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	CHANGE OF USE OF EXISTING BUILDINGS TO ACCOMMODATE A HOTEL (775 BEDROOMS) AND ASSOCIATED FACILITIES IN USE CLASS D1 (CONFERENCE AND DISPLAY USES), D2 (ASSEMBLY AND LEISURE INCLUDING INDOOR SPORT, FITNESS, DANCE HALL, CONCERT HALL) AND NIGHTCLUB (SUI GENERIS).  ERECTION OF A SINGLE STOREY EXTENSION TO FORM ENTRANCE AND RECEPTION AREA, ASSOCIATED EXTERNAL TREATMENTS, CAR PARKING, DEMOLITION OF EXISTING LOADING BAY AND OTHER WORKS.  



	VICTORIA WAREHOUSE, TRAFFORD PARK ROAD, TRAFFORD PARK


	APPLICANT:  Adam Geoffrey Management Ltd


	AGENT: Drivers Jonas Deloitte


	RECOMMENDATION:  MINDED TO GRANT SUBJECT TO S106 AGREEMENT



[image: image1.wmf]
SITE

The site currently accommodates two large vacant brick built warehouses with the date 1925 and ‘The Liverpool Warehousing Co. Ltd.’ written in white feature brickwork on the parapet of each, although it is likely the warehouses were actually built between 1906 and 1910.  There are also a number of smaller ancillary buildings between the two warehouses. The site is well known for previously accommodating the Trafford Park mural on the eastern warehouse facing Trafford Road.

The site is broken down into six main elements, which the applicant has labelled as Blocks A – F, these comprise of: - 

Block A – a six storey brick warehouse with a basement and a flat roof,

Block B – a raised loading bay with a metal profiled sheet canopy supported by a steel structure attached to Block A,

Block C – comprises of two elements, firstly a large single storey industrial unit, constructed with masonry external walls and profiled sheet roof and secondly, a two storey ancillary office block with masonry walls and pitched slate roof,

Block D – a four storey brick warehouse with a flat roof,

Block E – and external loading bay attached to and serving Block D with a metal profiled sheet canopy roof over,

Block F – a free-standing single storey pitched roof masonry building with four large industrial roller shutter doors, previously used as a garage for articulated lorries.

The site is irregularly shaped and lies on the northern bank of the Bridgewater Canal.  Trafford Road runs north-south along the eastern boundary of the site.  Approximately 120m to the north this road crosses the Manchester Ship Canal into Salford and 25m to the south joins the White City gyratory system which forms the junction with the A56. The junction of Trafford Road and Trafford Park Road forms the north-eastern corner of the site and Trafford Park Road runs along the northern boundary.  This road continues to the north-western corner of the site, where a set of bollards prevent vehicular traffic accessing Wharfside Way. There is a small area of paved open land on the western boundary, with Wharfside Way beyond.  Wharfside Way then runs south-west along the southern boundary of the site until it crosses the Bridgewater Canal at which point it diverts away from the site boundary before joining the White City gyratory.  From this point the Bridgewater Canal forms the southern boundary of the site until it flows underneath Trafford Road at the site’s south-eastern corner.

Old Trafford (MUFC) is approximately 150m to the south west of the site beyond Sir Matt Busby Way, an area of car parking for the stadium, the Bridgewater Canal and Wharfside Way.  The car parking for MUFC extends on the other side of the Bridgewater Canal and Wharfside Way across the whole of the southern edge of the site.  Beyond this to the south are the Manchester-Warrington railway and then the new Chester Road Retail Park, with White City on the other side of Chester Road.  To the east of the site on the opposite side of Trafford Road is the Pomona Docks site.  Directly to the north on the opposite side of Trafford Park Road are the sky hooks, the BT telephone exchange, and offices and industrial premises of varying quality.  The Manchester Ship Canal is further northwards with Salford Quays on its opposite bank.  To the west of the site is further parking for MUFC and the mixed industrial and commercial development typical of Trafford Park. 

PROPOSAL

The application proposes a change of use of the site to form a 775 bedroom hotel within the existing eastern warehouse.  The existing western warehouse is proposed to accommodate associated facilities such as conference and display uses (use class D1), assembly and leisure uses including indoor sport, fitness, dance hall, concert hall (use class D2) and a nightclub (sui generis).    A single storey extension is proposed to the west elevation of the eastern building to form a reception area with office accommodation above.
The conversion and redevelopment of the site would comprise of: - 

Block A – This building would be converted into a hotel comprising of 424 bedrooms.  The ground floor would also include the main hotel resident’s lounge, restaurant and fitness studio.  The basement would be used for storage, kitchens and staff facilities.  The original steel openings are proposed to be retained with new glazed screens. New openings would be formed in the external brickwork to create fire doors.

