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—— METROPOLITAN BOROUGH ——




AGENDA PAPERS FOR
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 9th June 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. 
	MEMBERSHIP OF THE COMMITTEE 

To note the membership, including Chairman, Vice-Chairman and Opposition Spokesperson of the Planning Development Control Committee for the Municipal Year 2011/2012, as agreed by Council on 24th May, 2011. 


	
[image: image2.emf]PDC Agenda Item 2 -  Membership of Committee 



	

	3. 
	APPOINTMENT OF SUB-COMMITTEE 

The Committee is asked to appoint the Planning Development Control (Tree Preservation Order) Sub-Committee comprising the Chairman, Vice-Chairman and Opposition Spokesperson or their nominees for the Municipal Year 2011/2012. 


	
	

	4. 
	APPOINTMENT OF SUB-COMMITTEE 

The Committee is asked to appoint the Town/Village Green Sub-Committee comprising the Chairman, Vice-Chairman and Opposition Spokesperson or their nominees for the Municipal Year 2011/2012. 


	
	

	5. 
	TERMS OF REFERENCE

To note the terms of reference for the Planning Development Control Committee. 
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	6. 
	MEETING DATES 

To note the following scheduled meeting dates for the Committee during the 2011/2012 Municipal Year, as agreed by Council on 24th May, 2011. 
9th June, 2011
14th July, 2011
11th August, 2011
8th September, 2011
13th October, 2011
10th November, 2011
8th December, 2011
12th January, 2012
9th February, 2012  
8th March, 2012
12th April, 2012

10th May, 2012 

	
	

	7. 
	MINUTES
To receive and, if so determined, to approve as a correct record the Minutes of the meeting held on 12th May, 2011.
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	8. 
	ADDITIONAL INFORMATION REPORT
To consider a report of the Chief Planning Officer. 

	To be

Tabled 
	

	9. 
	APPLICATIONS FOR PERMISSION TO DEVELOP ETC.
To consider the attached reports of the Chief Planning Officer. 
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	10. 
	APPLICATION FOR PLANNING PERMISSION 75656/O/2010 – MR. ANDREW FAHEY – GLOBE HOUSE, CHORLTON ROAD, OLD TRAFFORD 

To consider a report of the Chief Planning Officer. 


	To follow
	

	11.
	URGENT BUSINESS (IF ANY)

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


	
	

	
	JANET CALLENDER 
Chief Executive 


	
	

	
	Contact Officer:  Michelle Cody 

Extn.:   2775
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PLANNING DEVELOPMENT CONTROL COMMITTEE


Terms of Reference


1. To exercise powers in relation to planning and development control over development proposals in the Borough in the context of Government and Council policies and guidance in order to maintain and improve the quality of life and the natural and built environment of the Borough.


2. To exercise powers in relation to the following functions as specified in schedule 1 to the Local Authorities (Functions and Responsibilities) (England) Regulations 2000:


(i) town and country planning and development control;


(ii) the registration of common land or town and village greens and to register the variation of rights of common; and


(iii) the exercise of powers relating to the regulation of the use of highways.


Delegation


In exercising the power and duties assigned to them in their terms of reference, the Planning Development Control Committee shall have delegated power to resolve and to act on behalf of and in the name of the Council.



_1368365427.doc
		WARD: Clifford

		76076/FULL/2010




		DEPARTURE: No





		ERECTION OF 27 NO. 3 AND 4 BEDROOM DWELLINGHOUSES AND 4 NO. 2 BEDROOM APARTMENTS WITH ASSOCIATED CAR PARKING, AMENITY SPACE AND LANDSCAPING WORKS.






		Land bounded by Northumberland Road, East Union Street and Blackley Street, Old Trafford






		APPLICANT:  JCS Homes






		AGENT: Hattrell DS One Architects






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT
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SITE


The application site comprises of a vacant, triangular parcel of land bounded by Northumberland Road along its north western boundary, East Union Street along its eastern boundary and Blackley Street along its southern boundary. The northern and south western corners of the land fall outside of the application site but both are within the applicant’s ownership and the northern corner is also located within the Empress Conservation Area. The site has been cleared for some time and as such contains no visible structures of any sort.


The area surrounding the site is occupied by a mix of residential and commercial properties. On the opposite side of Northumberland Road is a recently completed 6 storey residential development, adjacent to which are the rear yards of the commercial properties fronting on to Chester Road. On the opposite side of East Union Street is located Old Trafford Junior and Infant School whilst immediately adjoining to the south are residential properties 18 and 20 East Union Street. The remainder of the southern boundary is delineated by Blackley Street on the opposite side of which are the rear yards and accesses for the three storey commercial properties fronting onto Stretford Road.


PROPOSAL


It is proposed to erect a residential development comprising of 27 three storey modern terraced houses and 4 apartments. The houses are to have a mix of three and four bedrooms whilst the apartments will have two. The site is to be laid out in such a way that the properties are arranged round the edge of the site with a central landscaped courtyard being retained for use as amenity space for future developments on the two corners not subject to this application. The blocks adjacent to East Union Street and Northumberland Road face out of the site and on to their respective roads whilst the block adjacent to Blackley Street fronts into the site with its rear facing Blackley Street. The four storey apartment block is to be located at the northern end of the East Union Street block.


The units are all modern in design and are to be constructed of a mix of brick and timber materials and each house has two off street parking spaces whilst a small parking court proposed underneath the apartment block would provide one space for each apartment.

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


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Uses and Infrastructure


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR2 – Regional Centre and Inner Areas of Manchester City Region


PROPOSALS MAP NOTATION 


No notation

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


H1 – Land Release for Development


H2 – Location and Phasing of New Housing Development


H3 – Land Release for New Housing Development


H8 – Affordable Housing


H10 - Priority Regeneration Area: Old Trafford

RELEVANT PLANNING HISTORY

H/44901 – Change of use from public house to office; demolition of existing annexes and erection of a new extension block. Approved with conditions December 1997.


H/CC/48706 – Conservation area consent for demolition of former Northumberland Public House. Approved with conditions May 2000.


H/OUT/48037 – Outline application for the erection of a 3 storey block of 15 flats including access to 22 car parking spaces from Blackley Street. Approved with conditions November 1999.


H/OUT/48601 – Outline application involving the demolition of former public house and contractors yard and erection of 2 no. three storey blocks of workshops with residences above (19 units in total) and the erection of 3 storey building on the site of former public house consisting of a ground floor convenience store with offices above and total of 58 car parking spaces. Approved with conditions May 2000.


H/52952 – Erection of 2no. four storey blocks to form a total of 97 apartments and 90 car parking spaces with vehicular access from East Union Street and erection of four storey building with basement on site of former public house to form basement bar, convenience store on ground floor and a total of 12 apartments on the upper floors with 19 car parking spaces accessed from East Union Street. Withdrawn May 2002.


H/54127 – Erection of 27 no. three storey town houses with fourth storey within the roofspace, and 52 car parking spaces with vehicular access from East Union Street. Withdrawn May 2004.


H/55703 – Erection of a part two, three and four storey building to form convenience store on first floor with offices and staff accommodation above, ground level parking on for 24 vehicles with access from East Union Street and basement bar. Withdrawn April 2003.


H/60660 – Erection of 4no. buildings varying from 3 to 6 storeys providing a total of 141 apartments along with managed business workspace with ground floor retail/café use, provision of total of 154 car parking spaces. Planning Committee resolved that they were minded to grant this application subject to a Section 106 agreement, however no approach was made by the applicant to complete the agreement and no decision notice was therefore been issued.


H/67896 – Construction of a facility managers office and store. Approved with conditions October 2007.


H/67946 – Redevelopment for mixed use purposes comprising 193 Residential Units, 2000 sqm of commercial floorspace (B1(A), (B) or (C)), 1,100 sqm of leisure floorspace (D2), associated car parking, landscaping and development ancillary thereto. Approved with conditions 10 November 2008.


APPLICANT’S SUBMISSION 


The applicant has submitted a number of supporting documents with their application including a Design and Access Statement, Housing Viability Study, Geological Survey and a TV Reception Survey.


These documents are too lengthy to reproduce or summarise here but are referred to when necessary in the Observations section of the report.


CONSULTATIONS


Strategic Planning & Development – No objection


Comments contained within “observations” section of the report.


Local Highways Authority - 


Comments to follow in Additional Information Report


Pollution and Licensing - No objection


Drainage - No objection


GMP Design for Security – No objection


All of the dwellings should front on to the surrounding streets to maximise surveillance over visitors, entrances and parked vehicles and the central amenity space should be clearly defined and enclosed as private space. The sides and rears of the buildings should be enclosed as private space and fronts of dwellings protected by some form of defensible space. Open car ports will leave vehicles hidden from view and should be enclosed as garages and ground floor glazing should be laminated to a minimum thickness of 6.8mm. Lighting should be provided to the surrounding streets and footpaths to an adequate level and any vegetation to the front of dwellings should be kept to a maximum height of 1000mm.


GMPTE – No objection


United Utilities – No objection

REPRESENTATIONS


None received


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes the development of a total of 31 no. residential properties on a site which has previously benefited from planning permission for mixed residential and commercial development. It is located in the Inner Area of the Manchester City Region as designated by the Regional Spatial Strategy 2008 and must therefore be assessed against Policy MCR2. It is considered to be acceptable in housing land supply terms as it is to be located on previously developed land and will meet a local housing need. Furthermore, the application site also lies within the Old Trafford Priority Regeneration Area as identified by Revised UDP Area Policy A1 within which Proposal H10 of the Revised UDP indicates that within this area, action will be taken to improve the quality and diversity of the housing stock and promote business and community facility development. The creation of new dwelling units on an in-fill site would be consistent with the regeneration policy framework of the Revised UDP. It is therefore considered that the proposed development, located in a sustainable, public transport accessible location within one of the Council’s Priority Regeneration Areas would be consistent with and beneficial to the development and regeneration policy aspirations of the development plan.


RESIDENTIAL AMENITY


2. The area surrounding the site is occupied by mostly commercial uses although there is a recently completed large residential flat development on the opposite side of Northumberland Road to the south west of the site and the south east corner of the site is adjoined by 18 East Union Street, a Victorian residential property. The buildings have been arranged around the edge of the site with two blocks fronting on to East Union Street and one fronting on to Northumberland Road. The properties adjacent to Blackley Street face into the site and onto a triangular shaped central amenity space. All the properties are arranged in such a way that there is no direct interface between habitable room windows with the nearest relationship being at an oblique angle between blocks D and C at a distance of 20m. Between the rear of block B and the side elevation of block C is a distance of 13m from habitable room windows to the blank gable elevation. Neither of these distances strictly comply with the guidelines outlined by the SPG ‘Planning Guidelines – New Residential Development’ however the development is located in an area that historically and characteristically has developments of higher densities and shorter interface distances. Taking account of this and the fact that the degree to which the distances fall short is relatively minor, there are no concerns in respect of the relationships within the site in terms of overlooking, outlook and overshadowing.


3. Outside the site, the closest residential property is no.18 East Union Street, which adjoins the south east corner of the site and fronts on to East Union Street. There are no windows in the gable elevation of this property and the application properties in block B have been designed to follow the same building line fronting on to the highway. The properties are slightly shallower than no.18 and do not therefore project as far into the site. In light of this and the gap of 2.1m retained between no.18 and the end property of block B is considered sufficient to prevent any loss of amenity from overshadowing, overlooking, loss of outlook or overbearing impact for both the occupants of no.18 and for the future occupants of the development. 


4. The apartment block at the northern end of East Union Street forms the tallest part of the development with most habitable room windows fronting onto East Union Street. The windows to the rear serve the access stairwell or are a secondary window to the kitchen area of the flat. As such, it is considered these windows may be obscurely glazed to prevent overlooking into the rear gardens of block D without prejudicing the amenity of the future occupiers of the apartments. As noted previously, the north and south west corners of the plot do not form part of the application site although both benefit from planning permission for apartments and managed work units under planning ref. H/67946. Whilst it is noted that there may be some potential conflict in amenity between the proposed dwellinghouses that are subject to this application and the approved apartment developments, the layout of this proposal is such that these developments would be unable to be constructed as approved were this to be implemented. As such, should the applicant wish to implement the corner elements of the site, a new planning application would be required that would need to take account of the new site layout.


5. To the south of the site on the opposite side of Blackley Street are the rear yards of the commercial properties fronting on to Stretford Road. The first and second floors of a number of these properties are however occupied by residential units although a distance of 37.5m is retained between the rear elevations of the properties on Blackley Street and those on Stretford Road, a distance considered acceptable and not likely to result in any overlooking.


6. Taking account of all of the above points, the site has been laid out and the properties orientated in such a way that there should be no loss of amenity from the proposal either within the site or to the occupants of the surrounding properties. It is recommended that all permitted development for the properties be removed. As noted above, the development is of a high density and the properties are close together and given these relationships it is not considered appropriate that they should be allowed to be further eroded without the consent of the Local Planning Authority to assess the impact.


DESIGN AND STREET SCENE


7. As noted previously, the properties have been laid out around the perimeter of the site. In doing so the development creates a streetscape around the site following what would have been the natural building line along East Union Street and Northumberland Road and sits well within the existing surrounding buildings and creates active frontages on roads where they do not exist at present. Block C however is orientated into the site with the backs of the properties facing Blackley Street. At present Blackley Street is a back street used only for the servicing of the rear of the properties on Stretford Road although the existing residential properties on East Union Street also back onto it. It is clear that there has never been an active frontage on to this street and to introduce one would result in a poor outlook for the future occupants of the development. Furthermore, the orientation of the properties to face into the site allows a degree of natural surveillance over the amenity space.


8. The siting of block D along Northumberland Road faces the rear of the properties on Chester Road at a slightly oblique angle. However these properties form part of the designated heritage asset Empress Conservation Area and are on the whole slightly better designed and much better maintained than the rear of those backing on to Blackley Street. Furthermore, Northumberland Road is a through road accommodating a greater level of general activity and as such does not appear as enclosed at Blackley Street which is shorter and a dead end. The relationship between the proposed houses on Northumberland Road and the two previously approved apartment schemes is considered to be poor, with the two apartment blocks bookending and dominating the proposed dwellinghouses. It has been noted previously however that the approval and implementation of this scheme would prevent the implementation of the previously approved apartment blocks in their approved form. It should be noted that any future scheme for the corner sites should therefore take account of the massing, proportions and design of any approved scheme on this site.


9. The properties themselves are to be modern in design with echoes of some traditional elements such as the pitched roofs and vertical emphasis to the features. A mix of brick and timber materials are proposed in order to break up the uniformity of the terraces and assist in supporting the vertical emphasis of the facades. They are set back from the highway to retain a degree of openness to the frontages with small front gardens breaking up the space between the parking spaces. Other than in block C there are no active frontages to the ground floors of the properties in order to accommodate off street car parking. The constraints of the site are such that it is not considered there was any other workable to solution to providing the required space and providing a high quality bespoke solution is used in respect of the treatment of the garage doors, they should not be significantly detrimental to the streetscape.


