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—— METROPOLITAN BOROUGH ——




AGENDA PAPERS FOR
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 12th May 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 14th April, 2011. 

	
[image: image2.emf]PDC Agenda Item 2 -  Minutes 14/04/11


	

	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 - 12/05/11



 EMBED Word.Document.8 \s [image: image4.emf]PDC Agenda Item 4 -  Applications for permission to develop etc - 12/05/11


	

	5.
	APPLICATION FOR PLANNING PERMISSION 76241/FULL/2010 – ADAM GEOFFREY MANAGEMENT LTD – VICTORIA WAREHOUSE, TRAFFORD PARK ROAD, TRAFFORD PARK 

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


	

	6.
	URGENT BUSINESS (IF ANY)

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


	
	

	
	JANET CALLENDER 
Chief Executive 


	
	

	
	Contact Officer:  Michelle Cody
Extn.:   2775
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_1366007422.doc
		WARD: Hale Barns

		75975/FULL/2010




		DEPARTURE: No





		CONVERSION OF EXISTING PROPERTIES FROM THREE DWELLINGS TO SIX DWELLINGS INCLUDING THE ERECTION OF SINGLE AND TWO STOREY EXTENSIONS FOLLOWING PARTIAL DEMOLITION OF EXISTING BUILDINGS; FORMATION OF TWO ADDITIONAL VEHICULAR ACCESS POINTS (TO CARRWOOD AND ROSSMILL LANE); PROVISION OF ASSOCIATED HARD AND SOFT LANDSCAPING.






		Butts Clough Farm, Rossmill Lane, Hale Barns






		APPLICANT:  Webb and Webb Developments






		AGENT: Taylor Young






		RECOMMENDATION:  MINDED TO GRANT
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SITE


The application relates to a large site of some 0.7 ha situated between Carrwood to the east and Rossmill Lane to the west.  The site has a boundary to Carrwood of some 70 metres with a similar frontage to Rossmill Lane.  The site is currently occupied by a range of 3 buildings comprising the original farmhouse (Butts Clough Farm), and two barns (The Old Barn and Woodlands).  The farmhouse has been extended and is in use as a single house; the smaller barn (The Old Barn) is in use as a dwelling though parts of it are in storage use; the larger barn (Woodlands) that fronts Rossmill Lane has also been extended and is in use as a single dwelling though part of it is in use as storage for the farmhouse.  The dwellings share a single vehicular access from Rossmill Lane.


The site incorporates a large grassed front garden to the house in the larger barn, gardens around the farmhouse and in particular a substantial wooded area in the western corner of the site.  The site is well screened with trees and hedges on the side boundaries and a beech hedge (as is typical of Carrwood) along the Carrwood boundary.


The site is within the South Hale conservation area; there are no TPO’s covering the site and the buildings are not listed.


PROPOSAL


It is proposed to retain and extend the existing buildings and to convert them from 3 dwellings to 6 dwellings in total.  This would comprise 2 in the original farmhouse, 2 in the smaller barn and 2 in the larger barn.  


Alterations and extensions are proposed to all three buildings as part of the conversion proposals and significant amendments have been made by the applicants during the consideration of the application.  The amended plans show:-


Butts Clough Farm:-


· removal of existing corner bay, conservatory and two storey extension


· erection of new single storey rear extension (to Carrwood elevation)


· erection of two storey extension to northern elevation to replace existing two storey extension


· squaring off corner where bay is to be removed


· erection of detached garage to south side


The Old Barn:-


· removal of small extension at eastern end


· erection of two story extension across part of rear (north) elevation


· erection of part two storey extension at eastern end to replace existing


· alterations to the original threshing opening


· erection of two detached garages adjacent to north-eastern boundary


Woodlands:-


· removal of double garage at northern end and replacement with two storey extension


· erection of two storey extension across part of western elevation


A new vehicular access would be created at the northern end of the Carrwood frontage to serve the new dwelling in the eastern end of the Old Barn.  A new access would be formed to Rossmill Lane to serve one of the new dwellings in Woodlands; the existing access would be retained and would serve the other 4 dwellings.  

DEVELOPMENT PLAN


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



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


However on 10th November 2010 a judgement was made in the High Court which considered an earlier decision by the Secretary of State to use the powers set out in section 79 [6] of the Local Democracy, Economic Development and Construction Act 2009 to revoke all Regional Strategies in their entirety. The effect of this decision 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 and SPDs in the determination of planning applications.


PRINCIPAL ADOPTED RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses 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


MCR3 – Southern part of the Manchester City Region


REVISED TRAFFORD UDP


PROPOSALS MAP NOTATION 


Conservation Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV12 – Species Protection


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


OSR9 – Open Space in New Housing Development


D1 – All New Development


D3 – Residential Development


RELEVANT PLANNING HISTORY

H/34078 – Erection of two storey side extension.  Planning permission approved on 27 September 1991.


H/21381 – Erection of a double garage and conversion of and alterations to existing integral double garage to form kitchen and living area.  Planning permission approved on 23 May 1985.

H/15533 – Change of use of existing barn and first floor flat into dwelling house and formation of new vehicular access.  Planning permission approved on 14 January 1982.

H/09526 – Erection of 2 two-storey dwellings and garages.  Planning permission approved on 12 July 1979.

H/06530 - Erection of two detached bungalows.  Planning permission refused on 2 March 1978.

APPLICANT’S SUBMISSION 


The application is supported by a Planning Design and Access Statement incorporating an assessment of the Heritage Assets and Conservation under PPS5.


The applicants also submitted two bat survey reports one dated November 2010 which highlighted the possibility of bats roosting and a later report based on surveys in April and May 2011 that concludes there are no signs of roosting bats. 


CONSULTATIONS


LHA – To meet the Council’s car parking standards the provision of four car parking spaces per dwelling should be made, however, in this case the provision of two car parking spaces per dwelling house.  The proposals include an integral garage for each dwelling and a car parking space on the drive. 


Whilst there are no objections in principle to the proposals, there are a number of issues that need to be resolved in order to be acceptable on highways grounds.  The access and egress for multiple units i.e. H1, H3, H5 and H6 needs to be 4.5 m to ensure simultaneous access and egress; there is no turning area within the site for H2, this needs to be provided to ensure vehicles can access and egress in forward gear; the garage for H6 is not clearly accessible due to the constraints of the site.


I would request that the applicants attention is drawn to the need to gain further approval from the Council’s Streetworks Section for the construction, removal or amendments of a pavement crossing under the provision of section 184 of the Highways Act 1980.


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


In the current arrangements the proposals are not acceptable on highways grounds, however, if these issues could be resolved there would be no objections to the proposals.

Drainage - Makes standard comments about the drainage for the development being arranged on a separate system and about the use of Sustainable Urban Drainage (R2 and R17).

Highways – No comments to make.

Greater Manchester Ecology Unit – On the initial survey:-The bat survey has been conducted too late in the year for definitive conclusions to be made about the presence of bats. The buildings are assessed as having at least medium potential to support bats, the surrounding habitat is excellent for bats and further survey is strongly recommended. It is recommended that further bat surveys be conducted at an appropriate time of year before determining the application. 

On the second, later survey:- The surveys have been carried out by a suitably qualified consultants and to appropriate standards.  No bat roosts were found.  There are therefore no objections to the development on nature conservation grounds and no conditions are necessary.

Greater Manchester Archaeological Unit – Comments not yet received.


English Heritage – The application should be determined in accordance with national and local policy guidance and on the basis of the Council’s specialist conservation advice.

REPRESENTATIONS


Neighbours – On the original plans:- 2 letters received objecting to the proposals and raising the following concerns:-


· proposals are not conducive to the area and all the existing properties are detached in sole ownership


· would devalue neighbours properties


· increase in number of dwellings on the plot is out of character


· could open the flood gates


· adverse impact on conservation area for several reasons – density would double from approx 4.3 to 8.7 dwellings per hectare out of character with the area; distances to rear boundaries would be less than the guideline figure of 20 metres; 


· loss of privacy for occupiers of 32 Carrwood and privacy distances do not meet guidelines

On the amended plans:- 1 letter received re-affirming the objection on behalf of the occupier of 32 Carrwood and the concerns being the impact on the character and appearance of the conservation area and the loss of amenity to 32 Carrwood.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT 


1. The application proposes the conversion of an existing building to create 6 dwellings. The application site is not allocated for any specific use in the Revised Adopted UDP and in recently amended PPS3 terms, should be designated as a brown-field development proposal.


2. 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.


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. 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.


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 is considered to be acceptable. 


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


IMPACT ON CHARACTER OF SOUTH HALE CONSERVATION AREA


Existing buildings


9. It is considered that the range of existing buildings and their setting in relation to each other and the space around them make a positive contribution to the conservation area, in particular by reason of their historic interest, and as such they are themselves heritage assets.


10. The relatively minor alterations and extensions to the buildings are considered to be sympathetic to the design and character of the exiting buildings.  The space around the buildings, including the garden area and copse to the south-west side of the site, is to be retained.  As such it is considered that the proposed development would preserve the character of the conservation area in terms of the value of these particular heritage assets.


Spaciousness


11. The proposed extensions meet the South Hale guidelines for extensions in terms of space around buildings and it is considered that neither the extensions, nor the proposed detached garages, would detract from the spacious character of the site.  In this respect it is considered important that the large garden space to the south and west of the buildings, together with the copse, are retained.


12. The sub-division of the site into separate individual curtilages will have some impact on the character of the site.  The main courtyard has been spared from this and this will retain its open character linking the 3 buildings and maintaining the historic relationship between them.  The properties will however have separate garden areas. These will be separated by low garden fences and hedges.  It is important that tall fences are not introduced now or in the future as these would detract from the unified character of the site.  Also the gardens will result in plots that are smaller in area than most in the conservation area; the buildings in these smaller plots will also occupy in general a higher proportion of their own new curtilages and will not comply individually with the hard area coverage parameters set out in the South Hale conservation area guidelines.  Overall, however, as there is very little in the way of physical increase in the size of buildings it is considered that this element of the development will preserve the character of the conservation area. 


13. The two new accesses would also have an impact on the street scenes of Carrwood and Rossmill Lane.  Subject to details of the gates and gateposts and the retention of the existing hedge along Carrwood in particular it is considered that these elements would not detract from the character or appearance of the conservation area.


RESIDENTIAL AMENITY


14. The proposed extensions and alterations to the existing buildings are relatively limited and the new detached garages proposed are also relatively small in size.  As such it is considered that the development would not result in overshadowing or visual intrusion to neighbours, and the Council’s guidelines in this respect are met.


15. It is considered that the proposed development would have little if any impact on the amenities of the occupiers of the house to the adjacent house to the south-west on Carrwood in particular given the space retained between the existing buildings (and the proposed detached garage) and that property.  


16. In terms of any impact on the amenities of occupiers of adjacent houses to the north, in particular 32 Carrwood, this could arise from the extension to the rear of the small barn and the introduction of new habitable room windows closer to the shared boundary.  Amended plans do incorporate rear facing windows at ground floor and rooflights to the first floor the extensions, these retain 12 metres to the boundary with the adjacent house and a minimum of 24 metres between the extensions and the adjacent house.  Similarly the proposed two storey extension at the northern end of Woodlands would retain almost 6 metres to the boundary and over 19 metres to the rear elevation of the adjacent houses to the north.  These distances comply with the Council’s general guidelines for privacy distances (though not with the greater distance stated in the conservation area guidelines) and, notwithstanding this it is considered that no undue loss of amenity will arise as a result of the proposed development. 


PROTECTED SPECIES


17. The initial Bat survey submitted with the application indicated medium potential for a roost.  Advice received was that a further survey would be required prior to the application being determined.  That survey has now been carried out and indicated that no roosts were found.  As such a more detailed consideration of the impact on protected species is not required and the comments of the Greater Manchester Ecology Unit are now that there are no objections to the proposals on nature conservation grounds and that no conditions are necessary. 


TREES


18. The proposals do not involve the removal of any significant trees and the copse of trees on the site is to be retained.


HIGHWAYS


19. Amendments to the site layout have addressed most of the concerns expressed by the LHA in their comments; however, the width of the drive serving units H1, H3, H5 and H6 remains below the suggested 4.5 metres, measuring closer to 3 metres in width which will not allow for two-way traffic.  It is considered that this is nevertheless acceptable as a wider access would have a detrimental impact on the conservation area and the character of the street scene along Rossmill Lane and that on balance the proposed arrangement is acceptable.  

S106 CONTRIBUTIONS


Red Rose Forest Tree Planting


20. Whilst the application does not propose the removal of trees from the site, the Red Rose Forest SPD would require 3 new trees per additional dwelling and to meet this, a financial contribution of £310 per tree (£2790 in total – equivalent to 9 trees) would be required for this proposal; in this location it would be preferable for these to be on site.  Accordingly there should be at least 9 new trees planted.  There is sufficient space to accommodate additional trees and this could be required by s106 and condition.  The trees should be of a suitable local species. 

Open Space and Outdoor Sports Facilities


21. The application being for new residential properties has to be considered against the SPD on open space and outdoor sports facilities.  This is an area of deficiency and as such the development attracts a financial contribution to off-site provision.  Based on three additional houses of 4 or more bedrooms the required contribution would be a total of £9759.54 (this is made up of £6617.72 for open space provision and £3141.82 for the outdoors sports contribution) – this takes account of the 3 existing dwellings on the site. 

RECOMMENDATION: MINDED TO GRANT 


A:  That the application will propose a satisfactory development for the site upon the completion of an appropriate legal agreement and that such an agreement be entered into to secure a total financial contribution of £12549.54 (comprising £6617.72 towards open space provision, £3141.82 towards outdoors sports facilities provision and a maximum of £2790 as a contribution towards Red Rose Forest tree planting off site which would be reduced by £310 per tree planted on site as part of an agreed planting scheme);


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


1. Standard


2. Materials


3. List of approved plans


4. Provision of car parking and access

5. Withdrawal of rights to alter and extend


6. Tree and hedgerow retention including specific reference to retention of beech hedge along Carrwood frontage and copse


7. Tree protection


8. Landscaping


9. Landscape maintenance


10. No boundary fences other than in accordance with details to be submitted and approved


11. No reduction /sub-division of site other than in accordance with the plans hereby approved


12. Archaeological survey

13. No gates and/or gateposts other than in accordance with details that have been submitted to and approved in writing by the LPA 
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		WARD: Bowdon

		76378/FULL/2011




		DEPARTURE: Yes





		Provision of 14 no. additional car parking spaces within the site.






		SITE: Rope & Anchor, Paddock Lane, Dunham Massey, Altrincham, WA14 5RP






		APPLICANT:  Deckers Hospitality Group Ltd





		AGENT:  Emery Planning Partnership Ltd.






		RECOMMENDATION:  MINDED TO GRANT
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SITE


The application site is at the junction of Paddock Lane and Station Road in the Dunham Massey area of Altrincham.  The Rope & Anchor is a public house/gastro pub, which has been open since May 2010 having previously been vacant for a number of months.  To the rear (north) of the site lies a former railway track which is now used as a cycle path.  There is one residential property adjoining the site to the east on Station Road, Station House, and a number of residential properties to the west along Paddock Lane.


The application site lies within the Green Belt although there has been significant development within the site.  The site is 0.36ha.  Currently, the site contains the public house, a detached part timber, part glazed smoking/drinking barn, a small children’s play area with equipment, a kitchen garden, a small orchard/woodland walk, outdoor seating area, a car park and a grassed area. 

PROPOSAL


The application is for the creation of 14 no. additional car parking spaces within the site.  It is proposed that these will be located to the rear (north) of the site and accessed by removing 2 no. of the existing car parking spaces and creating 16 no. new spaces (net increase = 14 no.).  The applicant has indicated that they will be using a plasticised honeycomb system to allow grass to grow through. 


DEVELOPMENT PLAN


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


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


However on 10th November 2010 a judgement was made in the High Court which considered an earlier decision by the Secretary of State to use the powers set out in section 79 [6] of the Local Democracy, Economic Development and Construction Act 2009 to revoke all Regional Strategies in their entirety. The effect of this decision 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 and SPDs in the determination of planning applications.


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


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


RDF4 – Green Belts


W6 – Tourism and the Visitor Economy


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


PROPOSALS MAP NOTATION 


Green Belt


Area of Landscape Protection


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


C4 – Green Belt


C5 – Development in the Green Belt


C7 – Extensions to Buildings


ENV4 – Trees, Hedgerows and Woodlands


ENV14 – Tree and Hedgerow Protection


ENV17 – Areas of Landscape Protection


D1 – All New Development  


D2 – Vehicle Parking


RELEVANT PLANNING HISTORY

The most recent and relevant planning application is as follows:


H/70023: Erection of Single Storey Rear Extension; erection of single storey smoking shelter structure following demolition of existing detached garage; alterations to landscaping and parking layout; erection of trellis to 2.1 metres atop station road boundary fence; installation of children’s play area and other external alterations.


APPROVED with conditions, October 2008


A large number of other applications exist in relation to this site.  The main ones of relevance are summarised below:


H/20435: Erection of a single storey rear extension to form preparation room.  APPROVED with conditions. Sept 1984.


H/24912: Change of use of stable at rear of premises to shop for the sale of soft drinks in connection with the public house. Formation of beer garden & children’s play area & extension to existing car park.  APPROVED with conditions. Aug 1987.


H/31080: Construction of extension to existing car park (amendment to plan previously approved H/24912).  APPROVED with conditions. April 1990.


H/31929: Erection of porch to front elevation.  APPROVED with conditions. July 1990.


H/33969: Retention of play equipment adjacent to station road and continued use of car park at rear of public house.  APPROVED with conditions. Oct 1991.


H/35579: Erection of marquee and shed and alterations to garden area to form covered barbeque area with associated hard standing for use in connection with the public house.  No decision recorded. 1992.


H/38052: Erection of single storey rear extension to kitchen.  Single storey rear extension to form entrance lobby and entrance to managers flat.  APPROVED with conditions. Jan 1994.


H/41674: Retention of marquee and shed and alterations to garden area to form covered barbeque area with associated hard standing for continued use in connection with public house.  No decision recorded. 1996.


H/45719: Erection of part side, part rear single storey extension to form additional kitchen area and alterations to existing car parking layout.  APPROVED with conditions.


H/45800: Retention of play equipment within rear garden area.  No decision recorded.  1998.


H/52675: Retention of marquee and shed and alterations to garden area to form covered barbeque area with associated hard standing for continued use in connection with public house. (Renewal of temporary planning permission H/41674).  APPROVED with conditions. Dec 2001.


H/54832: Removal of condition no.2 of planning permission H/52675 (relating to amplified music/public address system. REFUSED Oct 2002 (Appeal dismissed July 2003).


CONSULTATIONS


LHA – There are no objections in principle to the proposals in their current form.  To meet the Councils car parking standards parking spaces are required to be 4.8m length and 2.4m wide with aisle widths of 6m and an access width of 4.5m.  The layout meets these dimensions and as such there are no objections on highways grounds. 

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

If the application was approved the LHA would request that a contribution is made to the provision of waiting restrictions in the neighbouring roads, to alleviate the congestion that occurs on local roads at peak times as a result of their previous application.


Built Environment (Drainage) – Suggests informatives to be attached to the decision: R17 


REPRESENTATIONS


Neighbours – No letters of objection have been received.  


9 letters expressing support for the proposals have been received:-


· Current on-street parking is a traffic hazard and makes it very difficult for general traffic and agricultural vehicles to negotiate the lanes safely.


· Paddock Lane, Station Road and Back Lane are experiencing problems.  The most dangerous is Paddock Lane, forcing people to drive on the wrong side of the road.


· Parking on the pavements also forces pedestrians to walk in the road.


· Current parking facilities are inadequate.


· Granting planning permission would help maintain the pleasant rural environment and the grass verges.


· Would lead to less congestion on the roads.


· Rope and Anchor has been reborn with new owners.  The new venue attracts significant levels of visitors to Dunham Massey.  The additional parking is supported as will ease problems with on-street parking


Dunham Massey Parish Council – support the proposals and make the following comments:-


· The Parish Council has had many complaints from residents who fear a serious accident will occur and from local farmers who cannot get into their fields or travel through the lanes with their large vehicles.


· This matter has been raised continuously at Traffic/Environment meetings held with Dunham and Warburton Parish Council where Council Officers and Councillors were present


· Suggestions have been made for double yellow lines along the left side of Station Rd/Back Lane.  When cars are double parked it is impossible for large vehicles (farm vehicles/ambulances) to get through.


APPLICANTS SUBMISSION


The applicant submitted a Design and Access Statement to support the application.  A further statement was submitted in a letter dated 18th April 2011.  The relevant points are discussed in the observations section below.  


The applicant’s submission also includes a petition of support for the proposals with 53 signatories.  The applicants state that in discussion with local residents and the Parish Council there was no objection to the proposed plans  and that all residents have been in agreement that the extension (to the car park) is necessary to improve the current situation and highway safety.

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT/GREEN BELT POLICY


1. The site lies within the Green Belt where national guidance set out in PPG2 and supported by Proposal C5 of the Revised Trafford Unitary Development Plan presumes against inappropriate development.  An extension to the car park within the public house is inappropriate development within the Green Belt and there is therefore a presumption against such development in this location.  Permission should only be granted if there are very special circumstances that outweigh the harm caused by the inappropriateness of this development.  PPG2 states that the most important attribute of Green Belts is their openness.


VERY SPECIAL CIRCUMSTANCES AND IMPACT ON GREEN BELT

2. As a result of the initial success of the new gastro pub, highway problems have been identified within the local area.


3. The applicant states that the shift in emphasis from a local pub to a gastro-style pub with a new dining clientele has meant that many visits are car borne.  As a result there have been increased pressures on the rural lanes of Back Lane, Paddock Lane and Station Road with on-street parking leading to congestion and safety concerns for local residents, customers, local farmers and emergency vehicles.  The applicants have been in discussions with the Parish Council, the Police and local residents to address this problem and have submitted this application to provide 14 no. additional car parking spaces within the site to alleviate some of the on-street parking problems.  

4. In addition to the highway safety and congestion concerns identified above, in arguing that very special circumstances exist for this proposed development, the applicant points to the following:

a. The 14 no. additional spaces have been calculated as a minimum realistic additional provision needed to address the position.

b. There has been an overall decrease in hardstanding across the site as a result of the alterations made by Deckers of some 188 sq m.  This significant decrease benefits the character, appearance and openness of the Green Belt.  The overflow car parking would be carefully surfaced in order that the increased openness would not be compromised.

5. The applicant has confirmed that they would support the utilisation of appropriate parking restrictions on the Rope and Anchor side of Station Road and beyond the junction to the north (non-verge) side of Back Lane to discourage on-street parking.  This is also supported by the Parish Council.  However, whilst they acknowledge that this will “obviously alleviate some of the congestion issues related to on-street parking”, they state that the additional car parking proposed would still be required to accommodate visitors to the venue.  They feel that the implementation of parking restrictions alone would simply force visitors to park further along the road.


6. It is considered that the imposition of yellow lines or other suitable traffic control measures would help to alleviate some of the problems associated with the on-street parking, namely the safety of all road users, congestion and the ability of farmers and emergency vehicles to pass through these routes.  The new arrangement for the additional car parking spaces is acceptable in terms of car parking dimensions, access and manoeuvrability within the site.  It is acknowledged that the proposals will provide the capacity to remove 14 no. vehicles from the surrounding roads.  However, the photographic evidence submitted by Dunham Massey Parish Council demonstrates that on Back Lane alone on August Bank Holiday 2010 there were in excess of 30 no. cars parked on either side of that lane.  Assuming that customer levels remain at a similar level in the future, the 14 no. additional car parking spaces proposed within the site would not completely remove the on-street parking problems at peak times.


7. The officer’s previous recommendation report to planning committee (H/70023) concluded as follows: “Whilst not the most persuasive of very special circumstances, it is acknowledged that the proposal would improve facilities and bring benefits for the wider community and they are low key in nature. It would have minimal visual impact on the openness of the Green Belt and would not conflict with any of the purposes of including the land within the Green Belt. As such it is considered that very special circumstances exist in this case that would outweigh any harm caused to the Green Belt.”  This view was reached through amendments to the planning application and by carefully scrutinising the application in its wider community context.  One of the significant amendments requested by the Local Planning Authority was to remove a proposed section of overflow parking in order to achieve an acceptable balance in terms of overall impact on the openness of the Green Belt.  The site had a chequered planning history with much of the previous work on the site being unauthorised (including much of the hardstanding and outbuildings), and it was considered important to achieve certain levels of openness and improvements in landscaping to balance the proposed extensions and works on the site (which were also inappropriate development).  The proposed section of overflow parking would lead to a loss of openness on the site and would effectively remove a good sized area of utilisable soft landscaping which is an important characteristic of not only the Green Belt but also the special landscape value (Proposal ENV17) of the area.  


8. There will be a loss of utilisable soft landscaping as a result of this application and although the proposed surfacing will be either ‘Suretrac’ or ‘Sureturf’ “to give a green appearance”, this parking area would be primarily for parking vehicles and not as either a recreation or bio-diverse space within the site.  Although the proposed surface for the overflow parking area would be a system which allows grass to grow through a durable substrate mesh, the proposed use of this area of land would be for the parking of vehicles, which would lead to a loss of openness, and a loss of bio-diversity and recreational potential.  

9. It is not considered that effective management of the opening of this overflow area of parking could be effectively controlled through a planning condition, particularly as the applicant has identified that on-street parking is unpredictable and does not only occur at weekends or on bank holidays.


10. Site visits during the early part of the morning (before 10am) have established on more than one occasion that on-site parking has been at noticeably high levels even at times when the establishment is apparently not open to the public.  However, the applicant has confirmed that a staff travel plan to ensure that staff parking on site be kept to a minimum would be impossible to implement given the flexibility of shifts, late/early working requirements, split shifts and the geographical spread of staff residences.  

11. The provision of 14 no. additional parking spaces within the site is inappropriate development in Green Belt policy terms.  It is considered, however, that the problems caused by uncontrolled parking associated with the premises on adjacent highways is a significant material consideration.  On balance, it is considered that the package of measures, including the new parking area and a contribution towards the implementation of a Traffic Regulation Order on adjacent roads, aimed at mitigating the impacts of the unforeseen level of on-street parking problems, does represent a set of very special circumstances which would outweigh the harm to the openness of the Green Belt.  

IMPACT ON RESIDENTIAL AMENITY


12. The siting of the proposed car parking near the eastern side boundary may mean that there will be an increase in noise and disturbance in close proximity to the eastern boundary opposite Station House, particularly activity associated with returning to a vehicle at night.  However, the eastern boundary is screened by a new laurel hedge and large close boarded fence which will mitigate this noise to a degree.  Furthermore, the impact is likely to be no less than might otherwise be experienced by patrons returning to their cars which may or may not be parked on-street in close proximity to Station House.  Neighbours have reported that this currently occurs, although if visitor numbers remain high into the second year of trading is likely to continue to occur irrespective of the additional parking.  As such, it is not considered that a refusal of the application in terms of loss of amenity could be sustained.