Block B – This building would be converted by constructing a new enclosure inside the canopy supported off the existing loading bay.  The building would provide the main arrival point and reception for the hotel.  Office accommodation serving the hotel would be provided at first floor level.  The front elevation of the enclosure would be glazed.

Block C – This building would be renovated to provide a mixed-use events space suitable for a wide range of activities.  The existing two storey office block would be striped out internally to provide a ‘pick-up’ and ‘drop-off’ point for taxis at ground floor and ancillary storage at first floor.
Block D – This building would be converted at ground floor into an events space to accommodate a range of associated uses listed above and will be capable of operating in conjunction with the main events space in Block C.  The three upper floors of the building would be converted into hotel accommodation comprising of 351 bedrooms, similar to Block A. New fire escape doors are proposed to be formed at ground floor level within the external walls.  Existing steel doors are proposed to be replaced with glazed screens.
Block E – The general existing layout of this building would be retained.  The service yard would be reused as a loading area for events in Blocks A and C.  It would also provide the main access point for visitors to events.

Block F – This building is proposed to be demolished to create an area of car parking within the site.

The proposed D1, D2 and nightclub uses are proposed to operate between the hours of 09:00 and 04:00 hours on any day.  The applicant states that the target market for the conference, banqueting and events space will range from the single daytime or evening use to a three/four day conference or exhibition.  This would include for a variety of events such as annual conference, exhibitions, corporate and marketing events, business dinners, concerts, sporting marketing events, antique fairs, trade events, fashion shows and product launches.  Facilities would only be available to hotel residents or persons with a pre-booked ticket.  
An area of parking to accommodate 51 car parking spaces is also proposed within the site, including a parking area for a shuttle bus and a taxi point.  The majority of the car parking for the site is proposed to be provided within nearby car parks owned by Manchester United.

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. On 07 February 2011, the High Court rejected a challenge to the secretary of state’s letter and so confirmed that LPAs can regard the intention to revoke RSS as a material consideration in planning decisions.
The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP (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 REGIONAL SPATIAL STRATEGY POLICIES

DP1 – Spatial Principles

DP4 – Make the Best Use of Existing Uses and Infrastructure

DP5/RT2 – Manage Travel Demand

W6 – Tourism and the Visitor Economy

W7 – Principles of Tourism Development

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

EM5 – Integrated Water Development

MCR1 – Manchester City Region Priorities
MCR2 – Regional Centre and Inner Areas of Manchester City Region
PROPOSALS MAP NOTATION 

Strategic Development Site
Main Industrial Areas

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS

ENV2 – Improving the Environment

ENV29 – Canal Corridors

TP5 – Wharfside Strategic Area
E6 – Tourism Related Development 

E7 – Main Industrial Areas

E13 – Strategic Development Sites
T6 – Land Use in Relation to Transport and Movement
D1 – All New Development

D2 – Vehicle Parking
D4 – Industrial Development
RELEVANT PLANNING HISTORY
H/UDC/OUT/44672 – Demolition of existing warehouse and erection of hotel and conference centre, leisure, offices (B1), residential and retail development together with associated car parking - Members resolved to grant planning permission subject to a S106 agreement in October 1998 but the S106 agreement was not completed and therefore a decision notice was never issued.

H/OUT/62572 - Outline application for mixed use development between six and twenty-two storeys in height comprising 388 residential units, 8230 m sq hotel use, 15,369 m sq B1 office use, 1491 m sq D2 leisure use, 876 m sq A1/A2/A3 retail use, 820 m sq community use, 561 underground car parking spaces.  Consent sought for siting and means of access, all other matters reserved - Members resolved to grant planning permission subject to a S106 agreement in May 2006, however the application was withdrawn in July 2008.
H/ADV/62964 - Display of 40m x 18m illuminated mesh advertisement on side of building facing Bridgewater Canal. Withdrawn October 2005.

H/ADV/64084 - Display of 20m x 21m illuminated mesh advertisement on side of building previously accommodating the Trafford Park mural – Approved with conditions 17/12/2010.
H/ADV/70355 – Display of 20m x 21m externally illuminated PVC advertisement on side of building previously accommodating the Trafford Park mural (east elevation) - Members resolved to grant advertisement consent subject to a S106 agreement in December 2008, but the S106 agreement has never been completed and therefore a decision notice has never been issued.

