metres.

2.2
The footway along the eastern side of Central Road, i.e. that which abuts the shopping centre, will be retained at 2.5m width from the northern end of the existing car park to the southern end of the shopping centre, while north of the car park the footway will be retained at 2.0m wide.  This reflects the current widths of footway along this frontage and will not require any adoption of land for highway purposes.

2.3
The area hatched on the attached plan is highway which is adopted.  It is proposed to stop up this area of highway as outlined above.  

2.4
The works to effect the highway closure will be carried out at the applicant’s expense and to the specifications of the Highway Authority.


3.0
CONCLUSION

3.1
It is considered that no objection should be raised to the proposed stopping up Order required, as shown on the attached plan, and that the Secretary of State for Transport be informed accordingly.  
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PLANNING DEVELOPMENT CONTROL COMMITTEE



13th JANUARY, 2011 


PRESENT: 



Councillor Mrs. Ward (In the Chair), 



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


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


             North Area Team Leader – Planning (Mr. D. Pearson), 



Senior Planner (Mr. R. McGinn),


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



Solicitor (Mrs. C. Kefford),


Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Hyman and Mrs. Young. 

75. 
MINUTES 




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


76. 
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. 


77. 
APPLICATIONS FOR PERMISSION TO DEVELOP ETC. 

		

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





		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		75449/HHA/2010 – Mr. S. Mitra – 35 Wood Road, Sale. 

		

		Erection of two storey side extension and new roof to existing first floor side bay window. 





		

		[Note: Councillor Shaw declared a Personal and Prejudicial Interest in Application 75449/HHA/2010, as the Applicant’s Agent is a relative, and left the room during its consideration.] 






		

		(b)
Permission refused for reasons now determined  






		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		74961/FULL/2010 – Mr. Liberman – 106 Park Road, Hale Barns. 

		

		Demolition of existing dwelling and erection of a replacement two storey dwelling with accommodation in the basement and roofspace. 





		

		74962/CAC/2010 – Mr. Liberman – 106 Park Road, Hale Barns. 

		

		Conservation Area Consent for demolition of the existing dwelling. 





		

		75996/HHA/2010 – Lord Lee – Bowdon Old Hall, 49 Langham Road, Bowdon. 

		

		Partial demolition and rebuilding of front boundary wall on different alignment in association with alterations to existing vehicular access. 





		

		76039/LB/2010 – Lord Lee – Bowdon Old Hall, 49 Langham Road, Bowdon. 

		

		Listed Building Consent for partial demolition and rebuilding of front boundary wall on different alignment in association with alterations to existing vehicular access. 





		

		76112/HHA/2010 – Mr. S. Jeffery – 28 Cleveland Road, Hale. 

		

		Erection of part single storey and part two storey rear extension. 








78. 
APPLICATION FOR PLANNING PERMISSION 75655/FULL/2010 – MRS. F. DICKSON – LAND ADJACENT TO 61 ACACIA AVENUE, HALE


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of two storey dwellinghouse with associated parking and vehicular access onto Acacia Avenue. 




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 £2,631.21, comprising:- 

· A financial contribution of £1,701.21 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 and standard reasons now determined. 


79.
APPLICATION FOR PLANNING PERMISSION 75836/FULL/2010 – PHP PROPERTY (DCI) LLP – DUNHAM HOUSE, 92 DUNHAM ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the change of use and conversion of building from offices to 13 apartments including the erection of 2 no. two storey extensions with balconies and other external alterations, including the creation of a glazed atrium and light wells.  Erection of one pair of semi-detached dwellings.  Associated car parking and landscaping, including car ports, bin stores and alterations to boundary walls, gates and gateposts. 




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 £43,772.01, 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 £5,201 towards public transport provision. 


· A financial contribution of £5,890 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. 

80. 
APPLICATION FOR PLANNING PERMISSION 75969/FULL/2010 – MR. EAMONN DWYER – LAND TO THE REAR OF 46 ARTHOG ROAD, HALE 


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




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. 


81. 
APPLICATION FOR PLANNING PERMISSION 75997/FULL/2010 – MR. A. MURRAY – 155 HALE ROAD, HALE BARNS 


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




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a total developer contribution of £3,795.19, comprising:- 

· 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 £1,942.82 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’. 



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


82. 
URGENT BUSINESS 


[Note: The Chairman agreed to allow consideration of the following matter as an item of urgent business in order that an immediate Article 4 Direction be made to prevent the demolition of the property.] 



Clematis Cottage, 7 Rutland Lane, Sale 



The Chief Planning Officer submitted a report providing background and seeking approval from the Committee for an immediate Article 4 Direction in respect of land at Clematis Cottage, 7 Rutland Lane, Sale.  The effect of the Article 4 Direction is that the building cannot be demolished unless a planning application is made and permission granted. 




RESOLVED – 



(i)

That the immediate Article 4 Direction be made. 



(ii)

That the Chief Planning Officer be given delegated power to confirm the immediate Article 4 Direction providing no objections are received within the consultation period. 



[Note:  Councillor Gratrix declared a Personal Interest in this item as his grandfather was born in the cottage.] 



The meeting commenced at 6.30 p.m. and concluded at 8.14 p.m. 