13. The provision of 14 no. parking spaces within the site will provide the potential to relocate 14 no. vehicles which would currently park on-street in and around the site, and this may lead to a reduction in on-street parking issues in some instances, although this is unlikely to address the main concerns associated with double parking, which are discussed in more detail above.


14. There are no other concerns in terms of residential amenity.

PPG 13 CONSIDERATIONS


15. At present the situation is far from ideal, given that some vehicles park on-street including on the grass verges.  However, these spaces are undefined and thus in theory are not intended as car parking spaces.  There is no evidence provided of an assessment of alternative means of travel to the establishment, such as by bus, cycle or taxi.  Government Guidance PPG13  argues that Local Authorities should “ensure that, as part of a package of planning and transport measures, levels of parking provided in association with development will promote sustainable transport choices…” (para 51.1) and should “require convenient safe and secure cycle parking in development at least at levels consistent with the cycle strategy in the local transport plan” (Para 51.7)

CONCLUSION

16. It is acknowledged that the applicant has worked with both customers and members of the local community in an attempt to address any on-street parking issues.  Whilst it is considered that the provision of 14 no. of additional car parking spaces on site will not fully address the concerns relating to the current on-street parking, it is considered that as a package with the implementation of a Traffic Regulation Order, that the proposal would help to alleviate the current problems and that on balance the proposal is acceptable.

RECOMMENDATION: MINDED TO GRANT


A:  That the application will propose a satisfactory development for the site upon the completion of an appropriate legal agreement and that such an agreement be entered into to secure a maximum financial contribution of £4000 towards the implementation of a Traffic Regulation Order in the vicinity of the site;


B:  That upon 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. Landscaping


4. Materials for surfacing of parking area to be submitted and approved
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		WARD:  URMSTON

		76452/AA/2011

		DEPARTURE: NO





		ADVERTISEMENT CONSENT FOR DISPLAY OF ONE INTERNALLY ILLUMINATED DOUBLE SIDED FREE STANDING SIGN



		Pavement to front of Sainsbury's, Crofts Bank Road, Urmston



		APPLICANT:  Clear Channel UK Ltd






		AGENT: n/a





		RECOMMENDATION:  GRANT










The application was deferred from the April committee meeting due to concerns regarding the accuracy of the information displayed on the Council’s website and this has now been rectified.  The proposal is sited on land within the ownership of Trafford Council and two letters of objection have been received.  


SITE


The application site is located within Urmston Town Centre, the redevelopment of which is now entering its second phase.  The first phase of the redevelopment is now complete and the application relates to the pavement to the front of Sainsbury’s to the west of Crofts Bank Road close to its junction with Sumner Way.  The area to the west of Crofts Bank Road to which this application relates is a primary bus route and there is a dedicated bus lay by area to this side.  Two bus shelters are located to the west of Crofts Bank Road to the south of the application site and these structures both incorporate advertisement panels. 


PROPOSAL


Advertisement consent is sought for the display of one internally illuminated free standing sign.  The sign would be located close to the junction of Crofts Bank Road with Sumner Way adjacent to the traffic lights.  The illuminated sign is proposed to measure 1.4m in width and 100mm in depth with a height of 2.6m from ground level.  The advertisement area would be 1150mm by 1760mm, with one side of the sign fitted with a static advertisement and the other with a scrolling advertisement.  


DEVELOPMENT PLAN


The Revised Trafford UDP was formally adopted on 19 June 2006.  This together with the Regional Spatial Strategy (RSS) for North West England 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 7th 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– 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 


Urmston Town Centre


PRINCIPAL REVISED UDP POLICIES


D1 – All New Development


D10 – Advertisements


S9 – Development in Urmston Town Centre


RELEVANT PLANNING HISTORY

H/OUT/64770 – Outline planning application, with consent sought for details of siting, design (massing), access with all other matters reserved. Demolition of existing buildings and comprehensive redevelopment comprising 13,426 sq.m (gross internal) Retail floorspace (Use Classes A1, A2 and A3), Library, Conservative Club, 141 Residential Units, New Public Square, Landscaping, Car Parking, Servicing and Associated Works - Urmston Town Centre (Approved November 2006).  


H/ARM/66350 - Approval of reserved matters pursuant to outline planning approval ref. H/OUT/64770 relating to appearance and landscaping for the demolition of existing buildings and comprehensive redevelopment comprising 13,122 square metres (gross internal) retail floorspace (use classes A1, A2, A3), library, Conservative Club, 144 residential units, new public square, landscaping, car parking, servicing and associated works - Urmston Town Centre (Approved May 2007).  


CONSULTATIONS


Local Highway Authority:  No objection.  


Street Lighting:  No objection.  The sign is to be lit to a level of 550 candelas per square metre which is within the level specified in the ILP Guidance Notes.  

REPRESENTATIONS


One letter of objection has been received from the occupants of a property on the opposite side of Crofts Bank Road.  


· The location of the sign near to the traffic lights is wrong – the height of the sign alone is nearly in line with the lights and it would be in direct sight of motorists approaching a busy junction – not considering safety of pedestrians or motorists


· Public access to the pavement would be compromised and as there is a direct entry to the Conservative Club the sign would be a pedestrian barrier 


· An illuminated sign would add to the considerable light pollution already present in the evenings – the lights in the delivery yard combined with advertising posters in the bus stops make it already extremely bright


· Sign should be located within the precinct


· There were supposed to be trees planted as part of the original development to help soften the bare and ugly façade – more blots on the landscape are not needed


A further letter of objection has also been received from Urmston Town Centre Partnership.  The main concerns raised include:


· Before the town centre development, the area was previously a light open space with flower beds and trees – it is now shaded for most of the day by the new Sainsbury’s building and its aesthetic environmental impact has been virtually destroyed.  There is only one newly planted tree


· There are already two bus stops, two ‘adshell’ type signs and two free standing signs in a relatively small space – the proposed sign would add more street clutter


· New planted features should be installed


OBSERVATIONS


DESIGN AND STREET SCENE 

1. The proposed sign is of a type commonly found within town centres and commercial areas. It would be sited adjacent to the recent Sainsbury’s development and although there are residential properties on the opposite side of Crofts Bank Road, the western side of the road clearly has a commercial character.  It is therefore considered that the size and illumination of the proposed advertisement panel would not be out of keeping with its immediate surroundings. 

2. The sign would be sited approximately 25m away from the nearest bus shelter, which also displays advertisements. Other items of street furniture within the vicinity of the proposed sign are; one black Trafford lamppost, one traffic light and one pole mounted CCTV camera.  A metal servicing unit also lies close to the kerb fronting Sumner Way.  In addition, two small, movable non-illuminated freestanding signs are sited on the pavement in front of Sainsbury’s. These do not require advertisement consent as they are not attached to the ground but they are sited on Council owned land and it is understood that their removal is currently being sought.  

3. The distance to the advertisements on the bus shelters would provide a visual break between these structures and the proposed sign and it is considered that this relationship would be acceptable and would not result in visual clutter.

4. It is therefore considered that the proposed advertisement panel would be appropriate in this commercial location and that it would not be unduly obtrusive or visually harmful to the character and appearance of the street scene.  The proposed sign is therefore considered to be acceptable in terms of visual amenity.  

HIGHWAY SAFETY

5. The sign would be 1.4m wide and would be sited centrally between the building and the edge of the pavement.  Given the width of the pavement, which is approximately 9m at this point, it is not considered that the advertisement would hinder pedestrian movement. The Local Highway Authority has no objection to the proposal and it is considered to be acceptable in terms of highway and pedestrian safety.    


6. The advertisement would be illuminated to a level of 550 candelas per square metre.   Advertisements of this size are permitted to be illuminated up to 800 candelas per square metre.  The illumination levels are therefore considered to be acceptable in terms of highway safety.  

RESIDENTIAL AMENITY

7. Properties on the opposite side of Crofts Bank Road would be at least 30m away from the sign; hence it is considered that the proposal would have no undue impact on the amenity of the occupants of neighbouring properties.   

CONCLUSION

8. The proposed advertisement is considered to be acceptable in terms of siting, design, illumination, highway and pedestrian safety and residential amenity. It is therefore recommended that Advertisement Consent should be granted subject to conditions.   

RECOMMENDATION: GRANT


1. Standard advertisement conditions 1-5

2. List of approved plans


DR






		WARD: Bowdon

		76469/FULL/2011




		DEPARTURE: No





		ERECTION OF TWO STOREY DETACHED DWELLING WITHIN PART OF GARDEN AREA OF 355 OLDFIELD ROAD; CREATION OF NEW VEHICULAR ACCESS






		Land Adjacent to 355 Oldfield Road, Altrincham






		APPLICANT:  Mr P Fleming






		AGENT: Linberg Design Associates Ltd






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO S106 AGREEMENT









Councillor Young has requested that this application be determined by the Planning Development Control Committee as he has concerns regarding the loss of trees covered by a TPO, the size of the development and development on a greenfield site.


SITE


The application site comprises part of the garden area to no.355 Oldfield Road, situated to the side of the property and on the south side of Oldfield Road.  No.355 Oldfield Road is the last property with a frontage onto the road on the south side, before the road narrows with the character changing to a more rural environment.  The site is adjacent to two new developments located off Bradgate Road on the southern and western elevations and traditional semi-detached properties on the north side of Oldfield Road.   

PROPOSAL


Permission is sought for the erection of a two storey detached dwellinghouse on a vacant plot which currently forms part of the garden of no.355 Oldfield Road.   The proposal would incorporate an integral garage and additional parking to the front of the property with a new access to be created to Oldfield Road.

The property would be erected on the level of the existing garden which is slightly raised above the level of no.355 Oldfield Road (approximately 0.6 metres higher).  


DEVELOPMENT PLAN

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



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


However on 10th November 2010 a judgement was made in the High Court which considered an earlier decision by the Secretary of State to use the powers set out in section 79 [6] of the Local Democracy, Economic Development and Construction Act 2009 to revoke all Regional Strategies in their entirety. The effect of this decision 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 and SPDs in the determination of planning applications.

PRINCIPAL RSS POLICIES


DP4 – Make the Best Use of Existing Resources and Infrastructure


L4 – Regional Housing Provision


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT UDP POLICIES/ PROPOSALS


D1 – All New Development

D2 – Vehicular Parking


D3 – New Residential Development


H2 – Location and Phasing of New Housing Development


H4 – Release of Other Land for Development


ENV16 – Tree Planting


OSR9 – Open Space in New Housing Development

RELEVANT PLANNING HISTORY

75923/FULL/2010 - Erection of two storey detached dwelling (with accommodation also within the roofspace) within former garden of 355 Oldfield Road.

Withdrawn 

APPLICANT’S SUBMISSION


A Design and Access Statement has been submitted as part of the application and has been referred to as necessary in the report below.

CONSULTATIONS


Local Highway Authority – No objections on highways grounds.


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

REPRESENTATIONS


Councillor Young – objects to the application on the grounds of the loss of lime trees covered by a TPO, the size of the development and development on a greenfield site.


Neighbours – At the time of writing this report, 5 letters of objection have been received from neighbouring residents (and an additional 2 no. letters with no address given).  The points raised are summarised as follows:


· Overdevelopment and out of keeping with the character of the surrounding area;


· The site is previously undeveloped and therefore the proposal is contrary to the Council’s policy to encourage development on brown field sites;


· Proposal would appear over dominant;


· Loss of trees subject to Tree Preservation Order and subsequent impact upon the character and appearance of the area as well as the privacy of the site;

· Impact of reduction in site levels of roots of remaining trees;


· Adverse impact upon trees in the garden of 3 Foxhill;


· Concerns re impact on traffic and highway safety including visibility;


· Sufficient existing properties of this size and sites cleared for development;


1 letter of support has been received from the owner/occupier of the adjacent property at 355 Oldfield Road.


OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT


1. The application proposes the development of a new dwelling on an existing residential dwelling site and its surrounding garden area. The application site is not allocated for any specific use in the Adopted Revised UDP and in recently amended Planning Policy Statement 3, Housing, (PPS3) terms, must be designated as a greenfield development proposal.

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

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


i) Is well located in relation to established areas of housing, jobs, local community services and facilities – The site is within an established residential area and jobs, local community services and facilities are available within the Broadheath, Altrincham and Bowdon 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 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 Seamon’s Road providing regular services to and from Altrincham where further bus, rail and Metrolink services are available.  Furthermore, the site it is classified as being ‘accessible’ 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, east, south and west and there is no reason to assume that the proposed development would prejudice any future development or redevelopment. 

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.


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


8. The development of a new dwellinghouse on the site is therefore considered acceptable in principle.  The other main areas for consideration are the impact of the proposal on the amenity of surrounding residents, the character of the surrounding area and highway safety.  These elements are discussed further within this report.

DESIGN AND APPEARANCE


9. The proposed dwelling would be in keeping with the style of the existing adjacent property at 355 Oldfield Road and of similar height and massing.  


10. Consideration should be given however to the impact the proposal would have on the setting of the existing property at 355 as well as the space around the proposed dwelling as a result of its overall footprint.    The proposal has been amended since the previous submission which was withdrawn by the applicant following concerns raised by the case officer.  With increased space to both side and front boundaries (a minimum of 4.5m to the east side and 1.5m to the west side, albeit the distance to the western boundary is more typically 2.5m, and 8.5m to the front), the proposal is considered to be of an appropriate size and siting with a garden area that is considered to be proportionate to the size of the dwelling.  As such the proposal is considered to be appropriate to and in keeping with the street scene and the character of the surrounding area.  


RESIDENTIAL AMENITY


Impact on 1 Foxhill


11. No.1 Foxhill is situated to the rear of the application site, at a raised level.  The property is situated almost directly behind the existing dwelling at 355 Oldfield Road with the proposed development facing the rear garden area.  Whilst the habitable room windows on the rear elevation of the single storey dining room projection are closer to the boundary with no. 1 Foxhill than 10.5 metres and therefore fail to comply with the relevant section of the SPG for New Residential Development, given the change in levels and the nature of the boundary treatment, there would be no undue overlooking or loss of privacy.


12. The habitable room windows on the rear elevation at both ground and first floor would be approximately 10 metres from the rear garden boundary with no.1 Foxhill to the rear.  Whilst this falls short of the Council’s guidelines in the Supplementary Planning Guidelines for New Residential Development which requires 10.5 metres, it is not considered to be so significant to warrant refusal.  It is considered that there would no unacceptable loss of privacy and overlooking to the private amenity space of this neighbouring dwelling.


Impact on 3 Foxhill


13. No windows are proposed on the main side elevation of the proposed dwelling facing no.3 Foxhill.  The glazed doors to the dining room projection at the rear of the house would be a minimum of approximately 6.8 metres from the shared boundary to the west of the site.  The boundary is heavily planted with trees however and it is therefore considered that there would be no undue overlooking or loss of privacy from this window.

Impact on properties on Oldfield Road


14. Given the distance between facing windows in the properties in excess of 28 metres, it is considered that there would be no unacceptable impact in terms of overlooking or loss of privacy.

15. In the event that planning permission is granted, it is recommended that permitted development rights are removed by condition to prevent any extensions to the property which may further reduce distances to boundaries.


TREES


16. The site is covered by a blanket Tree Preservation Order.  There is currently a row of eight common lime trees standing on the site frontage.  Whilst these trees are covered by the TPO they have not been specifically identified within the order.  It is proposed to remove two of the trees to provide access to the site.  Existing levels throughout the site are to be preserved with the access graded up from street level.


17. In accordance with advice from the Council’s Senior Arboricultural Planner it is considered that the loss of two trees within an even-aged pure stand of eight will not be significantly detrimental to the visual amenity of the area.  The trees have been hard pruned in the past and may only be described as being in ‘fair’ condition individually, although they do have ‘group value’.


18. The site is already well-wooded with existing peripheral plantings and it is therefore considered that there is no scope for replacement trees.


19. The tree protection scheme designed by Cheshire Woodlands, including the specification and positioning of protective fencing and surfaces (Drawing No. CW/6285-P3) is also satisfactory.  It is still recommended however that a condition requiring a tree protection scheme is still attached to any planning permission, in order that these proposals are enforceable.


20. The neighbour at no.3 Foxhill has raised concern regarding the potential impact of the development on his laurel hedge which is sited on the boundary with the application site, currently measuring approximately 5 metres in height.  Under the Anti-Social Behaviour Act (2003) a complaint would have to be received by the Council with regard to a high hedge dispute prior to any involvement or investigation which may require a reduction in the height of this hedge.  Even with this hedge at a reduced height, it is considered that the proposal would have no undue impact upon the residential amenity of the owners/occupiers of 3 Foxhill and its retention at the current height is not considered to be necessary by the Council.


TRAFFIC AND PARKING


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


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


SECTION 106 CONTRIBUTIONS


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


24.The Council’s approved SPG on Informal/Children’s Playing Space and Outdoor Sports Facilities provision and Commuted Sums (September 2004) sets out when developers will be expected to contribute to such provision.  For residential development, there is a set method of calculating the contributions based on the number of dwellings and number of bedrooms.  In this case, the number of additional dwellings is known (1) and the application is for a four (4) bedroom house.  On this basis the contribution would be £1,942.82 towards open space provision and £922.37 towards outdoor sports provision, a total of £2,865.19.


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

A) That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal agreement and that such an agreement be entered into to secure a financial contribution totalling £3795.19 and comprising

(i) a financial contribution of £1,942.82 towards the provision and maintenance of public open space;

(ii) a financial contribution of £922.37 towards the provision for outdoor sports;

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


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


1. Standard


2. Details – compliance with all plans


3. Materials to be submitted

4. Tree Protection

5. Landscaping


6. Landscaping maintenance


7. Garage to be retained for parking of vehicles


8. Garage and vehicle standing space for private use only

9. Parking – submission of porous material for hardstanding

10. Removal of permitted development rights


11. Obscure glazing – first floor en suite window in east elevation

JE





		WARD: Hale Central

		76507/FULL/2011




		DEPARTURE: No





		ERECTION OF SINGLE STOREY OFFICE BUILDING, WITH MAIN OFFICE AT GROUND FLOOR LEVEL, KITCHEN AT LOWER GROUND LEVEL AND OFFICE AT MEZZANINE LEVEL.






		Land adjacent to 1 Bold Street, Hale






		APPLICANT:  Albion Systems Ltd.






		AGENT: Mr R. Chaddock





		RECOMMENDATION: GRANT










SITE


The application site is located within a predominantly residential area south of Altrincham town centre and to the north of Hale District Centre. It occupies a slightly tapering plot of land between the gable end of a terrace of 2 storey dwellings on the east side of Bold Street and the rear of 3 storey terraced dwellings on the south side of Hale Road. The site is currently vacant, with a former single storey workshop on the site having been recently demolished. 

To the north and south side of the site there are alleyways which provide access to the rear of surrounding dwellings. On the north side an alleyway separates the site from the rear of neighbouring dwellings on Hale Road where there is a 1.8m high brick wall, whilst to the south side there is a gap of approximately 800mm, behind which is the side elevation of no. 1 Bold Street.


The surrounding area is residential with rows of traditional 2 storey Victorian terraced houses on Bold Street and Brown Street to the rear of the site and 3 storey dwellings to the north of the site fronting Hale Road. Bold Street is a narrow one-way road which is heavily parked with cars on both sides, half on the road and half on the pavement.


PROPOSAL


Permission is sought for the erection of a single storey office building (B1 use), together with associated car parking, cycle parking and bin storage at the front. The proposed building would occupy a similar but slightly smaller footprint than the workshop building previously on the site and would provide a total gross internal floorspace of 44.2 sq. m. The proposed internal accommodation comprises a main office on the ground floor of approximately 26.7 sq. m, kitchen at lower ground level and a further office of 6.3 sq. m at mezzanine level above the kitchen. The application includes one parking space to the front of the building and cycle parking (3 spaces). A bin storage area is also proposed at the front behind a 1.1m high boundary wall enclosure. The proposed hours of opening are indicated as 09.00 to 17.00 hours Monday to Friday.

DEVELOPMENT PLAN


The Development Plan in Trafford


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


  

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


However on 10th November 2010 a judgement was made in the High Court which considered an earlier decision by the Secretary of State to use the powers set out in section 79 [6] of the Local Democracy, Economic Development and Construction Act 2009 to revoke all Regional Strategies in their entirety. The effect of this decision 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 and SPDs in the determination of planning applications.


 


PRINCIPAL RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality

W1 – Strengthening the Regional Economy

MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the Manchester City Region


REVISED TRAFFORD UDP


PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


A3 – Areas for Protection


E11 – Development Outside Main Office Development Areas


E12 – Office Conversions


D1 – All New Development


D2 – Vehicle Parking


RELEVANT PLANNING HISTORY


H/69277 - Erection of detached office unit with associated landscaping and parking following demolition of existing workshop. Refused 29/05/08 and Appeal Dismissed 12/03/09


H/70208 - Erection of detached office unit with associated landscaping and parking following demolition of existing workshop. Refused 03/11/08 and Appeal Dismissed 12/03/09.


H/71196 – Erection of detached office unit (Use Class B1) with associated landscaping and parking following demolition of existing workshop. Approved 28/05/09

APPLICANT’S SUBMISSION 


Design and Access Statement summarised as follows:-


The application is to re-develop a virtually derelict site to provide new office facilities for Albion Systems Ltd of Oxford Road, Altrincham. This application is to request slight alterations to previously approved application H/71196.


Building is to be a single storey steel frame construction with brickwork cladding to match surrounding properties. Roof to be slate with Velux roof lights or similar. The building is to have a semi basement approx 1.2m below ground floor level at the front of the property to facilitate an executive office approx 1.1m above ground floor level. The front elevation is to have glazing to the executive office and main entrance in a colour and material to be agreed. Glazing to rear of the building will be minimum and at a height above eye level.


One off road car parking space will be provided along with provision of 3 cycle storage spaces. The existing property already has vehicle and pedestrian access off Bold Street – this will be upgraded to Highways spec if required.

CONSULTATIONS


LHA – No objections 


Built Environment (Highways) – No comment


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

Built Environment (Street Lighting) – No comment


Built Environment (Public Rights of Way) – No comment


Pollution & Licensing – No comments received


REPRESENTATIONS


Neighbours – 6 letters of objection received, with the main planning issues summarised as follows:


· Previous applications have been refused due to their size and impact in the street scene, among other reasons. 


· The ‘slight alterations’ proposed are in fact significant and the applicant should be requested to detail all the changes. New detailed drawings should be requested to give a proper impression of the street scenes from different elevations.


· The number of people using the building will be increased to 5 occupants (an increase of 66%). There is insufficient parking for existing residents and this increase in traffic and demand for parking will increase inconvenience and impact on Bold Street residents. Only one parking space is proposed which is insufficient and would not allow a vehicle to enter and leave in a forward gear. The 3 bike stations will be irrelevant.


· Deliveries/collections to the business will create unacceptable noise for residents.


· The increase in height will encroach on properties on Hale Road and affect the street and garden scene. The Planning Committee previously objected to any increase in height to the original building.


· The glazing to the front does not reflect the style and proportions of existing Victorian properties and will be out of character. The windows would also overlook the houses opposite which was a reason for rejecting the previous application.


· The materials and particularly the type of brick have not been specified to ensure they are in keeping with the surrounding area - further details are required. A positive change is the use of slate rather than tile for the roof material.


· Number and size of rooflights has increased, resulting in overlooking, light pollution in winter and change in the street scene for surrounding residents.


· Loss of privacy resulting from the rear windows.


· The proposed lower ground level and use of heavy machinery could impact on old foundations of the properties in close proximity. This may also impact on water drainage/sewerage etc.


· Noise and disturbance during construction works given close proximity to housing.


· If a roller shutter is proposed this will detract from the street scene in a residential location. There are no shutters on the applicant’s current office on Oxford Road.


· No details of signs for the business have been provided.


· Previously approved conditions should apply to this application, including hours of use otherwise residents will be inconvenienced by noise, parking and vehicles. 


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.
Guidance contained in PPS4: Planning for Sustainable Economic Growth and the policies of the RSS and UDP advise that commercial development should be focused toward town centres and sustainable locations. The premises does not lie within any town, district, local or neighbourhood centre as identified in the UDP and is not within a Main Office Development Area designated in the UDP. The proposal therefore falls to be assessed against the requirements of PPS4 and the sequential approach to site selection as well as Proposals E11 (Development Outside Main Office Development Areas) and E12 (Office Conversions) of the UDP. 

2.
The relevant policies of the Regional Spatial Strategy include Policy DP4 which relates to making the best use of existing resources and infrastructure, including a sequential approach to locations for development and suitable infill opportunities within settlements are the second priority. Policy MCR3 – Southern Part of the Manchester City Region which requires plans and strategies to sustain and promote economic prosperity consistent with the environmental character of the area by focusing employment development on brownfield sites, accessible by public transport, walking and cycling. 


3.
Both the previous applications dismissed at appeal in 2009 and the previously approved application in 2009 were found to be acceptable in terms of providing office space on this scale in this location. In these applications it was concluded that given the small scale of the proposal and the lack of equivalent sized sites in sequentially preferable areas, the application proposal would not be in conflict with the UDP policy framework set out in policies A3 or E11. Although the previous applications were considered in the light of PPS6, which has since been replaced by PPS4, there has been no material change in the general thrust of national policy regarding the location of office development. As such it is considered that office use on this scale is justified and acceptable in principle, subject to compliance with the criteria set out in Policies E11 and D1 of the UDP relating to impact on the character of the area, impact on neighbouring properties and car parking.

IMPACT ON THE CHARACTER OF THE AREA


4.
The application site is currently vacant, having formerly accommodated a timber workshop that had been vacant for some time and was in a poor condition. The cleared site is also in poor visual condition, comprising a large area of hardstanding with no soft landscaping, and it is considered that the erection of a new building could enhance the site and benefit the wider area, provided it is of appropriate size and design


5.
The following table summarises the differences between the current proposal and the previously approved scheme, as well as the original building for comparison purposes:

		

		Total


Floorspace

		Height to ridge

		Height to eaves






		Original building

		45.8 m2

		3.6m

		2.4m



		As approved

		37.5m2

		3.8m

		2.5m



		As proposed

		44.2m2

		4.27m

		2.75m





6.
The proposed building would be built on substantially the same footprint as the previously approved scheme, although is slightly wider at 5.6m compared to 5.25m and is higher at 4.27m to the ridge compared to 3.8m previously. Although it includes accommodation at lower ground level and a mezzanine level, it would still have the appearance of a single storey building and in terms of its height and overall proportions the building would be similar to the approved scheme and not unduly prominent in the street scene.