APPLICANT’S SUBMISSION 

The applicant has submitted a Design and Access Statement and a Supporting Planning Statement, which make the following comments in support of the application: - 
· The existing buildings will be sympathetically converted, emphasising the traditional historical features with modern adaptations.

· The hotel conversion will be achieved without punching new window openings into elevations.

· The existing service yard will be reused and the remaining railway lines running along the front of Block A will be preserved.  The applicant intends to introduce an original railway carriage as a hard landscaping feature.
· It will fully support the local tourist economy, being situated in a highly convenient location to visit attractions at Salford Quays and internal sporting facilities at MUFC and LCCC.
· Like a boutique hotel, the Victoria Warehouse complex will not be operated by a major chain hotel operator.

· Both vehicular and pedestrian access to the hotel is from Trafford Park Road.

· The retention and conversion of the existing warehouse buildings, rather than demolition, clearance and construction of new buildings ensures that the completed development has consumed significantly less energy than would be the case with he construction of new development.

· The site is highly accessible by a range of transport modes.  There are several tram stops (Pomona, Exchange Quay, Trafford Bar and Old Trafford) in close proximity.

· The hotel accommodation together with the ancillary facilities created a self contained dedicated environment.

Further comments made and information provided is discussed as necessary within the Observations section of the report.  The applicant has also submitted a Noise Assessment, a Transport Statement, a Sustainability Statement, a Crime Impact Statement, a PPS4 Statement and an M&E Services Ventilation Strategy.

CONSULTATIONS

Greater Manchester Police Design for Security – A Crime Impact Statement has been written for this scheme.  The proposed uses at the site are considered acceptable in principle, however the car parking issues relating to the site are a major concern.  It is therefore recommended that the applicant contacts the LA traffic management department.  It is requested that the recommendations outlined in the CIS on pages 11-18 are implemented.  These recommendations are discussed in the Observations section of the report.
Salford City Council – No objections.  The applicant proposes to utilise the 332 space car park on Clippers Quay.  This existing car park forms part of the former cinema site for which outline planning permission was granted 9th May 2008 for a residential and commercial scheme on the site.  Should this extant planning permission come forward, then this proposed parking would be lost.
Greater Manchester Ecology Unit - It appears that no fundamental roof works or restructuring is to occur and the existing window frames appear to be retained.  Therefore there appears to be no need for a bat survey to be undertaken.  Advice is given for if bats are found.  It appears that no works will be undertaken to the adjacent canal wall so there are no implications for the presence of the UK Biodiversity Priority Species – Freiberg’s screw moss, which is found in this section of the canal.

Environment Agency – The site lies within a critical drainage area as identified in the Council’s SFRA.  The user guide to the SFRA suggests that any proposals over 0.5 hectares are accompanied by a site specific flood risk assessment.  This is to primarily consider the impacts on surface water run off.  It is understood that the proposals are a change of use with a single storey extension.  Therefore although the site size is 0.9 hectares the increase in hardstanding will be negligible.  In this instance due to the nature of the proposals the Environment Agency would not insist on a site specific flood risk assessment.
Strategic Planning & Development – Comments provided are incorporated into the Observations section of the report.
LHA – No objections subject to conditions and appropriate S106 agreement.  Comments provided are incorporated into the Observations section of the report.
Pollution & Licensing – It is recommended that a condition requiring sound insulation treatments to the hotel in accordance with the recommendations of section 6 of the Noise Assessment dated December 2010 be attached to any grant of permission, to protect the amenity of occupiers of the hotel rooms.

(The Council’s Licensing Sub-Committee has granted a Premises License for Victoria Warehouse, Trafford Park Road, Trafford Park, which relates to Blocks C and D).
Drainage – No objection.

REPRESENTATIONS

Letters of objection have been received on behalf of the adjoining land owners SEGRO and on behalf of the Premier Inn hotel situated to the north of the site, prior to the submission of amended plans to address concerns relating to car parking.  The concerns raised are: - 
· The inclusion of a nightclub within the proposed scheme may have an adverse effect on the amenity of guests staying at the Premier Inn.

· It would prejudice the development potential of the important adjacent gateway site.  The sites are inextricably linked and should be considered together or at worse alongside each other.  It is disappointing that no contact was made by the applicants at pre-application stage.

· The development would result in habitable rooms (hotel bedrooms) looking onto SEGRO’s site.  Any future development would need to respect these rooms, which would result in a serious impediment to any development.  It is requested that the current proposals are revised so that the former hatches/openings on the western elevation are not used but sympathetically filled in.

· The proposal shows three new fire escape doors on the west elevation opening onto SEGRO’s land.  SEGRO’s ownership runs up to the existing warehouse wall.  The proposal could therefore not be practically developed without the inclusion of SEGRO land.