10. The block of apartments at the north end of East Union Street have been designed to provide a degree of transition between the terraced properties and the future development of the north corner plot. It has been consciously designed to be different in appearance to the dwellinghouses, being detached from the terrace and taller in height, the monopitch roof and floor to ceiling windows set it apart from the remainder of the development. It is not considered an ideal solution for the development but, given that there are sports pitches opposite and it does provide a level of transition between the dwellinghouses and the large apartment development, it is considered to be acceptable in this location. The use of similar materials and the introduction of features such as matching garage doors retain a sense of relationship between the dwellinghouses and the apartments.


11. The site sits on the edge of the Empress Conservation Area which is a designated heritage asset as defined by ‘Planning Policy Statement 5; Planning for the Historic Environment. Furthermore, the Grade II listed former essence distillery sits to the north of the site on the opposite side of Chester Road. Whilst the development is not within the immediate environment of the building nor within the boundary of the Conservation Area, it does adjoin it and therefore relevant consideration should be given to its impact.


12. The boundary to the Conservation Area runs along the northern edge of the site, turns south west down the centre of Northumberland Road then west along Manchester Street. Block D and the northern end of Block A directly adjoin this boundary and it is these elements of the scheme that are to be the most visible from the Conservation Area. The design of the proposed development is of a style that does not reflect the historic character and fabric of the Conservation Area although the dwellinghouses are of a scale and massing that is reflective of properties within it and they are to be constructed with similar materials. Furthermore, the development is located outside the Conservation Area and adjoins only a small element of its boundary. The area of the Conservation Area to which it is adjacent is occupied in part by the rear elevations of the properties on Chester Road which represent elevations with less merit that those fronting on to Chester Road being much simpler and less decorative in design. It is within this context that block D will sit. This relationship is therefore considered to be acceptable and the proposal will not impact on views into and out of the Conservation Area.


13. As noted previously, the northern tip of the site does not form part of the application site although there is a previous planning permission for an apartment block on this site. The applicant has indicated it is their intention to bring this element forward as a separate scheme and it is any scheme on this parcel of land that is considered crucial in terms of its impact on the Conservation Area and on the grade II listed essence distillery on the opposite side of Chester Road. Once this site is developed out, the current proposal will be largely screened from view by the development on this site.


14. The assessment of the design of these properties must also be considered within the context of it’s location within the Borough. The site is located within the Old Trafford Priority Regeneration Area and proposes to develop a site that has been vacant for a long period of time. It offers to bring forward a development of residential properties of a type of which there is a shortage in this area at a time when rates of house building are low.


15. In light of the above, there are no significant concerns in respect of the design of the properties or their wider impact on the street scene.


HIGHWAYS AND CAR PARKING


16. To meet the Council’s car parking standards for the development two off street parking spaces are required for each of the dwellinghouses and one for each of the apartments. Full assessment of the parking arrangements will be outlined in the Additional Information Report. 


DEVELOPER CONTRIBUTIONS


17. Financial contributions are required for the scheme for affordable housing, highway infrastructure provision, public transport, children’s playspace, outdoor sports facilities and Red Rose Forest. Precise details of the contributions will be outlined in the Additional Information Report.

CONCLUSION


18. The application is for planning permission for 27 dwellinghouses and 4 apartments. The proposal will redevelop a previously developed site in a Priority Regeneration Area, providing a type of property of which there is a shortage in Old Trafford. It is to be laid out in such a way that there will be no loss of residential amenity to either the future occupants or the occupants of the existing surrounding properties and off street parking has been provided for each unit. The modern design of the units is considered acceptable in this area and the overall massing and layout of the site reflects the overall character of the area. The development provides an opportunity for the redevelopment of a site that has remained vacant for a number of years in a time when economic development in this part of the Borough is scarce.


RECOMMENDATION: 


MINDED TO GRANT subject to the legal agreement and conditions set out below;


A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and as such a legal agreement be entered into to secure a financial contribution towards affordable housing, highway infrastructure provision, public transport, children’s playspace, outdoor sports facilities and Red Rose Forest;

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

1.    Standard Time Limit


2.    Material Samples


3.    Details of all boundary treatments to be submitted


4.    Details of colour finish to railings to be submitted


5.    Details of roller shutter garage doors to be submitted


6.    Scheme of works for the installation of external lighting to footpaths


7.    Landscaping Scheme


8.    Landscaping Maintenance Scheme


9.    All accesses and parking areas are to be laid out and retained.


10.    Permeable materials to be used on all hard surfaces


11.    Standard contaminated land condition


12.    Removal of PD rights


13.    Details of refuse storage


14.    Details of scheme of security measures restricting access to public open   space.


15. Compliance with plans


RM
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		WARD: Bucklow St. Martin’s

		76093/O/2010




		DEPARTURE: No





		OUTLINE APPLICATION SEEKING PERMISSION FOR ACCESS, LAYOUT AND SCALE WITH ALL OTHER MATTERS RESERVED FOR THE ERECTION OF 4 NO. 2 BEDROOM SELF CONTAINED APARTMENTS AND ASSOCIATED CAR PARKING AFTER DEMOLITION OF THE EXISTING BUILDING.






		Former Post Office, Manchester Road, Carrington






		APPLICANT:  Miss J Durant






		AGENT: EBR Designs






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT
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SITE


The site comprises of a two storey detached property dating originally from the late 18th/early 19th century. It has been extended and altered over time but been vacant for some time and has been allowed to fall into a state of significant disrepair. Its last known use was that of a post office with a residential unit at first floor. To the rear it benefits from a long, narrow rear garden sloping down towards the River Mersey whilst it is also set slightly back from Manchester Road itself. Immediately adjoining to the east is the access road to the former abattoir to the rear of the site beyond which is the Windmill Inn Public House. To the West is a row of two storey residential properties dating from the 1930’s.


PROPOSAL


Outline planning permission is sought for the demolition the existing building on site and the erection a development of four two bedroom apartments with matters relating to access, layout and scale to be determined and all other matters reserved.


The applicant has submitted an indicative plan layout and elevations to demonstrate how the site could be laid out and how the properties could be designed in order to demonstrate that the site will work. The plan shows the new building sitting on roughly the same footprint as the existing building on site, projecting slightly further back into the plot to the rear. One car parking space per unit is to be provided on the frontage with a large private parcel of land to the rear to be given over to amenity space. 


THE DEVELOPMENT PLAN


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

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


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


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


On 11th November, DCLG sent a letter to all local planning authorities in England advising them that they should still have regard to the secretary of state's letter dated 27 May 2010 (as to the intention to revoke Regional Strategies) as a material consideration in any decisions they are currently taking. 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


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Uses and Infrastructure


L4 – Regional Housing Provision


MCR3 – Southern Part of the Manchester City Region

PROPOSALS MAP NOTATION 


No notation

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


A1 – Priority Regeneration Area


H2 – location and Phasing of New Development


H4 – Release of Other Land for Development


D1 – All New Development


D2 – Vehicle Parking


D3 – New Residential Development

RELEVANT PLANNING HISTORY

H/71250 – Erection of a two storey detached property with A1 shop at ground floor and residential above after demolition of existing. Withdrawn 23 June 2009


74273/FULL/2009 - Erection of a two storey detached property with A1 shop at ground floor and single residential flat above after demolition of existing. Re-submission of H/71250. Approved with conditions 19 April 2010


APPLICANT’S SUBMISSION 


The applicant has submitted an indicative site layout plan and elevations supported by a Planning Statement incorporating the Design and Access Statement stating the following;


· The existing building is not fit for occupation and the site and immediate surroundings will benefit greatly from a scheme of redevelopment.


· The proposal, whilst outline, has regard to the style of the new properties currently under construction close by on Manchester Road.


· All access will be from Manchester Road.


CONSULTATIONS


Local Highways Authority – No objection

Pollution and Licensing - No objection subject to a condition requiring an investigation into contamination on the site.


Drainage – No objection in principle but would note that the proposal sits over an existing culvert that will need to be addressed prior to any approval of planning permission.


Environment Agency - No objection but draws attention to the existence of a culvert passing through the site that will need to be addressed to the satisfaction of the Local Planning Authority.


Greater Manchester Ecology Unit – Comments to be included in the Additional Information Report.

REPRESENTATIONS


None received.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes the development of 4 no. two bedroom residential apartments on a site located in the Southern Area of the Manchester City Region as designated by the Regional Spatial Strategy 2008 and must therefore be assessed against Policy MCR3. It is considered to be acceptable in housing land supply terms as it is to be located on previously developed land, and is well served by public transport being on a main bus route. 


2. Furthermore, the application site also lies within the Partington Priority Regeneration Area as identified by UDP Area Policy A1 within which Proposal H11 of the UDP indicates that within this area, action will be taken to improve the quality and safety of the housing stock and promote business and community facility development. The creation of new dwelling units on an in-fill site would be consistent with the regeneration policy framework of the UDP. It is therefore considered that the proposed development, located in a sustainable, public transport accessible location within one of the Council’s Priority Regeneration Areas would be consistent with and beneficial to the development and regeneration policy aspirations of the development plan.


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

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


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


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


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


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


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


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


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


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 development proposal for replacement building containing four residential units would have a significant adverse impact on the Council’s ability to meet the development aspirations set out in the adopted or emerging elements of the development plan or those set out in revised PPS3. 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 or not a significant adverse impact will result.


8. In respect of the issues of greenfield land, the area of the site within which the proposal located is currently occupied for the most part by the existing building and its apron to the front. However, being wider than the existing and set further back into the plot, part of the development will sit within the existing rear garden and as such will be partially sited on greenfield land. Although this accounts for approximately 40% of the development, the building is small in relation to the size of the site as is the area of greenfield land to be occupied as part of the development. Of a site area measuring 1300m2, the proposal occupies a foot print of 293m2 (including car parking area) with approximately 97m2 being located on greenfield land. In light of the above, it is not considered the development have any demonstrable impact on the greenfield element of the site which will for the most part be retained. As such, there are no concerns in this regard

9. It is therefore considered that, even if this proposal is classed as greenfield garden land development, there is no objection in policy terms to the development of two replacement dwellings in this location.


RESIDENTIAL AMENITY


10. The proposal is to be sited on a slightly larger foot print than the existing, measuring 10.8m x 12.2m compared with 8m x 12m and will have a similar height and massing to the building that is to be removed albeit set slightly further back into the plot. The existing property has a height of 7.4m to the ridge and 5.4m to the eaves on its frontage and due to the land sloping away, it has a height of 7.4m to the eaves of the flat roof extension to the rear shown on the indicative elevational drawings. The replacement building is to be similar in height being 7.6m high to the ridge and 4.8m to the eaves. At present the land falls away to the rear of the existing property resulting in a taller elevation to the rear, however this is to be amended with the proposed development building built on a level reflecting that of the existing frontage of the property and the adjacent residential properties.

11. Being similar in size to the existing building, the impacts on residential amenity are likely to be low. There is a residential property immediately adjoining to the west that has a window on its east elevation facing the site. Whilst it is noted that there may be some overshadowing to this window as a result of this proposal, it is not considered that this will be to any degree that would prejudice the amenity of the occupants of this property. Furthermore, this window is obscurely glazed and serves a staircase and as such, the impact is not considered as significant as if it were a habitable room. There are no windows on the side elevation of the Windmill Inn.


12. The proposal is to sit further back in the site than the existing building, 4.4m beyond the rear wall of the adjacent property. However, given that a gap of 3m is to be retained between the two properties, the size and siting of the proposal are such that it will not result in any loss of amenity from overshadowing, loss of outlook or being overbearing to the occupants of no.52.


13. There is a large area of private amenity space to the rear giving an area of approximately 1100m2 for the occupants of the four apartments, a level of provision significantly exceeding the minimum 18m2 normally required for each unit on site. As such, there are no concerns in this regard.

14. Taking account of the above, it is considered to have been sufficiently demonstrated that a development of four apartments on this site can be sited and laid out in such a way that they will not harm the amenity of future occupants or the occupants of neighbouring properties.


SCALE


15. Comments on the external appearance of the building are limited as the applicant has applied for these matters to be reserved although they are applying for scale to assessed. However, the footprint and massing of the properties shown on the plan along with the supporting information indicate they would be reflective of the size and dimensions of the other properties in the surrounding area and could be laid out in such away that would be characteristic of the surrounding street scene. An indicative elevation has been provided of what the building could look like.


16. The indicative elevations indicate that the building has been designed to reflect the style and design of the recently completed development on the nearby site at Maypole Close further along Manchester Road. Set on a main road corridor and adjacent to the Windmill Public House which is a non-designated heritage asset, it is considered that a higher quality of design should be sought.


HIGHWAYS AND CAR PARKING


17. To meet the Council’s car parking standards for two bedroom properties, one off street car parking space for each property would normally be required. The applicant has provided a site plan showing four car parking spaces to the front of the property. The spaces have been laid out in such a way that they are all accessible and meet the minimum dimension standards, however the information submitted indicates that the frontage will be hardsurfaced with its appearance softened with the use of landscaping to the front and west side boundaries. Whilst it has been clearly demonstrated that the required car parking may be accommodated on the site, it is recommended a condition be added requiring the submission of a detailed layout as part of any reserved matters scheme that addresses the issue of car parking and landscaping.


BATS


18. The proposal involves the demolition of a derelict building and as such may provide a habitat for bats. The applicant has submitted a bat survey that has been undertaken by a licensed and experienced bat consultant.


19. The survey found the building had a low probability to support bats but makes a precautionary recommendation. As such, a condition should be attached requiring  that immediately prior to demolition, a further survey be undertaken to determine if bats are present using the methodology as outlined by the bat report. If any trees on site are to be felled, a bat survey should also be undertaken on these at the same time.


OTHER MATTERS


20. A culverted watercourse runs under the site and is likely to be affected by the proposal. This will either need to be diverted or the building constructed in such a way to prevent the culvert collapsing. There are several technical solutions that may be adopted and as such it is recommended by way of a condition the applicant be required to submit a scheme of works for the treatment of the culvert prior to the commencement of development.


DEVELOPER CONTRIBUTIONS


21. The site is within an area of deficiency in children’s play space and outdoor sports provision and therefore the proposal requires a financial contribution towards open space and outdoor sports provision.  The relevant contribution in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ would be a commuted sum of £6,947.62 split between a contribution of £4,614.19 for open space and £2,333.43 for outdoor sports provision.

22. The proposal also requires a contribution towards the Red Rose Forest.  This is in accordance with Proposal ENV16 of the UDP and the Council’s Supplementary Planning Guidance ‘Developer Contributions Towards Red Rose Forest’.  The Revised UDP states that in considering development proposals throughout the Borough, the Council will impose planning conditions or negotiate planning obligations with applicants to secure the planting of trees, hedges and woodlands in a way that is fairly and reasonably related in scale and kind to the proposed development.  The total contribution for a development of this scale should be 4 trees.  If the applicant is unable to provide these trees on site, a financial contribution of £310 per tree not provided is required. If no trees are provided on site, the total contribution would be £1,240.