7.
In terms of its design the proposed building would be similar to the previously approved building and of relatively simple and contemporary design. The elevations would be in traditional brick to match surrounding properties and the roof would be pitched with a covering of slate tiles. The main difference between the application proposal and the previous scheme is that full height glazing is included to the front elevation for the mezzanine level. Whilst this would be a different type of fenestration to the properties in Bold Street, it is considered appropriate for a commercial building of this size, which by its nature will be a different type of building to the traditional housing in the immediate area. It is considered that the proposed design is sympathetic to the size and constraints of the site as well as the general character of the surrounding area. The proposed materials are considered acceptable in principle and a condition can be attached to any permission requiring samples to be submitted and agreed to ensure they are appropriate to the area. 

IMPACT ON RESIDENTIAL AMENITY


8.
The proposed building would be very close to residential properties to the north of the site fronting Hale Road, all of which have windows to habitable rooms facing the site and private amenity space at the rear. It would be visible from the rear windows and gardens/yards of a number of these dwellings, particularly numbers 24, 26, 28 and 30. According to the submitted layout plan, the proposed building would be between 1.2m and 1.5m from the boundary wall with these dwellings and between 3.4m and 5.5m from the outrigger of the nearest dwellings (nos. 26 and 28).


9.
It would be erected in the same position as both the workshop previously on the site and the previously approved building and would be of similar external dimensions and height, although as shown above it would be slightly higher. In the previous application it was considered that although the building would be clearly visible from the dwellings on Hale Road it would not be visually intrusive given its massing would be similar to the building that originally stood on the site and therefore its impact would not be materially different to what was the existing situation. The current proposal is 250mm higher to eaves and 470mm higher overall and therefore its prominence from the properties on Hale Road would be greater than the previously approved scheme; however it is considered this increase would not be so significant that the additional impact on outlook and light to these properties would be detrimental to amenity.

10.
The proposed building includes three rooflights to the north elevation (the side facing the properties on Hale Road). Concern has been raised in the representations that the rooflights on the northern side elevation would overlook properties on Hale Road, however these rooflights are to the main office area on the ground floor i.e. not the mezzanine level, and would be more than 3m above floor level. At this height and being within the plane of the roof the only views towards the Hale Road properties would be when looking upwards towards which would be infrequent and unlikely to result in overlooking and loss of privacy.

11.
Concern has also been raised that the proposed glazing to the front elevation would overlook properties on the opposite side of Bold Street. This would be approximately 13.5m from the windows opposite which is considered sufficient separation distance so as not to be intrusive. It is noted that this would be the same distance as the distances retained between habitable room windows of houses on the road.


12.
No.1 Bold Street is situated immediately to the south of the proposed building. The side elevation of this neighbouring dwelling is blank. Given that the proposed new building would not project beyond the rear of 1 Bold Street, it is considered that there would be no adverse impact in terms of overshadowing or loss of light.


13.
Whilst the immediate area is predominantly residential (though there are a number of commercial properties nearby on Hale Road, Bold Street and Brown Street), it is considered a commercial development on this scale would not unduly impact on residential amenity. Permission has been granted previously for an office development of similar scale and it is considered the amount and type of activity associated with an office use on this scale is unlikely to result in significant noise and disturbance to neighbours.  It is recommended that any permission is subject to conditions limiting the days and hours of use to those indicated (09.00 to 17.00 Monday to Friday) and a limitation to permit office use only (and no other uses in Use Class B1 or B8) in the interests of residential amenity. 


CAR PARKING


14.
The parking requirements for the proposed development as set out in Appendix J of the UDP are 1 space per 25 sq. m which for a development of 44 sq. m requires one parking space to be provided. The proposal incorporates one off-road car parking space to the front of the building which is in accordance with this standard. The application also indicates that three cycle parking spaces would be provided.

15.
It is acknowledged that there are parking difficulties on Bold Street and as the total amount of office floorspace would be greater than the previously approved scheme, the building has the potential to accommodate a greater number of staff or visitors. However, the increase is not significant (approx 7 sq. m) and the size of building still falls within the parking standard requiring one parking space. It is also noted that the amount of parking was not raised as an issue in the applications dismissed at appeal, despite these being much larger in terms of floorspace. It is also recognised that the development would provide three cycle spaces and is within walking distance of Hale Station and bus stops - in these respects the proposal reflects advice in PPG13: Transport in terms of promoting sustainable travel choices and relying less on the car.


RECOMMENDATION

GRANT, subject to the following conditions:


1. Standard 3 year time limit

2. List of approved plans


3. Use limited to B1 office use only


4. Hours of use limited to 09.00 to 17.00 hours Monday to Friday and no use on Saturdays, Sundays or Bank or Public Holidays.


5. Materials to be submitted and approved

6. Landscape scheme, including full details of existing and proposed site and floor levels, hard and soft landscaping and boundary treatment 


7. The development hereby permitted shall not be commenced until plans showing details of the means of access and the areas for the movement, loading, unloading and parking of vehicles have been submitted to and approved in writing by the Local Planning Authority, and the development shall not be brought into use until such areas have been provided, constructed and surfaced in complete accordance with the approved plans.

8. All areas for the movement, loading, unloading and parking of vehicles provided in accordance with this permission shall be made available for those purposes at all times when the premises are in use; notwithstanding the provisions of any General Development Order, no development (other than that carried out in accordance with this permission) shall take place on any of the areas so provided.

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

10. Bin storage details to be submitted and approved


11. Details for cycle parking provision, including location and design, to be submitted and approved


12. Rooflights to north elevation to be obscure glazed and fixed shut

13. No permission granted or implied for roller shutter


14. Contamination land Phase 1 report and, if necessary, further investigation, risk assessment and remediation.


RG






		 WARD: Altrincham

		76525/FULL/2011



		DEPARTURE: No





		CHANGE OF USE FROM OFFICES (USE CLASS a2) TO SINGLE DWELLING (USE CLASS c3) AND ERECTION OF BOUNDARY FENCING 






		SITE: Oak House, Barrington Road, Altrincham





		APPLICANT:  Mr. Charles Levine





		AGENT:  Holborow and Ormesher





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO A S106 AGREEMENT









SITE 

The application site is located on the southern side of Barrington Road and comprises an attractive two storey detached property with accommodation in the roofspace and at basement level. The property dates from the late 19th / early 20th Century. The building is currently in use as an A2 office. The existing vehicular access to the site is off Barrington Road at its junction with Barrington Close. The access leads to hardsurfaced parking areas at the front of the building and also via a drive down the eastern side of the building to further hardsurfaced car parking areas at the rear. The hardsurfaced areas to the side and rear of the rear of the building are entirely open to Barrington Close which runs along the eastern and southern boundaries of the site. There is a landscaped strip and a low stone wall along the front boundary of the site with Barrington Road. Beyond the rear boundary of the site is the car park associated with the police station. There are residential properties on Barrington Close to the southwest and fronting Barrington Road to the east. The adjoining property to the west is a doctors surgery. 


The site is located in a mixed use area with both residential and commercial properties in the vicinity of the site.  

PROPOSAL

Change of use of existing office building to a single 6 bedroom dwellinghouse. There are no external alterations proposed to the building itself. The existing car parking areas which accommodate approximately 9 car parking spaces would be reduced in size to 4 spaces (2 at the front and 2 at the rear) with the remaining areas landscaped. The application also proposes the erection of boundary fencing around the southeastern side and rear boundaries of the site. The boundary fence would be predominantly 1.8 metres high reducing to 1 metre high forward of the main front elevation of the property. The existing vehicular access to the site off Barrington Road would be retained in the current location.

THE DEVELOPMENT PLAN

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


  

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


However on 10th November 2010 a judgement was made in the High Court which considered an earlier decision by the Secretary of State to use the powers set out in section 79 [6] of the Local Democracy, Economic Development and Construction Act 2009 to revoke all Regional Strategies in their entirety. The effect of this decision 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 and SPDs in the determination of planning applications.


 

PRINCIPAL RSS POLICIES


DP4 – Make the Best Use of Existing Resources and Infrastructure


L4 – Regional Housing Provision


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION 

None

PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking

D3 – Residential Development

ENV16 – Tree Planting


H2 - Location and Phasing of New Development


H4 – Release of Other Land for Development


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


OSR4 – Standards for Outdoor Sports Facilities Provision


OSR9 – Open Space in New Housing Development

RELEVANT PLANNING HISTORY

H/13401 – Change of use from police social club to office accommodation – Approved 1980


APPLICANT’S SUBMISSION 


A Design and Access Statement has been submitted, the conclusions of which are as follows:-

The change of use of the property would have little effect on the area except for a decrease in vehicular traffic with improved security for the site which together with the re-designed internal areas will improve the standards of the streetscene. These proposals will enhance the property and the surrounding environment.


CONSULTATIONS


LHA – No objections. To meet the Councils car parking standards the provision of four car parking spaces is required.  The proposals include four car parking spaces, accessed off Barrington Close.  There are currently two vehicular parking areas accessed off Barrington Close and these proposals seek to maintain that arrangement.


REPRESENTATIONS

None


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT

1. The application proposes the change of use of an existing office building to form a six bedroom dwellinghouse. The application site is not allocated for any specific use in the revised adopted UDP and in recently amended PPS3 terms, would be designated as a brownfield development proposal.


2. 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.


3. 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%.


4. 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. 

5. In so far as the other aspects of the UDP policy framework are concerned Proposal H4 of the Revised UDP states that the Council will normally grant planning permission for the development and redevelopment if other suitable land within the built up area for housing provided that such proposals are not on sites protected as open space or allocated for some other use, comply with the provisions of Proposals D1 and D3 and do not prejudice the development or redevelopment of adjoining land. 

6. The relevant policies of the Regional Spatial Strategy include L4 which requires Local Authorities to maximise the re-use of vacant and under-used brownfield land and buildings in line with Policy DP4 which relates to making the best use of existing resources and infrastructure. Policy MCR3 – Southern Part of the Manchester City Region requires plans and strategies to sustain and promote economic prosperity consistent with the environmental character of the area and the creation of attractive and sustainable communities by allowing residential development to support local regeneration strategies and to meet identified local needs, in sustainable locations which are well served by public transport. 


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


DESIGN AND IMPACT ON THE STREETSCENE

8. The application does not propose any extensions or external alterations to the building which is an attractive late 19th century / early 20th century building originally built as a dwellinghouse. The application does propose changes to the curtilage of the property. These changes include the erection of a boundary fence, a decrease in the number of hardsurfaced car parking spaces and an increase in landscaping to provide the property with private garden areas. It is considered that the proposed changes would have a positive impact on the streetscene. As present there are open views of almost the entire curtilage which is largely hardsurfaced. The proposed enclosure of the rear garden area and increase in soft landscaping would give the property a softer, more domestic appearance. The proposed fence would extend around the entire rear garden but it is not considered unreasonable to enclose a private domestic garden area, as have the neighbouring properties on Barrington Close and Barrington Road. The height of the fence drops considerably forward of the building line to ensure that the appearance of the fence is not overbearing in the streetscene. 

9. There are matures trees on the site which are the subject of a Tree Preservation Order. Although the proposals do not appear to directly affect these trees it is considered prudent to attach a tree protection condition to any approval to ensure that they are protected during the landscaping works. The attractive landscaped strip and low stone wall to the front of the property would be retained and therefore the impact of the development on the streetscene is considered acceptable. 


IMPACT ON AMENITY


10. The application does not propose any extensions or alterations to the building. As there are no extensions and no changes to the existing window openings proposed it is not considered that there would be any material impact on the privacy or outlook of the occupiers of neighbouring properties. The main change would be the introduction of the boundary fence along the eastern side and rear boundary of the site, however adjacent residential properties on Barrington Close and Barrington Road are screened at the rear by their own substantial fences and consequently it is considered that the impact of the proposed fence on the amenity of these properties would be very limited. The site backs onto the car parking area associated with the police station. 

11. It is considered likely that the proposed change of use from offices to a dwelling would result in a reduction in activity at the property due to less frequent comings and goings. This would have amenity benefits for neighbours in terms of reduced disturbance and consequently the impact on the amenity of occupiers of neighbouring properties is considered acceptable.  


PARKING AND HIGHWAY SAFETY


12. The Local Highway Authority has raised no objection to the application. The existing vehicular access would be utilised and the number of car parking spaces to be retained complies with the Councils car parking standards. It is likely that the proposed use would result in fewer manoeuvres into and out of the site and therefore the proposal is considered acceptable.


OPEN SPACE AND RED ROSE FOREST CONTRIBUTIONS


13. 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.  The SPG requires 3 new trees per dwelling for new residential development and tree planting is normally required to be on site.  The development proposes one additional dwelling on the site and should therefore provide 3 trees.  Given the nature and size of the site, it is considered that onsite provision would be appropriate. The cost of three trees is £930 and therefore a sum of £930 less £310 for each tree that is provided on site will be required.

14. The Council’s approved SPG on Informal/Children’s Playing Space and Outdoor Sports Facilities provision and Commuted Sums (September 2004) sets out when developers will be expected to contribute to such provision.  For residential development, there is a set method of calculating the contributions based on the number of dwellings and number of bedrooms.  In this case, the number of additional dwellings is known (1) and the application is for a six (6) bedroom house.  On this basis the contribution would be £1942.82 towards open space provision and £922.37 towards outdoor sports provision, a total of £2865.19. 


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

(A). 

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


· a financial contribution of £2,865.19 towards the provision and maintenance of public open space


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

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


1. Standard Time


2. List of approved plans

3. Landscaping

4. Tree Protection

5. The fencing hereby approved shall be stained prior to its installation in a colour which shall first be agreed in writing by the Local Planning Authority and retained as such thereafter.

6. Notwithstanding the submitted scheme, details of parking provision within the site shall be submitted to and approved in writing by the Local Planning Authority prior to development commencing. The approved scheme shall be implemented before the dwelling hereby approved is first occupied and shall be retained at all times thereafter unless otherwise agreed in writing with the Local Planning Authority.


JJ





		WARD: Broadheath / Bucklow St. Martin's

		76433/FULL/2011



		DEPARTURE: No





		VARIOUS EXTERNAL WORKS, INCLUDING: A TWO STOREY EXTENSION TO THE EAST ELEVATION OF THE MAIN BUILDING; ERECTION OF A TWO STOREY BUILDING TO THE WEST OF THE SITE TO FORM GROUNDS TEAM AND VISITORS CENTRE FACILITY; ERECTION OF A SINGLE STOREY BUILDING CENTRALLY WITHIN THE SITE TO FORM GROUNDS TEAM AND PARENT SPECTATOR FACILITY; ERECTION OF NEW SECURITY LODGE TO THE ENTRANCE AND ALTERATIONS TO THE EXISTING ACCESS ARRANGEMENTS; CREATION OF TWO CAGED TRAINING PITCHES TO THE NORTH WEST OF THE SITE; REMODELLING OF EXISTING CAR PARK LAYOUT AND CREATION OF PEDESTRIAN LINK WITHIN THE SITE; CREATION OF NEW ROAD AND HARD STANDING ADJACENT TO THE ACADEMY BUILDING; SITING OF ASSOCIATED LIGHTING INCLUDING 8NO. 6M HIGH LIGHTING COLUMNS AND FLOODLIGHTING; DEMOLITION OF EXISTING WARDEN’S DWELLINGHOUSE AND ALTERATIONS TO EXISTING EARTH MOUNDS AND PROPOSED NEW EARTH MOUNDS AROUND PARTS OF THE PERIMETER OF THE SITE.  






		Trafford Training Centre, Birch Road, Carrington





		APPLICANT:  Mr George Johnson, Manchester United Limited





		AGENT: Paul Butler Associates





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO A S106 AGREEMENT AND REFERRAL TO THE SECRETARY OF STATE










SITE


The planning application site comprises of part of Manchester United’s football training ground.  The application site is 28.52 hectares in size and the entire training ground is approximately 44 hectares in size.  The site is situated within the Green Belt, though close to the urban margins with the edge of Sale to the east/south east, Broadheath to the south and the Carrington industrial complex to the north.  Topographically the area is moss land producing a flat, relatively open landscape punctuated by rides fringed by planting running north to south and predominantly in agricultural use.  The site is accessed from Isherwood Road via Birch Road, which leads to the junction of Carrington Lane, Manchester Road and Flixton Road.  Farmland bounds the site to the north, east and west.  Birchmoss Covert, a Site of Biological Importance, bounds the site to the south.


The site predominantly comprises of training ground facilities, which includes a remedial and rehabilitation facility, grass and caged training pitches, all weather training pitch, an indoor training facility known as ‘The Academy’.  The site also comprises of a groundsman building for machinery and equipment storage, warden’s accommodation, a security post, car parking areas for visitors and players.  The training facilities are provided for first team players and youth / academy players.


PROPOSAL


The application proposes various external works to the existing main building and site, which includes:


· A two storey extension to the main building to provide improved facilities.  This would also include internal alterations to the existing building.  The extension would provide new and improved facilities for medical, administration offices associated with medical facilities, player’s training and rest, kit storage and external space in the form of a roof terrace.  The proposed extension would provide 1,243m2 additional floor space and including the roof overhang, would measure 25m in length, 38m and have a maximum height of 9.85m.


· Erection of a two storey building to the west of the site to form a grounds team and visitor centre facility.  The building provide 397.5m2 of floor space for the grounds teams and 357.2m2 floor space for visitors facilities and would have a maximum width of 34.5m and maximum length of 39.5m, with a maximum height of 8.1m.


· Erection of a single storey building centrally within the site to form a grounds team and parent spectator facility.  The building would be situated adjacent to the academy training pitches and comprise of 143.1m2 of floor space for the grounds team and 52m2 of floor space for facilities for parents who are spectating.  The building would measure 15.05m wide, 30.955m in length and have a maximum height of 5.2m.


· Erection of new security lodge to the entrance of the site.  The building would have a maximum width of 3.265m, maximum length of 7.05m and a maximum height of 3.85m.


· Alterations to the existing vehicular access/egress arrangements to the site.  The proposal would create a two lane vehicular entrance, one that would be used by staff and visitors and one that would be used by first team players / managers.  This is to assist players/managers entering the site.


· Creation of two caged training pitches to the north west of the site.   One pitch would measure 35m wide and 50m in length and a second smaller pitch would measure 20m wide and 30m in length.  Both of the caged pitched would be enclosed by a 4.6m high kickboard and netting.


· Remodelling of existing car park layout and creation of pedestrian link within the site, across the car park.  The pedestrian link is proposed to provide a visual feature between the main building and the academy building.


· Creation of new road and hard standing adjacent to the academy building.


· Siting of associated lighting including 8no. 6m high lighting columns within the car park and floodlighting within a caged pitch.  Wall mounted lights and illuminated bollards are also proposed.

· Alterations to existing earth mounds and creation of new earth mounds around the north, south and eastern perimeters of the site.


· The existing warden’s dwellinghouse, situated close to the entrance of the site is proposed to be demolished.

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 SPATIAL STRATEGY POLICIES


DP1 – Spatial Principles


DP4 – Make the Best Use of Existing Uses and Infrastructure


DP5/RT2 – Manage Travel Demand


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


EM5 – Integrated Water Development


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION 


Green Belt


Protection of Landscape Character


The Mersey Valley

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


C1 – Green Belt


C4 – Green Belt


C5 – Development in the Green Belt


C7 – Extensions to Buildings


ENV16 – Tree Planting


ENV17 – Areas of Landscape Protection


OSR2 – Major Leisure Developments


OSR8 – Improvement and Provision of Outdoor Sports Facilities


D1 – All New Development


D2 – Vehicle Parking

RELEVANT PLANNING HISTORY

H43657 – Change of use from agricultural to integrated training, remedial & rehabilitation facility comprising pitches & facilities for outdoor sports; erection of buildings to provide remedial rehabilitation and ancillary facilities etc – Approved with conditions 27/01/1998.


H45558 - Erection of integrated training & rehabilitation facility, warden house, groundsmans building & perimeter fencing. Formation of new wetland, a lagoon perimeter mounding, football pitches, car parking etc – Approved with conditions 08/07/1998.


H/50364 - Construction of indoor training facility and outdoor all weather pitch and floodlights; extension and alteration to internal roads and hardstanding; and formation of reed bed lagoon – Approved with conditions 25/04/2001.


APPLICANT’S SUBMISSION 


The applicants have submitted a design and access statement which states: - 


· The scheme will update the existing complex and facilities in order to meet the expectations and requirements of this world leading football club.  The works will also provide significant improvements to the movement, circulation and safety of vehicles and pedestrians within the site, whilst improving the security of the training ground.


· The scheme has been designed to respect the existing buildings within the site and ensure minimal impact on the site’s Green Belt and Area of Landscape Protection designations.


· The external works have been sited in locations that will ensure limited impact on existing trees and biodiversity within the site.


Further comments made and information provided is discussed as necessary within the Observations section of the report.  The applicant has also submitted a Flood Risk Assessment, a Bat Survey, a Protected Species Appraisal, an Arboricultural Report and Impact Assessment and a Geo-Environmental Investigation and Assessment Report.


CONSULTATIONS

GMEU – Although the buildings on the site have been assessed as having low potential to support bats, there is a building to the north of the application area (outside the site edged red) that has high potential to support bats and therefore additional survey work is required.  Further recommendations which are suggested to be required by condition are: - 


· During the construction phase, work should be completed in accordance with the Environment Agency’s Pollution Guideline 5: Works and Maintenance in or near Water.


· As there are Great Crested Newts associated with the site it is recommended that the works proceed in accordance with a Reasonable Avoidance Measures mitigation strategy in order to adequately protect any GCN which may be present.


· Subject to any other constraints being satisfactorily addressed, any site clearance work should take place outside of the birds’ nesting season (which usually encompasses March to September).  If this is not possible, a nesting bird survey should be undertaken prior to planned clearance works.  Should any nesting bird be discovered, an appropriate strategy to avoid damage or disturbance must be formulated and implemented.


Environment Agency – The proposed development will only be acceptable if the measures as detailed in the Flood Risk Assessment submitted are implemented and secured by planning condition.


Greater Manchester Police Design for Security – Do not object to the proposal, though provide recommendations regarding the thickness of glazing to the building, the provision of lighting and details of vegetation within the site to increase security.


LHA – There are no objections on highways grounds.  The proposals do not intend to intensify the use, just provide improved facilities within the site and therefore to this end there is no requirement for additional parking provision within the site.  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 proposals.


Pollution & Licensing – No objection


Built Environment (Drainage) – No objection.


REPRESENTATIONS


No letters of representation have been received. 


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


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


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


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


4. It is considered that, due to its scale and due to the specific use of some elements of the facility, the development for which this application is seeking consent for goes beyond what might be classed as “essential facilities for outdoor sport and outdoor recreation” as referred to in PPG2 and Proposal C5. This is acknowledged by the applicant in their planning statement and, as such, the onus is on the applicant to demonstrate that “very special circumstances” exist that would justify an approval of the development within the Green Belt. As part of the supporting information submitted with the application, the applicant has identified a development need and explained that the proposed extension works are essential to ensure that the training ground maintains its status as a world class facility.  The applicant has broken down their justification and special circumstances in relation to each of the proposed developments:


Extension to Training Centre


5. Within their planning statement, the applicant has explained that the proposed external works provide the necessary facilities to enable improvements to the operation of the training ground.  They state that there is a significant ‘need’ for the proposed external works.  The original main building was developed more than ten years ago and since this time there has been significant development in the principles and techniques used in sports science and medicine.  As a result of these advances in training / remediation / rehabilitation, there has become a need for additional facilities at the training ground.  The applicant has detailed that such facilities are essential to the development of best practice in the fields of sports science, biomechanics and diagnostic assessment, which will also allow injured players to regain full fitness in the shortest but safest possible time.


6. The applicant has identified that the additional facilities that are required for the training ground to improve facilities and functions cannot be accommodated within the existing main building due to insufficient space.


Grounds Team and Visitor Facility


7. The training ground accommodates various visitors, including school children and disabled persons from the local community, throughout the year, many of whom are invited to watch the first team train.  At present there are no viewing facilities, often requiring visitors to stand at pitch side.  The applicant states that there is a need for a facility that enables the Club to entertain visitors, particularly when the weather is poor.  The viewing area also provides elevated views that could benefit disabled visitors.  


8. This building would also accommodate ground staff and sports analysis monitoring facilities that are unable to be located within the existing training centre due to insufficient space.  The applicant states that the siting of the building, adjacent to the first team training pitch and the training ground’s secondary entrance off Birch Road, will allow materials to be delivered without hindrance to other onsite vehicular and pedestrian traffic.


Grounds Team and Parent Spectator Facility

9. The applicant’s have stated that the siting of the building will enable easy access to the pitches for maintenance vehicles.  The building will also include an area for the storage and collection of waste, with separate facilities provided for recycling waste.  Spectator facilities are currently provided within the academy building, however the introduction of a small facility within the proposed building will improve access to the training pitches and provide additional space within the academy for other essential facilities.


Caged Training Pitches


10. The applicant has identified that the caged training pitches are essential facilities for training the Club’s academy players, particularly when grass pitches are unplayable.  The larger proposed pitch would replace an existing caged pitch located to the rear of the training centre.  As the caged pitches would be predominantly used by academy players, it is more efficient to locate them in close proximity to the academy building.


Security Lodge and Alterations to Vehicular Entrance

11. The relocation of the security lodge and proposed works to the site entrance are proposed to improve vehicular and pedestrian access and the overall security of the site.


Remodelling of Existing Car Park, New Roadway and Hardstanding


12. The proposed works to the visitor/staff car parking will include the provision of additional parking facilities to satisfy an existing need.  The applicant has identified that the proposed works are to improve efficiency in layout and operation and the proposed new roadway to the rear of the academy building will improve an existing route that provides emergency vehicle access.

Conclusion on Principle of Development / Very Special Circumstances

13. It is considered that a significant proportion of the proposed works are relatively minor developments, such as the replacement of the existing security lodge, the proposed grounds team / parent’s spectator facility and alterations to the existing vehicular entrance and remodelling of the existing car park.  It is also viewed that the proposed grounds team facilities could be considered as appropriate development within the green belt as the existing grounds team facilities are currently inadequate and the proposed facilities would form an ‘essential facility’ that would also assist the club in maintaining the open areas of the site.  The proposed grounds team facilities would also improve the waste facilities on the site and contribute to improving safety around the site.  Some of the development proposed, such as the security lodge and the larger caged pitch would be replacement facilities and further minor alterations including alterations to the vehicular entrance, remodelling of the existing car park, new roadway and hardstanding would also improve the movement, circulation and safety for vehicles and pedestrians within the site.  However it is recognised that the overall proposal, including the extension to the main building and the visitors facility, forms an ‘inappropriate’ development in the green belt.