· The Transport Assessment notes that the adjacent SEGRO site could accommodate up to 150 cars.  There have been no discussions or long term arrangements taken place between the applicant and SEGRO on this matter.

· Question whether the transportation strategy set out in the TA is sufficient to adequately deal with the potential number of guests attending a function at the hotel.

A letter has also been received from a Taxi Representative for Trafford requesting that a six to ten hackney carriage taxi rank is placed in sight of the public.

OBSERVATIONS

PRINCIPLE OF PROPOSAL

1. Planning Policy Statement 1: Delivering Sustainable Development explains that Planning should facilitate and promote sustainable and inclusive patterns of urban development by ensuring high quality, well designed development that supports existing communities and contributes to the creation of safe, sustainable, liveable and mixed communities with good access to jobs and key services for all members of the community.  It identifies good design as an essential aspect of sustainability which can ensure attractive usable, durable and adaptable places. It is considered that the proposed development supports the principles of sustainable development through conversion of existing buildings on a brownfield site, in an accessible area.  

2. The site is situated within the Regional Centre as defined in the RSS for the NW and in the emerging LDF Trafford Core Strategy.

3. Though subsequently withdrawn by the applicant of the time, the Council has previously considered that hotel and leisure development was acceptable in principle when considering an earlier mixed-use development proposal for the application site (H/OUT/62572).  This scheme included office, residential and ancillary retail uses as well as hotel and leisure uses.

4. As defined by Planning Policy Statement 4: Planning for Sustainable Economic Growth, the proposal involves the development of a mix of “main town centre” uses in an “out of town centre” location.  PPS4 advises that a positive and constructive approach should be adopted towards planning applications, treating favourably proposals that secure sustainable economic growth.

5. In relation to the sustainable growth test criteria set out in PPS4 the applicant has indicated that the proposed development site lies in a highly accessible location that can be readily accessed by a choice of means of transport and will provide a significant boost to local employment provision in the core of the conurbation.

6. The application site is designated within the Council’s Revised Unitary Development Plan as being within a Main Industrial Area and is a Strategic Development Site.  Policy E7: Main Industrial Area permits development for business, industry and similar appropriate uses.  Although the proposed development for a hotel with conference and leisure facilities does not fall within these uses, Policy E7 also states that other uses will be permitted within the range specified by ProposalsTP1: Trafford Park Core Industrial Area and TP11: Trafford Park Rail Corridors.
7. Proposal E13: Strategic Development Sites identifies the application site as a Sub-Regional Site SR2 – Wharfside, Trafford Park.  This policy states that the Council is committed to ensure a supply of high quality strategic employment opportunities and that extensions to, and changes of use of, buildings in this site will be permitted provided such development conforms with the provisions of Proposals D1, D2 and D4 of the Revised UDP and does not adversely affect the strategic nature and quality of the site.

8. Proposal TP5: Wharfside Strategic Development Area states that in the allocated areas the Council will permit the development of offices, high technology and light industrial premises, hotel, tourism and leisure facilities and similar appropriate development of a quality that reflects the urban high amenity nature of the area in accordance with the provisions of Proposal E13.  The justification of TP5 also states that the Council will encourage the refurbishment or redevelopment of the Victoria Warehouse site, for uses that are compatible with Proposal TP5.  The proposed uses on the site are therefore in accordance with Proposal TP5.  Furthermore, the proposals support the Council’s encouragement to refurbish the existing buildings on the site.

9. Proposal ENV2: Improving the Environment states that the Council will regard the maintenance, protection and improvement of the environment as central to the purpose of the Plan.  Opportunities to improve the environment will be explored where they occur but specific efforts will be made in a number of situations, including the’A56 and other corridors’, ‘Gateways’ to Trafford and other prominent sites.  It is considered that Victoria Warehouse is a prominent site that also forms a ‘gateway’ to Trafford.  It is considered that the proposed renovations of the site would allow significant environmental improvements to the site, bringing back into use the vacant buildings and enhancing their external appearance.  The proposal is therefore considered to comply with Policy ENV2.
10. Policy E6: Tourism Related Development states that within the upper reaches of the Manchester Ship Canal, the Council will in particular encourage and support developments that enhance the emerging tourism destination within the Wharfside Strategic Area of Trafford Park.  E6 further states that the range of developments acceptable in this area will include visitor attractions that complement the existing facilities; visitor accommodation; facilities and infrastructure that assist in providing information to tourists; further environmental and public access improvements around the tourism attractions.  As the proposed development would provide visitor accommodation to the area, the proposal is considered to comply with Policy E6.
11. The application site also falls within the area designated as Mediacity:UK and falls within the Supplementary Planning Guidance set out in “Planning Guidance: Mediacity:UK and Quay Point”.  Policy MC:UK2 within this guidance promotes a mix of uses in the wider Mediacity:UK area, which includes leisure / tourism development which contributes to the Mediacity:UK area’s role as a leisure, retail and visitor attraction.  It is considered that the proposed development complies with this guidance by contributing to the choice of hotels on offer in the area, therefore contributing towards Media City’s role as a leisure and visitor attraction.