23. The trigger for affordable housing in the Revised UDP is 25 dwellings and given this proposal falls short of this number, there is no requirement for a financial contribution in this regard. The other financial contributions will form part of the S106 obligation.

CONCLUSION


24. The application is for outline planning permission for four residential units. The proposal will remove what is currently a vacant property that has been allowed to fall into a state of disrepair. The applicant has submitted supporting information demonstrating how the units are to be orientated on the site without prejudicing the residential amenity of the surrounding or future occupants whilst also following the broad character and form of the surrounding properties and streets. Sufficient off street parking can be provided for all properties where required and the units themselves can be designed in such a way that they will not appear as out of character with the surrounding area.


RECOMMENDATION: 


MINDED TO GRANT subject to the legal agreement and conditions set out below;


A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and as such a legal agreement be entered into to secure a financial contribution of £8,187.62 to be split as follows;


(i) a contribution to children’s play space and outdoor sports provision of £6,947.62 split between a contribution of £4,614.19 for open space and £2,333.43 for outdoor sports in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’.


(ii) a contribution to the Red Rose Forest of £1,240 towards tree planting in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’, less £310 for each tree planted on the site as part of an approved landscaping scheme.


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

1.
 
Standard outline time limit


2. 
Time limit for submission of reserved matters


3. 
Material Samples


4.
 
Landscaping scheme

5. 
Landscaping management scheme

6.
 
Details of all boundary treatments

7.  
Details of bin storage areas

8.  
Notwithstanding the submitted layout, a car parking layout showing four off street car spaces and landscaping shall be submitted and approved.


9.  
Standard contamination condition


10.      Before the development is commenced, a scheme of works for the treatment of the culvert on the site shall be submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with the approved scheme and maintained as such thereafter unless otherwise agreed in writing with the Local Planning Authority. For the avoidance of doubt, the scheme shall include either;


a. provision for the re-siting of the culvert so it does not pass under the building hereby approved on site or; 


b. the installation of a new pipe or conduit of a similar cross-sectional or of similar hydraulic characteristics to the existing culvert being built into the foundation design of the building hereby approved incorporating a means of access for maintenance adjacent to the north and south elevations. 

11.           Compliance with plans.


12.           Recommendations of Bat Survey


RM
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		WARD: Altrincham

		76468/VAR/2011




		DEPARTURE: No





		APPLICATION FOR MINOR MATERIAL AMENDMENTS TO PLANNING APPROVAL 75462/FULL/2010  (ERECTION OF 12 DWELLINGS), TO INCLUDE PITCHED ROOFS TO GARAGES AT PLOTS 3 AND 7; ADDITIONAL FIRST FLOOR WINDOW IN REAR ELEVATION OF PLOTS 1 AND 2; OMISSION OF GROUND FLOOR WINDOWS FROM SIDE ELEVATION OF PLOTS 2 AND 8; AMENDMENT TO DORMER WINDOWS TO REAR ELEVATION OF PLOTS 3,7, 10, 11 AND 12 TO INCLUDE OBSCURE GLASS IN LIEU OF 'FALSE WINDOW'; ADDITIONAL ROOFLIGHTS TO REAR ELEVATION OF PLOTS 10, 11 AND 12; AND WALL TO FRONTAGE OF PLOT 12 AMENDED TO RAILINGS.






		Former Adult Training Centre, Albert Place, Altrincham






		APPLICANT:  Arley Homes North West Limited






		AGENT: None





		RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT
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SITE


The application site is located on the north west side of Albert Place to the north west of Altrincham town centre.  Planning permission for 12 dwellings was granted in October 2010 and these are currently under construction. 


The site is L-shaped and extends to approximately 0.39ha. There is an existing vehicular access from Albert Place into the site which is to serve the development. The site is generally open from Albert Place and there are mature trees and vegetation along both the side boundaries (with the exception of the boundary adjacent to dwellings on High Bank along the front part of the site). 

The area is predominantly residential in character although there are a number of non-residential uses nearby, including Altrincham C. E. Aided Primary School directly to the rear of the site and to the north east side is a disused bowling green to the front part, behind which are a single storey Church Hall and St. George’s Vicarage. On the opposite side of Albert Place is a large detached property (the ASE Club). To the south west side of the site there are two storey detached dwellings, on High Bank toward the front part of the site and on Sylvan Grove alongside the rear part of the site.  


PROPOSAL


This application seeks to amend Condition 2 of planning permission ref. 75462/FULL/2010 (erection of 12 dwellings with associated garages, car parking and landscaping arrangements), in order to permit the following changes to the approved development:


· pitched roofs to garages at plots 3 and 7


· additional first floor window in rear elevation of Plots 1 and 2


· omission of ground floor windows from side elevation at Plots 2 and 8


· amendment to dormer windows to rear elevation of Plots 3,7, 10, 11 and 12 to include obscure glass in lieu of 'false window'


· additional rooflights to rear elevation of Plots 10, 11 and 12.


· wall to frontage of Plot 12 amended to railings.


The applicant has also submitted an amended plan relating to a second floor window in the side elevation of plot 1 which indicates this would be obscure glazed but not fixed shut. Condition 9 of the original permission requires this window to be “fixed shut in perpetuity and/or fitted with and thereafter retained at all times in obscure glazing”.


REVISED TRAFFORD UDP


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


L4 – Regional Housing Provision


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION 


None (Adjacent to Conservation Area)


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


D1 – All New Development  


D2 – Vehicle Parking


D3 – Residential Development


RELEVANT PLANNING HISTORY


75462/FULL/2010 – Erection of 12 dwellings (5 detached, 4 semi detached and 3 townhouses) with associated garages, car parking and landscaping arrangements. Approved 21/10/10


76037/NMA/2010 - Application for non-material amendment following grant of planning permission 75462/FULL/2010 (erection of 12 dwellings), to allow minor amendments to the approved elevations. Approved 23/12/10


CONSULTATIONS


LHA – No objections


REPRESENTATIONS

None received


OBSERVATIONS


Pitched roofs to garages at plots 3 and 7:

1.
The approved scheme includes hipped roofs to these two detached double garages and permission is now sought to change these to pitched roofs. In design terms a gabled roof is considered acceptable as this reflects the roof shape of the dwellings within the development. 

2.
With regards to impact on the neighbouring dwellings, although the footprint and overall height of the garages would be the same as previously approved, a gabled roof would increase the overall massing compared to a hipped roof. In relation to Redcot to the rear of plot 3, the garage would be 4.5m from its rear boundary and 4.5m high to the ridge. There are trees and hedges along the boundary to a similar height that would obscure the bulk of the garage and it is considered the additional massing compared to a hipped roof would not be unduly obtrusive from the rear windows or garden of Redcot.  In relation to The Vicarage on the north east side of the site, the garage at plot 7 would be close to the shared boundary (approx 750mm) but 21m from the vicarage itself a there are trees and hedges along the boundary that would obscure the bulk of the garage.

Additional first floor window to rear elevation of Plots 1 and 2:

3.
Plots 1 and 2 are two storey semi-detached dwellings which back on to two detached houses on Sylvan Grove; The Croft and Redcot. The approved plans for these dwellings include one first floor window to the centre of the rear elevation which would serve a lounge in plot 1 and bedroom in plot 2; it is now proposed to replace these windows with two windows. 


4.
The proposed windows would be 13m from the rear boundary of two properties on Sylvan Grove - The Croft and Redcot - which complies with the 10.5m guideline set out in the Council’s guidelines for new residential development and ensures there would be no loss of privacy to the rear gardens of these properties. 


5.
In relation to the rear elevation of The Croft which is directly to the rear, the windows in plot 1 would retain 19m to the nearest part of that dwelling and 22.5m to its main rear elevation. This partly complies with the 21m guideline set out in the Council’s guidelines but falls short of the guideline in relation to the ground floor of The Croft.  However, there is a high hedge along the full length of this boundary and a mature tree to the rear that would screen views from the windows towards The Croft and given that a window at this proximity was found to be acceptable previously it is considered an additional window to the same room would not result in undue loss of privacy to The Croft.


6.
The overall appearance of the rear elevation would not be significantly altered and the two windows are the same size and style as those approved to the front elevation and in proportion with the dwelling.


Omission of ground floor windows from side elevation of Plots 2 and 8:

7.
The approved plans include a ground floor window to the side elevation of both these properties (serving a WC). The removal of these windows would not materially affect the appearance of the dwelling and the resulting side elevation is considered acceptable.


Amendment to dormer windows to rear elevation of Plots 3, 7, 10, 11 and 12 to include obscure glass in lieu of 'false window':

8.
The approved plans include dormer windows to the rear elevations of these dwellings which were indicated as ‘false windows’ i.e. without actual glazing. It is now proposed to provide obscure glass to these windows, all of which serve bathrooms on the second floor. In terms of design and appearance the difference between the approved and proposed windows would be negligible whilst in terms of potential overlooking of adjacent property, it is considered that obscure glazing will ensure the windows would not result in any undue loss of privacy - a condition can be attached to any permission requiring obscure glazing of a sufficient standard.


Additional rooflights to rear elevation of Plots 10, 11 and 12:

9.
Plots 10, 11 and 12 are 2 storey detached dwellings with accommodation also in the roofspace and the approved plans include a dormer window to each rear elevation. It is now proposed to install two rooflights to the rear of each dwelling, one to each side of the dormer window. Given the height of the rooflights relative to floor level they would not result in overlooking of properties behind (which in the case of plots 10 and 11 is the bowling green and in the case of plot 12 is the rear of plot 11). The rooflights are relatively small in size and the overall appearance of the rear elevation would not be significantly altered and is considered acceptable.


Wall to frontage of Plot 12 amended to railings:

10.
Plot 12 is a detached dwelling at the entrance to the site and the approved plans indicated a 1.2m high wall to the front boundary of the site and the front corner. It is now proposed to erect 900mm high steel railings to this boundary, painted black. At this height the railings would not be overly dominant in the street scene and it is considered railings of this height, design and material would be appropriate to the location, which adjoins the Old Market Place Conservation Area.


Clarification of window to plot 1:

11.
The applicant has also submitted a plan relating to the second floor window in the side elevation of plot 1. Condition 9 of the original permission requires this window, which would serve a landing, to be “fixed shut in perpetuity and/or fitted with and thereafter retained at all times in obscure glazing”. The applicant has stated that they intend to install a window that would be obscure glazed but not fixed shut. This would comply with the above condition given that it requires the window to be either fixed shut or obscure glazed and not necessarily both.


Conclusion


12.
The proposed amendments are considered acceptable in terms of design and impact on residential amenity and it is recommended permission be granted. As this permission will effectively replace the original planning permission it is necessary that it is subject to the same conditions as previously attached and also for a Deed of Variation to be prepared to cover the same obligations as the previously approved Section 106 Agreement.

RECOMMENDATION

MINDED TO GRANT, subject to:


A) That the application will propose a satisfactory development for the site upon the completion of a Deed of Variation to the previously approved legal agreement relating to planning permission 75462/FULL/2010 and that such a Deed of Variation be entered into;

B) The following conditions:


1. Standard 3 year time limit.

2. List of Approved Plans.

3. Materials to be submitted and approved.

4. Tree Protection Scheme.

5. Landscape scheme, including details of hard and soft landscaping and boundary treatment.

6. Submission of details for surface water and foul drainage.

7. Removal of permitted development rights for extensions, dormer windows, garages and other outbuildings and hard surfaces.


8. Retention of garages for car parking.

9. Prior to the first occupation of the dwellings hereby permitted the following windows shall be fitted with and thereafter retained at all times in obscure glazing (which shall have an obscurity rating of not less than 4 in the Pilkington Glass Range or an equivalent obscurity rating and range):


· second floor window in the south-east facing side elevation of plot 1;


· second floor dormer windows in north west facing rear elevations of plots 3 and  7;


· second floor dormer windows in the north-east facing rear elevations of plots 10 and 11;


· second floor dormer window in the north-west facing rear elevation of plot 12.

10. Contamination land Phase 1 report and, if necessary, further investigation, risk assessment and remediation. 
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		76514/FULL/2011
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		CONVERSION OF OUTBUILDING INTO A DWELLING, INCLUDING SINGLE STOREY FRONT EXTENSION, ALTERATIONS TO EXISTING WINDOW AND DOOR OPENINGS AND INSTALLATION OF ROOFLIGHTS.






		Warburton Nurseries, Dunham Road, Warburton






		APPLICANT:  Mr C. Blundell






		AGENT: Randle White Ltd.





		RECOMMENDATION: GRANT










SITE


The application relates to a detached former barn situated within open countryside on the south side of Dunham Road to the east of Warburton village. The site and its surroundings are within the Green Belt. 

The building is of brick construction with a clay tiled roof and wooden doors and loft openings. The age of the building is unknown for certain but a building in this position appears on the Tithe Map of 1836-51. The current use of the building is unclear from the information provided – the building lies outside the residential curtilage of the existing dwelling on the site, although given its proximity it may have been used for storage in connection with this dwelling and/or in connection with the former nursery use.

To the rear there are a number of buildings in poor condition associated with a former nursery business at the site and an area of hardstanding. To the east side of the property there is a two storey Victorian dwelling which is currently vacant. Beyond the boundaries of the former nursery there are fields in either agricultural use or which are used for grazing horses.

PROPOSAL


Permission is sought for conversion of the building into a dwelling, including a single storey front extension, alterations to existing window and door openings and installation of rooflights. The proposed extension would project 1m from the building and for a width of 2.9m. Although described as a front extension, the front of the proposed dwelling would be its south west elevation facing the rear of the site and not Dunham Road. The proposed accommodation includes a kitchen and living room on the ground floor and two bedrooms and a bathroom on the first floor.


The proposals include retention of the existing access into the site and formation of a new parking area (2 spaces) to the front of the property with space also for turning. At the rear of the building, an area of hardstanding is to be soft landscaped/grassed.

DEVELOPMENT PLAN
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SITE


The application relates to a detached former barn situated within open countryside on the south side of Dunham Road to the east of Warburton village. The site and its surroundings are within the Green Belt. 


The building is of brick construction with a clay tiled roof and wooden doors and loft openings. The age of the building is unknown for certain but a building in this position appears on the Tithe Map of 1836-51. The current use of the building is unclear from the information provided – the building lies outside the residential curtilage of the existing dwelling on the site, although given its proximity it may have been used for storage in connection with this dwelling and/or in connection with the former nursery use.


To the rear there are a number of buildings in poor condition associated with a former nursery business at the site and an area of hardstanding. To the east side of the property there is a two storey Victorian dwelling which is currently vacant. Beyond the boundaries of the former nursery there are fields in either agricultural use or which are used for grazing horses.

PROPOSAL


Permission is sought for conversion of the building into a dwelling, including a single storey front extension, alterations to existing window and door openings and installation of rooflights. The proposed extension would project 1m from the building and for a width of 2.9m. Although described as a front extension, the front of the proposed dwelling would be its south west elevation facing the rear of the site and not Dunham Road. The proposed accommodation includes a kitchen and living room on the ground floor and two bedrooms and a bathroom on the first floor.