14. The two main significant parts of the proposed development in terms of their impact on the green belt is the extension to the main building and the proposed building to form a grounds team / visitors facility.  The proposed extension to the main building would increase the floor space of the existing building by 1,243.3m2, which equates to approximately 25% of the existing building footprint.  The applicant has demonstrated that this additional floor space will provide important and improved medical and training facilities for the club, to enable them to deliver a world class facility and in response to changing technologies.  It is recognised that Premiership Clubs need facilities that meet certain standards and that the proposed extension and other development proposed helps them to do this in an efficient way by providing all of their training facilities on the one site.  This was also evident in the development of the academy building (ref: H/50364), where it was recognised that this facility was needed to be with the existing training facilities and not on an alternative site.


15. The proposed building to from a grounds team / visitor facility would provide 397.5m2 of grounds team accommodation and 357.2m2 of floor space to provide visitors facilities, such as a viewing platform.  This building, along with the parents spectator facilities proposed would enhance the community benefit of the site, which was also part of the aim of the overall training centre when it was originally built.  It is therefore considered that the overall development would enhance the existing facilities on the site and thus could not be appropriately provided on an alternative site outside of the Green Belt.


16. It is recognised that the proposed development will have an impact on the openness of the Green Belt, however, it is considered that the harm caused to the openness and the inappropriateness of the development in the Green Belt is outweighed by the very special circumstances.  It is also considered that given the scale of the proposals, it would be inappropriate to provide the development outside of the Green Belt, especially as the proposals are rationalising and improving the existing uses and facilities on the site.  Furthermore, it is also noted that Carrington is recognised across the country as being a centre where several professional sports teams have developed high quality training facilities and that the development has therefore consolidated Trafford’s reputation as a home of sporting excellence.  It is also recognised that the club provides wider benefits to the economy and community of Manchester as a whole. On this basis it is considered that ‘very special circumstances’ exist that justify the level of development that is proposed. 


DESIGN AND IMPACT ON VISUAL AMENITY


17. The whole of the application site is situated within the Green Belt.  Proposal C7 of the Revised UDP sets out that any building within the Green Belt can be acceptable providing it does not affect the character of the existing building or increase its impact on the Green Belt.  


18. The majority of the developments for which consent is being sought would be built around the existing main training centre buildings, in the western segment of the site and all of the new buildings would fall within what is considered to be the existing operational area of the site.  As such the proposed buildings would be generally viewed against the back-drop of existing structures and are considered to be in-keeping with the context of the immediate area as a training ground complex.  This part of the site is also separated from the open area of the training ground by a drainage ditch and trees on the northern boundary would minimise views of the proposed works.  


19. The proposed extension to the main building has been designed to match that of the existing building in height, scale, mass, visual appearance and materials.  The walls of the development would be constructed in metal cladding to match the existing and have a seamless clear glass floor-to-ceiling curtain wall to match the existing. The roof would comprise of metal standing seam roofing to match the existing.  The size of the extension has also been limited to only create the space required, which is evident through the creation of the first floor covered viewing area, rather than creating a full two storey extension for the full length of the extension.  The extension would be situated to the east elevation of the building and thus would not be very visible from Birch Road.


20. The proposed grounds team / visitor facility building, grounds team / parent spectator building and security lodge are also designed to be in keeping with the main building and academy and would be constructed in materials to match the existing as detailed above.  This provides a continuity of design throughout the site.  The grounds team / visitor facility would be sited on the footprint of the existing caged training pitch to further minimise the impact of the development on the Green Belt.  The building would be predominantly single storey, with a two storey element that would have a maximum height of 8.1m, which is less than the adjacent training centre building.  The grounds team / parent spectator building would be situated between the academy training pitches and the visitor / staff car park.  The building would only be single storey and small in relation to the existing building on the site.  The building would also provide a covered area to store skips and recycling bins, which are currently situated outside.  It is considered that creating an enclosed storage area for the skips and recycling bins would improve the aesthetics of the site.  It is further recognised that the proposal includes the demolition of the existing warden’s dwellinghouse near the entrance of the site, which would result in the loss of approximately 76m2 of existing floor space on the site.


21. The proposed caged pitches would be located close to the existing academy building and would be situated adjacent to an existing training pitch.  The caged pitches would comprise of 4.6m high kickboard and netting, which would be viewed against the existing adjacent training pitch which also contains a kickboard and netting perimeter.  The proposed caged pitches would also include the removal of an existing earth mound and tree planting along the northern boundary of the site, however a new earth mound would be created to the north of the new caged pitches, which would also include new tree planting.  Additional earth mounds and tree planting are also proposed along the eastern and part of the southern boundaries of the site.  The new proposed earth mound and existing earth mounds around the site would help to screen the proposed development on the site.  A landscaping condition is recommended requiring the applicant to submit full details of the planting proposed to ensure that the level of trees lost are replaced and to ensure that an adequate level of natural screening around the site is maintained.


22. As discussed in the principle of development section of this report, it is recognised that the proposed development will have an impact on the openness of the Green Belt, however, it is considered that the harm caused to the openness and the inappropriateness of the development in the Green Belt is outweighed by the very special circumstances.  The impact of the development on the visual amenity of the Green Belt and area generally is therefore considered to be acceptable subject to the implementation and continued management of the proposed planting schemes. The development is therefore considered to be in accordance with Proposals D1 and C4 of the Revised Trafford Unitary Development Plan.

LANDSCAPE CHARACTER AND MERSEY VALLEY


23. The application proposes the removal of part of an existing earth mound to the north of the site to enable the creation of two caged pitches.  However, a new earth mound is proposed to the north of the caged pitches and new and enhanced earth mounds are also proposed to the south and eastern boundaries of the application site.  The proposed earth mound to the east of the site would cover a distance of 470m.  As well as the existing mounds on the site, these additional mounds will provide further significant screening of the existing site and the proposed development when viewed from outside of the site.


24. The proposed development will result in the removal of some trees on the site, including a mixed group of young deciduous trees, a mixed group pf semi-mature deciduous trees and a group of young rowan trees.  None of the trees to be removed have a Tree Preservation Order.  The application does however propose additional and replacement new tree planting within the site and additional trees on the site are required as part of a Red Rose Forest contribution.


LIGHTING


25. The application includes the provision of eight 6m high lighting columns centrally within the car parking area and leading up to the academy building.  Although lighting is considered an inappropriate development within the Green Belt, the columns are proposed to increase safety and security within the site.  The proposed columns would also be situated amongst the main built up area of the site, not in a significantly open area.  They would also be viewed between the two main buildings on the site.


26. Floodlighting is also proposed within one of the caged training pitches, this is the same as the existing caged pitch that it would replace.  The flood lighting is designed to prevent minimal light spillage outside of the caged pitch and would only be used when the pitch is in use.  In accordance with an existing planning permission for floodlighting on the site (H/50364), a condition is recommended restricting the times of illumination of the floodlighting.


27. Wall mounted lights and illuminated bollards are also proposed within the built up area of the site to improve safety and security within the site.  It is recommended that condition is attached requiring full details of the proposed lighting, including a lighting impact plan is submitted.  Following the submission of such details it is considered that the proposed lighting is considered acceptable and to would not have a detrimental impact on the setting of the Green Belt.


ECOLOGY


28. The applicant has submitted a Protected Species Survey, which identifies that badgers, bats, birds, brown hare, great crested newts and water voles might be supported by the development site.  The survey confirms that there is unlikely to be any impact from the external works on badgers, brown hares or water vowels, whilst is makes recommendations to minimise potential impact on bats, nesting birds and great crested newts.  The Greater Manchester Ecology Unit (GMEU) identify that although the buildings on the site have been assessed as having low potential to support bats, there is a building to the north of the application site that has high potential to support bats.  The proposals for the site affect the bund that runs along side this building.  The bund is identified as a potential bat flight / foraging corridor and may also be affected by the lighting proposals for the site.  GMEU therefore recommend that the applicants undertake and submit additional survey work and that a lighting impact plan is provided to enable the impact of the lighting scheme to be properly assessed.  The applicant has agreed to undertake this additional survey work and provide a lighting impact plan.  Further details of this will be provided in the Additional Information Report.


FLOOD RISK


29. Although the application site is located within Flood Zone 1 ‘Low Probability of Flooding’, the application site is larger than 1 hectare and therefore the applicant has been required to submit a Flood Risk Assessment (FRA).  The FRA confirms that flood risk from various potential sources of flooding is not considered to be significant for the application site.  The assessment recommends that various mitigation measures are investigated to ensure that the run off from the proposed external works is kept to an acceptable level of discharge.  On consideration of the FRA, the Environment Agency have confirmed that they raise no objections to the application provided that the measures detailed in the FRA are implemented and secured through condition.  It is therefore recommended that a condition is attached requiring the development to be carried out in accordance with the approved FRA.

ACCESS AND CAR PARKING


30. Although the proposed development would result in a significant increase in floor space on the site, the applicant has suggested that the proposal would not result in an increase in visitors or staff on the site.  The proposal is to improve and enhance existing facilities at the training ground and improve the movement of vehicles and pedestrians and security around the site.    


31. Remodelling of the existing car park is proposed, which would provide an additional 33 car parking spaces on the site.  20 cycle parking spaces are also proposed within the site.  The applicant has detailed that this increase is to meet current demand on the site on academy match days.  It is therefore considered that the development would accommodate the car parking requirements for the activities on the site.  Alterations are also proposed to the site access and egress for vehicles visiting the site.  A pedestrian walkway is proposed across the car park, linking the main building and the academy.  Pedestrian walkways between the two buildings are not currently defined and therefore it is considered that the proposed walkway would provide a safer route for pedestrians within the site.


32. A new road is proposed within the site, around the north and eastern sides of the academy building.  An existing track lies around the north and eastern side of the building, though is currently in a poor condition.  The proposed road would improve this road, particularly for emergency vehicles.


33. It is considered that the alterations proposed to the car park, site entrance and new roadway would improve vehicular and pedestrian movements into and around the site.  Further to comments received from LHA, it is therefore considered that the proposed developments are acceptable on highways grounds.


RESIDENTIAL AMENITY


34. A residential property, Swiss Cottage, is situated to the north of the site. The nearest proposed development to this property are the proposed cage pitches and new earth mounds.  A minimum distance of approximately 100m would remain between the proposed caged pitches and the property and a minimum distance of approximately 40m would remain between the nearest proposed earth mound and the property.  It is considered that the proposed earth mounds would help to screen any development proposed within the site from this property.  A sufficient distance would also remain between the property and the earth mounds to ensure that they would not have an overbearing impact on the residents.  It is therefore considered that the proposal would not unduly impact on the amenity of surrounding residents.


DEVELOPER CONTRIBUTIONS


35. It is considered that it is appropriate for the developer to provide financial contributions towards the Red Rose Forest in accordance with the Council’s Supplementary Planning Guidance: Developer Contributions Towards Red Rose Forest and towards Highway and Public Transport Schemes in accordance with the Council’s Supplementary Planning Document SPD1: Developer Contributions to Highway and Public Transport Scheme.  Discussions are currently taking place with the applicants regarding the size of the contributions.  Full details of the contributions sought will be reported in the Additional Information Report.


CONCLUSION


36. It is considered that the developments included in this application go beyond what would normally be considered as “essential facilities for outdoor sport and outdoor recreation”. However, the applicant has demonstrated that the proposed facilities are essential for the Club to enable the training ground to maintain its world class status and it is also accepted that the proposed development provides essential improvements to the movement, circulation and safety for vehicles and pedestrians within the site and will improve security for the training ground.  It is also recognised that there is a need for the club to improve its facilities in response to changing technologies and to continue to compete with rival football clubs and therefore it is considered that “very special circumstances” do exist that would justify an exception to Green Belt policy. Furthermore, the proposed developments would be sited within the main cluster of training centre buildings and additional landscaping and earth mounds are proposed around the site.  It is therefore considered that the visual impact of the development is relatively limited and is acceptable within the Green Belt and within the Area of Landscape Protection.


37. Should Committee be minded to approve the application, it must first be referred to the Secretary of State under the Town and Country Planning (Consultation) (England) Direction 2009 as it includes the provision of over 1000sq metres of floorspace and the proposal represents inappropriate development within the Green Belt. 


RECOMMENDATION: MINDED TO GRANT SUBJECT TO S106 AGREEMENT AND REFERRAL TO THE SECRETARY OF STATE


A) Referral to the Secretary of State.


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


(i) A financial contribution towards highway infrastructure improvements and towards public transport improvements.


(ii) A contribution to the Red Rose Forest 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.


C) That upon 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 Including Amended Plans


3. Materials


4. Landscaping 


5. Landscaping Maintenance


6. Contaminated Land


7. Provision and retention of car parking and cycle parking spaces


8. Submission of porous material for hard standing


9. The development hereby permitted shall be carried out in accordance with the approved Flood Risk Assessment No. 6017/001/01 by Sanderson Associates.


10. Lighting Impact Plan


11. Full details of floodlights to be submitted and approved in writing.  The floodlights shall not be used after 21:00 hours on any night except when in use on evenings when the facility is available for community use when they shall not be used after 22:00 hours.

VW
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SITE


The application relates to a large site of some 0.7 ha situated between Carrwood to the east and Rossmill Lane to the west.  The site has a boundary to Carrwood of some 70 metres with a similar frontage to Rossmill Lane.  The site is currently occupied by a range of 3 buildings comprising the original farmhouse (Butts Clough Farm), and two barns (The Old Barn and Woodlands).  The farmhouse has been extended and is in use as a single house; the smaller barn (The Old Barn) is in use as a dwelling though parts of it are in storage use; the larger barn (Woodlands) that fronts Rossmill Lane has also been extended and is in use as a single dwelling though part of it is in use as storage for the farmhouse.  The dwellings share a single vehicular access from Rossmill Lane.


The site incorporates a large grassed front garden to the house in the larger barn, gardens around the farmhouse and in particular a substantial wooded area in the western corner of the site.  The site is well screened with trees and hedges on the side boundaries and a beech hedge (as is typical of Carrwood) along the Carrwood boundary.


The site is within the South Hale conservation area; there are no TPO’s covering the site and the buildings are not listed.


PROPOSAL


It is proposed to retain and extend the existing buildings and to convert them from 3 dwellings to 6 dwellings in total.  This would comprise 2 in the original farmhouse, 2 in the smaller barn and 2 in the larger barn.  


Alterations and extensions are proposed to all three buildings as part of the conversion proposals and significant amendments have been made by the applicants during the consideration of the application.  The amended plans show:-


Butts Clough Farm:-


· removal of existing corner bay, conservatory and two storey extension


· erection of new single storey rear extension (to Carrwood elevation)


· erection of two storey extension to northern elevation to replace existing two storey extension


· squaring off corner where bay is to be removed


· erection of detached garage to south side


The Old Barn:-


· removal of small extension at eastern end


· erection of two story extension across part of rear (north) elevation


· erection of part two storey extension at eastern end to replace existing


· alterations to the original threshing opening


· erection of two detached garages adjacent to north-eastern boundary


Woodlands:-


· removal of double garage at northern end and replacement with two storey extension


· erection of two storey extension across part of western elevation


A new vehicular access would be created at the northern end of the Carrwood frontage to serve the new dwelling in the eastern end of the Old Barn.  A new access would be formed to Rossmill Lane to serve one of the new dwellings in Woodlands; the existing access would be retained and would serve the other 4 dwellings.  

DEVELOPMENT PLAN


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



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


However on 10th November 2010 a judgement was made in the High Court which considered an earlier decision by the Secretary of State to use the powers set out in section 79 [6] of the Local Democracy, Economic Development and Construction Act 2009 to revoke all Regional Strategies in their entirety. The effect of this decision 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 and SPDs in the determination of planning applications.


PRINCIPAL ADOPTED RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses 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


MCR3 – Southern part of the Manchester City Region


REVISED TRAFFORD UDP


PROPOSALS MAP NOTATION 


Conservation Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV12 – Species Protection


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


OSR9 – Open Space in New Housing Development


D1 – All New Development


D3 – Residential Development


RELEVANT PLANNING HISTORY

H/34078 – Erection of two storey side extension.  Planning permission approved on 27 September 1991.


H/21381 – Erection of a double garage and conversion of and alterations to existing integral double garage to form kitchen and living area.  Planning permission approved on 23 May 1985.

H/15533 – Change of use of existing barn and first floor flat into dwelling house and formation of new vehicular access.  Planning permission approved on 14 January 1982.

H/09526 – Erection of 2 two-storey dwellings and garages.  Planning permission approved on 12 July 1979.

H/06530 - Erection of two detached bungalows.  Planning permission refused on 2 March 1978.

APPLICANT’S SUBMISSION 


The application is supported by a Planning Design and Access Statement incorporating an assessment of the Heritage Assets and Conservation under PPS5.


The applicants also submitted two bat survey reports one dated November 2010 which highlighted the possibility of bats roosting and a later report based on surveys in April and May 2011 that concludes there are no signs of roosting bats. 


CONSULTATIONS


LHA – To meet the Council’s car parking standards the provision of four car parking spaces per dwelling should be made, however, in this case the provision of two car parking spaces per dwelling house.  The proposals include an integral garage for each dwelling and a car parking space on the drive. 


Whilst there are no objections in principle to the proposals, there are a number of issues that need to be resolved in order to be acceptable on highways grounds.  The access and egress for multiple units i.e. H1, H3, H5 and H6 needs to be 4.5 m to ensure simultaneous access and egress; there is no turning area within the site for H2, this needs to be provided to ensure vehicles can access and egress in forward gear; the garage for H6 is not clearly accessible due to the constraints of the site.


I would request that the applicants attention is drawn to the need to gain further approval from the Council’s Streetworks Section for the construction, removal or amendments of a pavement crossing under the provision of section 184 of the Highways Act 1980.


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


In the current arrangements the proposals are not acceptable on highways grounds, however, if these issues could be resolved there would be no objections to the proposals.

Drainage - Makes standard comments about the drainage for the development being arranged on a separate system and about the use of Sustainable Urban Drainage (R2 and R17).

Highways – No comments to make.

Greater Manchester Ecology Unit – On the initial survey:-The bat survey has been conducted too late in the year for definitive conclusions to be made about the presence of bats. The buildings are assessed as having at least medium potential to support bats, the surrounding habitat is excellent for bats and further survey is strongly recommended. It is recommended that further bat surveys be conducted at an appropriate time of year before determining the application. 

On the second, later survey:- The surveys have been carried out by a suitably qualified consultants and to appropriate standards.  No bat roosts were found.  There are therefore no objections to the development on nature conservation grounds and no conditions are necessary.

Greater Manchester Archaeological Unit – Comments not yet received.


English Heritage – The application should be determined in accordance with national and local policy guidance and on the basis of the Council’s specialist conservation advice.

REPRESENTATIONS


Neighbours – On the original plans:- 2 letters received objecting to the proposals and raising the following concerns:-


· proposals are not conducive to the area and all the existing properties are detached in sole ownership


· would devalue neighbours properties


· increase in number of dwellings on the plot is out of character


· could open the flood gates


· adverse impact on conservation area for several reasons – density would double from approx 4.3 to 8.7 dwellings per hectare out of character with the area; distances to rear boundaries would be less than the guideline figure of 20 metres; 


· loss of privacy for occupiers of 32 Carrwood and privacy distances do not meet guidelines

On the amended plans:- 1 letter received re-affirming the objection on behalf of the occupier of 32 Carrwood and the concerns being the impact on the character and appearance of the conservation area and the loss of amenity to 32 Carrwood.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT 


1. The application proposes the conversion of an existing building to create 6 dwellings. The application site is not allocated for any specific use in the Revised Adopted UDP and in recently amended PPS3 terms, should be designated as a brown-field development proposal.


2. 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.


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. 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.


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 is considered to be acceptable. 


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


IMPACT ON CHARACTER OF SOUTH HALE CONSERVATION AREA


Existing buildings


9. It is considered that the range of existing buildings and their setting in relation to each other and the space around them make a positive contribution to the conservation area, in particular by reason of their historic interest, and as such they are themselves heritage assets.


10. The relatively minor alterations and extensions to the buildings are considered to be sympathetic to the design and character of the exiting buildings.  The space around the buildings, including the garden area and copse to the south-west side of the site, is to be retained.  As such it is considered that the proposed development would preserve the character of the conservation area in terms of the value of these particular heritage assets.


Spaciousness


11. The proposed extensions meet the South Hale guidelines for extensions in terms of space around buildings and it is considered that neither the extensions, nor the proposed detached garages, would detract from the spacious character of the site.  In this respect it is considered important that the large garden space to the south and west of the buildings, together with the copse, are retained.


12. The sub-division of the site into separate individual curtilages will have some impact on the character of the site.  The main courtyard has been spared from this and this will retain its open character linking the 3 buildings and maintaining the historic relationship between them.  The properties will however have separate garden areas. These will be separated by low garden fences and hedges.  It is important that tall fences are not introduced now or in the future as these would detract from the unified character of the site.  Also the gardens will result in plots that are smaller in area than most in the conservation area; the buildings in these smaller plots will also occupy in general a higher proportion of their own new curtilages and will not comply individually with the hard area coverage parameters set out in the South Hale conservation area guidelines.  Overall, however, as there is very little in the way of physical increase in the size of buildings it is considered that this element of the development will preserve the character of the conservation area. 


13. The two new accesses would also have an impact on the street scenes of Carrwood and Rossmill Lane.  Subject to details of the gates and gateposts and the retention of the existing hedge along Carrwood in particular it is considered that these elements would not detract from the character or appearance of the conservation area.


RESIDENTIAL AMENITY


14. The proposed extensions and alterations to the existing buildings are relatively limited and the new detached garages proposed are also relatively small in size.  As such it is considered that the development would not result in overshadowing or visual intrusion to neighbours, and the Council’s guidelines in this respect are met.


15. It is considered that the proposed development would have little if any impact on the amenities of the occupiers of the house to the adjacent house to the south-west on Carrwood in particular given the space retained between the existing buildings (and the proposed detached garage) and that property.  


16. In terms of any impact on the amenities of occupiers of adjacent houses to the north, in particular 32 Carrwood, this could arise from the extension to the rear of the small barn and the introduction of new habitable room windows closer to the shared boundary.  Amended plans do incorporate rear facing windows at ground floor and rooflights to the first floor the extensions, these retain 12 metres to the boundary with the adjacent house and a minimum of 24 metres between the extensions and the adjacent house.  Similarly the proposed two storey extension at the northern end of Woodlands would retain almost 6 metres to the boundary and over 19 metres to the rear elevation of the adjacent houses to the north.  These distances comply with the Council’s general guidelines for privacy distances (though not with the greater distance stated in the conservation area guidelines) and, notwithstanding this it is considered that no undue loss of amenity will arise as a result of the proposed development. 


PROTECTED SPECIES


17. The initial Bat survey submitted with the application indicated medium potential for a roost.  Advice received was that a further survey would be required prior to the application being determined.  That survey has now been carried out and indicated that no roosts were found.  As such a more detailed consideration of the impact on protected species is not required and the comments of the Greater Manchester Ecology Unit are now that there are no objections to the proposals on nature conservation grounds and that no conditions are necessary. 


TREES


18. The proposals do not involve the removal of any significant trees and the copse of trees on the site is to be retained.


HIGHWAYS


19. Amendments to the site layout have addressed most of the concerns expressed by the LHA in their comments; however, the width of the drive serving units H1, H3, H5 and H6 remains below the suggested 4.5 metres, measuring closer to 3 metres in width which will not allow for two-way traffic.  It is considered that this is nevertheless acceptable as a wider access would have a detrimental impact on the conservation area and the character of the street scene along Rossmill Lane and that on balance the proposed arrangement is acceptable.  

S106 CONTRIBUTIONS


Red Rose Forest Tree Planting


20. Whilst the application does not propose the removal of trees from the site, the Red Rose Forest SPD would require 3 new trees per additional dwelling and to meet this, a financial contribution of £310 per tree (£2790 in total – equivalent to 9 trees) would be required for this proposal; in this location it would be preferable for these to be on site.  Accordingly there should be at least 9 new trees planted.  There is sufficient space to accommodate additional trees and this could be required by s106 and condition.  The trees should be of a suitable local species. 

Open Space and Outdoor Sports Facilities


21. The application being for new residential properties has to be considered against the SPD on open space and outdoor sports facilities.  This is an area of deficiency and as such the development attracts a financial contribution to off-site provision.  Based on three additional houses of 4 or more bedrooms the required contribution would be a total of £9759.54 (this is made up of £6617.72 for open space provision and £3141.82 for the outdoors sports contribution) – this takes account of the 3 existing dwellings on the site. 

RECOMMENDATION: MINDED TO GRANT 


A:  That the application will propose a satisfactory development for the site upon the completion of an appropriate legal agreement and that such an agreement be entered into to secure a total financial contribution of £12549.54 (comprising £6617.72 towards open space provision, £3141.82 towards outdoors sports facilities provision and a maximum of £2790 as a contribution towards Red Rose Forest tree planting off site which would be reduced by £310 per tree planted on site as part of an agreed planting scheme);


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


1. Standard


2. Materials


3. List of approved plans


4. Provision of car parking and access

5. Withdrawal of rights to alter and extend


6. Tree and hedgerow retention including specific reference to retention of beech hedge along Carrwood frontage and copse


7. Tree protection


8. Landscaping


9. Landscape maintenance


10. No boundary fences other than in accordance with details to be submitted and approved


11. No reduction /sub-division of site other than in accordance with the plans hereby approved


12. Archaeological survey

13. No gates and/or gateposts other than in accordance with details that have been submitted to and approved in writing by the LPA 
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		WARD: Bowdon

		76378/FULL/2011




		DEPARTURE: Yes





		Provision of 14 no. additional car parking spaces within the site.






		SITE: Rope & Anchor, Paddock Lane, Dunham Massey, Altrincham, WA14 5RP






		APPLICANT:  Deckers Hospitality Group Ltd





		AGENT:  Emery Planning Partnership Ltd.






		RECOMMENDATION:  MINDED TO GRANT
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SITE


The application site is at the junction of Paddock Lane and Station Road in the Dunham Massey area of Altrincham.  The Rope & Anchor is a public house/gastro pub, which has been open since May 2010 having previously been vacant for a number of months.  To the rear (north) of the site lies a former railway track which is now used as a cycle path.  There is one residential property adjoining the site to the east on Station Road, Station House, and a number of residential properties to the west along Paddock Lane.


The application site lies within the Green Belt although there has been significant development within the site.  The site is 0.36ha.  Currently, the site contains the public house, a detached part timber, part glazed smoking/drinking barn, a small children’s play area with equipment, a kitchen garden, a small orchard/woodland walk, outdoor seating area, a car park and a grassed area. 