12. It is therefore considered that the proposal will add positively to the mix of business, leisure, entertainment and event uses that have been developed in the Wharfside, Media City, Salford Quays sector of the Regional Centre of Manchester.  The scale, form and integrated nature of the development proposed is appropriate for this Regional Centre location and is consistent with the provisions of the prevailing development plan for the area.

DESIGN AND VISUAL AMENITY
13. External alterations are proposed to the northern and south-western elevations of Block A and to the northern and western elevations of Block D.  The existing buildings have vertical columns of steel doors that served loading shafts in the buildings.  The proposed external alterations include the replacement of these steel doors with glazed screens.  The size of the vertical columns would remain the same and therefore it is considered that the replacement of the steel doors with glazing would not compromise the historical appearance of the buildings.  The existing steel doors have a tired and run-down appearance.  It is considered that the glazed screens would create a more modern facade on the building, whilst also maintaining the character of the existing industrial buildings.  

14. A single storey extension is proposed to the south-western elevation of Block A to form a new reception / foyer to the proposed hotel at ground floor and offices to serve the hotel at first floor.  The proposed extension would be situated within an existing loading bay canopy (Block B).  The extension would form a glazed frontage to Block B (north elevation), though the side and rear (south and west) elevations would remain unchanged.  It is considered that the design of the glazed extension is acceptable, forming a light structure that would not detract from the appearance of the main buildings on the site or the character of the area generally.  The glazed extension would be situated approximately 31m within the site and an area of car parking, drop-off/pick-up point and shuttle bus parking would be situated to the front of the extension.  The proposed extension would therefore not be highly visible from the highway.                                                                                                                            
15. New doors are also proposed at ground floor level around many of the buildings to form fire escapes and entrance doors to the proposed event space.  These doors are proposed to be constructed from steel.  A condition is recommended requiring full details of materials and colour treatments to be submitted to ensure that these new features are sympathetic to the character of the existing site.
16. The application also proposes the demolition of Block F, which is situated centrally within the site, to facilitate the creation of additional car parking on the site.  The building is a free-standing single storey pitched roof masonry building with four large industrial roller shutter doors.  The building is simple in design and provides little contribution to the character of the site, other than it being an industrial building.  It is considered that the demolition of this building is acceptable and would not have a detrimental impact on the street scene or character of the surrounding area.  Furthermore, the removal of this building would also help to facilitate views from Trafford Park Road and within the site to the Bridgewater Canal which bounds the site to the south.
17. At present the whole of the site comprises of buildings and hardstanding.  The existing buildings make up a significant proportion of the site.  Areas of hardstanding within the site are proposed to provide car parking, shuttle bus parking and areas for vehicles to manoeuvre around the site.  The applicant proposes an area of decorative hardstanding to the front of the proposed reception area and around Block C.  It is considered that areas of planting could be provided in some of these paved areas to help soften the hard industrial appearance of the site.  A landscaping condition is therefore recommended to ensure that areas of planting are provided and maintained around the site.

18. As previously mentioned, the Bridgewater Canal bounds the site to the south.  A tow path adjacent to the canal also runs along the south of the site.  Proposal ENV29: Canal Corridors states that the Council will seek to upgrade the environment and improve the appearance of land adjoining the Bridgewater Canal by requiring that developers of land adjacent to the canal pay particular attention to the elevational treatment of buildings facing the waterway, whilst at the same time recognising the commercial character prevailing along certain lengths of the canal. The southern elevations of the site would predominantly remain unchanged, with new glazing and screens inserted into the existing openings.  There is currently no direct access from the site onto the tow path, which is partly because a narrow piece of land lies to the south of the site between Blocks A and C which is outside the ownership of the Victoria Warehouse site.  Views will however be achievable from the tow path across the middle section of the site.  It is therefore also considered important that the proposal includes soft landscaping within the car parking area to improve the setting of the site from the Bridgewater Canal.  It is also considered that financial contributions towards Highway Network Improvements and the Red Rose Forest, which are discussed later in the report, could also be used to improve this part of the canal corridor.
19. Overall it is considered that at present this prominent vacant site has a tired and run-down appearance.  Views of the main buildings can be seen along the A56, from the Bridgewater Canal, White City Retail Park, the front of the Old Trafford Football Stadium and from Clipper Quay and parts of Salford Quays.  It is considered that the proposed development would help to rejuvenate the site, enabling the existing buildings to provide a positive contribution to the existing street scene and character of the surrounding area.