The proposals include retention of the existing access into the site and formation of a new parking area (2 spaces) to the front of the property with space also for turning. At the rear of the building, an area of hardstanding is to be soft landscaped/grassed.


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


RDF4 – Green Belts


L4 – Regional Housing Provision


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the Manchester City Region


REVISED TRAFFORD UDP


PROPOSALS MAP NOTATION 


Green Belt


Area of Landscape Protection


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting


ENV17 - Areas of Landscape Protection


H1 – Land Release for Development


H4 – Housing Development


OSR9 – Open Space in New Housing Development


C4 – Green Belt


C5 – Development in the Green Belt


C6 – Building Conversions in the Green Belt


C7 – Extensions to buildings in the Green Belt


D1 – All New Development  


D2 – Vehicle Parking


D3 – Residential Development


RELEVANT PLANNING HISTORY


H/56969 - Erection of part two-storey and part single-storey rear extension for additional living accommodation. Application withdrawn 01/08/03


H/57728 - Demolition of dilapidated agricultural outbuildings on western side of site to be replaced by agricultural building to be used for the storage and repair of agricultural/horticultural machinery. Application withdrawn 27/01/04


H/58791 - Conversion of barn to dwelling house with entrance extension. Refused 09/09/04 and Appeal Dismissed 19/05/05

76436/CLOPD/2011 - Application for a Lawful Development Certificate for the proposed erection of part two storey and part single storey rear extensions and single storey side extensions to the existing dwelling. Approved 12/04/11


APPLICANT’S SUBMISSION 


A Design and Access Statement has been submitted and makes the following conclusions:


The proposal satisfies both local and national policy requirements, as the new dwelling no longer contravenes Trafford MBC housing supply demands and has been designed such as not to impose on any way on the existing house.


The submitted plans demonstrate it is possible to create a replacement dwelling, which is both well considered and viable. In addition the proposed development can make a positive contribution to Dunham Road without adversely affecting the amenity of neighbouring properties.


CONSULTATIONS


LHA – Comment that to meet the Councils car parking standards the provision of two car parking spaces are required; the originally submitted plans proposals include two car parking spaces although the aisle width in the arrangement shown doesn’t meet standards. The plans have since been amended to comply with standards and the further comments of the LHA will be reported in the Additional Information Report.


Warburton Parish Council – Comment that this is an unsuitable development. It appears to be too small and extremely close to the second premises and therefore could create future problems. Due to the size of the development and the fact that it is out of place, the Parish Council would not support the application.


Greater Manchester Ecology Unit – No objections to the development on nature conservation grounds. Comment that the bat survey has been conducted by a suitably qualified consultant and to appropriate standards and there is no reason to disagree with the conclusions of the survey report; that is, that the proposed development is unlikely to affect bats. GMEU holds no records of barn owls for this area, and the building to be converted does not have high potential to support barn owls.


Pollution and Licensing – It is understood that the application site borders a site which was previously commercial in nature.  The commercial aspect of the adjoining site is currently vacant and dilapidated and there are no proposals for this use to continue in the forseeable future.  This Section does not therefore have any objections to the above planning application.


Highways – No comment


Drainage – The Developer should consider a Sustainable Urban Drainage (SUDs) / disposal at source solution to dealing with surface water run off arising from this development.


Street Lighting – No comment


Public Rights of Way – No comment


REPRESENTATIONS


None received


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.
National planning guidance in PPG2: Green Belts states that, with suitable safeguards, the re-use of existing buildings in the Green Belt should not prejudice the openness of Green Belts since the buildings are already there. It advises that the re-use of buildings is not inappropriate development providing:



(a)   it does not have materially greater impact than the present use on the openness of the Green Belt or the purposes of including land in it;



(b)   strict control is exercised over any extension and any associated uses of land surrounding the building;



(c)   the building is of permanent and substantial construction and capable of conversion without major or complete reconstruction;



(d)   the form, bulk and general design of the building is in keeping with its surroundings.


Further guidance is provided at Annex D of PPG2 (at D3) which recognises that residential conversions in the Green Belt can often have detrimental effects on the fabric and character of historic farm buildings and states that it is important to ensure that the new use is sympathetic to the rural character.


 


Proposal C6 of the Trafford UDP reflects this advice and states that the change of use of buildings in the Green Belt will normally be permitted subject to these criteria. Proposals D1 and D6 would also be of relevance and require new development to have acceptable impact on the character of the surrounding area.


 


2.
A previous application for conversion of the barn to a dwelling was refused and an appeal dismissed in 2005 for two reasons: 1) it would constitute inappropriate development in the Green Belt and 2) it would contribute to an oversupply of housing land. With regards to the Green Belt issue, the Inspector commented that the barn is a substantial building and accepted it could be converted without major reconstruction. It was accepted that a small extension and a number of additional openings in the roof would not have a material impact on the openness of the Green Belt. However, the proposed curtilage was considered unacceptable in Green Belt terms, with the Inspector commenting as follows:


“the domestic curtilage of the property would be extensive and include an area which is currently a field, together with an area which is currently occupied by greenhouses. The latter would be hard surfaced for car parking and a hedge would be planted between the appeal property and the neighbouring house. I agree with the Council that the incorporation of this land into the curtilage of a residential property, the formation of a boundary around it, the provision of hardstanding and the use of the area for domestic purposes would impact on the openness of the Green Belt”.


3.
Having regard to the above, the principle of conversion of the barn to residential use is considered acceptable, subject to the alterations necessary to convert the building being sympathetic to its character and the impact of the proposed domestic curtilage on the openness of the Green Belt, particularly in terms of its size, any new boundary treatment and areas of hardstanding.

IMPACT ON GREEN BELT


4.
Guidance at paragraph 3.8 of PPG2 and Proposal C6 of the UDP state that the form, bulk and general design of the building should be in keeping with the surroundings and respect both local building styles and materials and the form and detailing of the existing building. Proposal C7 states rebuilding or extending buildings in a manner or to an extent which significantly affects their character or increases their impact on the Green Belt will normally not be permitted. The existing building is a simple former agricultural building, the character of which derives from its modest size, traditional materials of construction and its simple rectangular form with single pitched roof covering. 


5.
The proposed conversion seeks to retain the building with minimal additions and interventions, with the only significant changes being a single storey extension to the front, minor alterations to the existing window and door openings and installation of rooflights. The proposed extension is relatively modest in size, being single storey and with a footprint of only 1m x 2.9m, and it is considered this would not significantly affect the character of the building nor increase its impact on the Green Belt. In terms of Green Belt policy for house extensions, the proposal is considered a limited extension and would not be a disproportionate addition over and above the size of the original building.

6.
The proposed windows and doors would all be installed within existing openings (with the exception of the rooflights), ensuring minimal intervention to the original building. The new windows would be timber which is appropriate for a former agricultural building and will retain its character.

7.
The proposed residential curtilage comprises the land between the front of the building and the road, the existing hardstanding to the rear of the building (which is to be grassed over) and land to the side extending 3m from the building.  This is significantly less than the extent of curtilage proposed in the previously refused application which included land which is currently a field to the side of the building and an area occupied by greenhouses to the rear. The application proposal does not include these areas and it is considered the proposed curtilage is both proportionate and reasonable for the size of the dwelling and would not significantly impact on the openness of the Green Belt.

8.
It is recommended any permission is subject to a condition removing permitted development rights for extensions and alterations to the building, the erection of outbuildings and hard surfaces in order to ensure such further development does not harm the openness of the Green Belt.


IMPACT ON RESIDENTIAL AMENITY


9.
The only other residential property in the immediate vicinity is the existing dwelling at Warburton Nurseries to the east of the site. This dwelling is approximately 9m from the barn and is set further forward.  The proposed conversion includes a first floor window to a bedroom in the east side elevation in the position of an existing opening that would afford a view over the rear garden of the adjacent dwelling. This window would be 4m from the shared boundary and therefore falls short of the distance recommended in the Council’s guidelines for new residential development which is 10.5m from main windows to private rear garden areas.  However, the view over part of the garden would to some extent be obscured by the existing outbuilding in the garden of the adjacent dwelling. Furthermore the proposed window is indicated as being obscure glazed to maintain privacy between the two dwellings and as this bedroom would also have a rooflight that affords outlook it would be acceptable for this window to be obscure glazed.   It is also relevant to give weight to the fact that this window makes use of an existing opening, which will help retain the character of the building. 

ACCESS AND CAR PARKING


10.
There is an existing vehicular access to the property (separate from the access to the existing dwelling) from Dunham Road which is to be retained to serve the development and a parking/turning area provided to the front of the building. Two car parking spaces are provided. This level of provision is in accordance with the Council’s car parking standards and the layout has been amended in accordance with the LHA comments to ensure a sufficient aisle width.

IMPACT ON BATS


11.
A Bat Report has been submitted following a daytime survey in April 2011 which found no evidence to suggest that bats roost, or have ever roosted in the barn and potential is somewhat limited. The immediate area is expected to attract some foraging/commuting bats, particularly pipistrelles, but the habitat is considered to be less than optimal. GMEU advise that the bat survey has been conducted by a suitably qualified consultant and to appropriate standards and there is no reason to disagree with the conclusions of the survey report; that is, that the proposed development is unlikely to affect bats. GMEU also advise they hold no records of barn owls for this area, and the building to be converted does not have high potential to support barn owls.

DEVELOPER CONTRIBUTIONS


12.
The SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ applies to all new residential developments and the site is in an area of deficiency. No play space or sports facilities are to be provided within the proposed development; therefore a contribution to off-site provision would normally be required to comply with the SPG. Based on the rates set out in the SPG, a contribution of £1,701.21 would be required, with £1,153.55 toward open space provision and £547.66 toward outdoor sports facilities. 


13.
In accordance with the provisions of Proposal ENV16 of the Revised UDP and the SPG ‘Developer Contributions Towards Red Rose Forest’, the developer is required to make a contribution towards tree planting in the area. For residential development this is calculated at a rate of 3 trees per dwelling.   There is scope for this number of trees to be provided on site, which is preferred to tree planting off-site, and the applicant has confirmed that this would be acceptable. The requirement for the trees and approval of their location and species can be required as part of a landscape scheme condition.

14.
At it’s meeting of 14th January 2010 the Planning Committee resolved to temporarily suspend the requirement for s.106 contributions towards children’s play space and/or outdoor sports provision and/or Red Rose tree planting in respect of small residential schemes where these combined contributions would total less than £2,000. As the Red Rose Forest requirement is to be provided entirely on site and the play space/outdoor sports facilities contribution is below the £2,000 threshold, it is recommended that a s.106 contribution not be required for this development.


RECOMMENDATION

GRANT subject to the following conditions:


1.
Standard 3 year time limit.

2.
List of Approved Plans.

3.
Materials to be submitted and approved.

4.
Landscape scheme, including full details of existing and proposed levels, hard and soft landscaping, tree planting and boundary treatment.

5.
Provision and retention of 2 parking spaces.

6.
Obscure glazing to first floor bedroom window to side elevation.

7.
Development in accordance with recommendations of the Bat Survey.

8.
Removal of permitted development rights for extensions, doors and windows, balconies, dormer windows, garages and other outbuildings and hard surfaces.


9.
Curtilage of property as shown by red line on submitted plan
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SITE


The application site is approximately 1.4 hectares in area and fronts onto Mercury Way, off Barton Dock Road. To the north the site borders partly onto Cobalt Avenue and partly onto the rear and sides of existing office and industrial units that are accessed off Cobalt Avenue. To the east of the site lies the elevated Parkway dual carriageway, which is set on a higher level. To the west, on the opposite side of Mercury Way, is the yard and premises from which the applicant runs their main contractors business.


The application site was formerly part of a larger site that was occupied by Kratos Ltd. To the south-west is the site of the former Kratos office buildings, which have now been demolished. That land has until recently been used for the storage of materials in connection with the Media City development and part of it is now being used without permission as an extension of the application use. 


The application site is entirely open with no buildings and is surrounded by galvanised steel palisade fencing. There is a high hedge / shrubs to the front of this on much of the Mercury Way and Cobalt Avenue frontages. On the northern boundary with Cobalt Avenue and the adjacent industrial units, 4- 5m high bunds have been erected with 2m high acoustic fencing above this, in accordance with the previous temporary permission, H/67264, which was allowed at appeal in 2009. On the southern boundary of the site, there is a further bund of 3m in height, which was also required by that permission. The vehicular access to the site is off Mercury Way.


PROPOSAL


The application proposes the retention of the existing use for the recycling, re-grading and processing of and the storage and distribution of road construction materials for a further temporary period of twelve months. A temporary two year permission (H/67264) was previously granted at appeal on 25th February 2009 but this expired in February 2011. 


The materials that are processed at the site come from road construction projects and comprise inert highways and roadworks materials, largely kerbs, flags and tarmac, which are being reclaimed and recycled for further use. The raw materials are taken through a crushing, grading and screening process to produce stone of various sizes, which is a useable raw product for use in further road construction projects. There are two impact crushers, which crush the raw material and five screeners, which separate the raw material into the different sizes required. The use also includes the manufacture of foam base. 


Approximately a quarter of the end product is used by Hopkins in its own contracting work, which is the primary business and which is based at Unit 1 on the opposite side of Mercury Way. The rest of the material is sold to other contractors.


The application proposes hours of operation of 0800 to 1700, Monday to Friday.


The application is accompanied by a Planning Statement, a Landscape Report, a Dust Assessment, a Dust Management Scheme and a Noise Management Plan. 


REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with the Regional Spatial Strategy for the North West (RPG13), now forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION 


TCA1(b) – Trafford Centre and its Vicinity – Consolidation, Improvement, Modernisation


Special Health and Safety Development Control Sub Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


The relevant Policies and Proposals of the Plan are as follows: -


D1 – All New Development


D2 – Vehicle Parking


D4 – Industrial Development


D5 – Special Health and Safety Development Control Sub Area


D13 – Energy Considerations in New Development


WD1 – Sites for Waste Disposal


WD3 – Waste Treatment and Recycling


WD4 – Disposal Sites and Treatment Facilities


WD5 – Waste Disposal and Environmental Protection


WD7 – Waste Recycling Facilities


T6 – Land in Relation to Transport and Movement


TCA1 – The Trafford Centre and its Vicinity


E2 – Land for General Industrial Development


E5 – Hazardous and Bad Neighbour Industries


E8 – Development outside Main Industrial Areas


ENV20 – Control of Pollution


RELEVANT PLANNING HISTORY


This site


H/67264 – Retention of use for recycling / re-grading / processing and storage and distribution of road construction materials (including manufacture of foam base) for a temporary period of two years – Refused – 11th October 2007 – Planning and Enforcement Appeal – Allowed – 25th February 2009

H/CLD/64823 – Application for Certificate of Existing Lawful Use for B2 General Industrial Use in respect of the processing and manufacture of road construction materials - Refused - 8th January 2007


Adjacent land to north


H/UDC/30305 – Construction of a business park comprising 16 warehousing / office units with associated car parking and landscaping at land to rear of Kratos – Permitted – 31st October 1989


H/UDC/38284 – Erection of a new industrial unit with ancillary landscaping, car parking and vehicle circulation at Unit 15 Mercury Business Park – Permitted – 27th January 1994 


H/64722 – Erection of 8 industrial / warehouse units (Use Classes B1, B2 and / or B8) – Land off Mercury Way – Permitted – 23rd March 2006  


Appeal site and adjacent land to south 


H/OUT/70189 – Outline application for a maximum of 37870 square metres of office floorspace – Permitted – 20th March 2009 


Adjacent land to south


H/OUT/66496 – Outline application (including details of access) for demolition of existing buildings and erection of new 10,000 square metre office building (Use Class B1) – Permitted -28th May 2008


CONSULTATIONS


Traffic and Transportation: The LHA wishes to declare an interest in this application as the applicant is one of the long-term highway contractors used for highway works and has a contract with the Council in this respect.