PROPOSAL


The application is for the creation of 14 no. additional car parking spaces within the site.  It is proposed that these will be located to the rear (north) of the site and accessed by removing 2 no. of the existing car parking spaces and creating 16 no. new spaces (net increase = 14 no.).  The applicant has indicated that they will be using a plasticised honeycomb system to allow grass to grow through. 


DEVELOPMENT PLAN


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


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


However on 10th November 2010 a judgement was made in the High Court which considered an earlier decision by the Secretary of State to use the powers set out in section 79 [6] of the Local Democracy, Economic Development and Construction Act 2009 to revoke all Regional Strategies in their entirety. The effect of this decision 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 and SPDs in the determination of planning applications.


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


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


RDF4 – Green Belts


W6 – Tourism and the Visitor Economy


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


PROPOSALS MAP NOTATION 


Green Belt


Area of Landscape Protection


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


C4 – Green Belt


C5 – Development in the Green Belt


C7 – Extensions to Buildings


ENV4 – Trees, Hedgerows and Woodlands


ENV14 – Tree and Hedgerow Protection


ENV17 – Areas of Landscape Protection


D1 – All New Development  


D2 – Vehicle Parking


RELEVANT PLANNING HISTORY

The most recent and relevant planning application is as follows:


H/70023: Erection of Single Storey Rear Extension; erection of single storey smoking shelter structure following demolition of existing detached garage; alterations to landscaping and parking layout; erection of trellis to 2.1 metres atop station road boundary fence; installation of children’s play area and other external alterations.


APPROVED with conditions, October 2008


A large number of other applications exist in relation to this site.  The main ones of relevance are summarised below:


H/20435: Erection of a single storey rear extension to form preparation room.  APPROVED with conditions. Sept 1984.


H/24912: Change of use of stable at rear of premises to shop for the sale of soft drinks in connection with the public house. Formation of beer garden & children’s play area & extension to existing car park.  APPROVED with conditions. Aug 1987.


H/31080: Construction of extension to existing car park (amendment to plan previously approved H/24912).  APPROVED with conditions. April 1990.


H/31929: Erection of porch to front elevation.  APPROVED with conditions. July 1990.


H/33969: Retention of play equipment adjacent to station road and continued use of car park at rear of public house.  APPROVED with conditions. Oct 1991.


H/35579: Erection of marquee and shed and alterations to garden area to form covered barbeque area with associated hard standing for use in connection with the public house.  No decision recorded. 1992.


H/38052: Erection of single storey rear extension to kitchen.  Single storey rear extension to form entrance lobby and entrance to managers flat.  APPROVED with conditions. Jan 1994.


H/41674: Retention of marquee and shed and alterations to garden area to form covered barbeque area with associated hard standing for continued use in connection with public house.  No decision recorded. 1996.


H/45719: Erection of part side, part rear single storey extension to form additional kitchen area and alterations to existing car parking layout.  APPROVED with conditions.


H/45800: Retention of play equipment within rear garden area.  No decision recorded.  1998.


H/52675: Retention of marquee and shed and alterations to garden area to form covered barbeque area with associated hard standing for continued use in connection with public house. (Renewal of temporary planning permission H/41674).  APPROVED with conditions. Dec 2001.


H/54832: Removal of condition no.2 of planning permission H/52675 (relating to amplified music/public address system. REFUSED Oct 2002 (Appeal dismissed July 2003).


CONSULTATIONS


LHA – There are no objections in principle to the proposals in their current form.  To meet the Councils car parking standards parking spaces are required to be 4.8m length and 2.4m wide with aisle widths of 6m and an access width of 4.5m.  The layout meets these dimensions and as such there are no objections on highways grounds. 

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

If the application was approved the LHA would request that a contribution is made to the provision of waiting restrictions in the neighbouring roads, to alleviate the congestion that occurs on local roads at peak times as a result of their previous application.


Built Environment (Drainage) – Suggests informatives to be attached to the decision: R17 


REPRESENTATIONS


Neighbours – No letters of objection have been received.  


9 letters expressing support for the proposals have been received:-


· Current on-street parking is a traffic hazard and makes it very difficult for general traffic and agricultural vehicles to negotiate the lanes safely.


· Paddock Lane, Station Road and Back Lane are experiencing problems.  The most dangerous is Paddock Lane, forcing people to drive on the wrong side of the road.


· Parking on the pavements also forces pedestrians to walk in the road.


· Current parking facilities are inadequate.


· Granting planning permission would help maintain the pleasant rural environment and the grass verges.


· Would lead to less congestion on the roads.


· Rope and Anchor has been reborn with new owners.  The new venue attracts significant levels of visitors to Dunham Massey.  The additional parking is supported as will ease problems with on-street parking


Dunham Massey Parish Council – support the proposals and make the following comments:-


· The Parish Council has had many complaints from residents who fear a serious accident will occur and from local farmers who cannot get into their fields or travel through the lanes with their large vehicles.


· This matter has been raised continuously at Traffic/Environment meetings held with Dunham and Warburton Parish Council where Council Officers and Councillors were present


· Suggestions have been made for double yellow lines along the left side of Station Rd/Back Lane.  When cars are double parked it is impossible for large vehicles (farm vehicles/ambulances) to get through.


APPLICANTS SUBMISSION


The applicant submitted a Design and Access Statement to support the application.  A further statement was submitted in a letter dated 18th April 2011.  The relevant points are discussed in the observations section below.  


The applicant’s submission also includes a petition of support for the proposals with 53 signatories.  The applicants state that in discussion with local residents and the Parish Council there was no objection to the proposed plans  and that all residents have been in agreement that the extension (to the car park) is necessary to improve the current situation and highway safety.

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT/GREEN BELT POLICY


1. The site lies within the Green Belt where national guidance set out in PPG2 and supported by Proposal C5 of the Revised Trafford Unitary Development Plan presumes against inappropriate development.  An extension to the car park within the public house is inappropriate development within the Green Belt and there is therefore a presumption against such development in this location.  Permission should only be granted if there are very special circumstances that outweigh the harm caused by the inappropriateness of this development.  PPG2 states that the most important attribute of Green Belts is their openness.


VERY SPECIAL CIRCUMSTANCES AND IMPACT ON GREEN BELT

2. As a result of the initial success of the new gastro pub, highway problems have been identified within the local area.


3. The applicant states that the shift in emphasis from a local pub to a gastro-style pub with a new dining clientele has meant that many visits are car borne.  As a result there have been increased pressures on the rural lanes of Back Lane, Paddock Lane and Station Road with on-street parking leading to congestion and safety concerns for local residents, customers, local farmers and emergency vehicles.  The applicants have been in discussions with the Parish Council, the Police and local residents to address this problem and have submitted this application to provide 14 no. additional car parking spaces within the site to alleviate some of the on-street parking problems.  

4. In addition to the highway safety and congestion concerns identified above, in arguing that very special circumstances exist for this proposed development, the applicant points to the following:

a. The 14 no. additional spaces have been calculated as a minimum realistic additional provision needed to address the position.

b. There has been an overall decrease in hardstanding across the site as a result of the alterations made by Deckers of some 188 sq m.  This significant decrease benefits the character, appearance and openness of the Green Belt.  The overflow car parking would be carefully surfaced in order that the increased openness would not be compromised.

5. The applicant has confirmed that they would support the utilisation of appropriate parking restrictions on the Rope and Anchor side of Station Road and beyond the junction to the north (non-verge) side of Back Lane to discourage on-street parking.  This is also supported by the Parish Council.  However, whilst they acknowledge that this will “obviously alleviate some of the congestion issues related to on-street parking”, they state that the additional car parking proposed would still be required to accommodate visitors to the venue.  They feel that the implementation of parking restrictions alone would simply force visitors to park further along the road.


6. It is considered that the imposition of yellow lines or other suitable traffic control measures would help to alleviate some of the problems associated with the on-street parking, namely the safety of all road users, congestion and the ability of farmers and emergency vehicles to pass through these routes.  The new arrangement for the additional car parking spaces is acceptable in terms of car parking dimensions, access and manoeuvrability within the site.  It is acknowledged that the proposals will provide the capacity to remove 14 no. vehicles from the surrounding roads.  However, the photographic evidence submitted by Dunham Massey Parish Council demonstrates that on Back Lane alone on August Bank Holiday 2010 there were in excess of 30 no. cars parked on either side of that lane.  Assuming that customer levels remain at a similar level in the future, the 14 no. additional car parking spaces proposed within the site would not completely remove the on-street parking problems at peak times.


7. The officer’s previous recommendation report to planning committee (H/70023) concluded as follows: “Whilst not the most persuasive of very special circumstances, it is acknowledged that the proposal would improve facilities and bring benefits for the wider community and they are low key in nature. It would have minimal visual impact on the openness of the Green Belt and would not conflict with any of the purposes of including the land within the Green Belt. As such it is considered that very special circumstances exist in this case that would outweigh any harm caused to the Green Belt.”  This view was reached through amendments to the planning application and by carefully scrutinising the application in its wider community context.  One of the significant amendments requested by the Local Planning Authority was to remove a proposed section of overflow parking in order to achieve an acceptable balance in terms of overall impact on the openness of the Green Belt.  The site had a chequered planning history with much of the previous work on the site being unauthorised (including much of the hardstanding and outbuildings), and it was considered important to achieve certain levels of openness and improvements in landscaping to balance the proposed extensions and works on the site (which were also inappropriate development).  The proposed section of overflow parking would lead to a loss of openness on the site and would effectively remove a good sized area of utilisable soft landscaping which is an important characteristic of not only the Green Belt but also the special landscape value (Proposal ENV17) of the area.  


8. There will be a loss of utilisable soft landscaping as a result of this application and although the proposed surfacing will be either ‘Suretrac’ or ‘Sureturf’ “to give a green appearance”, this parking area would be primarily for parking vehicles and not as either a recreation or bio-diverse space within the site.  Although the proposed surface for the overflow parking area would be a system which allows grass to grow through a durable substrate mesh, the proposed use of this area of land would be for the parking of vehicles, which would lead to a loss of openness, and a loss of bio-diversity and recreational potential.  

9. It is not considered that effective management of the opening of this overflow area of parking could be effectively controlled through a planning condition, particularly as the applicant has identified that on-street parking is unpredictable and does not only occur at weekends or on bank holidays.


10. Site visits during the early part of the morning (before 10am) have established on more than one occasion that on-site parking has been at noticeably high levels even at times when the establishment is apparently not open to the public.  However, the applicant has confirmed that a staff travel plan to ensure that staff parking on site be kept to a minimum would be impossible to implement given the flexibility of shifts, late/early working requirements, split shifts and the geographical spread of staff residences.  

11. The provision of 14 no. additional parking spaces within the site is inappropriate development in Green Belt policy terms.  It is considered, however, that the problems caused by uncontrolled parking associated with the premises on adjacent highways is a significant material consideration.  On balance, it is considered that the package of measures, including the new parking area and a contribution towards the implementation of a Traffic Regulation Order on adjacent roads, aimed at mitigating the impacts of the unforeseen level of on-street parking problems, does represent a set of very special circumstances which would outweigh the harm to the openness of the Green Belt.  

IMPACT ON RESIDENTIAL AMENITY


12. The siting of the proposed car parking near the eastern side boundary may mean that there will be an increase in noise and disturbance in close proximity to the eastern boundary opposite Station House, particularly activity associated with returning to a vehicle at night.  However, the eastern boundary is screened by a new laurel hedge and large close boarded fence which will mitigate this noise to a degree.  Furthermore, the impact is likely to be no less than might otherwise be experienced by patrons returning to their cars which may or may not be parked on-street in close proximity to Station House.  Neighbours have reported that this currently occurs, although if visitor numbers remain high into the second year of trading is likely to continue to occur irrespective of the additional parking.  As such, it is not considered that a refusal of the application in terms of loss of amenity could be sustained.

13. The provision of 14 no. parking spaces within the site will provide the potential to relocate 14 no. vehicles which would currently park on-street in and around the site, and this may lead to a reduction in on-street parking issues in some instances, although this is unlikely to address the main concerns associated with double parking, which are discussed in more detail above.


14. There are no other concerns in terms of residential amenity.

PPG 13 CONSIDERATIONS


15. At present the situation is far from ideal, given that some vehicles park on-street including on the grass verges.  However, these spaces are undefined and thus in theory are not intended as car parking spaces.  There is no evidence provided of an assessment of alternative means of travel to the establishment, such as by bus, cycle or taxi.  Government Guidance PPG13  argues that Local Authorities should “ensure that, as part of a package of planning and transport measures, levels of parking provided in association with development will promote sustainable transport choices…” (para 51.1) and should “require convenient safe and secure cycle parking in development at least at levels consistent with the cycle strategy in the local transport plan” (Para 51.7)

CONCLUSION

16. It is acknowledged that the applicant has worked with both customers and members of the local community in an attempt to address any on-street parking issues.  Whilst it is considered that the provision of 14 no. of additional car parking spaces on site will not fully address the concerns relating to the current on-street parking, it is considered that as a package with the implementation of a Traffic Regulation Order, that the proposal would help to alleviate the current problems and that on balance the proposal is acceptable.

RECOMMENDATION: MINDED TO GRANT


A:  That the application will propose a satisfactory development for the site upon the completion of an appropriate legal agreement and that such an agreement be entered into to secure a maximum financial contribution of £4000 towards the implementation of a Traffic Regulation Order in the vicinity of the site;


B:  That upon 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. Landscaping


4. Materials for surfacing of parking area to be submitted and approved
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		WARD:  URMSTON

		76452/AA/2011

		DEPARTURE: NO





		ADVERTISEMENT CONSENT FOR DISPLAY OF ONE INTERNALLY ILLUMINATED DOUBLE SIDED FREE STANDING SIGN



		Pavement to front of Sainsbury's, Crofts Bank Road, Urmston



		APPLICANT:  Clear Channel UK Ltd






		AGENT: n/a





		RECOMMENDATION:  GRANT










The application was deferred from the April committee meeting due to concerns regarding the accuracy of the information displayed on the Council’s website and this has now been rectified.  The proposal is sited on land within the ownership of Trafford Council and two letters of objection have been received.  


SITE


The application site is located within Urmston Town Centre, the redevelopment of which is now entering its second phase.  The first phase of the redevelopment is now complete and the application relates to the pavement to the front of Sainsbury’s to the west of Crofts Bank Road close to its junction with Sumner Way.  The area to the west of Crofts Bank Road to which this application relates is a primary bus route and there is a dedicated bus lay by area to this side.  Two bus shelters are located to the west of Crofts Bank Road to the south of the application site and these structures both incorporate advertisement panels. 


PROPOSAL


Advertisement consent is sought for the display of one internally illuminated free standing sign.  The sign would be located close to the junction of Crofts Bank Road with Sumner Way adjacent to the traffic lights.  The illuminated sign is proposed to measure 1.4m in width and 100mm in depth with a height of 2.6m from ground level.  The advertisement area would be 1150mm by 1760mm, with one side of the sign fitted with a static advertisement and the other with a scrolling advertisement.  


DEVELOPMENT PLAN


The Revised Trafford UDP was formally adopted on 19 June 2006.  This together with the Regional Spatial Strategy (RSS) for North West England 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 7th 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– 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 


Urmston Town Centre


PRINCIPAL REVISED UDP POLICIES


D1 – All New Development


D10 – Advertisements


S9 – Development in Urmston Town Centre


RELEVANT PLANNING HISTORY

H/OUT/64770 – Outline planning application, with consent sought for details of siting, design (massing), access with all other matters reserved. Demolition of existing buildings and comprehensive redevelopment comprising 13,426 sq.m (gross internal) Retail floorspace (Use Classes A1, A2 and A3), Library, Conservative Club, 141 Residential Units, New Public Square, Landscaping, Car Parking, Servicing and Associated Works - Urmston Town Centre (Approved November 2006).  


H/ARM/66350 - Approval of reserved matters pursuant to outline planning approval ref. H/OUT/64770 relating to appearance and landscaping for the demolition of existing buildings and comprehensive redevelopment comprising 13,122 square metres (gross internal) retail floorspace (use classes A1, A2, A3), library, Conservative Club, 144 residential units, new public square, landscaping, car parking, servicing and associated works - Urmston Town Centre (Approved May 2007).  


CONSULTATIONS


Local Highway Authority:  No objection.  


Street Lighting:  No objection.  The sign is to be lit to a level of 550 candelas per square metre which is within the level specified in the ILP Guidance Notes.  

REPRESENTATIONS


One letter of objection has been received from the occupants of a property on the opposite side of Crofts Bank Road.  


· The location of the sign near to the traffic lights is wrong – the height of the sign alone is nearly in line with the lights and it would be in direct sight of motorists approaching a busy junction – not considering safety of pedestrians or motorists


· Public access to the pavement would be compromised and as there is a direct entry to the Conservative Club the sign would be a pedestrian barrier 


· An illuminated sign would add to the considerable light pollution already present in the evenings – the lights in the delivery yard combined with advertising posters in the bus stops make it already extremely bright


· Sign should be located within the precinct


· There were supposed to be trees planted as part of the original development to help soften the bare and ugly façade – more blots on the landscape are not needed


A further letter of objection has also been received from Urmston Town Centre Partnership.  The main concerns raised include:


· Before the town centre development, the area was previously a light open space with flower beds and trees – it is now shaded for most of the day by the new Sainsbury’s building and its aesthetic environmental impact has been virtually destroyed.  There is only one newly planted tree


· There are already two bus stops, two ‘adshell’ type signs and two free standing signs in a relatively small space – the proposed sign would add more street clutter


· New planted features should be installed


OBSERVATIONS


DESIGN AND STREET SCENE 

1. The proposed sign is of a type commonly found within town centres and commercial areas. It would be sited adjacent to the recent Sainsbury’s development and although there are residential properties on the opposite side of Crofts Bank Road, the western side of the road clearly has a commercial character.  It is therefore considered that the size and illumination of the proposed advertisement panel would not be out of keeping with its immediate surroundings. 

2. The sign would be sited approximately 25m away from the nearest bus shelter, which also displays advertisements. Other items of street furniture within the vicinity of the proposed sign are; one black Trafford lamppost, one traffic light and one pole mounted CCTV camera.  A metal servicing unit also lies close to the kerb fronting Sumner Way.  In addition, two small, movable non-illuminated freestanding signs are sited on the pavement in front of Sainsbury’s. These do not require advertisement consent as they are not attached to the ground but they are sited on Council owned land and it is understood that their removal is currently being sought.  

3. The distance to the advertisements on the bus shelters would provide a visual break between these structures and the proposed sign and it is considered that this relationship would be acceptable and would not result in visual clutter.

4. It is therefore considered that the proposed advertisement panel would be appropriate in this commercial location and that it would not be unduly obtrusive or visually harmful to the character and appearance of the street scene.  The proposed sign is therefore considered to be acceptable in terms of visual amenity.  

HIGHWAY SAFETY

5. The sign would be 1.4m wide and would be sited centrally between the building and the edge of the pavement.  Given the width of the pavement, which is approximately 9m at this point, it is not considered that the advertisement would hinder pedestrian movement. The Local Highway Authority has no objection to the proposal and it is considered to be acceptable in terms of highway and pedestrian safety.    


6. The advertisement would be illuminated to a level of 550 candelas per square metre.   Advertisements of this size are permitted to be illuminated up to 800 candelas per square metre.  The illumination levels are therefore considered to be acceptable in terms of highway safety.  

RESIDENTIAL AMENITY

7. Properties on the opposite side of Crofts Bank Road would be at least 30m away from the sign; hence it is considered that the proposal would have no undue impact on the amenity of the occupants of neighbouring properties.   

CONCLUSION

8. The proposed advertisement is considered to be acceptable in terms of siting, design, illumination, highway and pedestrian safety and residential amenity. It is therefore recommended that Advertisement Consent should be granted subject to conditions.   

RECOMMENDATION: GRANT


1. Standard advertisement conditions 1-5

2. List of approved plans


DR






		WARD: Bowdon

		76469/FULL/2011




		DEPARTURE: No





		ERECTION OF TWO STOREY DETACHED DWELLING WITHIN PART OF GARDEN AREA OF 355 OLDFIELD ROAD; CREATION OF NEW VEHICULAR ACCESS






		Land Adjacent to 355 Oldfield Road, Altrincham






		APPLICANT:  Mr P Fleming






		AGENT: Linberg Design Associates Ltd






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO S106 AGREEMENT









Councillor Young has requested that this application be determined by the Planning Development Control Committee as he has concerns regarding the loss of trees covered by a TPO, the size of the development and development on a greenfield site.


SITE


The application site comprises part of the garden area to no.355 Oldfield Road, situated to the side of the property and on the south side of Oldfield Road.  No.355 Oldfield Road is the last property with a frontage onto the road on the south side, before the road narrows with the character changing to a more rural environment.  The site is adjacent to two new developments located off Bradgate Road on the southern and western elevations and traditional semi-detached properties on the north side of Oldfield Road.   

PROPOSAL


Permission is sought for the erection of a two storey detached dwellinghouse on a vacant plot which currently forms part of the garden of no.355 Oldfield Road.   The proposal would incorporate an integral garage and additional parking to the front of the property with a new access to be created to Oldfield Road.

The property would be erected on the level of the existing garden which is slightly raised above the level of no.355 Oldfield Road (approximately 0.6 metres higher).  


DEVELOPMENT PLAN

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



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


However on 10th November 2010 a judgement was made in the High Court which considered an earlier decision by the Secretary of State to use the powers set out in section 79 [6] of the Local Democracy, Economic Development and Construction Act 2009 to revoke all Regional Strategies in their entirety. The effect of this decision 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 and SPDs in the determination of planning applications.

PRINCIPAL RSS POLICIES


DP4 – Make the Best Use of Existing Resources and Infrastructure


L4 – Regional Housing Provision


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT UDP POLICIES/ PROPOSALS


D1 – All New Development

D2 – Vehicular Parking


D3 – New Residential Development


H2 – Location and Phasing of New Housing Development


H4 – Release of Other Land for Development


ENV16 – Tree Planting


OSR9 – Open Space in New Housing Development

RELEVANT PLANNING HISTORY

75923/FULL/2010 - Erection of two storey detached dwelling (with accommodation also within the roofspace) within former garden of 355 Oldfield Road.

Withdrawn 

APPLICANT’S SUBMISSION


A Design and Access Statement has been submitted as part of the application and has been referred to as necessary in the report below.

CONSULTATIONS


Local Highway Authority – No objections on highways grounds.


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

REPRESENTATIONS


Councillor Young – objects to the application on the grounds of the loss of lime trees covered by a TPO, the size of the development and development on a greenfield site.


Neighbours – At the time of writing this report, 5 letters of objection have been received from neighbouring residents (and an additional 2 no. letters with no address given).  The points raised are summarised as follows:


· Overdevelopment and out of keeping with the character of the surrounding area;


· The site is previously undeveloped and therefore the proposal is contrary to the Council’s policy to encourage development on brown field sites;


· Proposal would appear over dominant;


· Loss of trees subject to Tree Preservation Order and subsequent impact upon the character and appearance of the area as well as the privacy of the site;

· Impact of reduction in site levels of roots of remaining trees;


· Adverse impact upon trees in the garden of 3 Foxhill;


· Concerns re impact on traffic and highway safety including visibility;


· Sufficient existing properties of this size and sites cleared for development;


1 letter of support has been received from the owner/occupier of the adjacent property at 355 Oldfield Road.


OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT


1. The application proposes the development of a new dwelling on an existing residential dwelling site and its surrounding garden area. The application site is not allocated for any specific use in the Adopted Revised UDP and in recently amended Planning Policy Statement 3, Housing, (PPS3) terms, must be designated as a greenfield development proposal.

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

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


i) Is well located in relation to established areas of housing, jobs, local community services and facilities – The site is within an established residential area and jobs, local community services and facilities are available within the Broadheath, Altrincham and Bowdon 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 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 Seamon’s Road providing regular services to and from Altrincham where further bus, rail and Metrolink services are available.  Furthermore, the site it is classified as being ‘accessible’ 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, east, south and west and there is no reason to assume that the proposed development would prejudice any future development or redevelopment. 

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.


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


8. The development of a new dwellinghouse on the site is therefore considered acceptable in principle.  The other main areas for consideration are the impact of the proposal on the amenity of surrounding residents, the character of the surrounding area and highway safety.  These elements are discussed further within this report.

DESIGN AND APPEARANCE


9. The proposed dwelling would be in keeping with the style of the existing adjacent property at 355 Oldfield Road and of similar height and massing.  


10. Consideration should be given however to the impact the proposal would have on the setting of the existing property at 355 as well as the space around the proposed dwelling as a result of its overall footprint.    The proposal has been amended since the previous submission which was withdrawn by the applicant following concerns raised by the case officer.  With increased space to both side and front boundaries (a minimum of 4.5m to the east side and 1.5m to the west side, albeit the distance to the western boundary is more typically 2.5m, and 8.5m to the front), the proposal is considered to be of an appropriate size and siting with a garden area that is considered to be proportionate to the size of the dwelling.  As such the proposal is considered to be appropriate to and in keeping with the street scene and the character of the surrounding area.  


RESIDENTIAL AMENITY


Impact on 1 Foxhill


11. No.1 Foxhill is situated to the rear of the application site, at a raised level.  The property is situated almost directly behind the existing dwelling at 355 Oldfield Road with the proposed development facing the rear garden area.  Whilst the habitable room windows on the rear elevation of the single storey dining room projection are closer to the boundary with no. 1 Foxhill than 10.5 metres and therefore fail to comply with the relevant section of the SPG for New Residential Development, given the change in levels and the nature of the boundary treatment, there would be no undue overlooking or loss of privacy.


12. The habitable room windows on the rear elevation at both ground and first floor would be approximately 10 metres from the rear garden boundary with no.1 Foxhill to the rear.  Whilst this falls short of the Council’s guidelines in the Supplementary Planning Guidelines for New Residential Development which requires 10.5 metres, it is not considered to be so significant to warrant refusal.  It is considered that there would no unacceptable loss of privacy and overlooking to the private amenity space of this neighbouring dwelling.


Impact on 3 Foxhill


13. No windows are proposed on the main side elevation of the proposed dwelling facing no.3 Foxhill.  The glazed doors to the dining room projection at the rear of the house would be a minimum of approximately 6.8 metres from the shared boundary to the west of the site.  The boundary is heavily planted with trees however and it is therefore considered that there would be no undue overlooking or loss of privacy from this window.

Impact on properties on Oldfield Road


14. Given the distance between facing windows in the properties in excess of 28 metres, it is considered that there would be no unacceptable impact in terms of overlooking or loss of privacy.

15. In the event that planning permission is granted, it is recommended that permitted development rights are removed by condition to prevent any extensions to the property which may further reduce distances to boundaries.