RESIDENTIAL AMENITY

20. The proposed development would result in a significant increase in activity on the site compared to the existing lawful use of the site as a warehouse.  The proposal includes the provision of a 775 bed hotel and an events space that could accommodate up to 3500 people, although the applicant states that the intention is that there would be some cross over between the hotel and events space in so far as the hotel would provide accommodation for people attending the events space.
21.  There are no residential properties in the immediate vicinity of the site, the nearest being on the far side of Manchester United’s stadium and on the other side of the Manchester Ship Canal at Clippers Quay and Salford Quays (the nearest residential accommodation to the site are residential flats situated at Clippers Quay).  These residential flats are situated a minimum distance of 175m away from the site.  A busy road junction and the canal also lie between the site and these flats.  The application seeks planning permission for the proposed D1, D2 and Sui Generis (nightclub) use to open between 08:00 hours and 04:00 hours on any day.  As residential properties are not situated within the immediate vicinity of the site, these proposed opening hours are considered acceptable.  It is therefore considered that the proposed development would not unduly impact on residential amenity.
HIGHWAY SAFETY AND PARKING PROVISION

22. Proposal T6: Land Use in Relation to Transport and Movement states that when considering proposals for new housing, industrial, commercial, retail, sporting, leisure, entertainment, cultural or educational development, the Council will wish to be satisfied that it: -
· is or can be made accessible to all prospective occupants and users by public bus and/or rail transport, cycling and walking as well as by motorised traffic and,

· does not generate a volume of motorised traffic that would have a significant adverse impact upon the safe and efficient operation of the existing highway network.
23. The applicant has stated that neither the hotel or event space will be used when there is an event occurring at Manchester United.  There is a potential conflict in terms of a last minute alteration to match days or times at Manchester United FC.  To address this conflict, as part of the contract/booking agreement the hotel operator will reserve the right to cancel any event or hotel room reservation at short notice.

Car Parking requirements

24. To meet the Councils car parking standards for the hotel use the provision of 775 car parking spaces should be provided for staff/visitors in addition to 1 car parking space per residential staff member.  To meet the car parking standards for the D1/D2/nightclub use, the provision of 1085 car parking spaces should be provided.  Therefore, assuming there are no residential staff members the provision of 1860 car parking spaces should be provided for the development overall to meet the Councils maximum car parking standard.

25. To meet the Councils cycle parking standards 78 cycle parking spaces should be provided for the hotel use and 17 cycle parking spaces provided for the D1/D2/nightclub use.  Therefore the overall requirement is for 95 cycle parking spaces overall.

26. The proposals state that 51 car parking spaces will be provided within the site, plus 2 parking spaces for the valet parking uses. Therefore the provision of 1809 car parking spaces are outstanding and need to be provided elsewhere by the applicant.  

Car Parking Provision and Management

27. The Transport Statement submitted with the application states that for a large event a maximum of 3500 could visit the event space and that they have assumed that 40% of delegates (1400) will stay in hotels.  On this basis they have assumed that Victoria Warehouse will be full and others will stay in local hotels or in Manchester City Centre.  

28. The event modal share assessment has been based on TRICS data for late night events, however, the TRICS data has not been submitted in the appendices of the report and therefore the LHA cannot be assured of the location or types of business that the percentage mode share splits are attributed to.  The LHA is concerned that this modeling is based on broad assumptions and no empirical evidence has been provided to support it. Whilst it is accepted that there will be some crossover and shared use between the uses, in view of the fact that the LHA finds the data submitted insufficient in order to justify a lowering of the required parking provision from the maximums.

29. The applicant has stated in appendix 2 of their Transport Matters statement submitted on the 11th March that they will be providing additional car parking within the Manchester United FC car parks on non-match days up to 2000 spaces.  Whilst this is acceptable in principle the correspondence with Manchester United FC states that 438 car parking spaces are available within N2 and further spaces could be made available in W2 if necessary.  

30. The LHA requires something more concrete for the provision of 1809 car parking spaces from Manchester United FC in order to report that the full parking requirements can be provided for the development.  These spaces should be secured by a Section 106 agreement and a car parking management and servicing strategy should be submitted regarding the operation of these spaces.