The proposed use generates a substantial number of traffic movements at the Barton Dock Road / Mercury Way junction, which is busy particularly at peak times (including peak shopping periods at the Trafford Centre). However, the Traffic Impact Statement submitted in support of the previous application clearly indicated that the capacity of the Barton Dock Road / Mercury Way junction is not significantly affected by the traffic flows generated by this use. 


Strategic Planning and Developments: Comments incorporated into Observations section of the report.


Pollution and Licensing: All conditions relating to noise and dust control from the existing planning permission conditions should be retained, including: -


6. Any movement of any crushing plant within the site shall not take place during the main business hours 0900 to 1700, unless otherwise agreed in writing by the LPA

9. There shall be no open storage of materials within 5 m of any boundary of the site and the open storage of materials shall not exceed 3.5 m in height on any part of the site.


12. The retained operations shall be carried out in accordance with the agreed Dust Management Scheme (ref R1219-R01-v3 dated December 2008) or any amended Dust Management Scheme which may be agreed subsequently.


13. The retained operations shall be carried out in accordance with the agreed Noise Management Scheme (ref 20068.1 v2R dated January 2009) or any amended Noise Management Scheme which may be agreed subsequently.


 


An issue of mud and dirt building up on Mercury Way has been noted on occasions and difficult to clean effectively using road sweepers especially in wet weather.  An additional condition based on the recommendation in paragraph 9.9 of the AQ report dated February 2011 should be attached requiring the following:


 


A drained hard standing shall be prepared near the site exit.   All departing transport shall be inspected and cleaned as necessary to minimise the deposition of mud and dirt on Mercury Way.  A hose provided with a useable water supply shall be provided to facilitate the cleaning of the wheels and chassis of vehicles.


Environment Agency: No objections. This development will require an Environmental Permit under the Environmental Permitting Regulations 2010 from the Environment Agency, unless an exemption applies. 


The Duty of Care regulations for dealing with waste materials are applicable for any off-site movements of wastes. The developer as waste producer therefore has a duty of care to ensure all materials removed go to an appropriate licensed disposal site and all relevant documentation is completed and kept in line with regulations.


If any controlled waste is to be removed off site, the site operator must ensure a registered waste carrier is used to convey the waste material off site to a suitably authorised facility.



GM Police Design for Security: No objections


Greater Manchester Geological Unit: The Government’s policy on waste management is set out in the Waste Strategy for England 2007, which seeks to move waste up the waste hierarchy and away from the least preferred option of disposal to landfill. This waste facility diverts waste away from landfill in line with the waste hierarchy. The Government’s overall approach to planning and waste management is set out in Planning Policy Statement 10, Planning for Sustainable Waste Management (PPS10).


The Greater Manchester Joint Waste Development Plan Document (Waste Plan) was submitted to the Secretary of State on 28th February 2011. The Hearing into the Waste Plan is programmed for June 2011 and final adoption in early 2012. At this stage, significant weight should be attached to the Waste Plan when assessing proposals for waste management facilities. 


The proposed development lies within Area Allocation TR17 of Policy 5 Area Allocations of the Waste Plan, which in principle assumes a range of waste management uses would be broadly acceptable in this location apart from open waste facilities, which are unlikely to be suitable due to potentially adverse impact on surrounding uses.


Paragraph 29 of PPS10 states that when considering planning applications for waste management facilities, planning authorities should consider the likely impact on the local environment and on amenity. It is therefore vital to take into account the location of sensitive receptors. The primary concerns would be extending the adverse impacts of noise, dust and visual impact upon the surrounding uses. The Council’s Environmental Protection team will be able to advise whether prolonging these impacts is acceptable. The impacts should be considered against Development Plan policies, particularly WD5 – Waste Disposal and Environmental Protection of the UDP and Policy L7 – Design of the Core Strategy.


The need for this type of facility, which is helping to divert Greater Manchester’s waste away from landfill, in line with the Waste Strategy for England 2007, should be balanced against the adverse impacts being inflicted upon the surrounding land uses. The Waste Plan considers the Trafford Park area as unlikely to be suitable for this type of facility (open air).     


REPRESENTATIONS


Two letters of objection received, making the following comments: -


· The current operation is often undertaken in a dangerous manner with little regard for neighbouring business operations. The company are breaching planning conditions that were imposed in February 2009. The site is still causing major traffic problems by parking plant and equipment on the public highway with no traffic management in operation. Mercury Way is continually covered in mud, which causes a nuisance to other business users and is extremely hazardous in wet conditions. Dust and noise levels continue to be a major problem and, since the Media City holding area has ceased, the operations are now encroaching beyond the bunds towards Barton Dock Road. 


· The objector considers that there are still breaches of Health and Safety best practice occurring on a regular basis and it is requested that a full review of the operation is undertaken as part of the consideration of this application. Why, for instance, has a wheel wash facility not been provided? The application should be refused.


· No evidence has been provided to the Council, which confirms or otherwise, attempts being made for the use to be relocated to a site where the impact on surrounding land uses and property / vehicles is likely to be less problematic. The applicant’s Planning Statement indicates that a planning application for the alternative site will be submitted in March 2011. Has this now happened? Is the site within Trafford Borough? Is it suitable for such a uses and is permission likely to be granted? 


· On the evidence of the occupants of Mercury Park, it is clear that the existing use is harmful to neighbouring amenity, including business premises, the road and pavements and surrounding highway network and other property including cars. As a consequence, no temporary extension should be granted and enforcement action should be instigated against the use.


· Circular 11/95 identifies that a temporary permission would normally only be appropriate where the applicant proposes a development to be temporary or when a trial run is needed in order to assess the effect of the development on the area. The appeal inspector considered that the development would be acceptable, subject to the effective implementation of the conditions, and that, as the applicant had asked for a temporary consent, the application accorded with that guidance. The objector disputes the Inspector’s interpretation that the harm could be addressed by conditions. In practice, the conditions have not made the development acceptable in impact terms. As no evidence has been submitted in relation to efforts to relocate the business, the application should be refused. There is no guarantee that in another 12 months time there won’t be a further application for renewal. This approach is in direct conflict with Circular 11/95.


· The conditions which sought to make the use acceptable have been continually breached and are therefore ineffective. Condition 8 has been breached in the last two years as activities have occurred during the restricted hours. In relation to Condition 7, plant is continually parked / stored on the highway and the public footpath, which causes public health risks. Condition 9, restricting the storage of materials to a height of no more than 3.5m, has been breached, although this has ceased in the run up to the current application. Condition 12, which refers to dust management, is not having the desired effect as dust is still extremely problematic for neighbouring occupiers. The applicant’s Planning Statement concedes that an enforcement notice was served by the Council’s Environmental Protection Section last year.


· The Inspector considered that the harm from the development was outweighed by the benefits but, in fact the benefits are outweighed by the harm. Nearby businesses are seriously concerned about their viability if the new permission is granted, particularly given the concern that the applicant will simply seek to renew the permission again without any intention to relocate. In this respect, Policy EC10 of PPS4 requires that applications for economic development should be assessed against the impact on economic and physical regeneration.


· The use has expanded onto adjoining land outside the site where the appellant’s previous appeal was dismissed. This represents an intensification of the use, which impacts upon an even wider area. There has therefore been an increase in activity with more HGV’s using the local highway network. Enforcement action should be instigated against the use of this land if no application is forthcoming. The current application cannot be properly considered without also considering this unauthorised extension to the site. Has this been investigated and what action is being taken?


· Circular 11/95 states that a second temporary permission should not normally be granted and will only be justified where highway or redevelopment proposals have been postponed.  


OBSERVATIONS


INTRODUCTION


1. According to the applicant, the use has been operating on the application site since approximately March 1999. Complaints were first received by the Council’s Planning Enforcement Section in 2005, relating to matters of visual impact, noise, vibration, dust, vehicle movements etc and the matter was investigated. An application for a Certificate of Lawful Use (H/CLD/64823) was submitted in May 2006 and was refused on 10th January 2007.  An application to retain the use for a period of two years was then submitted in June 2007 and refused on 17th October 2007. The reason for refusal was as follows: -



“The retention of the application use would have an unacceptable detrimental impact on the amenity of the occupiers of nearby office and commercial premises and the character and visual appearance of the area, by reason of undue noise and disturbance and unacceptable visual impact. The retention of the use would therefore be contrary to Proposals D1, D4 and E5 of the Revised Trafford Unitary Development Plan and guidance in Mineral Policy Statement 2 and Planning Policy Guidance Note 24, Planning and Noise.” 

A subsequent appeal against the refusal of planning permission and the serving of an Enforcement Notice was allowed in February 2009 following a Public Inquiry.

2.
That temporary consent expired on 23rd February 2011 and the further 12 month temporary consent now being applied for is intended to allow the business to continue to operate while an alternative development site is secured and brought into operation.  


3.
Prior to 1999, the application site was previously part of the Kratos site, which also included the site immediately to the south, fronting Barton Dock Road. Planning permission H/OUT/70189 was granted on 20th March 2009 for BCO Grade A office development on this land and the current application site but this permission has not been implemented to date. 


PRINCIPLE OF DEVELOPMENT


4.
The application needs to be considered against the provisions of Proposal TCA1b, which relates to the Trafford Centre and its Vicinity. Proposal TCA1b states that “Within the area identified on the Proposals Map, the Council will permit development as follows: -



TCA1B The consolidation, improvement and modernisation of existing businesses, industry, storage and distribution uses.” 



It is considered that the retention of the use is not inconsistent with this policy. 


5.
The application must also be considered in relation to the policies of the emerging LDF Core Strategy, which now carries some weight. Policy W1 sets out the Council’s broad employment development proposals for the Borough and states that employment development will be focused in a number of areas including Trafford Park and the Trafford Centre Rectangle. Policy SL4 sets out specific strategic development proposals for the Trafford Centre Rectangle including residential, commercial and employment development. Whilst the latter policy does make specific reference to the permission for office development on the application site and states that this can be implemented within the first phase of the plan period, it is considered that the granting of a temporary 12 month consent for the retention of the current use would not prevent this from taking place. It is therefore considered that the temporary retention of the use would also not be inconsistent with these policies and would not prejudice the future regeneration of this site or the surrounding area.


6.
At the previous Public Inquiry, it was argued by the objectors that the retention of the use would hinder the future development of the commercial area and the prospects for urban regeneration and would prejudice the development or use of land allocated for other uses. However, given that the appeal application only proposed the retention of the use for a further two year period and that the proposed BCO office development was on the same site and on land within the same ownership and had not yet commenced, the Inspector concluded that this was not likely to be the case. The applicant states that the site is on a six month lease and therefore, should the landowner wish to commence the permitted redevelopment, this is within their own hands. It is therefore not considered that the granting of a further limited temporary permission would have any significant impact on the potential for the future redevelopment of the site.


7.
The Inspector also noted that any evidence that the applicant’s use had had any impact on occupancy levels in the nearby industrial and office units was insubstantial and concluded that the possibility that there would be an adverse impact on investment in the vicinity of the site was small. It is also noted, that there now appear to be less vacancies in the surrounding industrial units than there were in 2009 when the appeal was allowed. Other than this, there does not appear to be any significant material change in circumstances in terms of the uses and development within the surrounding area.  


8.
It is recognised that the draft Waste Plan suggests that open waste uses are unlikely to be suitable within the Trafford Park area. However, each proposal must be assessed on its own merits in terms of the potential environmental and visual impacts and the site characteristics and these issues are discussed further below.


9.
In addition, it is considered that the temporary retention of the use is acceptable in terms of the criteria in Policy EC10 of Planning Policy Statement 4, Planning for Sustainable Economic Growth, with regards to sustainability, accessibility, design, regeneration and employment (although some of these issues are discussed in more detail in the relevant sections below.
 


10.
In conclusion, it is therefore considered that the granting of a further limited temporary permission for the current application use would not significantly prejudice the redevelopment of the application site or the wider regeneration of the area and that there are no objections in strategic policy terms to the retention of the use for a 12 month period.


IMPACT ON THE AMENITY OF NEARBY PREMISES


11.
Proposal WD5 – Waste Disposal and Environmental Protection – of the Revised UDP states that waste sites will be assessed against their effects on environmentally sensitive property, in terms of amenity, noise, smell, dust, vibration and other nuisance. To the north of the application site there are a significant number of office and industrial units in relatively close proximity to the site (within 100 metres). Two letters of objection have been received from the owner of some of the units and one occupier on grounds of noise, dust and visual impact. The application is accompanied by noise and dust reports, which suggest mitigation measures and conditions to ensure that the use does not exceed appropriate limits in respect of these matters. 


The issues are considered one by one as follows: -

12.
Noise and Vibration - In terms of noise and vibration, at the time of the previous appeal, the Inspector considered that conditions could be attached that would adequately control the impact and concluded that adverse noise impact would not be grounds to dismiss the appeal. These conditions included restricting the area of the site where the noisiest activities can take place, providing 4m and 5m high screen bunds and 2m high acoustic fencing on the northern perimeter of the site and a 3m high mound on the southern perimeter and only allowing the movement of heavy plant outside normal working hours. The Council’s Pollution and Licensing Section has raised no objections to the current application for a further 12 month period, subject to the inclusion of the same conditions within any further permission (including compliance with the previously approved Noise Management Plan).


13.
Air Quality – In terms of air quality, it was accepted by the Planning Authority at the time of the previous application that any problems caused by dust could be controlled by planning conditions and other environmental legislation and therefore this did not represent a reason for refusal. Subsequently, at the time of the appeal, the appellant’s consultant submitted a Dust Management Scheme, which the Council considered to be acceptable. The Inspector concurred with the Planning Authority’s view and stated that “bearing in mind enforcement remedies available, dust impact is not a reason to refuse the planning permission sought”. As stated above in respect of noise, the Council’s Pollution and Licensing Section has raised no objections to the current application, subject to the inclusion of the same conditions (including compliance with the previously approved Dust Management Scheme).. 