TREES


16. The site is covered by a blanket Tree Preservation Order.  There is currently a row of eight common lime trees standing on the site frontage.  Whilst these trees are covered by the TPO they have not been specifically identified within the order.  It is proposed to remove two of the trees to provide access to the site.  Existing levels throughout the site are to be preserved with the access graded up from street level.


17. In accordance with advice from the Council’s Senior Arboricultural Planner it is considered that the loss of two trees within an even-aged pure stand of eight will not be significantly detrimental to the visual amenity of the area.  The trees have been hard pruned in the past and may only be described as being in ‘fair’ condition individually, although they do have ‘group value’.


18. The site is already well-wooded with existing peripheral plantings and it is therefore considered that there is no scope for replacement trees.


19. The tree protection scheme designed by Cheshire Woodlands, including the specification and positioning of protective fencing and surfaces (Drawing No. CW/6285-P3) is also satisfactory.  It is still recommended however that a condition requiring a tree protection scheme is still attached to any planning permission, in order that these proposals are enforceable.


20. The neighbour at no.3 Foxhill has raised concern regarding the potential impact of the development on his laurel hedge which is sited on the boundary with the application site, currently measuring approximately 5 metres in height.  Under the Anti-Social Behaviour Act (2003) a complaint would have to be received by the Council with regard to a high hedge dispute prior to any involvement or investigation which may require a reduction in the height of this hedge.  Even with this hedge at a reduced height, it is considered that the proposal would have no undue impact upon the residential amenity of the owners/occupiers of 3 Foxhill and its retention at the current height is not considered to be necessary by the Council.


TRAFFIC AND PARKING


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


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


SECTION 106 CONTRIBUTIONS


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


24.The Council’s approved SPG on Informal/Children’s Playing Space and Outdoor Sports Facilities provision and Commuted Sums (September 2004) sets out when developers will be expected to contribute to such provision.  For residential development, there is a set method of calculating the contributions based on the number of dwellings and number of bedrooms.  In this case, the number of additional dwellings is known (1) and the application is for a four (4) bedroom house.  On this basis the contribution would be £1,942.82 towards open space provision and £922.37 towards outdoor sports provision, a total of £2,865.19.


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

A) That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal agreement and that such an agreement be entered into to secure a financial contribution totalling £3795.19 and comprising

(i) a financial contribution of £1,942.82 towards the provision and maintenance of public open space;

(ii) a financial contribution of £922.37 towards the provision for outdoor sports;

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


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


1. Standard


2. Details – compliance with all plans


3. Materials to be submitted

4. Tree Protection

5. Landscaping


6. Landscaping maintenance


7. Garage to be retained for parking of vehicles


8. Garage and vehicle standing space for private use only

9. Parking – submission of porous material for hardstanding

10. Removal of permitted development rights


11. Obscure glazing – first floor en suite window in east elevation

JE





		WARD: Hale Central

		76507/FULL/2011




		DEPARTURE: No





		ERECTION OF SINGLE STOREY OFFICE BUILDING, WITH MAIN OFFICE AT GROUND FLOOR LEVEL, KITCHEN AT LOWER GROUND LEVEL AND OFFICE AT MEZZANINE LEVEL.






		Land adjacent to 1 Bold Street, Hale






		APPLICANT:  Albion Systems Ltd.






		AGENT: Mr R. Chaddock





		RECOMMENDATION: GRANT










SITE


The application site is located within a predominantly residential area south of Altrincham town centre and to the north of Hale District Centre. It occupies a slightly tapering plot of land between the gable end of a terrace of 2 storey dwellings on the east side of Bold Street and the rear of 3 storey terraced dwellings on the south side of Hale Road. The site is currently vacant, with a former single storey workshop on the site having been recently demolished. 

To the north and south side of the site there are alleyways which provide access to the rear of surrounding dwellings. On the north side an alleyway separates the site from the rear of neighbouring dwellings on Hale Road where there is a 1.8m high brick wall, whilst to the south side there is a gap of approximately 800mm, behind which is the side elevation of no. 1 Bold Street.


The surrounding area is residential with rows of traditional 2 storey Victorian terraced houses on Bold Street and Brown Street to the rear of the site and 3 storey dwellings to the north of the site fronting Hale Road. Bold Street is a narrow one-way road which is heavily parked with cars on both sides, half on the road and half on the pavement.


PROPOSAL


Permission is sought for the erection of a single storey office building (B1 use), together with associated car parking, cycle parking and bin storage at the front. The proposed building would occupy a similar but slightly smaller footprint than the workshop building previously on the site and would provide a total gross internal floorspace of 44.2 sq. m. The proposed internal accommodation comprises a main office on the ground floor of approximately 26.7 sq. m, kitchen at lower ground level and a further office of 6.3 sq. m at mezzanine level above the kitchen. The application includes one parking space to the front of the building and cycle parking (3 spaces). A bin storage area is also proposed at the front behind a 1.1m high boundary wall enclosure. The proposed hours of opening are indicated as 09.00 to 17.00 hours Monday to Friday.

DEVELOPMENT PLAN


The Development Plan in Trafford


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


  

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


However on 10th November 2010 a judgement was made in the High Court which considered an earlier decision by the Secretary of State to use the powers set out in section 79 [6] of the Local Democracy, Economic Development and Construction Act 2009 to revoke all Regional Strategies in their entirety. The effect of this decision 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 and SPDs in the determination of planning applications.


 


PRINCIPAL RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality

W1 – Strengthening the Regional Economy

MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the Manchester City Region


REVISED TRAFFORD UDP


PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


A3 – Areas for Protection


E11 – Development Outside Main Office Development Areas


E12 – Office Conversions


D1 – All New Development


D2 – Vehicle Parking


RELEVANT PLANNING HISTORY


H/69277 - Erection of detached office unit with associated landscaping and parking following demolition of existing workshop. Refused 29/05/08 and Appeal Dismissed 12/03/09


H/70208 - Erection of detached office unit with associated landscaping and parking following demolition of existing workshop. Refused 03/11/08 and Appeal Dismissed 12/03/09.


H/71196 – Erection of detached office unit (Use Class B1) with associated landscaping and parking following demolition of existing workshop. Approved 28/05/09

APPLICANT’S SUBMISSION 


Design and Access Statement summarised as follows:-


The application is to re-develop a virtually derelict site to provide new office facilities for Albion Systems Ltd of Oxford Road, Altrincham. This application is to request slight alterations to previously approved application H/71196.


Building is to be a single storey steel frame construction with brickwork cladding to match surrounding properties. Roof to be slate with Velux roof lights or similar. The building is to have a semi basement approx 1.2m below ground floor level at the front of the property to facilitate an executive office approx 1.1m above ground floor level. The front elevation is to have glazing to the executive office and main entrance in a colour and material to be agreed. Glazing to rear of the building will be minimum and at a height above eye level.


One off road car parking space will be provided along with provision of 3 cycle storage spaces. The existing property already has vehicle and pedestrian access off Bold Street – this will be upgraded to Highways spec if required.

CONSULTATIONS


LHA – No objections 


Built Environment (Highways) – No comment


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

Built Environment (Street Lighting) – No comment


Built Environment (Public Rights of Way) – No comment


Pollution & Licensing – No comments received


REPRESENTATIONS


Neighbours – 6 letters of objection received, with the main planning issues summarised as follows:


· Previous applications have been refused due to their size and impact in the street scene, among other reasons. 


· The ‘slight alterations’ proposed are in fact significant and the applicant should be requested to detail all the changes. New detailed drawings should be requested to give a proper impression of the street scenes from different elevations.


· The number of people using the building will be increased to 5 occupants (an increase of 66%). There is insufficient parking for existing residents and this increase in traffic and demand for parking will increase inconvenience and impact on Bold Street residents. Only one parking space is proposed which is insufficient and would not allow a vehicle to enter and leave in a forward gear. The 3 bike stations will be irrelevant.


· Deliveries/collections to the business will create unacceptable noise for residents.


· The increase in height will encroach on properties on Hale Road and affect the street and garden scene. The Planning Committee previously objected to any increase in height to the original building.


· The glazing to the front does not reflect the style and proportions of existing Victorian properties and will be out of character. The windows would also overlook the houses opposite which was a reason for rejecting the previous application.


· The materials and particularly the type of brick have not been specified to ensure they are in keeping with the surrounding area - further details are required. A positive change is the use of slate rather than tile for the roof material.


· Number and size of rooflights has increased, resulting in overlooking, light pollution in winter and change in the street scene for surrounding residents.


· Loss of privacy resulting from the rear windows.


· The proposed lower ground level and use of heavy machinery could impact on old foundations of the properties in close proximity. This may also impact on water drainage/sewerage etc.


· Noise and disturbance during construction works given close proximity to housing.


· If a roller shutter is proposed this will detract from the street scene in a residential location. There are no shutters on the applicant’s current office on Oxford Road.


· No details of signs for the business have been provided.


· Previously approved conditions should apply to this application, including hours of use otherwise residents will be inconvenienced by noise, parking and vehicles. 


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.
Guidance contained in PPS4: Planning for Sustainable Economic Growth and the policies of the RSS and UDP advise that commercial development should be focused toward town centres and sustainable locations. The premises does not lie within any town, district, local or neighbourhood centre as identified in the UDP and is not within a Main Office Development Area designated in the UDP. The proposal therefore falls to be assessed against the requirements of PPS4 and the sequential approach to site selection as well as Proposals E11 (Development Outside Main Office Development Areas) and E12 (Office Conversions) of the UDP. 

2.
The relevant policies of the Regional Spatial Strategy include Policy DP4 which relates to making the best use of existing resources and infrastructure, including a sequential approach to locations for development and suitable infill opportunities within settlements are the second priority. Policy MCR3 – Southern Part of the Manchester City Region which requires plans and strategies to sustain and promote economic prosperity consistent with the environmental character of the area by focusing employment development on brownfield sites, accessible by public transport, walking and cycling. 


3.
Both the previous applications dismissed at appeal in 2009 and the previously approved application in 2009 were found to be acceptable in terms of providing office space on this scale in this location. In these applications it was concluded that given the small scale of the proposal and the lack of equivalent sized sites in sequentially preferable areas, the application proposal would not be in conflict with the UDP policy framework set out in policies A3 or E11. Although the previous applications were considered in the light of PPS6, which has since been replaced by PPS4, there has been no material change in the general thrust of national policy regarding the location of office development. As such it is considered that office use on this scale is justified and acceptable in principle, subject to compliance with the criteria set out in Policies E11 and D1 of the UDP relating to impact on the character of the area, impact on neighbouring properties and car parking.

IMPACT ON THE CHARACTER OF THE AREA


4.
The application site is currently vacant, having formerly accommodated a timber workshop that had been vacant for some time and was in a poor condition. The cleared site is also in poor visual condition, comprising a large area of hardstanding with no soft landscaping, and it is considered that the erection of a new building could enhance the site and benefit the wider area, provided it is of appropriate size and design


5.
The following table summarises the differences between the current proposal and the previously approved scheme, as well as the original building for comparison purposes:

		

		Total


Floorspace

		Height to ridge

		Height to eaves






		Original building

		45.8 m2

		3.6m

		2.4m



		As approved

		37.5m2

		3.8m

		2.5m



		As proposed

		44.2m2

		4.27m

		2.75m





6.
The proposed building would be built on substantially the same footprint as the previously approved scheme, although is slightly wider at 5.6m compared to 5.25m and is higher at 4.27m to the ridge compared to 3.8m previously. Although it includes accommodation at lower ground level and a mezzanine level, it would still have the appearance of a single storey building and in terms of its height and overall proportions the building would be similar to the approved scheme and not unduly prominent in the street scene.


7.
In terms of its design the proposed building would be similar to the previously approved building and of relatively simple and contemporary design. The elevations would be in traditional brick to match surrounding properties and the roof would be pitched with a covering of slate tiles. The main difference between the application proposal and the previous scheme is that full height glazing is included to the front elevation for the mezzanine level. Whilst this would be a different type of fenestration to the properties in Bold Street, it is considered appropriate for a commercial building of this size, which by its nature will be a different type of building to the traditional housing in the immediate area. It is considered that the proposed design is sympathetic to the size and constraints of the site as well as the general character of the surrounding area. The proposed materials are considered acceptable in principle and a condition can be attached to any permission requiring samples to be submitted and agreed to ensure they are appropriate to the area. 

IMPACT ON RESIDENTIAL AMENITY


8.
The proposed building would be very close to residential properties to the north of the site fronting Hale Road, all of which have windows to habitable rooms facing the site and private amenity space at the rear. It would be visible from the rear windows and gardens/yards of a number of these dwellings, particularly numbers 24, 26, 28 and 30. According to the submitted layout plan, the proposed building would be between 1.2m and 1.5m from the boundary wall with these dwellings and between 3.4m and 5.5m from the outrigger of the nearest dwellings (nos. 26 and 28).


9.
It would be erected in the same position as both the workshop previously on the site and the previously approved building and would be of similar external dimensions and height, although as shown above it would be slightly higher. In the previous application it was considered that although the building would be clearly visible from the dwellings on Hale Road it would not be visually intrusive given its massing would be similar to the building that originally stood on the site and therefore its impact would not be materially different to what was the existing situation. The current proposal is 250mm higher to eaves and 470mm higher overall and therefore its prominence from the properties on Hale Road would be greater than the previously approved scheme; however it is considered this increase would not be so significant that the additional impact on outlook and light to these properties would be detrimental to amenity.

10.
The proposed building includes three rooflights to the north elevation (the side facing the properties on Hale Road). Concern has been raised in the representations that the rooflights on the northern side elevation would overlook properties on Hale Road, however these rooflights are to the main office area on the ground floor i.e. not the mezzanine level, and would be more than 3m above floor level. At this height and being within the plane of the roof the only views towards the Hale Road properties would be when looking upwards towards which would be infrequent and unlikely to result in overlooking and loss of privacy.

11.
Concern has also been raised that the proposed glazing to the front elevation would overlook properties on the opposite side of Bold Street. This would be approximately 13.5m from the windows opposite which is considered sufficient separation distance so as not to be intrusive. It is noted that this would be the same distance as the distances retained between habitable room windows of houses on the road.


12.
No.1 Bold Street is situated immediately to the south of the proposed building. The side elevation of this neighbouring dwelling is blank. Given that the proposed new building would not project beyond the rear of 1 Bold Street, it is considered that there would be no adverse impact in terms of overshadowing or loss of light.


13.
Whilst the immediate area is predominantly residential (though there are a number of commercial properties nearby on Hale Road, Bold Street and Brown Street), it is considered a commercial development on this scale would not unduly impact on residential amenity. Permission has been granted previously for an office development of similar scale and it is considered the amount and type of activity associated with an office use on this scale is unlikely to result in significant noise and disturbance to neighbours.  It is recommended that any permission is subject to conditions limiting the days and hours of use to those indicated (09.00 to 17.00 Monday to Friday) and a limitation to permit office use only (and no other uses in Use Class B1 or B8) in the interests of residential amenity. 


CAR PARKING


14.
The parking requirements for the proposed development as set out in Appendix J of the UDP are 1 space per 25 sq. m which for a development of 44 sq. m requires one parking space to be provided. The proposal incorporates one off-road car parking space to the front of the building which is in accordance with this standard. The application also indicates that three cycle parking spaces would be provided.

15.
It is acknowledged that there are parking difficulties on Bold Street and as the total amount of office floorspace would be greater than the previously approved scheme, the building has the potential to accommodate a greater number of staff or visitors. However, the increase is not significant (approx 7 sq. m) and the size of building still falls within the parking standard requiring one parking space. It is also noted that the amount of parking was not raised as an issue in the applications dismissed at appeal, despite these being much larger in terms of floorspace. It is also recognised that the development would provide three cycle spaces and is within walking distance of Hale Station and bus stops - in these respects the proposal reflects advice in PPG13: Transport in terms of promoting sustainable travel choices and relying less on the car.


RECOMMENDATION

GRANT, subject to the following conditions:


1. Standard 3 year time limit

2. List of approved plans


3. Use limited to B1 office use only


4. Hours of use limited to 09.00 to 17.00 hours Monday to Friday and no use on Saturdays, Sundays or Bank or Public Holidays.


5. Materials to be submitted and approved

6. Landscape scheme, including full details of existing and proposed site and floor levels, hard and soft landscaping and boundary treatment 


7. The development hereby permitted shall not be commenced until plans showing details of the means of access and the areas for the movement, loading, unloading and parking of vehicles have been submitted to and approved in writing by the Local Planning Authority, and the development shall not be brought into use until such areas have been provided, constructed and surfaced in complete accordance with the approved plans.

8. All areas for the movement, loading, unloading and parking of vehicles provided in accordance with this permission shall be made available for those purposes at all times when the premises are in use; notwithstanding the provisions of any General Development Order, no development (other than that carried out in accordance with this permission) shall take place on any of the areas so provided.

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

10. Bin storage details to be submitted and approved


11. Details for cycle parking provision, including location and design, to be submitted and approved


12. Rooflights to north elevation to be obscure glazed and fixed shut

13. No permission granted or implied for roller shutter


14. Contamination land Phase 1 report and, if necessary, further investigation, risk assessment and remediation.


RG






		 WARD: Altrincham

		76525/FULL/2011



		DEPARTURE: No





		CHANGE OF USE FROM OFFICES (USE CLASS a2) TO SINGLE DWELLING (USE CLASS c3) AND ERECTION OF BOUNDARY FENCING 






		SITE: Oak House, Barrington Road, Altrincham





		APPLICANT:  Mr. Charles Levine





		AGENT:  Holborow and Ormesher





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO A S106 AGREEMENT









SITE 

The application site is located on the southern side of Barrington Road and comprises an attractive two storey detached property with accommodation in the roofspace and at basement level. The property dates from the late 19th / early 20th Century. The building is currently in use as an A2 office. The existing vehicular access to the site is off Barrington Road at its junction with Barrington Close. The access leads to hardsurfaced parking areas at the front of the building and also via a drive down the eastern side of the building to further hardsurfaced car parking areas at the rear. The hardsurfaced areas to the side and rear of the rear of the building are entirely open to Barrington Close which runs along the eastern and southern boundaries of the site. There is a landscaped strip and a low stone wall along the front boundary of the site with Barrington Road. Beyond the rear boundary of the site is the car park associated with the police station. There are residential properties on Barrington Close to the southwest and fronting Barrington Road to the east. The adjoining property to the west is a doctors surgery. 


The site is located in a mixed use area with both residential and commercial properties in the vicinity of the site.  

PROPOSAL

Change of use of existing office building to a single 6 bedroom dwellinghouse. There are no external alterations proposed to the building itself. The existing car parking areas which accommodate approximately 9 car parking spaces would be reduced in size to 4 spaces (2 at the front and 2 at the rear) with the remaining areas landscaped. The application also proposes the erection of boundary fencing around the southeastern side and rear boundaries of the site. The boundary fence would be predominantly 1.8 metres high reducing to 1 metre high forward of the main front elevation of the property. The existing vehicular access to the site off Barrington Road would be retained in the current location.

THE DEVELOPMENT PLAN

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


  

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


However on 10th November 2010 a judgement was made in the High Court which considered an earlier decision by the Secretary of State to use the powers set out in section 79 [6] of the Local Democracy, Economic Development and Construction Act 2009 to revoke all Regional Strategies in their entirety. The effect of this decision 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 and SPDs in the determination of planning applications.


 

PRINCIPAL RSS POLICIES


DP4 – Make the Best Use of Existing Resources and Infrastructure


L4 – Regional Housing Provision


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION 

None

PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking

D3 – Residential Development

ENV16 – Tree Planting


H2 - Location and Phasing of New Development


H4 – Release of Other Land for Development


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


OSR4 – Standards for Outdoor Sports Facilities Provision


OSR9 – Open Space in New Housing Development

RELEVANT PLANNING HISTORY

H/13401 – Change of use from police social club to office accommodation – Approved 1980


APPLICANT’S SUBMISSION 


A Design and Access Statement has been submitted, the conclusions of which are as follows:-

The change of use of the property would have little effect on the area except for a decrease in vehicular traffic with improved security for the site which together with the re-designed internal areas will improve the standards of the streetscene. These proposals will enhance the property and the surrounding environment.


CONSULTATIONS


LHA – No objections. To meet the Councils car parking standards the provision of four car parking spaces is required.  The proposals include four car parking spaces, accessed off Barrington Close.  There are currently two vehicular parking areas accessed off Barrington Close and these proposals seek to maintain that arrangement.


REPRESENTATIONS

None


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT

1. The application proposes the change of use of an existing office building to form a six bedroom dwellinghouse. The application site is not allocated for any specific use in the revised adopted UDP and in recently amended PPS3 terms, would be designated as a brownfield development proposal.


2. 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.


3. 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%.


4. 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. 

5. In so far as the other aspects of the UDP policy framework are concerned Proposal H4 of the Revised UDP states that the Council will normally grant planning permission for the development and redevelopment if other suitable land within the built up area for housing provided that such proposals are not on sites protected as open space or allocated for some other use, comply with the provisions of Proposals D1 and D3 and do not prejudice the development or redevelopment of adjoining land. 

6. The relevant policies of the Regional Spatial Strategy include L4 which requires Local Authorities to maximise the re-use of vacant and under-used brownfield land and buildings in line with Policy DP4 which relates to making the best use of existing resources and infrastructure. Policy MCR3 – Southern Part of the Manchester City Region requires plans and strategies to sustain and promote economic prosperity consistent with the environmental character of the area and the creation of attractive and sustainable communities by allowing residential development to support local regeneration strategies and to meet identified local needs, in sustainable locations which are well served by public transport. 


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


DESIGN AND IMPACT ON THE STREETSCENE

8. The application does not propose any extensions or external alterations to the building which is an attractive late 19th century / early 20th century building originally built as a dwellinghouse. The application does propose changes to the curtilage of the property. These changes include the erection of a boundary fence, a decrease in the number of hardsurfaced car parking spaces and an increase in landscaping to provide the property with private garden areas. It is considered that the proposed changes would have a positive impact on the streetscene. As present there are open views of almost the entire curtilage which is largely hardsurfaced. The proposed enclosure of the rear garden area and increase in soft landscaping would give the property a softer, more domestic appearance. The proposed fence would extend around the entire rear garden but it is not considered unreasonable to enclose a private domestic garden area, as have the neighbouring properties on Barrington Close and Barrington Road. The height of the fence drops considerably forward of the building line to ensure that the appearance of the fence is not overbearing in the streetscene. 

9. There are matures trees on the site which are the subject of a Tree Preservation Order. Although the proposals do not appear to directly affect these trees it is considered prudent to attach a tree protection condition to any approval to ensure that they are protected during the landscaping works. The attractive landscaped strip and low stone wall to the front of the property would be retained and therefore the impact of the development on the streetscene is considered acceptable. 


IMPACT ON AMENITY


10. The application does not propose any extensions or alterations to the building. As there are no extensions and no changes to the existing window openings proposed it is not considered that there would be any material impact on the privacy or outlook of the occupiers of neighbouring properties. The main change would be the introduction of the boundary fence along the eastern side and rear boundary of the site, however adjacent residential properties on Barrington Close and Barrington Road are screened at the rear by their own substantial fences and consequently it is considered that the impact of the proposed fence on the amenity of these properties would be very limited. The site backs onto the car parking area associated with the police station. 

11. It is considered likely that the proposed change of use from offices to a dwelling would result in a reduction in activity at the property due to less frequent comings and goings. This would have amenity benefits for neighbours in terms of reduced disturbance and consequently the impact on the amenity of occupiers of neighbouring properties is considered acceptable.  


PARKING AND HIGHWAY SAFETY


12. The Local Highway Authority has raised no objection to the application. The existing vehicular access would be utilised and the number of car parking spaces to be retained complies with the Councils car parking standards. It is likely that the proposed use would result in fewer manoeuvres into and out of the site and therefore the proposal is considered acceptable.


OPEN SPACE AND RED ROSE FOREST CONTRIBUTIONS


13. 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.  The SPG requires 3 new trees per dwelling for new residential development and tree planting is normally required to be on site.  The development proposes one additional dwelling on the site and should therefore provide 3 trees.  Given the nature and size of the site, it is considered that onsite provision would be appropriate. The cost of three trees is £930 and therefore a sum of £930 less £310 for each tree that is provided on site will be required.

14. The Council’s approved SPG on Informal/Children’s Playing Space and Outdoor Sports Facilities provision and Commuted Sums (September 2004) sets out when developers will be expected to contribute to such provision.  For residential development, there is a set method of calculating the contributions based on the number of dwellings and number of bedrooms.  In this case, the number of additional dwellings is known (1) and the application is for a six (6) bedroom house.  On this basis the contribution would be £1942.82 towards open space provision and £922.37 towards outdoor sports provision, a total of £2865.19. 


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

(A). 

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


· a financial contribution of £2,865.19 towards the provision and maintenance of public open space


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

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


1. Standard Time


2. List of approved plans

3. Landscaping

4. Tree Protection

5. The fencing hereby approved shall be stained prior to its installation in a colour which shall first be agreed in writing by the Local Planning Authority and retained as such thereafter.

6. Notwithstanding the submitted scheme, details of parking provision within the site shall be submitted to and approved in writing by the Local Planning Authority prior to development commencing. The approved scheme shall be implemented before the dwelling hereby approved is first occupied and shall be retained at all times thereafter unless otherwise agreed in writing with the Local Planning Authority.


JJ





		WARD: Broadheath / Bucklow St. Martin's

		76433/FULL/2011



		DEPARTURE: No





		VARIOUS EXTERNAL WORKS, INCLUDING: A TWO STOREY EXTENSION TO THE EAST ELEVATION OF THE MAIN BUILDING; ERECTION OF A TWO STOREY BUILDING TO THE WEST OF THE SITE TO FORM GROUNDS TEAM AND VISITORS CENTRE FACILITY; ERECTION OF A SINGLE STOREY BUILDING CENTRALLY WITHIN THE SITE TO FORM GROUNDS TEAM AND PARENT SPECTATOR FACILITY; ERECTION OF NEW SECURITY LODGE TO THE ENTRANCE AND ALTERATIONS TO THE EXISTING ACCESS ARRANGEMENTS; CREATION OF TWO CAGED TRAINING PITCHES TO THE NORTH WEST OF THE SITE; REMODELLING OF EXISTING CAR PARK LAYOUT AND CREATION OF PEDESTRIAN LINK WITHIN THE SITE; CREATION OF NEW ROAD AND HARD STANDING ADJACENT TO THE ACADEMY BUILDING; SITING OF ASSOCIATED LIGHTING INCLUDING 8NO. 6M HIGH LIGHTING COLUMNS AND FLOODLIGHTING; DEMOLITION OF EXISTING WARDEN’S DWELLINGHOUSE AND ALTERATIONS TO EXISTING EARTH MOUNDS AND PROPOSED NEW EARTH MOUNDS AROUND PARTS OF THE PERIMETER OF THE SITE.  