31. The applicant has stated that neither the hotel or event space will be used when there is a match of an event occurring at Manchester United as the applicant is heavily dependent on the parking provision located with Manchester United FC’s car park.  The applicant has failed to demonstrate that adequate alternative car parking can be provided within close proximity of the site on a mach or an event day at Manchester United FC when their car park is not available for the use of Victoria Warehouse.  For this reason it is not acceptable for either the hotel or event space to operate on a match or an event day at Manchester United.  It is therefore recommended that a condition is attached preventing the use from operating on a match and event days.

32. In the Transport Matters statement the applicant has stated that the room pricing at the hotel would include the car park charge and hence all guests (other than those using public transport) will have paid in advance for their car parking.  Those traveling by sustainable transport will receive a green travel refund if proof of using sustainable transport modes can be provided on arrival at the hotel.  For those using the event space that also stay at the hotel, the above applies.  However, for those that choose not to stay at the hotel the cost of their event ticket will include the price of parking, unless they travel by a sustainable mode of transport, in which case they would also be eligible for a green travel refund with proof of travel.

33. The applicant has stated that the location of the car parks, including their correct postcode and a clear map would form an integral part of the booking confirmation provided to the guest and that there will be marshals on hand to direct guests to appropriate spaces.  It is detailed that this car parking arrangement will provide secure car parking which is subject to 24 hour surveillance and therefore guests would naturally prefer to use these parking spaces in preference to parking on-street or in unauthorised locations.

34. The TS states that on event days at MUFC when parking is not available and it is absolutely essential for staff to travel to the site to park then either GMEX or Great Northern Car Parks will be used in conjunction with the shuttle bus.  The LHA would envisage that for the relatively low number of staff that would need to work at the site on a non operation day would be limited and could be accommodated within the parking spaces within the site.  The LHA would be concerned if the parking spaces within the site are used for matchday parking if there will be staff on site on these days.  It is therefore recommended that a condition is attached preventing the use of the car park for anyone but staff on match and event days at Manchester United FC.

35. As part of the car parking management strategy the applicant has proposed the use of shuttle buses which will circle the car parks of Manchester United FC every 15 minutes.  In addition, it is proposed that valet parking would be available for those that wished to simply drop their car at the hotel.

36. The latest plan also states the provision of 77 cycle parking spaces for the hotel use and 17 cycle parking spaces for the D1/D2/nightclub uses.  The LHA requests that this provision is increased by one space to 95 cycle parking spaces overall by condition.  The provision of showers, lockers and changing facilities will also be required.

Site layout and access arrangements

37. A revised site layout was submitted on the 8th April 2011 (Drawing Number 07304(02)02 ) Which indicated the provision of 51 car parking spaces within the site in addition to the provision of 2 valet parking bays and a shuttle bus pick up/drop off point.  It is also noted that there are two informal pick up/drop off points proposed outside the event space and the hotel to encourage taxis and other vehicles to pull into the site to access these uses rather than dropping off on the public highway.

38. The proposals state that a taxi feeder rank is proposed on Trafford Wharf Road.  The LHA feels that this is not acceptable on highways grounds due to the constrained carriageway that would result in close proximity to the traffic signals at the junction with Trafford Road.  In addition, the LHA confirms that the taxi ranks/feeder ranks will be available on Sir Matt Busby Way as any events and hotel use at Victoria Warehouse will occur when there are not events occurring at Manchester United FC.

39. In regard to the shuttle bus a minibus pick up/drop off point has been provided within the Victoria Warehouse site and vehicles will access and exit the site using the one way system that will be imposed within the site.  In addition, two car parking spaces are proposed as valet parking within the site in close proximity to the entrance to the hotel.

40. The LHA requests that all designated parking areas are clearly signed with their use (i.e. parking, valet parking, mini bus parking, pick up/drop off etc) within the site and that the proposed one way system that will operate within the area will be signed with appropriate one way signing to ensure the safe operation of the site.

41. The servicing details that have been submitted for the development state that the servicing of the hotel will be made by rigid delivery lorries and they will access the loading point/bin collection.

42. In addition the TS states that it is noted that exhibitions and trade fairs require the movement of a relatively large number of vans to set up and take down the events.  Such events are typically held midweek say between 9am and 4pm and it is expected that an occasional HGV will access the site on the set up and that there may be a large number of vehicles requiring to exit the site at a similar time after the event.  It is considered that the management of the access and egress of the site will be down to applicant, and this element should also feature in car park management strategy.  