14.
In general terms, at the time of the appeal, the Inspector noted that “the use is beneficial in meeting sustainability and recycling targets” and considered that any detrimental impacts caused by the retention of the application use would be outweighed by these beneficial impacts.

15. The objectors suggest that a number of conditions have been “continually breached” during the course of the application, including the movement of crushing plant within restricted hours. However, other than the letters of objection received in relation to the current application, the Planning enforcement service has not been made aware of any breaches of condition during the past two years. Furthermore, the Council’s Pollution and Licensing Section is not aware of any complaints relating to movement of plant or noise and vibration in general. In addition, whilst an enforcement notice was served by the Council’s Pollution and Licensing Section in 2010 in relation to dust issues, no further concerns in relation to that issue have been raised with that Section since that time. The applicant states that this problem occurred on a very dry day in June 2010 and that the requirements of the Environmental Health Officer were implemented. It is therefore considered that there are no grounds to conclude that the conditions are “ineffective” as the objector suggests.


16. It is therefore considered that there would be no justification for reaching a different conclusion in respect of the environmental impacts of the application use and, given the Inspector’s comments at the time of the appeal and the fact that the Environmental Protection Section has raised no objections to the retention of the use for a further 12 months, it is considered that the application proposals are acceptable in this respect.  


VISUAL AMENITY


17. 
In addition to the noise, vibration and air quality issues, it is also important to consider the impact in terms of visual amenity, both in terms of the character and appearance of the area and the impact on nearby premises. Proposal D1 of the Revised Trafford UDP states that development should be compatible with the character of the area and should not adversely affect the street scene and Proposal D4 states that the Council will have regard to external plant and storage areas, the impact of industrial fencing and the need for screening and landscaping.


18.
The current use of the application site involves the open storage of large amounts of road construction materials in stockpiles of up to 3.5 metres in height. The site is surrounded by galvanised steel palisade fencing, although there are significant amounts of landscaping in front of this on the majority of the Mercury Way frontage and Cobalt Avenue frontages. Whilst there were previously some gaps in the planting on the Cobalt Avenue frontage, these views have now been largely screened by the construction of high bunds on the northern boundary of the site, which were required when the previous appeal was allowed. A bund has also been erected on the southern boundary but does not extend the whole length of the boundary and therefore still allows some views through into the western part of the main site. There has been some limited tree planting on the outer faces of the bunds on the northern boundary of the site, although these trees are very sporadic and still very small and the amount of planting is significantly less than shown on the approved landscaping drawings. A single line of conifers has been planted along the top of the mound on the southern boundary, which is also not what was shown on the approved landscaping drawing but does provide effective screening to part of the site. However, the south-eastern end of this bund is missing as this area is being used to provide access between the main site and the land to the south onto which the application use has recently expanded. 


19.
The site operations and open storage of materials are visible from the site entrance and, from the Parkway dual carriageway to the east, the site is visible to a limited extent but on a much lower level than the road. This view of the site is also broken up by large trees along the majority of the boundary and by the recently constructed industrial units. Furthermore, this view would only generally be seen from fast moving vehicles. As the use has expanded onto the land to the south of the application site, the operations are also prominent from Barton Dock Road, although the use of this land does not form part of the current application. However, even if the use of that area of land were to cease, there would still be some operations on the main site visible from Barton Dock Road due to the fact that the previously approved bund does not extend along the whole length of this boundary. 


20.
Whilst it is accepted that the application use is inherently unsightly, the Inspector considered that the site would be adequately screened. The Inspector noted that “it is relevant to have regard to the good quality of the development closest to the appeal site and the rather more varied character in the wider area, including on the south-west side of Barton Dock Road. For example, substantial parking of haulage vehicles is visible at some nearby sites. The height of stockpiled materials would be restricted by condition to 3.5m. In so far as there would be views of the site from Barton Dock Road, these would be at some distance and significantly mitigated by the screening mound proposed adjoining the south-west boundary. There would be very limited opportunity to observe the site from premises to the north-east, where part of the land would be seen above the mound / fence. The land can be seen from short lengths of the road network to the south-east but vehicles are moving at speed and drivers would have to concentrate on road conditions. The most visible feature would be the lengths of mound and fence on the north-east side of the site, although these would be partly obscured by existing vegetation adjoining Cobalt Avenue.” 


21.
The Inspector therefore considered that, whilst there might be some limited detrimental visual impact, this would not be major. The Inspector also noted that “the use is beneficial in meeting sustainability and recycling targets” and considered that “the harm from the development, in particular the visual impact, is outweighed by the benefits, so that planning permission should be granted”.

22.
It is considered that the surroundings of the site have not changed significantly since the Inspector made this assessment and it is therefore considered that these conclusions remain valid. As part of the bund on the southern boundary is missing and the landscaping has not been implemented in full, it is considered that conditions would be required to ensure that the southern bund is extended and additional landscaping provided. Nevertheless, given the Inspector’s conclusions at the time of the previous appeal, particularly in terms of the benefits of the use, and subject to these conditions, it is considered that the retention of the application use for a further limited temporary period would be acceptable in terms of visual amenity. 


TRAFFIC GENERATION AND HIGHWAY ISSUES


23.
A Transport Statement was submitted with the previous application, which stated that the traffic generation associated with the use consists of an average of 110 two way HGV trips per day. The main route out of the site is left onto Barton Dock Road and then to Junction 9 of the M60 via the Parkway. The Transport Statement concluded that the use generates modest levels of traffic and causes no identifiable capacity, safety or environmental problems on the highway network. 


24.
The LHA states that the use generates a substantial number of traffic movements at the Barton Dock Road / Mercury Way junction but accepts that the capacity of this junction is not significantly affected by these traffic flows.  It is therefore considered that the use is acceptable in highway terms.


OTHER ISSUES


25.
The objector refers to Circular 11/95, Use of conditions in planning permission, which states that “a temporary permission will normally only be appropriate where the applicant proposes temporary development or when a trial run is needed in order to assess the effect of the development on the area”. The objector suggests that, as no evidence has been submitted in relation to efforts to relocate the business, the application should be refused and states that there is no guarantee that in another 12 months time there won’t be a further application for renewal, in direct conflict with advice in Circular 11/95.


26.
It is recognised that Circular 11/95 states that a second temporary permission should not normally be granted and will only be justified where highway or redevelopment proposals have been postponed. However, this is the current scenario at the application site, where it was anticipated that a BCO Grade A office development was likely to come forward in line with the recent permission, H/OUT/70189, but this has not occurred to date.


27.
It is also recognised that the applicant argued at the time of the appeal that a two year temporary permission should be granted to allow for the identification of and relocation to a different site. This relocation has not yet occurred. However, the current application submission does state that “The applicant has been actively seeking an alternative site for the past two years. A suitable site has recently become available and the 12 month period will be a suitable timescale in which to secure the site and relocate”. The Planning Statement states that “The applicant has recently made a successful bid on an alternative site and is hoping to take vacant possession in July 2011. The applicant would look to relocate the business from Mercury Way to the new site as soon as possible once planning permission and vacant possession is secured. The process of moving the business and equipment is likely to be done over a period of two to three months to ensure continuity to the business”. In a further letter, the applicant states that they had hoped to submit the application for the new site prior to the determination of the current application but that this has not been possible because of the need to undertake a bat survey (the optimal time of year for carrying out such a survey being June – August). The applicant states that, once this survey has been undertaken and the conclusions and recommendations have been considered, the application will be submitted.

28.
Planning Officers have had some informal, pre-application discussions regarding the alternative site referred to in the applicant’s submission and consider that this alternative site is likely to be considered favourably, subject to any representations received from the occupiers of nearby premises and subject to the comments of statutory consultees.

29.
In this context, it is therefore considered that it would not be inappropriate or contrary to the guidance in Circular 11/95 to grant a further limited temporary permission to allow time for this relocation. Notwithstanding this, it is considered that, given the potential timescales referred to by the applicant, it would be reasonable to restrict this period to12 months from the submission of the current application (i.e. to February 2012). 


30.
The objector also states that the use has expanded onto the adjoining land to the south, representing an intensification of the use. That area of land was included within the site that was subject to the enforcement notice that was previously served by the Council in relation to the application use. Whilst the Inspector allowed the appeal on the current application site, he concluded that the enforcement appeal should be dismissed and the Notice should be upheld in so far as it related to the land to the south. The Planning Enforcement team is therefore currently investigating this breach. Notwithstanding this, the area of land in question does not form part of the current application site and it is therefore considered that this matter can be addressed separately and should not prevent the granting of a further temporary consent on the application site 


CONCLUSION


31. In conclusion, it is considered that a further temporary permission until February 2012 is not likely to prejudice the future redevelopment of the site or the regeneration / improvement of the area and that there is therefore no objection in strategic planning policy terms to the retention of the use for this limited period. It is also considered that, subject to appropriate conditions, the use is acceptable in terms of noise, air quality and vibration and in terms of the visual impact on the character of the area. In addition, it is recognised that, although the use generates a substantial level of traffic, this does not have any significant impact on the capacity of the local highway network.


32. It is also recognised that, in general terms, this type of use is beneficial in terms of meeting sustainability and recycling targets. In addition, it is recognised that the use is located within a commercial area within Trafford Park, where there are a number of other permitted and established industrial uses. 


33. In overall terms, it is therefore considered that the retention of the use for a further temporary period to February 2012 would not have an unacceptable adverse impact on the amenity of the occupants of nearby premises or the character of the area and it is therefore considered that planning permission should be granted.


RECOMMENDATION: GRANT, subject to conditions: -


1. Temporary permission to 23rd February 2012 

2. Retention (and, if necessary, replacement) of landscaping for duration of permission. Provision of additional landscaping on the bund on the northern boundary in accordance with the previously approved landscaping scheme

3. Retention of bunds and acoustic fencing. Extension of bund on southern boundary in accordance with previously approved plans.

4. Any movement of any crushing plant within the site shall not take place during the main business hours 0900 to 1700 unless otherwise agreed in writing by the LPA


5. The use hereby approved shall only be operated in full accordance with the previously approved scheme restricting the site area in which the operation of any crushing machine and screening machine takes place and giving details of the type and number of crushing and screening machines to be used. The use of the crushing and screening machines shall only take place within the approved areas of the site, unless agreed otherwise in writing by the LPA. The identified plant shall not be parked or stored on the highway at any time.


6. There shall be no open storage of materials within 5m of any boundary of the site and the open storage of materials shall not exceed 3.5m in height on any part of the site.


7. The use hereby approved shall only be carried out in accordance with the approved Dust Management Scheme or any amended Dust Management Scheme, which may be approved subsequently.  

8. The use hereby approved shall only be carried out in accordance with the approved Noise Management Scheme or any amended Noise Management Scheme, which may be approved subsequently. 

9. Within two months of the date of the permission hereby granted, a drained hard standing shall be prepared near the site exit in accordance with details that shall have previously been submitted to and approved in writing by the Local Planning Authority. All departing vehicles shall be inspected and cleaned as necessary to minimise the deposition of mud and dirt on Mercury Way.  A hose provided with a useable water supply shall be provided to facilitate the cleaning of the wheels and chassis of vehicles.

SD
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SITE


The application site is located at the junction of Higher Downs, Woodville Road, The Downs and St John’s Road to the south-west of Altrincham town centre.  The site is bounded by Woodville Road to the north, Higher Downs to the north-west, Higher Downs to the south-east, Beechfield and the listed Bowdon Downs Church, schoolroom and lecture hall (Grade II) to the south-west.  The site is located with The Devisdale conservation area but is also immediately adjacent to The Downs conservation area.


The site is occupied by the range of buildings (none of which is listed) that formed the St Anne’s Hospital.  They comprise a range of period buildings dating to the end of the C19th – these are the original villa (with additions) known as The Beeches situated adjacent to the boundary with Woodville Road, the Dunham Ward adjacent to the boundary with Bowdon Road and the Crossley Wing situated between The Beeches and Beechfield.  There have been a number of unsympathetic additions to these buildings, mostly to link the various buildings but also comprising a large detached portable building sited between the Crossley Wing and the boundary with Beechfield.  There is a large open landscaped area between the buildings and the boundary with Higher Downs.


The main existing access to the site is directly onto the junction of Woodville Road, Higher Downs, The Downs and St Johns Road.  Secondary accesses are from Woodville Road close to the junction with Bowdon Road and on Bowdon Road itself, close to the boundary with the listed church.  The main access leads to a small parking area adjacent to The Beeches and the Crossley Wing whilst the other accesses serve small service areas.


The site is covered by a tree preservation order, TPO 348, which includes two groups of trees and shrubs around the boundary as well as a large single beech tree located fairly centrally within the landscaped area.  There are also TPO’s covering parts of the church grounds adjacent to the south-west boundary of the site. 


PROPOSAL


It is proposed to retain and refurbish the historic buildings on the site and to convert them into 12 houses and 7 apartments.  It is also proposed to erect a new detached building comprising 3 further houses situated in a similar position on the site to the existing portacabin building.  The proposals include the demolition of the existing detached portacabin building and the removal of the late C20th additions to the main buildings.  The conversion works will include new extensions to all 3 of the historic buildings.  The demolition works are covered by associated application for conservation area consent (76580/CAC/2011).


The existing access to the front corner of the site at the junction of Higher Downs/Woodville Road will be retained and will form the main access into the site.  The entrance will be altered by repositioning the gateposts further back into the site, lowering a section of the boundary wall on either side of the entrance.  This entrance will serve the main parking area for the development.  There are two other vehicular accesses, on Woodville Road and Bowdon Road, which are also to be retained and re-used.  In total, 44 car parking spaces will be provided within the site, the majority accessed from the main entrance at the junction of Woodville Road and Higher Downs.


The main areas of landscaping around the site are to be retained and improved whilst the large beech tree located in front of the main buildings is to be retained.


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


RT1 – Integrated Transport Networks


RT2 – Managing Travel Demand


RT9 – Walking and Cycling


MCR3 – Southern part of the Manchester City Region


REVISED TRAFFORD UDP


PROPOSALS MAP NOTATION 


Conservation Area (Devisdale)


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


ENV24 – Buildings of Special Architectural and Historic Interest


H1 – Land Release for Development


H2 – Location and Phasing of New Development


H3 – Land Release for New Housing Development


H4 – Release of Other Land for Development


OSR9 – Open Space in New Housing Development


T6 – Land Use in Relation to Transport and Movement


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


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


RELEVANT PLANNING HISTORY

There have been several applications relating to the former use of the site but none of relevance to this application.


APPLICANT’S SUBMISSION 


The applicants have submitted numerous comprehensive reports with their application and have also actively involved the local community both before the application was submitted and since.  These include:-


Planning, Design and Access Statement (which also includes a statement of community involvement)


St Anne’s Hospital Bowdon Altrincham – Building Appraisal and Significance Assessment


Phase 1 Habitat and Bat Surveys


Access and Parking Issues


Various Structural Reports


Tree Survey – St Anne’s, Altrincham


It is not intended to summarise the content of these reports here though where necessary they will be referred to in the main body of the report below. 