		Trafford Training Centre, Birch Road, Carrington





		APPLICANT:  Mr George Johnson, Manchester United Limited





		AGENT: Paul Butler Associates





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO A S106 AGREEMENT AND REFERRAL TO THE SECRETARY OF STATE










SITE


The planning application site comprises of part of Manchester United’s football training ground.  The application site is 28.52 hectares in size and the entire training ground is approximately 44 hectares in size.  The site is situated within the Green Belt, though close to the urban margins with the edge of Sale to the east/south east, Broadheath to the south and the Carrington industrial complex to the north.  Topographically the area is moss land producing a flat, relatively open landscape punctuated by rides fringed by planting running north to south and predominantly in agricultural use.  The site is accessed from Isherwood Road via Birch Road, which leads to the junction of Carrington Lane, Manchester Road and Flixton Road.  Farmland bounds the site to the north, east and west.  Birchmoss Covert, a Site of Biological Importance, bounds the site to the south.


The site predominantly comprises of training ground facilities, which includes a remedial and rehabilitation facility, grass and caged training pitches, all weather training pitch, an indoor training facility known as ‘The Academy’.  The site also comprises of a groundsman building for machinery and equipment storage, warden’s accommodation, a security post, car parking areas for visitors and players.  The training facilities are provided for first team players and youth / academy players.


PROPOSAL


The application proposes various external works to the existing main building and site, which includes:


· A two storey extension to the main building to provide improved facilities.  This would also include internal alterations to the existing building.  The extension would provide new and improved facilities for medical, administration offices associated with medical facilities, player’s training and rest, kit storage and external space in the form of a roof terrace.  The proposed extension would provide 1,243m2 additional floor space and including the roof overhang, would measure 25m in length, 38m and have a maximum height of 9.85m.


· Erection of a two storey building to the west of the site to form a grounds team and visitor centre facility.  The building provide 397.5m2 of floor space for the grounds teams and 357.2m2 floor space for visitors facilities and would have a maximum width of 34.5m and maximum length of 39.5m, with a maximum height of 8.1m.


· Erection of a single storey building centrally within the site to form a grounds team and parent spectator facility.  The building would be situated adjacent to the academy training pitches and comprise of 143.1m2 of floor space for the grounds team and 52m2 of floor space for facilities for parents who are spectating.  The building would measure 15.05m wide, 30.955m in length and have a maximum height of 5.2m.


· Erection of new security lodge to the entrance of the site.  The building would have a maximum width of 3.265m, maximum length of 7.05m and a maximum height of 3.85m.


· Alterations to the existing vehicular access/egress arrangements to the site.  The proposal would create a two lane vehicular entrance, one that would be used by staff and visitors and one that would be used by first team players / managers.  This is to assist players/managers entering the site.


· Creation of two caged training pitches to the north west of the site.   One pitch would measure 35m wide and 50m in length and a second smaller pitch would measure 20m wide and 30m in length.  Both of the caged pitched would be enclosed by a 4.6m high kickboard and netting.


· Remodelling of existing car park layout and creation of pedestrian link within the site, across the car park.  The pedestrian link is proposed to provide a visual feature between the main building and the academy building.


· Creation of new road and hard standing adjacent to the academy building.


· Siting of associated lighting including 8no. 6m high lighting columns within the car park and floodlighting within a caged pitch.  Wall mounted lights and illuminated bollards are also proposed.

· Alterations to existing earth mounds and creation of new earth mounds around the north, south and eastern perimeters of the site.


· The existing warden’s dwellinghouse, situated close to the entrance of the site is proposed to be demolished.

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 SPATIAL STRATEGY POLICIES


DP1 – Spatial Principles


DP4 – Make the Best Use of Existing Uses and Infrastructure


DP5/RT2 – Manage Travel Demand


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


EM5 – Integrated Water Development


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION 


Green Belt


Protection of Landscape Character


The Mersey Valley

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


C1 – Green Belt


C4 – Green Belt


C5 – Development in the Green Belt


C7 – Extensions to Buildings


ENV16 – Tree Planting


ENV17 – Areas of Landscape Protection


OSR2 – Major Leisure Developments


OSR8 – Improvement and Provision of Outdoor Sports Facilities


D1 – All New Development


D2 – Vehicle Parking

RELEVANT PLANNING HISTORY

H43657 – Change of use from agricultural to integrated training, remedial & rehabilitation facility comprising pitches & facilities for outdoor sports; erection of buildings to provide remedial rehabilitation and ancillary facilities etc – Approved with conditions 27/01/1998.


H45558 - Erection of integrated training & rehabilitation facility, warden house, groundsmans building & perimeter fencing. Formation of new wetland, a lagoon perimeter mounding, football pitches, car parking etc – Approved with conditions 08/07/1998.


H/50364 - Construction of indoor training facility and outdoor all weather pitch and floodlights; extension and alteration to internal roads and hardstanding; and formation of reed bed lagoon – Approved with conditions 25/04/2001.


APPLICANT’S SUBMISSION 


The applicants have submitted a design and access statement which states: - 


· The scheme will update the existing complex and facilities in order to meet the expectations and requirements of this world leading football club.  The works will also provide significant improvements to the movement, circulation and safety of vehicles and pedestrians within the site, whilst improving the security of the training ground.


· The scheme has been designed to respect the existing buildings within the site and ensure minimal impact on the site’s Green Belt and Area of Landscape Protection designations.


· The external works have been sited in locations that will ensure limited impact on existing trees and biodiversity within the site.


Further comments made and information provided is discussed as necessary within the Observations section of the report.  The applicant has also submitted a Flood Risk Assessment, a Bat Survey, a Protected Species Appraisal, an Arboricultural Report and Impact Assessment and a Geo-Environmental Investigation and Assessment Report.


CONSULTATIONS

GMEU – Although the buildings on the site have been assessed as having low potential to support bats, there is a building to the north of the application area (outside the site edged red) that has high potential to support bats and therefore additional survey work is required.  Further recommendations which are suggested to be required by condition are: - 


· During the construction phase, work should be completed in accordance with the Environment Agency’s Pollution Guideline 5: Works and Maintenance in or near Water.


· As there are Great Crested Newts associated with the site it is recommended that the works proceed in accordance with a Reasonable Avoidance Measures mitigation strategy in order to adequately protect any GCN which may be present.


· Subject to any other constraints being satisfactorily addressed, any site clearance work should take place outside of the birds’ nesting season (which usually encompasses March to September).  If this is not possible, a nesting bird survey should be undertaken prior to planned clearance works.  Should any nesting bird be discovered, an appropriate strategy to avoid damage or disturbance must be formulated and implemented.


Environment Agency – The proposed development will only be acceptable if the measures as detailed in the Flood Risk Assessment submitted are implemented and secured by planning condition.


Greater Manchester Police Design for Security – Do not object to the proposal, though provide recommendations regarding the thickness of glazing to the building, the provision of lighting and details of vegetation within the site to increase security.


LHA – There are no objections on highways grounds.  The proposals do not intend to intensify the use, just provide improved facilities within the site and therefore to this end there is no requirement for additional parking provision within the site.  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 proposals.


Pollution & Licensing – No objection


Built Environment (Drainage) – No objection.


REPRESENTATIONS


No letters of representation have been received. 


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


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


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


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


4. It is considered that, due to its scale and due to the specific use of some elements of the facility, the development for which this application is seeking consent for goes beyond what might be classed as “essential facilities for outdoor sport and outdoor recreation” as referred to in PPG2 and Proposal C5. This is acknowledged by the applicant in their planning statement and, as such, the onus is on the applicant to demonstrate that “very special circumstances” exist that would justify an approval of the development within the Green Belt. As part of the supporting information submitted with the application, the applicant has identified a development need and explained that the proposed extension works are essential to ensure that the training ground maintains its status as a world class facility.  The applicant has broken down their justification and special circumstances in relation to each of the proposed developments:


Extension to Training Centre


5. Within their planning statement, the applicant has explained that the proposed external works provide the necessary facilities to enable improvements to the operation of the training ground.  They state that there is a significant ‘need’ for the proposed external works.  The original main building was developed more than ten years ago and since this time there has been significant development in the principles and techniques used in sports science and medicine.  As a result of these advances in training / remediation / rehabilitation, there has become a need for additional facilities at the training ground.  The applicant has detailed that such facilities are essential to the development of best practice in the fields of sports science, biomechanics and diagnostic assessment, which will also allow injured players to regain full fitness in the shortest but safest possible time.


6. The applicant has identified that the additional facilities that are required for the training ground to improve facilities and functions cannot be accommodated within the existing main building due to insufficient space.


Grounds Team and Visitor Facility


7. The training ground accommodates various visitors, including school children and disabled persons from the local community, throughout the year, many of whom are invited to watch the first team train.  At present there are no viewing facilities, often requiring visitors to stand at pitch side.  The applicant states that there is a need for a facility that enables the Club to entertain visitors, particularly when the weather is poor.  The viewing area also provides elevated views that could benefit disabled visitors.  


8. This building would also accommodate ground staff and sports analysis monitoring facilities that are unable to be located within the existing training centre due to insufficient space.  The applicant states that the siting of the building, adjacent to the first team training pitch and the training ground’s secondary entrance off Birch Road, will allow materials to be delivered without hindrance to other onsite vehicular and pedestrian traffic.


Grounds Team and Parent Spectator Facility

9. The applicant’s have stated that the siting of the building will enable easy access to the pitches for maintenance vehicles.  The building will also include an area for the storage and collection of waste, with separate facilities provided for recycling waste.  Spectator facilities are currently provided within the academy building, however the introduction of a small facility within the proposed building will improve access to the training pitches and provide additional space within the academy for other essential facilities.


Caged Training Pitches


10. The applicant has identified that the caged training pitches are essential facilities for training the Club’s academy players, particularly when grass pitches are unplayable.  The larger proposed pitch would replace an existing caged pitch located to the rear of the training centre.  As the caged pitches would be predominantly used by academy players, it is more efficient to locate them in close proximity to the academy building.


Security Lodge and Alterations to Vehicular Entrance

11. The relocation of the security lodge and proposed works to the site entrance are proposed to improve vehicular and pedestrian access and the overall security of the site.


Remodelling of Existing Car Park, New Roadway and Hardstanding


12. The proposed works to the visitor/staff car parking will include the provision of additional parking facilities to satisfy an existing need.  The applicant has identified that the proposed works are to improve efficiency in layout and operation and the proposed new roadway to the rear of the academy building will improve an existing route that provides emergency vehicle access.

Conclusion on Principle of Development / Very Special Circumstances

13. It is considered that a significant proportion of the proposed works are relatively minor developments, such as the replacement of the existing security lodge, the proposed grounds team / parent’s spectator facility and alterations to the existing vehicular entrance and remodelling of the existing car park.  It is also viewed that the proposed grounds team facilities could be considered as appropriate development within the green belt as the existing grounds team facilities are currently inadequate and the proposed facilities would form an ‘essential facility’ that would also assist the club in maintaining the open areas of the site.  The proposed grounds team facilities would also improve the waste facilities on the site and contribute to improving safety around the site.  Some of the development proposed, such as the security lodge and the larger caged pitch would be replacement facilities and further minor alterations including alterations to the vehicular entrance, remodelling of the existing car park, new roadway and hardstanding would also improve the movement, circulation and safety for vehicles and pedestrians within the site.  However it is recognised that the overall proposal, including the extension to the main building and the visitors facility, forms an ‘inappropriate’ development in the green belt.


14. The two main significant parts of the proposed development in terms of their impact on the green belt is the extension to the main building and the proposed building to form a grounds team / visitors facility.  The proposed extension to the main building would increase the floor space of the existing building by 1,243.3m2, which equates to approximately 25% of the existing building footprint.  The applicant has demonstrated that this additional floor space will provide important and improved medical and training facilities for the club, to enable them to deliver a world class facility and in response to changing technologies.  It is recognised that Premiership Clubs need facilities that meet certain standards and that the proposed extension and other development proposed helps them to do this in an efficient way by providing all of their training facilities on the one site.  This was also evident in the development of the academy building (ref: H/50364), where it was recognised that this facility was needed to be with the existing training facilities and not on an alternative site.


15. The proposed building to from a grounds team / visitor facility would provide 397.5m2 of grounds team accommodation and 357.2m2 of floor space to provide visitors facilities, such as a viewing platform.  This building, along with the parents spectator facilities proposed would enhance the community benefit of the site, which was also part of the aim of the overall training centre when it was originally built.  It is therefore considered that the overall development would enhance the existing facilities on the site and thus could not be appropriately provided on an alternative site outside of the Green Belt.


16. It is recognised that the proposed development will have an impact on the openness of the Green Belt, however, it is considered that the harm caused to the openness and the inappropriateness of the development in the Green Belt is outweighed by the very special circumstances.  It is also considered that given the scale of the proposals, it would be inappropriate to provide the development outside of the Green Belt, especially as the proposals are rationalising and improving the existing uses and facilities on the site.  Furthermore, it is also noted that Carrington is recognised across the country as being a centre where several professional sports teams have developed high quality training facilities and that the development has therefore consolidated Trafford’s reputation as a home of sporting excellence.  It is also recognised that the club provides wider benefits to the economy and community of Manchester as a whole. On this basis it is considered that ‘very special circumstances’ exist that justify the level of development that is proposed. 


DESIGN AND IMPACT ON VISUAL AMENITY


17. The whole of the application site is situated within the Green Belt.  Proposal C7 of the Revised UDP sets out that any building within the Green Belt can be acceptable providing it does not affect the character of the existing building or increase its impact on the Green Belt.  


18. The majority of the developments for which consent is being sought would be built around the existing main training centre buildings, in the western segment of the site and all of the new buildings would fall within what is considered to be the existing operational area of the site.  As such the proposed buildings would be generally viewed against the back-drop of existing structures and are considered to be in-keeping with the context of the immediate area as a training ground complex.  This part of the site is also separated from the open area of the training ground by a drainage ditch and trees on the northern boundary would minimise views of the proposed works.  


19. The proposed extension to the main building has been designed to match that of the existing building in height, scale, mass, visual appearance and materials.  The walls of the development would be constructed in metal cladding to match the existing and have a seamless clear glass floor-to-ceiling curtain wall to match the existing. The roof would comprise of metal standing seam roofing to match the existing.  The size of the extension has also been limited to only create the space required, which is evident through the creation of the first floor covered viewing area, rather than creating a full two storey extension for the full length of the extension.  The extension would be situated to the east elevation of the building and thus would not be very visible from Birch Road.


20. The proposed grounds team / visitor facility building, grounds team / parent spectator building and security lodge are also designed to be in keeping with the main building and academy and would be constructed in materials to match the existing as detailed above.  This provides a continuity of design throughout the site.  The grounds team / visitor facility would be sited on the footprint of the existing caged training pitch to further minimise the impact of the development on the Green Belt.  The building would be predominantly single storey, with a two storey element that would have a maximum height of 8.1m, which is less than the adjacent training centre building.  The grounds team / parent spectator building would be situated between the academy training pitches and the visitor / staff car park.  The building would only be single storey and small in relation to the existing building on the site.  The building would also provide a covered area to store skips and recycling bins, which are currently situated outside.  It is considered that creating an enclosed storage area for the skips and recycling bins would improve the aesthetics of the site.  It is further recognised that the proposal includes the demolition of the existing warden’s dwellinghouse near the entrance of the site, which would result in the loss of approximately 76m2 of existing floor space on the site.


21. The proposed caged pitches would be located close to the existing academy building and would be situated adjacent to an existing training pitch.  The caged pitches would comprise of 4.6m high kickboard and netting, which would be viewed against the existing adjacent training pitch which also contains a kickboard and netting perimeter.  The proposed caged pitches would also include the removal of an existing earth mound and tree planting along the northern boundary of the site, however a new earth mound would be created to the north of the new caged pitches, which would also include new tree planting.  Additional earth mounds and tree planting are also proposed along the eastern and part of the southern boundaries of the site.  The new proposed earth mound and existing earth mounds around the site would help to screen the proposed development on the site.  A landscaping condition is recommended requiring the applicant to submit full details of the planting proposed to ensure that the level of trees lost are replaced and to ensure that an adequate level of natural screening around the site is maintained.


22. As discussed in the principle of development section of this report, it is recognised that the proposed development will have an impact on the openness of the Green Belt, however, it is considered that the harm caused to the openness and the inappropriateness of the development in the Green Belt is outweighed by the very special circumstances.  The impact of the development on the visual amenity of the Green Belt and area generally is therefore considered to be acceptable subject to the implementation and continued management of the proposed planting schemes. The development is therefore considered to be in accordance with Proposals D1 and C4 of the Revised Trafford Unitary Development Plan.

LANDSCAPE CHARACTER AND MERSEY VALLEY


23. The application proposes the removal of part of an existing earth mound to the north of the site to enable the creation of two caged pitches.  However, a new earth mound is proposed to the north of the caged pitches and new and enhanced earth mounds are also proposed to the south and eastern boundaries of the application site.  The proposed earth mound to the east of the site would cover a distance of 470m.  As well as the existing mounds on the site, these additional mounds will provide further significant screening of the existing site and the proposed development when viewed from outside of the site.


24. The proposed development will result in the removal of some trees on the site, including a mixed group of young deciduous trees, a mixed group pf semi-mature deciduous trees and a group of young rowan trees.  None of the trees to be removed have a Tree Preservation Order.  The application does however propose additional and replacement new tree planting within the site and additional trees on the site are required as part of a Red Rose Forest contribution.


LIGHTING


25. The application includes the provision of eight 6m high lighting columns centrally within the car parking area and leading up to the academy building.  Although lighting is considered an inappropriate development within the Green Belt, the columns are proposed to increase safety and security within the site.  The proposed columns would also be situated amongst the main built up area of the site, not in a significantly open area.  They would also be viewed between the two main buildings on the site.


26. Floodlighting is also proposed within one of the caged training pitches, this is the same as the existing caged pitch that it would replace.  The flood lighting is designed to prevent minimal light spillage outside of the caged pitch and would only be used when the pitch is in use.  In accordance with an existing planning permission for floodlighting on the site (H/50364), a condition is recommended restricting the times of illumination of the floodlighting.


27. Wall mounted lights and illuminated bollards are also proposed within the built up area of the site to improve safety and security within the site.  It is recommended that condition is attached requiring full details of the proposed lighting, including a lighting impact plan is submitted.  Following the submission of such details it is considered that the proposed lighting is considered acceptable and to would not have a detrimental impact on the setting of the Green Belt.


ECOLOGY


28. The applicant has submitted a Protected Species Survey, which identifies that badgers, bats, birds, brown hare, great crested newts and water voles might be supported by the development site.  The survey confirms that there is unlikely to be any impact from the external works on badgers, brown hares or water vowels, whilst is makes recommendations to minimise potential impact on bats, nesting birds and great crested newts.  The Greater Manchester Ecology Unit (GMEU) identify that although the buildings on the site have been assessed as having low potential to support bats, there is a building to the north of the application site that has high potential to support bats.  The proposals for the site affect the bund that runs along side this building.  The bund is identified as a potential bat flight / foraging corridor and may also be affected by the lighting proposals for the site.  GMEU therefore recommend that the applicants undertake and submit additional survey work and that a lighting impact plan is provided to enable the impact of the lighting scheme to be properly assessed.  The applicant has agreed to undertake this additional survey work and provide a lighting impact plan.  Further details of this will be provided in the Additional Information Report.


FLOOD RISK


29. Although the application site is located within Flood Zone 1 ‘Low Probability of Flooding’, the application site is larger than 1 hectare and therefore the applicant has been required to submit a Flood Risk Assessment (FRA).  The FRA confirms that flood risk from various potential sources of flooding is not considered to be significant for the application site.  The assessment recommends that various mitigation measures are investigated to ensure that the run off from the proposed external works is kept to an acceptable level of discharge.  On consideration of the FRA, the Environment Agency have confirmed that they raise no objections to the application provided that the measures detailed in the FRA are implemented and secured through condition.  It is therefore recommended that a condition is attached requiring the development to be carried out in accordance with the approved FRA.

ACCESS AND CAR PARKING


30. Although the proposed development would result in a significant increase in floor space on the site, the applicant has suggested that the proposal would not result in an increase in visitors or staff on the site.  The proposal is to improve and enhance existing facilities at the training ground and improve the movement of vehicles and pedestrians and security around the site.    


31. Remodelling of the existing car park is proposed, which would provide an additional 33 car parking spaces on the site.  20 cycle parking spaces are also proposed within the site.  The applicant has detailed that this increase is to meet current demand on the site on academy match days.  It is therefore considered that the development would accommodate the car parking requirements for the activities on the site.  Alterations are also proposed to the site access and egress for vehicles visiting the site.  A pedestrian walkway is proposed across the car park, linking the main building and the academy.  Pedestrian walkways between the two buildings are not currently defined and therefore it is considered that the proposed walkway would provide a safer route for pedestrians within the site.


32. A new road is proposed within the site, around the north and eastern sides of the academy building.  An existing track lies around the north and eastern side of the building, though is currently in a poor condition.  The proposed road would improve this road, particularly for emergency vehicles.


33. It is considered that the alterations proposed to the car park, site entrance and new roadway would improve vehicular and pedestrian movements into and around the site.  Further to comments received from LHA, it is therefore considered that the proposed developments are acceptable on highways grounds.


RESIDENTIAL AMENITY


34. A residential property, Swiss Cottage, is situated to the north of the site. The nearest proposed development to this property are the proposed cage pitches and new earth mounds.  A minimum distance of approximately 100m would remain between the proposed caged pitches and the property and a minimum distance of approximately 40m would remain between the nearest proposed earth mound and the property.  It is considered that the proposed earth mounds would help to screen any development proposed within the site from this property.  A sufficient distance would also remain between the property and the earth mounds to ensure that they would not have an overbearing impact on the residents.  It is therefore considered that the proposal would not unduly impact on the amenity of surrounding residents.


DEVELOPER CONTRIBUTIONS


35. It is considered that it is appropriate for the developer to provide financial contributions towards the Red Rose Forest in accordance with the Council’s Supplementary Planning Guidance: Developer Contributions Towards Red Rose Forest and towards Highway and Public Transport Schemes in accordance with the Council’s Supplementary Planning Document SPD1: Developer Contributions to Highway and Public Transport Scheme.  Discussions are currently taking place with the applicants regarding the size of the contributions.  Full details of the contributions sought will be reported in the Additional Information Report.


CONCLUSION


36. It is considered that the developments included in this application go beyond what would normally be considered as “essential facilities for outdoor sport and outdoor recreation”. However, the applicant has demonstrated that the proposed facilities are essential for the Club to enable the training ground to maintain its world class status and it is also accepted that the proposed development provides essential improvements to the movement, circulation and safety for vehicles and pedestrians within the site and will improve security for the training ground.  It is also recognised that there is a need for the club to improve its facilities in response to changing technologies and to continue to compete with rival football clubs and therefore it is considered that “very special circumstances” do exist that would justify an exception to Green Belt policy. Furthermore, the proposed developments would be sited within the main cluster of training centre buildings and additional landscaping and earth mounds are proposed around the site.  It is therefore considered that the visual impact of the development is relatively limited and is acceptable within the Green Belt and within the Area of Landscape Protection.


37. Should Committee be minded to approve the application, it must first be referred to the Secretary of State under the Town and Country Planning (Consultation) (England) Direction 2009 as it includes the provision of over 1000sq metres of floorspace and the proposal represents inappropriate development within the Green Belt. 


RECOMMENDATION: MINDED TO GRANT SUBJECT TO S106 AGREEMENT AND REFERRAL TO THE SECRETARY OF STATE


A) Referral to the Secretary of State.


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


(i) A financial contribution towards highway infrastructure improvements and towards public transport improvements.


(ii) A contribution to the Red Rose Forest 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.


C) That upon 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 Including Amended Plans


3. Materials


4. Landscaping 


5. Landscaping Maintenance


6. Contaminated Land


7. Provision and retention of car parking and cycle parking spaces


8. Submission of porous material for hard standing


9. The development hereby permitted shall be carried out in accordance with the approved Flood Risk Assessment No. 6017/001/01 by Sanderson Associates.


10. Lighting Impact Plan


11. Full details of floodlights to be submitted and approved in writing.  The floodlights shall not be used after 21:00 hours on any night except when in use on evenings when the facility is available for community use when they shall not be used after 22:00 hours.

VW
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PLANNING DEVELOPMENT CONTROL COMMITTEE



14th APRIL, 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 Deputy Team Leader – Planning (Mr. S. Day), 



Senior Planner (Mrs. V. Moran),


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



Solicitor (Ms. J. Cobern), 



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Acton, Bowker and Cornes. 

107. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 10th March, 2011, be approved as a correct record and signed by the Chairman. 


108. 
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. 


109. 
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



		

		75890/FULL/2010 – Mr. D. Schweiger – 7 Whitehouse Drive, Hale Barns. 

		

		Erection of two storey detached dwelling following demolition of existing building. 





		

		75889/CAC/2010 – Mr. D. Schweiger – 7 Whitehouse Drive, Hale Barns. 



		

		Conservation Area Consent for demolition of existing dwelling. 



		

		75922/RENEWAL/2010 – Sterling Homes Developments Ltd. – Land at Carrfield Avenue/Mossfield Road, Timperley. 

		

		Application to extend the time limit for implementation of outline application H/LPA/OUT/63647 (development of land for residential purposes). 





		

		76306/COU/2011 – Daycare 4 Dogs – 6 Booth Road, Sale. 

		

		Change of use of existing industrial premises (Class B2) to a day care facility for dogs (sui generis). 





		

		76542/HHA/2011 – Mr. M. Colledge – 189 Grove Lane, Timperley. 

		

		Erection of two storey side and single storey rear extension including construction of pitched roof over existing rear extension. 





		

		[Note:  All Members of the Planning Development Control Committee declared a Personal Interest in Application 76542/HHA/2011, the Applicant being a fellow Member of Council.] 






		

		(b)
Application deferred 



		

		



		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		76452/AA/2011 – Clear Channel UK Ltd – Pavement to front of Sainsbury’s, Crofts Bank Road, Urmston. 

		

		Advertisement Consent for display of one internally illuminated double sided free standing sign. 





		

		[Consideration of Application 76452/AA/2011 was deferred in order that inaccurate information appearing on the Council’s website could be rectified.] 








110. 
APPLICATION FOR PLANNING PERMISSION 75379/FULL/2010 – DERWENT HOLDINGS LTD. – WHITE CITY RETAIL PARK, WHITE CITY WAY, STRETFORD 


The Chief Planning Officer submitted a report concerning an application for planning permission for the refurbishment of existing non-food retail units including partial demolition (1447 sq. m. ground floor gross floor space and 1075 sq. m. mezzanine floor space) and construction of extensions (746 sq. m. gross floor space) with erection of additional non-food retail unit (880 sq. m. gross floor space) and new mezzanine floor space (896 sq. m. gross floor space). 