43. The swept paths have been submitted for the mini bus operation within the site to illustrate minibuses accessing and egressing the site safely.  In addition swept paths have been submitted to demonstrate that a 15.5m FTA vehicle can access and egress the site safely.

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

Travel plan

45. It is noted that a framework travel plan has been submitted for the proposals.  It includes both measures and targets and should encompass both the hotel and event space uses.  Whilst the travel plan is acceptable in principle, it may require some minor amendments in response to some last minute alterations to the proposals and further targets are required for visitors/guests.  Therefore, it is recommended to apply a travel plan condition to any approval.

CRIME IMPACT ISSUES
46. Greater Manchester Police Design for Security deem the development as a ‘crowded place’ and therefore request that the recommendations outlined in the Crime Impact Statement on pages 11-18 are implemented.  These recommendations include provisions for counter-terrorism, access in and around the building, CCTV, lighting and landscaping.  It is also recommended that a comprehensive security protocol covering the whole of the site for event days as well as non event days is implemented.  In accordance with the recommendation of the Greater Manchester Police, it is recommended that a condition is attached requiring the development to be carried out in accordance with the Crime Impact Statement and that the recommendations within the statement are implemented.
RELATIONSHIP TO ADJOINING SITE

47. The owners of the adjoining vacant site have objected to the proposals. They are concerned that the introduction of hotel accommodation on the western boundary of the site will result in overlooking of their site which would be a serious impediment to any development of the site. It is not considered however that the introduction of these windows will unreasonably impede the development of this site. The openings are existing ones and it is not considered that the same standards of privacy need be applied to hotel bedroom windows as would normally be expected with habitable room windows in residential properties.

48. The owners of the adjacent site have also expressed concern that the proposed development includes fire escape doors leading directly onto their site. (Their ownership runs up to the existing warehouse wall on the western boundary of the site). They suggest that the development could not reasonably proceed without the inclusion of their land. This matter has been raised with the applicant and an update will be included in the Additional Information Report.

DEVELOPER CONTRIBUTIONS

49. The proposed development falls to be considered against the Council’s adopted Supplementary Planning Document SPD 1 ‘Developer Contributions to Highway and Public Transport’ and the adopted SPG ‘Developer Contributions Towards Red Rose Forest’. It is considered appropriate to seek financial contributions in respect of both documents and discussions are currently taking place with the applicant in this regard. Details of these contributions will be reported in the Additional Information Report.

CONCLUSION

50. The change of use of the site to a hotel with associated facilities in use class D1, D2 and a nightclub (sui generis) is considered acceptable on this vacant site.  It is also considered that the external alterations to the building would enhance the appearance of the existing tired looking buildings and thus improve the view of this ‘gateway site’.  It is further considered that the proposal would not unduly impact on residential amenity or the adjoining vacant site.  Through the provision of an appropriate management plan it is considered that an acceptable level of car parking provision could be provided off site to serve the appropriate development on non-match or event days at the adjacent Manchester United Stadium, which can be secured and monitored through an appropriate S106 legal agreement.  The proposal is thus considered to comply with all relevant Policies and Proposals in the 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 a Section 106 agreement and the 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 financial contribution towards highway infrastructure and public transport improvements.

(ii) A financial contribution towards Red Rose Forest tree planting off site less £310 for each tree planted on site as part of an agreed landscaping scheme.

(iii) A car parking management and servicing strategy to include shuttle bus operation and valet parking operation, the provision of 1809 off site car parking spaces, servicing and coach parking arrangements.

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

2. List of Approved Plans

3. Materials
4. Landscaping

5. Landscaping Maintenance

6. Notwithstanding the submitted plans, full details of refuse/recycling storage to be submitted and agreed in writing.

7. The D1and D2 uses and the nightclub hereby approved shall not be open to the public outside of the following times: 07.00 to 04.00hours on any day.
8. Development to be carried out in accordance with the submitted Crime Impact Statement.

9. Development to be carried out in accordance with the submitted Noise Assessment.

10. Lighting strategy to be submitted and agreed in writing.
11. Provision, marking out, signing and retention of car parking spaces and one-way system on site.

12. Non of the uses hereby approved shall be open to the public on match or event days at MUFC.

13. Sustainable Travel Plan with measurable targets.

14. Provision of 95 cycle parking spaces, location and design to be agreed.

15. On site car parking spaces to be kept available for staff use only on match and event days at MUFC and not to be used for ‘match day parking’.

16. Two informal pick-up/drop-off points outside events space to be provided and retained in accordance with the amended plan.

17. Permeable materials to all hard surfaced areas.
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