The applicants have also submitted as part of the application a number of comments made by local people at an open day event held by the applicants to show the proposed scheme.  These comments range from:- happy with proposals; addition of 3 new houses is overdevelopment; like majority of development but wrong to keep existing entrance on busy corner; pleased to see Victorian rockery retained; Altrincham and Bowdon Civic Soc most impressed by developers consultations with the community which should serve as an example to other developers; concern over entrance; lucky Altrincham; good to see site saved and sympathetically developed; concern about amount of traffic; thoughtful planning; hope it goes ahead; concern about density and parking; should restrict working time; Bowdon Place is a terrible name for the development; distance between new building and boundary with Beechfield is closer than ideal; excellent.


CONSULTATIONS


LHA – The proposals are for the conversion of the former St Annes Hospital to 7 apartments and 12 houses following the partial demolition of existing buildings and the erection of a detached building to form 3 new dwellings following the demolition of an existing portacabin.  The provision of associated parking, landscaping, bike and bin stores also.  



The proposals state that there will be 4 number 1 bedroom properties, 6 number 2 bedroom properties and 12 number 3 bedroom properties.  


To meet the Councils car parking standards the provision of 2 car parking spaces per dwellinghouse is required and the provision 2 spaces per flat are required.  Therefore the provision of 44 car parking spaces are required overall, the proposals include 44 car parking spaces, some of the car parking spaces are arrived in a tandem arrangement.  Whilst there is no objection to this arrangement, as the car parking spaces do not work independently the tandem spaces need to be allocated to the same units. 


The proposals look to maintain the three existing accesses.  The access off the corner of Higher Downs and Woodville Road is acceptable, in terms of the access of Woodville Road the access width needs to be increased to 4.5m in order to allow simultaneous access and egress.  Whilst the LHA has no objections in principle to the Bowdon Road access, the access proposed is just 2.6m wide and the LHA is concerned that the narrowness of this access will lead to restricted visibility for vehicles exiting the site due to the nature of the site boundary.


In terms of the car parking layout, it is felt that the two spaces accessed off the Bowdon Road access whilst acceptable in principle, they will need to be amended in order for vehicles to reverse back into the turning head shown.  The LHA would request swept paths of a large car to be undertaken to demonstrate these maneouvres are possible.      



The furthest two car parking spaces accessed from the Higher Downs/Woodville Road access (closest to Beechfield) need to be relocated alongside the other proposed car parking spaces as in this arrangement they will have no defined area to turn around.


The refuse/fire turning head shown demonstrates the vehicle accessing one of the car parking spaces in order to make its manoeuvre.  The LHA requests that a revised swept path is undertaken to demonstrate that this manoeuvre can be undertaken without needing any vehicles to be removed.  


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.


Environment Strategy – No comments other than standard informatives recommended in respect of drainage.

Pollution and Licensing – The application site is on brownfield land and a standard contaminated land condition requiring Phase 1 and Phase 2 reports (as necessary) to be submitted is recommended.


Greater Manchester Archaeology Unit – Considers that the AHP report submitted with the application provides sufficient information to inform responses to the specific proposals for retention and demolition of the buildings.  None of the buildings proposed for demolition are considered to have sufficient architectural or historical interest as to merit their retention.  GMAU advises that the Council should decide if these buildings need to be surveyed and recorded before their demolition.  Archaeologically the site retains some marginal below ground interest in the demolished early c19th building.  The proposals for this part of the site, however, are for access and car parking and will not involve substantial ground works.  It is unlikely that remains of the building will be disturbed by the proposals.  On this basis the GMAU does not feel there is any need for a specific archaeological requirement to be placed upon this development.

Greater Manchester Ecology Unit - The ecology surveys submitted as part of the application have been carried out by suitably qualified consultants and are to an appropriate standard. The Unit is satisfied that the proposed development will not affect protected species or sites designated for their nature conservation importance. Therefore the Unit has no objections to the application on nature conservation grounds. 


English Heritage – Does not wish to make any comments on the application and considers that the application should be determined in accordance with national and local policy guidance and on the basis of the Council’s specialist conservation advice.


Greater Manchester Police Design for Security – The application was not submitted with a Crime Impact Statement, a report that identifies, predicts, evaluates and mitigates the crime and disorder effects of the development.  Consequently, concerns and recommendations are made in relation to the following aspects of the development:-


· unclear where pedestrians will enter the site, once inside they will have access to all areas of the site leaving he dwellings vulnerable to unauthorised access


· would prefer to see more formalised and well-overlooked pedestrian access and some of the more vulnerable areas of the site enclosed and defined as private space


· private gardens should be defined by 1800-2000mm high walls/fences/railings (1500 between plots)


· would like to see wall to front of properties on Bowdon Road lowered to 1200mm to avoid creation of hidden areas


· windows fronting streets without any defensible space should have high level cills and preferably be non-opening


· other more general comments about lockable gates, type of glazing, lockable cycle/bin stores, provision of video entry phones, lighting


REPRESENTATIONS


Neighbours – 5 letters received from 4 local residents expressing a variety of views on the proposals:-


· number of dwellings is too high and there are already traffic problems in the vicinity


· should be no weekend working with site working hours restricted and no contractor parking on Beechfield


· trees and shrubs should be adequately protected and maintained


· retaining wall to Beechfield should be adequately protected and maintained during and after construction works


· insufficient provision for resident and visitor parking will lead to further parking on local streets adding to the existing problems


· trees must be retained to preserve character of area and help conceal the development


· approval should restrict noise pollution and disturbance, including vehicle movements, removal of site dirt from roads, limit hours of working 830-6pm Mon to Fridays, prevent lorries using roads other than The Downs


· the originally proposed siting of the new building was preferable to the amended (rotated) position


· numerous positive comments are specifically made by one resident relating to the developers’ approach and handling of public consultation, the carefully thought out and well researched proposal and the presentation of the application, the very high quality of the Design and Access statement and Significance statement; they are pleased that most of the historic buildings will be retained but some of the demolition is regrettable but seems to have been kept to a minimum in order to facilitate the conversion; removal of C20th infill is most welcome


· some amendments are suggested including as realigning the new building to give a better environment for occupiers, reduce density especially in the Crossley Wing to reduce internal and external subdivision, hardstanding and traffic; no balconies/large windows/doors on Crossley Wing; retention of lettering for gate; reuse of floor mosaics; replicate and reuse terracotta details; add speed bumps to the driveway; introduce 20mph speed zone around site


Bowdon Conservation Group – Generally support the proposals:-


· retention and refurbishment of the historic buildings are welcomed as are the protection and repair of architectural features and the retention of the boundary wall


· good to see retention of large proportion of existing trees, particularly on the boundaries


· agree that leaving main entrance at the corner of Woodville Road and Higher Downs is the best solution


· new pedestrian entrances and openings to the street frontages are acceptable


· the design of the new building has picked up on features of the existing buildings and other local buildings and together with its height and size its impact is considered to be satisfactory 


· would have preferred fewer units which would have meant less hard standing for parking spaces and fewer fences, pleased to see a large proportion of hedged internal boundaries


· would like more planting of shrubs in parking areas


· tree protection plan is important


· hope that the redevelopment will proceed as soon as possible

Altrincham and Bowdon Civic Society – Supports the application:-


· have worked with the developer and have been impressed


· should be used as a template for good community engagement


· urge Planning Committee to approve the application at the first opportunity to allow works to start before the buildings deteriorate any further


Bowdon Downs Residents Association – Gives its overall support to the proposal and acknowledge the excellent consultation with residents along with the clarity, detail and quality of the application:-


· pleased that the majority of C19th buildings will be retained and restored due to their quality and significance in the conservation area


· would like to see more new trees and shrubs within the site


· tree protection plan should be submitted, approved and implemented


· would have preferred less density of development so that the amount of traffic would be less, fewer units would also reduce hardstanding and increase areas for landscaping and gardens


· would prefer two new houses rather than three


· new building should be angled to it faces down site more


· design of new building in red brick is suitable


· concern about future there being a number of random estate agents boards – should be a specific location for these


· construction traffic to use The Downs only and all construction and visitor traffic to be limited to the site

Green Spaces for Altrincham – Supports the application in principle and makes several detailed comments:-


· excellent that the central beech tree and majority of healthy woodland trees on the boundaries are to be retained


· would like to see more replacement trees on site


· would like to see as much of the shrubbery retained as possible


· a full tree protection programme should be submitted and installed


· ideally the number of units should be reduced in order to reduce density, extent of car parking and garden sub-divisions


· ideally footprint of Timpson building (temporary buildings) should be returned to open space


· new building could be repositioned to make it less apparent form the road


· overall an excellent application with good consultation

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT 


1. The application proposes the conversion of existing buildings to create 19 dwellings together with the erection of a new building to form 3 further dwellings (22 in total). 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 requirements set out in UDP Policy H2 and Proposal 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 DEVISDALE CONSERVATION AREA


9. The site occupies a prominent position within the Devisdale conservation area and the three main buildings within the site are considered to have both architectural and historic interest – though not to the extent to justify them being listed.  Nevertheless, the buildings are considered to be non-designated heritage assets (as defined in PPS5) within a designated heritage asset, that being the Devisdale conservation area.  The retention and refurbishment of the historic buildings on the site has always been the preferred solution and was set out in Development Guidelines the Council was closely involved in the preparation of, along with the NHS Trust, as part of their marketing of the site.


10. The proposals retain the important historic buildings on the site and also improve the contribution they make to the conservation area by both removing the unsympathetic additions and by what are considered to be a range of sensitive refurbishment works including relatively low key extensions to each of the buildings.  These extensions comprise a replacement of the existing extension at the western end of the Crossley Wing, a single storey extension across the whole of the south-east facing elevation of the Dunham Wing and replacement extension to the north-western corner of The Beeches.   It is considered that these extensions are sensitively designed and located and are considered to be acceptable additions – particularly having regard to the poor quality extensions that are being removed – with little impact on the surrounding streets.


11. In relation to the refurbishment works there are parts of the elevations of the retained buildings where, until the applicant has full ownership and access to the site, they are unable to confirm how much of the original fabric remains intact and as such how they intend to treat the elevations.  Other elements of the elevations on the plans submitted are still the subject of discussion.  It is considered that such areas can be dealt with by way of conditions.


12. The proposed new building is sited in a similar position to where the existing temporary building is located.  It is considered that it would have been preferable for there to be no new building here.  However, the applicants’ view that some development here is essential to the viability of the development is accepted.  The design and massing of the new building together with its location (its orientation has been slightly revised since the application was submitted) are considered to be acceptable.  It would complement the existing buildings on the site and would not detract from the wider conservation area. 


13. New bike and bin stores are proposed.  Discussions remain ongoing in respect of such provision and in particular in relation to the design and location of the bin stores.  Final details can be dealt with by way of condition.


14. The existing boundary walls are to be retained with some amendments to the wall along Bowdon Road to facilitate access to the dwellings proposed for the Dunham Wing.  These amendments are considered to be acceptable.  Amendments to facilitate access are covered in the section below and are also considered to be acceptable in terms of the impact on the character of the conservation area.


15. Overall it is considered that the proposals will considerably improve the contribution the site makes to the Devisdale conservation area; as such the proposals will enhance the conservation area and the amenities of the area generally.


TREES AND LANDSCAPING


16. The site is covered by Tree Preservation Order TPO 348 which identifies the significant large beech tree in the centre of the site and two groups of trees, those adjacent to Beechfield Road and Higher Downs and to Woodville Road.


17. A comprehensive tree survey has been submitted with the application.  This recommends a number of trees (21) for removal where they are dead, unstable or in very poor condition; others will require pruning, clearance of ivy or long term management.  The majority of trees are recommended for retention, including the holly trees and rhododendrons which contribute to the screening around the site.  It is considered that the trees recommended for removal do not make significant contributions to the amenity of the area and that their removal is acceptable, subject to suitable replacement planting as part of an agreed landscaping scheme.  The large beech tree is to be retained though the applicants have indicated they may wish to undertake some crown lifting and also some pruning to reduce the crown spread.  Details of the proposed works to this tree should be specifically required by condition. 


18. New trees will be planted as part of a landscaping scheme to replace those removed as part of the scheme.  Further tree planting and contributions to off site planting are described within the Developer Contributions section below.


PROTECTED SPECIES


19. The submitted habitat and bat survey reports raise identify no problems with the proposed development and the Greater Manchester Ecology Unit has raised no objections as a result.  However the reports do make several recommendations:- about the landscaping scheme for the development (recommends use of native species and that there be no net loss of trees on the site); best practice for works to the existing buildings; protection of nesting birds; provision of bat boxes and bird boxes; and suggestions that any lighting scheme be designed to avoid light spillage onto existing and new tree canopies in and around the site.  It is considered that these aspects can be dealt with satisfactorily by way of appropriate conditions.


PARKING AND SERVICING

20. It is noted that the LHA raises no substantial highway safety concerns about the proposals and that the 44 parking spaces provided constitute an appropriate level for the development (subject to appropriate allocation of spaces to particular dwellings where they are in tandem).  The alterations to the Bowdon Road and Woodville Road accesses suggested by the LHA have been considered but it is concluded that they would compromise the heritage asset to a degree that outweighs the highway benefits and as such it is recommended that no amendments be made to the plans.  Other issues such as the adequacy of the manoeuvring space for some of the car parking spaces can be addressed by way of appropriate condition.


21. The applicants’ submitted report concludes that the proposed residential use would generate fewer vehicle movements than the potential reuse for healthcare; that the demand for car parking will be less than that associated with the healthcare use and that each of the 3 accesses will be altered slightly to provide improved vehicle-pedestrian inter-visibility issues.  Importantly the main site access will also be amended – it would be slightly widened (to 4.5 metres) and the gates would be set back into the site, the boundary wall would also be lowered at the access – and all of these improvements would be of benefit in highways terms.


22. It is considered that the proposed development is acceptable in car parking and highways terms and that no specific off-site highways works are required to make the scheme acceptable.


RESIDENTIAL AMENITY


23. The conversion of the historic buildings raises no issues in terms of impact on amenities of adjacent residents.  It is considered that the traffic and activity levels generated by the development, particularly when considered against the previous (still lawful) healthcare use would not be harmful to residents’ amenities though there will be a clear increase in activity compared to that generated by the site over the last few years when it has mostly been unused.


24. The new building would be well over 30 metres from the nearest dwellings on Higher Downs and Beechfield and it is considered that in this location, and also having regard to the boundary screening to be retained, that there would be no undue impact on the amenities of occupiers of those houses.