It was moved and seconded that consideration of Application 75379/FULL/2010 be deferred to allow further background information to be received. 


The motion was put to the vote and declared lost. 




RESOLVED – 



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




A financial contribution of £15,810 towards Red Rose Forest / off-site tree planting. 



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


111.
APPLICATION FOR PLANNING PERMISSION H/70524 – ORCA HOMES LIMITED – 66A BARRINGTON ROAD & 39 ELLESMERE ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the demolition of two existing bungalows and erection of eight townhouses. 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a total financial contribution of £25,401.11, comprising contributions towards off-site open space provision (£11,656.90) and outdoor sports facilities (£5,534.21); highways network provision (£1,308) and public transport provision (£2,672); and a sum of £4,230 as a contribution towards Red Rose Forest tree planting off-site (to be reduced by £235 per tree planted on site as part of an agreed planting scheme). 


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

112. 
APPLICATION FOR PLANNING PERMISSION 76224/FULL/2010 – VICTORIA & SPRINGFIELD LLP – 7, 9 AND 11 SPRINGFIELD ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the demolition of nos. 7 and 9 Springfield Road and new gable to no. 11 Springfield Road and erection of 6 part two storey and part three storey semi-detached dwellings. 




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 the payment by the developer of a total sum of £18,528.24, comprising £13,878.24 as a contribution towards open space provision and outdoor sports facilities and £4,650 towards Red Rose Forest tree planting off site (to be reduced by £310 per tree planted on site as part of an agreed planting scheme); 

· A contribution to play space or sports facilities of £13,878.24 of which £9,410.52 would be towards open space provision and £4,467.72 towards outdoor sports facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’. 

· A contribution to tree planting of a maximum of £4,650 in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’. 



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


113. 
APPLICATION FOR PLANNING PERMISSION 76334/FULL/2011 – MR. & MRS. G. RALPH – LAND TO THE REAR OF 3 MARLBOROUGH ROAD, FLIXTON 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a detached dormer bungalow with associated car parking and landscaping. 




RESOLVED – 


(1) That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a total contribution of £2,666.91 comprising of:-


· A contribution to children’s play space and outdoor sports provision of £1,736.91 split between a contribution of £1,153.55 for open space and £583.36 for outdoor sports in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’. 


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


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

114. 
APPLICATION FOR PLANNING PERMISSION 76360/FULL/2011 – MR. JOHN ROBINSON – 240 STOCKPORT ROAD, TIMPERLEY 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a two storey detached office building (Use Class B1). 


(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 £930 comprising:- 

· 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. 


115.
APPLICATION FOR PLANNING PERMISSION 76386/HHA/2011 – MR. TREVOR JOHNSON – 22 LORRAINE ROAD, TIMPERLEY 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a single storey conservatory to the rear of the dwelling (resubmission of 75116/HHA/2010). 




RESOLVED:  That planning permission be granted for the reasons given below and subject to the following conditions:- 





(1)
Standard time limit





(2)
Matching materials





(3)
Development to be carried out in accordance with list of approved plans





Reason for approval:





The plans have been amended following the refusal of the previous application and the amended proposal would not result in a significant loss of light to the neighbouring properties. The occupiers of the neighbouring properties have also raised no objections to the proposals.

116.
APPLICATION FOR VARIATION TO CONDITION 75707/VAR/2010 – PEEL DEVELOPMENTS (UK) LTD – TRAFFORD RETAIL PARK, BARTON ROAD, URMSTON 


The Chief Planning Officer submitted a report concerning a variation of Condition 6 of planning permission ref. H/59911 to enable restricted Class A1 Retail Use in Unit 3 (no more than 250 square metres) to allow the sale of ambient food and drink goods. 





RESOLVED:  That planning permission be refused for the following reasons:- 





The applicant has failed to demonstrate that they have applied sufficient flexibility in assessing alternative sequentially preferable sites within Urmston Town Centre which are considered to be suitable, available and viable. The proposed development would therefore fail to reinforce the vitality and viability of Urmston Town Centre contrary to Policies EC15 and EC17.1 of Planning Policy Statement 4 (PPS4), Planning for Sustainable Growth, and Policy W5 of the North West of England Plan - Regional Spatial Strategy to 2021. The proposal to allow food and drink goods to be sold from this retail warehouse park would therefore fail to comply with Policies S1, S11 and S12 of the Revised Trafford UDP and would hinder the Council's ability to resist other food/convenience goods stores in Trafford Retail Park and in the other retail parks across the Borough.


The meeting commenced at 6.30 p.m. and concluded at 8.05 p.m. 
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PLANNING DEVELOPMENT CONTROL COMMITTEE



14th APRIL, 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 Deputy Team Leader – Planning (Mr. S. Day), 



Senior Planner (Mrs. V. Moran),


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



Solicitor (Ms. J. Cobern), 



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Acton, Bowker and Cornes. 

107. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 10th March, 2011, be approved as a correct record and signed by the Chairman. 


108. 
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. 


109. 
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



		

		75890/FULL/2010 – Mr. D. Schweiger – 7 Whitehouse Drive, Hale Barns. 

		

		Erection of two storey detached dwelling following demolition of existing building. 





		

		75889/CAC/2010 – Mr. D. Schweiger – 7 Whitehouse Drive, Hale Barns. 



		

		Conservation Area Consent for demolition of existing dwelling. 



		

		75922/RENEWAL/2010 – Sterling Homes Developments Ltd. – Land at Carrfield Avenue/Mossfield Road, Timperley. 

		

		Application to extend the time limit for implementation of outline application H/LPA/OUT/63647 (development of land for residential purposes). 





		

		76306/COU/2011 – Daycare 4 Dogs – 6 Booth Road, Sale. 

		

		Change of use of existing industrial premises (Class B2) to a day care facility for dogs (sui generis). 





		

		76542/HHA/2011 – Mr. M. Colledge – 189 Grove Lane, Timperley. 

		

		Erection of two storey side and single storey rear extension including construction of pitched roof over existing rear extension. 





		

		[Note:  All Members of the Planning Development Control Committee declared a Personal Interest in Application 76542/HHA/2011, the Applicant being a fellow Member of Council.] 






		

		(b)
Application deferred 



		

		



		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		76452/AA/2011 – Clear Channel UK Ltd – Pavement to front of Sainsbury’s, Crofts Bank Road, Urmston. 

		

		Advertisement Consent for display of one internally illuminated double sided free standing sign. 





		

		[Consideration of Application 76452/AA/2011 was deferred in order that inaccurate information appearing on the Council’s website could be rectified.] 








110. 
APPLICATION FOR PLANNING PERMISSION 75379/FULL/2010 – DERWENT HOLDINGS LTD. – WHITE CITY RETAIL PARK, WHITE CITY WAY, STRETFORD 


The Chief Planning Officer submitted a report concerning an application for planning permission for the refurbishment of existing non-food retail units including partial demolition (1447 sq. m. ground floor gross floor space and 1075 sq. m. mezzanine floor space) and construction of extensions (746 sq. m. gross floor space) with erection of additional non-food retail unit (880 sq. m. gross floor space) and new mezzanine floor space (896 sq. m. gross floor space). 


It was moved and seconded that consideration of Application 75379/FULL/2010 be deferred to allow further background information to be received. 


The motion was put to the vote and declared lost. 




RESOLVED – 



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




A financial contribution of £15,810 towards Red Rose Forest / off-site tree planting. 



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


111.
APPLICATION FOR PLANNING PERMISSION H/70524 – ORCA HOMES LIMITED – 66A BARRINGTON ROAD & 39 ELLESMERE ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the demolition of two existing bungalows and erection of eight townhouses. 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a total financial contribution of £25,401.11, comprising contributions towards off-site open space provision (£11,656.90) and outdoor sports facilities (£5,534.21); highways network provision (£1,308) and public transport provision (£2,672); and a sum of £4,230 as a contribution towards Red Rose Forest tree planting off-site (to be reduced by £235 per tree planted on site as part of an agreed planting scheme). 


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

112. 
APPLICATION FOR PLANNING PERMISSION 76224/FULL/2010 – VICTORIA & SPRINGFIELD LLP – 7, 9 AND 11 SPRINGFIELD ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the demolition of nos. 7 and 9 Springfield Road and new gable to no. 11 Springfield Road and erection of 6 part two storey and part three storey semi-detached dwellings. 




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 the payment by the developer of a total sum of £18,528.24, comprising £13,878.24 as a contribution towards open space provision and outdoor sports facilities and £4,650 towards Red Rose Forest tree planting off site (to be reduced by £310 per tree planted on site as part of an agreed planting scheme); 

· A contribution to play space or sports facilities of £13,878.24 of which £9,410.52 would be towards open space provision and £4,467.72 towards outdoor sports facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’. 

· A contribution to tree planting of a maximum of £4,650 in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’. 



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


113. 
APPLICATION FOR PLANNING PERMISSION 76334/FULL/2011 – MR. & MRS. G. RALPH – LAND TO THE REAR OF 3 MARLBOROUGH ROAD, FLIXTON 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a detached dormer bungalow with associated car parking and landscaping. 




RESOLVED – 


(1) That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a total contribution of £2,666.91 comprising of:-


· A contribution to children’s play space and outdoor sports provision of £1,736.91 split between a contribution of £1,153.55 for open space and £583.36 for outdoor sports in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’. 


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


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

114. 
APPLICATION FOR PLANNING PERMISSION 76360/FULL/2011 – MR. JOHN ROBINSON – 240 STOCKPORT ROAD, TIMPERLEY 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a two storey detached office building (Use Class B1). 


(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 £930 comprising:- 

· 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. 


115.
APPLICATION FOR PLANNING PERMISSION 76386/HHA/2011 – MR. TREVOR JOHNSON – 22 LORRAINE ROAD, TIMPERLEY 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a single storey conservatory to the rear of the dwelling (resubmission of 75116/HHA/2010). 




RESOLVED:  That planning permission be granted for the reasons given below and subject to the following conditions:- 





(1)
Standard time limit





(2)
Matching materials





(3)
Development to be carried out in accordance with list of approved plans





Reason for approval:





The plans have been amended following the refusal of the previous application and the amended proposal would not result in a significant loss of light to the neighbouring properties. The occupiers of the neighbouring properties have also raised no objections to the proposals.

116.
APPLICATION FOR VARIATION TO CONDITION 75707/VAR/2010 – PEEL DEVELOPMENTS (UK) LTD – TRAFFORD RETAIL PARK, BARTON ROAD, URMSTON 


The Chief Planning Officer submitted a report concerning a variation of Condition 6 of planning permission ref. H/59911 to enable restricted Class A1 Retail Use in Unit 3 (no more than 250 square metres) to allow the sale of ambient food and drink goods. 





RESOLVED:  That planning permission be refused for the following reasons:- 





The applicant has failed to demonstrate that they have applied sufficient flexibility in assessing alternative sequentially preferable sites within Urmston Town Centre which are considered to be suitable, available and viable. The proposed development would therefore fail to reinforce the vitality and viability of Urmston Town Centre contrary to Policies EC15 and EC17.1 of Planning Policy Statement 4 (PPS4), Planning for Sustainable Growth, and Policy W5 of the North West of England Plan - Regional Spatial Strategy to 2021. The proposal to allow food and drink goods to be sold from this retail warehouse park would therefore fail to comply with Policies S1, S11 and S12 of the Revised Trafford UDP and would hinder the Council's ability to resist other food/convenience goods stores in Trafford Retail Park and in the other retail parks across the Borough.


The meeting commenced at 6.30 p.m. and concluded at 8.05 p.m. 
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COUNCIL






PLANNING DEVELOPMENT CONTROL COMMITTEE – 12th MAY 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 BOROUGH COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE - 12th May 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



		75975

		Butts Clough Farm, Rossmill Lane, Hale Barns.WA14 0BU

		Hale Barns 

		1

		Minded to Grant



		76378

		Rope & Anchor Public House, Paddock Lane, Dunham Massey. WA14 5RP

		Bowdon

		11

		Minded to Grant



		76452

		Pavement to Front of Sainsbury’s, Crofts Bank Road, Urmston. M41 5AA

		Urmston

		20

		Grant



		76469

		Land Adjacent to 355 Oldfield Road, Altrincham. WA14 3QT

		Bowdon

		26

		Minded to Grant



		76507

		Land Adjacent to 1 Bold Street, Hale. WA14 2EX

		Hale Central

		34

		Grant



		76525

		Oak House, Barrington Road, Altrincham. WA14 1HZ

		Altrincham 

		43

		Minded to Grant



		76433

		Trafford Training Centre, Birch Road, Carrington. M31 4BH

		Broadheath/Bucklow St. Martins

		50

		Minded to Grant





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



14th APRIL, 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 Deputy Team Leader – Planning (Mr. S. Day), 



Senior Planner (Mrs. V. Moran),


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



Solicitor (Ms. J. Cobern), 



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Acton, Bowker and Cornes. 

107. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 10th March, 2011, be approved as a correct record and signed by the Chairman. 


108. 
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. 


109. 
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



		

		75890/FULL/2010 – Mr. D. Schweiger – 7 Whitehouse Drive, Hale Barns. 

		

		Erection of two storey detached dwelling following demolition of existing building. 





		

		75889/CAC/2010 – Mr. D. Schweiger – 7 Whitehouse Drive, Hale Barns. 



		

		Conservation Area Consent for demolition of existing dwelling. 



		

		75922/RENEWAL/2010 – Sterling Homes Developments Ltd. – Land at Carrfield Avenue/Mossfield Road, Timperley. 

		

		Application to extend the time limit for implementation of outline application H/LPA/OUT/63647 (development of land for residential purposes). 





		

		76306/COU/2011 – Daycare 4 Dogs – 6 Booth Road, Sale. 

		

		Change of use of existing industrial premises (Class B2) to a day care facility for dogs (sui generis). 





		

		76542/HHA/2011 – Mr. M. Colledge – 189 Grove Lane, Timperley. 

		

		Erection of two storey side and single storey rear extension including construction of pitched roof over existing rear extension. 





		

		[Note:  All Members of the Planning Development Control Committee declared a Personal Interest in Application 76542/HHA/2011, the Applicant being a fellow Member of Council.] 






		

		(b)
Application deferred 



		

		



		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		76452/AA/2011 – Clear Channel UK Ltd – Pavement to front of Sainsbury’s, Crofts Bank Road, Urmston. 

		

		Advertisement Consent for display of one internally illuminated double sided free standing sign. 





		

		[Consideration of Application 76452/AA/2011 was deferred in order that inaccurate information appearing on the Council’s website could be rectified.] 








110. 
APPLICATION FOR PLANNING PERMISSION 75379/FULL/2010 – DERWENT HOLDINGS LTD. – WHITE CITY RETAIL PARK, WHITE CITY WAY, STRETFORD 


The Chief Planning Officer submitted a report concerning an application for planning permission for the refurbishment of existing non-food retail units including partial demolition (1447 sq. m. ground floor gross floor space and 1075 sq. m. mezzanine floor space) and construction of extensions (746 sq. m. gross floor space) with erection of additional non-food retail unit (880 sq. m. gross floor space) and new mezzanine floor space (896 sq. m. gross floor space). 


It was moved and seconded that consideration of Application 75379/FULL/2010 be deferred to allow further background information to be received. 


The motion was put to the vote and declared lost. 




RESOLVED – 



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




A financial contribution of £15,810 towards Red Rose Forest / off-site tree planting. 



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


111.
APPLICATION FOR PLANNING PERMISSION H/70524 – ORCA HOMES LIMITED – 66A BARRINGTON ROAD & 39 ELLESMERE ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the demolition of two existing bungalows and erection of eight townhouses. 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a total financial contribution of £25,401.11, comprising contributions towards off-site open space provision (£11,656.90) and outdoor sports facilities (£5,534.21); highways network provision (£1,308) and public transport provision (£2,672); and a sum of £4,230 as a contribution towards Red Rose Forest tree planting off-site (to be reduced by £235 per tree planted on site as part of an agreed planting scheme). 


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

112. 
APPLICATION FOR PLANNING PERMISSION 76224/FULL/2010 – VICTORIA & SPRINGFIELD LLP – 7, 9 AND 11 SPRINGFIELD ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the demolition of nos. 7 and 9 Springfield Road and new gable to no. 11 Springfield Road and erection of 6 part two storey and part three storey semi-detached dwellings. 




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 the payment by the developer of a total sum of £18,528.24, comprising £13,878.24 as a contribution towards open space provision and outdoor sports facilities and £4,650 towards Red Rose Forest tree planting off site (to be reduced by £310 per tree planted on site as part of an agreed planting scheme); 

· A contribution to play space or sports facilities of £13,878.24 of which £9,410.52 would be towards open space provision and £4,467.72 towards outdoor sports facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’. 

· A contribution to tree planting of a maximum of £4,650 in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’. 



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


113. 
APPLICATION FOR PLANNING PERMISSION 76334/FULL/2011 – MR. & MRS. G. RALPH – LAND TO THE REAR OF 3 MARLBOROUGH ROAD, FLIXTON 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a detached dormer bungalow with associated car parking and landscaping. 




RESOLVED – 


(1) That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a total contribution of £2,666.91 comprising of:-


· A contribution to children’s play space and outdoor sports provision of £1,736.91 split between a contribution of £1,153.55 for open space and £583.36 for outdoor sports in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’. 


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


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

114. 
APPLICATION FOR PLANNING PERMISSION 76360/FULL/2011 – MR. JOHN ROBINSON – 240 STOCKPORT ROAD, TIMPERLEY 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a two storey detached office building (Use Class B1). 


(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 £930 comprising:- 

· 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. 


115.
APPLICATION FOR PLANNING PERMISSION 76386/HHA/2011 – MR. TREVOR JOHNSON – 22 LORRAINE ROAD, TIMPERLEY 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a single storey conservatory to the rear of the dwelling (resubmission of 75116/HHA/2010). 




RESOLVED:  That planning permission be granted for the reasons given below and subject to the following conditions:- 





(1)
Standard time limit





(2)
Matching materials





(3)
Development to be carried out in accordance with list of approved plans





Reason for approval:





The plans have been amended following the refusal of the previous application and the amended proposal would not result in a significant loss of light to the neighbouring properties. The occupiers of the neighbouring properties have also raised no objections to the proposals.

116.
APPLICATION FOR VARIATION TO CONDITION 75707/VAR/2010 – PEEL DEVELOPMENTS (UK) LTD – TRAFFORD RETAIL PARK, BARTON ROAD, URMSTON 


The Chief Planning Officer submitted a report concerning a variation of Condition 6 of planning permission ref. H/59911 to enable restricted Class A1 Retail Use in Unit 3 (no more than 250 square metres) to allow the sale of ambient food and drink goods. 





RESOLVED:  That planning permission be refused for the following reasons:- 





The applicant has failed to demonstrate that they have applied sufficient flexibility in assessing alternative sequentially preferable sites within Urmston Town Centre which are considered to be suitable, available and viable. The proposed development would therefore fail to reinforce the vitality and viability of Urmston Town Centre contrary to Policies EC15 and EC17.1 of Planning Policy Statement 4 (PPS4), Planning for Sustainable Growth, and Policy W5 of the North West of England Plan - Regional Spatial Strategy to 2021. The proposal to allow food and drink goods to be sold from this retail warehouse park would therefore fail to comply with Policies S1, S11 and S12 of the Revised Trafford UDP and would hinder the Council's ability to resist other food/convenience goods stores in Trafford Retail Park and in the other retail parks across the Borough.


The meeting commenced at 6.30 p.m. and concluded at 8.05 p.m. 
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PLANNING DEVELOPMENT CONTROL COMMITTEE



14th APRIL, 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 Deputy Team Leader – Planning (Mr. S. Day), 



Senior Planner (Mrs. V. Moran),


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



Solicitor (Ms. J. Cobern), 



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Acton, Bowker and Cornes. 

107. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 10th March, 2011, be approved as a correct record and signed by the Chairman. 


108. 
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. 


109. 
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



		

		75890/FULL/2010 – Mr. D. Schweiger – 7 Whitehouse Drive, Hale Barns. 

		

		Erection of two storey detached dwelling following demolition of existing building. 





		

		75889/CAC/2010 – Mr. D. Schweiger – 7 Whitehouse Drive, Hale Barns. 



		

		Conservation Area Consent for demolition of existing dwelling. 



		

		75922/RENEWAL/2010 – Sterling Homes Developments Ltd. – Land at Carrfield Avenue/Mossfield Road, Timperley. 

		

		Application to extend the time limit for implementation of outline application H/LPA/OUT/63647 (development of land for residential purposes). 





		

		76306/COU/2011 – Daycare 4 Dogs – 6 Booth Road, Sale. 

		

		Change of use of existing industrial premises (Class B2) to a day care facility for dogs (sui generis). 





		

		76542/HHA/2011 – Mr. M. Colledge – 189 Grove Lane, Timperley. 

		

		Erection of two storey side and single storey rear extension including construction of pitched roof over existing rear extension. 





		

		[Note:  All Members of the Planning Development Control Committee declared a Personal Interest in Application 76542/HHA/2011, the Applicant being a fellow Member of Council.] 






		

		(b)
Application deferred 



		

		



		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		76452/AA/2011 – Clear Channel UK Ltd – Pavement to front of Sainsbury’s, Crofts Bank Road, Urmston. 

		

		Advertisement Consent for display of one internally illuminated double sided free standing sign. 





		

		[Consideration of Application 76452/AA/2011 was deferred in order that inaccurate information appearing on the Council’s website could be rectified.] 








110. 
APPLICATION FOR PLANNING PERMISSION 75379/FULL/2010 – DERWENT HOLDINGS LTD. – WHITE CITY RETAIL PARK, WHITE CITY WAY, STRETFORD 


The Chief Planning Officer submitted a report concerning an application for planning permission for the refurbishment of existing non-food retail units including partial demolition (1447 sq. m. ground floor gross floor space and 1075 sq. m. mezzanine floor space) and construction of extensions (746 sq. m. gross floor space) with erection of additional non-food retail unit (880 sq. m. gross floor space) and new mezzanine floor space (896 sq. m. gross floor space). 


It was moved and seconded that consideration of Application 75379/FULL/2010 be deferred to allow further background information to be received. 


The motion was put to the vote and declared lost. 




RESOLVED – 



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




A financial contribution of £15,810 towards Red Rose Forest / off-site tree planting. 



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


111.
APPLICATION FOR PLANNING PERMISSION H/70524 – ORCA HOMES LIMITED – 66A BARRINGTON ROAD & 39 ELLESMERE ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the demolition of two existing bungalows and erection of eight townhouses. 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a total financial contribution of £25,401.11, comprising contributions towards off-site open space provision (£11,656.90) and outdoor sports facilities (£5,534.21); highways network provision (£1,308) and public transport provision (£2,672); and a sum of £4,230 as a contribution towards Red Rose Forest tree planting off-site (to be reduced by £235 per tree planted on site as part of an agreed planting scheme). 


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

112. 
APPLICATION FOR PLANNING PERMISSION 76224/FULL/2010 – VICTORIA & SPRINGFIELD LLP – 7, 9 AND 11 SPRINGFIELD ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the demolition of nos. 7 and 9 Springfield Road and new gable to no. 11 Springfield Road and erection of 6 part two storey and part three storey semi-detached dwellings. 




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 the payment by the developer of a total sum of £18,528.24, comprising £13,878.24 as a contribution towards open space provision and outdoor sports facilities and £4,650 towards Red Rose Forest tree planting off site (to be reduced by £310 per tree planted on site as part of an agreed planting scheme); 

· A contribution to play space or sports facilities of £13,878.24 of which £9,410.52 would be towards open space provision and £4,467.72 towards outdoor sports facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’. 

· A contribution to tree planting of a maximum of £4,650 in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’. 



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


113. 
APPLICATION FOR PLANNING PERMISSION 76334/FULL/2011 – MR. & MRS. G. RALPH – LAND TO THE REAR OF 3 MARLBOROUGH ROAD, FLIXTON 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a detached dormer bungalow with associated car parking and landscaping. 




RESOLVED – 


(1) That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a total contribution of £2,666.91 comprising of:-


· A contribution to children’s play space and outdoor sports provision of £1,736.91 split between a contribution of £1,153.55 for open space and £583.36 for outdoor sports in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’. 


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


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

114. 
APPLICATION FOR PLANNING PERMISSION 76360/FULL/2011 – MR. JOHN ROBINSON – 240 STOCKPORT ROAD, TIMPERLEY 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a two storey detached office building (Use Class B1). 


(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 £930 comprising:- 

· 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. 


115.
APPLICATION FOR PLANNING PERMISSION 76386/HHA/2011 – MR. TREVOR JOHNSON – 22 LORRAINE ROAD, TIMPERLEY 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a single storey conservatory to the rear of the dwelling (resubmission of 75116/HHA/2010). 




RESOLVED:  That planning permission be granted for the reasons given below and subject to the following conditions:- 





(1)
Standard time limit





(2)
Matching materials





(3)
Development to be carried out in accordance with list of approved plans





Reason for approval:





The plans have been amended following the refusal of the previous application and the amended proposal would not result in a significant loss of light to the neighbouring properties. The occupiers of the neighbouring properties have also raised no objections to the proposals.

116.
APPLICATION FOR VARIATION TO CONDITION 75707/VAR/2010 – PEEL DEVELOPMENTS (UK) LTD – TRAFFORD RETAIL PARK, BARTON ROAD, URMSTON 


The Chief Planning Officer submitted a report concerning a variation of Condition 6 of planning permission ref. H/59911 to enable restricted Class A1 Retail Use in Unit 3 (no more than 250 square metres) to allow the sale of ambient food and drink goods. 





RESOLVED:  That planning permission be refused for the following reasons:- 





The applicant has failed to demonstrate that they have applied sufficient flexibility in assessing alternative sequentially preferable sites within Urmston Town Centre which are considered to be suitable, available and viable. The proposed development would therefore fail to reinforce the vitality and viability of Urmston Town Centre contrary to Policies EC15 and EC17.1 of Planning Policy Statement 4 (PPS4), Planning for Sustainable Growth, and Policy W5 of the North West of England Plan - Regional Spatial Strategy to 2021. The proposal to allow food and drink goods to be sold from this retail warehouse park would therefore fail to comply with Policies S1, S11 and S12 of the Revised Trafford UDP and would hinder the Council's ability to resist other food/convenience goods stores in Trafford Retail Park and in the other retail parks across the Borough.


The meeting commenced at 6.30 p.m. and concluded at 8.05 p.m. 