25. Within the development itself the properties will all be of a good size and proportion.  Outdoor amenity space is provided for the houses and ground floor apartments and the whole site benefits from the landscaping around the boundaries, including an extended woodland path adjacent to Higher Downs.  The relationship of the historic buildings is such that there will inevitably be some interlooking at closer distances than would be ideal – in particular between the Crossley Wing and the Dunham Wing.  The garden of one or two of the dwellings in the new building will also be more closely overlooked than would be ideal.  These are as a direct consequence of the position of the historic buildings and the only realistic location for the new building and in this case do not suggest overdevelopment of the site or that the proposal should be refused.  In relation to this issue the applicants have sought to design internal layouts in such a way as to safeguard the living conditions of future occupants.


26. It is considered that the development will lead to an undoubted improvement in the general environs of existing residents in the vicinity of the site with no undue direct impact on their amenities. 


SECURITY ISSUES


27. The comments of the GM Police are noted and some may well be taken into account by the developer.  In relation to the suggested works such as high boundary fences etc and lowering part of the historic boundary wall, it is considered that these would have a detrimental impact on the character of the site and that this outweighs the recommendation to introduce these features.  In terms of security the applicants state that the layout has been designed to create a safe residential environment, to provide security along access paths and communal areas by means of natural surveillance and to minimise through movements across the site to discourage trespass.  Existing boundary walls are retained to enable the perimeter of the site to be secured.

DEVELOPER CONTRIBUTIONS


28. As a new residential development the proposal has to be considered in the light of the following Supplementary Planning Documents in relation to developer contributions.  The development comprises three 2-bed apartments, four 1-bed apartments, fifteen 3-bed houses.  The floorspace of the original hospital is not known.


Red Rose Forest Tree Planting

29. The application does propose the removal of some trees from the site as set out above, and replacement planting would be part of a landscaping scheme.  On top of this, the Red Rose Forest SPD would require 3 new trees per additional dwelling and 1 tree per apartment.  In total a contribution of 52 trees is required on top of those planted to replace trees lost as part of the development proposal and to meet this, a financial contribution of £310 per tree (£16120 in total) would be required for this proposal.  Whilst in this area it would be preferable for these to be on site, it is unlikely that there is sufficient space to accommodate all of the additional trees on the site, though some could be.  Discussions have started to explore the possibility of some new trees on streets adjacent to the site.  The trees should be of a suitable native species. 

Open Space and Outdoor Sports Facilities


30. The site is in an area of deficiency in respect of open space and outdoor sports facilities and as such the development attracts a financial contribution to off-site provision.  For the scale of development proposed a total contribution of £45,663.87 is required comprising £30,963.63 towards open space provision and £14,700.24 towards outdoor sports facilities provision.


Developer contributions towards Highways Network and Public Transport

31. The site is located in an Accessible area for these purposes and on this basis the appropriate contribution to be required is £11,934 comprising £3,781 towards highways network provision and £8,153 towards public transport provision.   

32. It is accepted that the lawful use of the site could have the potential to generate significant levels of traffic, particularly during the day, and as such it is considered reasonable to remove the requirement to pay the highways network contribution of £3,781. 


33. The applicants have also suggested that they might desire to pay the relevant contributions in phases relating to the 3 existing buildings and the new building.  There is no objection in principle to this and the details could be agreed during the preparation of the s106.

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 £69,936.87 (comprising £30,963.63 towards open space provision, £14,700.24 towards outdoors sports facilities provision, £8,153 towards public transport provision and a maximum of £16,120 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. Approved drawings and plans – but allowing for minor amendments as described in above report without further application/consultation.

3. Measures to deal with impacts upon ecology – lighting scheme, bird and bat boxes.

4. Access details to be approved.

5. Parking – to be provided in accordance with approved plans with details of allocation of spaces, in particular those spaces arranged in tandem.

6. Trees – protection and retention measures to be approved and to include specific details of any works to the beech tree.


7. Landscaping details to be submitted for approval.

8. Landscape management.

9. Bin and bike stores – details and locations to be agreed.

10. Materials to be submitted for approval – including rainwater goods, windows, doors etc

11. Details of windows and doors to be submitted for approval.

12. Entrance wall to be lowered prior to first occupation.

13. Details of gates to be approved.

14. Contaminated land.

15. Removal of deemed consent for estate agents’ signs – one location to be agreed.

16. Protection and retention of wall to Beechfield.
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SITE


The application site is located at the junction of Higher Downs, Woodville Road, The Downs and St John’s Road to the south-west of Altrincham town centre.  The site is bounded by Woodville Road to the north, Higher Downs to the north-west, Higher Downs to the south-east, Beechfield and the listed Bowdon Downs Church, schoolroom and lecture hall (Grade II) to the south-west.  The site is located with The Devisdale conservation area but is also immediately adjacent to The Downs conservation area.


The site is occupied by the range of buildings (none of which is listed) that formed the St Anne’s Hospital.  They comprise a range of period buildings dating to the end of the C19th – these are the original villa (with additions) known as The Beeches situated adjacent to the boundary with Woodville Road, the Dunham Ward adjacent to the boundary with Bowdon Road and the Crossley Wing situated between The Beeches and Beechfield.  There have been a number of unsympathetic additions to these buildings, mostly to link the various buildings but also comprising a large detached portable building sited between the Crossley Wing and the boundary with Beechfield.  There is a large open landscaped area between the buildings and the boundary with Higher Downs.


The main existing access to the site is directly onto the junction of Woodville Road, Higher Downs, The Downs and St Johns Road.  Secondary accesses are from Woodville Road close to the junction with Bowdon Road and on Bowdon Road itself, close to the boundary with the listed church.  The main access leads to a small parking area adjacent to The Beeches and the Crossley Wing whilst the other accesses serve small service areas.


The site is covered by a tree preservation order, TPO 348, which includes an area of trees and shrubs around the boundary as well as a large single beech tree located fairly centrally within the landscaped area.  There are also TPO’s covering parts of the church grounds adjacent to the south-west boundary of the site. 


PROPOSAL


It is proposed to convert the original buildings on the site and to erect a new building to form a total of 22 dwellings (see associated planning application 76581/FULL/2011).  As part of the works it is proposed to demolish several unsympathetic links and additions to the original buildings and also to demolish a detached temporary building block sited to the south-west of the original buildings on the site, close to the boundary with Beechfield.

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


None relevant


REVISED TRAFFORD UDP


PROPOSALS MAP NOTATION 


Conservation Area (Devisdale)


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


D1 – All New Development


RELEVANT PLANNING HISTORY

76581 - Conversion of former St Anne’s hospital to 7 apartments and 12 houses following partial demolition of existing buildings; erection of detached building to form 3 new dwellings following demolition of existing portacabin building.  Provision of associated parking, landscaping, bike and bin stores, alterations to existing accesses and other associated works.  A report recommending approval of this application (subject to a s106) is included elsewhere on this agenda.

H/26749 - conservation area consent for demolition of single-storey buildings.  Granted in 1988.

APPLICANT’S SUBMISSION 


See report on associated planning application.


CONSULTATIONS


See report on associated planning application.  It is noted that no objection has been raised to the proposed demolition works.


REPRESENTATIONS


See report on associated planning application.  It is noted that no objection has been raised to the proposed demolition works.


OBSERVATIONS


IMPACT ON DEVISDALE CONSERVATION AREA


1. Having regard to the information submitted with the application and other available information relating to the historic development of the site, it is considered that the temporary building sited adjacent to the Crossley Ward and also the several link extensions are of no architectural or historic merit.  It is considered that they make a negative contribution to the character and appearance of the conservation area.  As such there is no objection to their demolition, whether or not the currently proposed residential conversion proceeds.


TREES AND LANDSCAPING


2. Given the presence of protected trees on the site, and in particular the location of a large protected beech tree fairly close to the detached building to be demolished, it is considered that a condition to require the provision of tree protection measures on the site is necessary.


RECOMMENDATION: GRANT

1. Standard conservation area consent condition.

2. Tree protection.


GE






		   WARD: Clifford

		76617/FULL/2011




		DEPARTURE: No





		REFURBISHMENT OF THREE EXISTING 15 STOREY TOWER BLOCKS INCLUDING OVERCLADDING, REPLACING WINDOWS AND ENCLOSING BALCONIES TOGETHER WITH CONSTRUCTION OF NEW ENTRANCE STRUCTURES AND INSTALLATION OF NEW HEATING PLANT AND ENCLOSURES AT ROOF LEVEL. FORMATION OF ADDITIONAL PARKING SPACES AND ASSOCIATED HARD AND SOFT LANDSCAPING





		Tamworth Estate, Chorlton Road, Old Trafford, M15 4BA






		APPLICANT:  Trafford Housing Trust






		AGENT: PRP Architects






		RECOMMENDATION:  MINDED TO GRANT   










SITE


The application site relates to a residential estate located in the Old Trafford Priority Regeneration Area, close to the boundary with Hulme in Manchester. It comprises three 15-storey tower blocks sited within an estate which measures 1.32 hectares in size. The site is bound to the north by Bold Street, which forms the Borough boundary, and to the west by Chorlton Road. Tamworth Park adjoins the site to the south, whilst to the east is the ‘bird block’ residential estate which comprises a further four high-rise blocks, each one named after a different species of bird. Due to their height and proximity to each other, the ‘bird block’ flats and the ‘balcony blocks’ within the application site are collectively referred to locally as the ‘seven sisters’. 


The three tower blocks to which this application relates are of typical 1970s design, being constructed from brown brick with an exposed concrete frame and painted steel balconies to each unit of accommodation. Each block has its own name; the block at the junction of Bold Street and Chorlton Road is ‘Grafton Court’; the block to the east of the site near Bold Street is Pickford Court; and the remaining block is called Clifford Court and is sited close to Chorlton Road. Whilst each building benefits from a degree of enclosure by low walls and railings, the boundaries to the estate and between the blocks are not clearly defined and as such there is no clear distinction between public and private space. The majority of the space around the tower blocks comprises car parking, which has not been formally marked out, or areas of grass.


PROPOSAL


The application proposes the refurbishment of the three existing tower blocks and the hard and soft landscaping within the Tamworth estate. The visual appearance of each high-rise building will be transformed through the overcladding of the façades in a mixture of white render, powder coated aluminium panels and black brick to the base. The existing open balconies are set to be enclosed in aluminium cladding and glazing to form ‘winter gardens’. In order to create clearly identifiable public entrances, the existing painted steel canopies to each block will be removed and replaced with large single-storey reception buildings which extend from the communal ground-floor of the main tower block and include projecting canopy features. The public entrances will be constructed from a mixture of white brick and glazing in order to contrast their appearance with the black brick bases of the tower blocks. The entrance extensions will be used to accommodate improved caretaker, recycling and cycle parking facilities. A significant part of the refurbishment of the ‘balcony blocks’ involves bringing the buildings up to modern, sustainable standards with respect to insulation and heating systems; works which will necessitate the creation of additional plant on the roof of each building. The proposed cuboid-shaped heating plant for each block has been designed to form a feature on the building in its own right as it will project beyond the footprint of the building, overhanging the roof edge by approximately 2.5m. Coloured aluminium panels, to match those proposed on the main facades of the tower blocks, and the printed name of the particular tower to which the plant relates have also been proposed with the intention of creating a sense of identity for its occupants.    


The existing car parking layout is set to be rationalised into three gated carparks for residents, (one for each tower) and a further car parking area for both residents and visitors to the site. The materials proposed for these works will contrast with the adoptable highway which leads into the site (Clayton Close) and will consist of block paving and/or coloured macadams. Similarly, the inclusion of LED floor lighting and colours similar to those used on the individual tower facades, will be adopted to highlight pedestrian routes through the site and around the entrance forecourts. 


A number of new boundary treatments have been proposed to provide secure parking areas for residents and private garden areas to the rear of each tower block. The existing wall and railing enclosures within the Tamworth Estate are set to be removed to free up additional parking space, whilst proposed railing and gates enclosures will provide security around the car parks whilst also maintaining surveillance through to the vehicles. To the rear of the tower blocks, further sections of 1.8m high railings have been proposed to create private amenity spaces in the form of communal seating areas, community gardens and designated toddler play areas. Where additional privacy or a visually softer treatment is required, ‘green’ walls covered in climbing plants have been proposed. Much of these facilities for the residents of Clifford and Grafton courts will be located on an existing area of glass between the tower blocks and the Chorlton Road highway, which falls outside of the current boundaries of the Tamworth Estate but within its ownership. As such the estate will be extending significantly towards Chorlton Road.


The amount of soft landscaping within the site is set to be increased; Avenue tree planting has been proposed to define pedestrian walkways and various shrubs and low level planting will be incorporated into the proposed seating areas. A community garden is also proposed on the western side of the site. 


THE DEVELOPMENT PLAN


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

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


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


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


On 11th November, DCLG sent a letter to all local planning authorities in England advising them that they should still have regard to the secretary of state's letter dated 27 May 2010 (as to the intention to revoke Regional Strategies) as a material consideration in any decisions they are currently taking. However, this position has also been challenged and on 29th November 2010, the High Court has ordered that this claim be expedited and that both the government's statement and the letter is stayed until further notice. 


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


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


The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP (see attached list) – and that work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Publication version of the Plan published for consultation purposes in September 2010 and Submission to the Secretary of State made on 3rd December 2010.

The Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such can be considered to be a material consideration, alongside the June 2006 Revised Adopted UDP alongside other relevant planning policy documents such as PPGs, PPSs, the RSS and SPDs in the determination of planning applications.


PROPOSALS MAP NOTATION 


Old Trafford Priority Regeneration Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


H1 – Land Released for Development


H10 – Priority Regeneration Area: Old Trafford


D1 – All New Development


D2 – Vehicle Parking


RELEVANT PLANNING HISTORY

H/71438 - Erection of a 6m high galvanised steel pole supporting 3 no. radio broadcast antennas on the roof of the building – Approved, 14/07/2009

H/69842 - Change of Use from residential flat (use Class C3) to an advice centre for residents with ancillary office and meeting accommodation (sui-generis) – Approved 28/08/2008

H/64232 - Creation of 9 car parking spaces on existing grassed verge with associated footpath – Approved 16/05/2006

H/LPA/57337 - Formation of car parking area for 17 vehicles – Approved, 22/09/2003

H26082 - Alterations to provide new fencing, walling, planting and footpaths – Deemed Consent, 01/12/1987

Bird Block Estate

76625/DEMO/2011 - Demolition of Osprey Court and Raven Court residential tower blocks (Consultation under Schedule 2, Part 31 of the Town and Country Planning (General Permitted Development) Order 1995) – Granted – 11/05/2011

CONSULTATIONS


LHA: The proposals look to increase the number of parking spaces within the site from 54 to 73. Whilst this falls short of the Councils Car Parking Standards, it is an increase on the existing parking provision and therefore is welcomed by the LHA. The LHA would welcome the provision of some short stay cycle parking for visitors of the site to be installed.


Environment Agency: No comments.

Greater Manchester Police Design for Security: No objection, but suggest a condition be added to any planning approval to ensure that the development meets the ‘Secure By Design’ standard.


REPRESENTATIONS


One letter of objection has been received from a local resident of Grafton Court, expressing several concerns with the proposed refurbishment; however the only issue of material consideration relates to concerns about how the coloured aluminium cladding will weather over time.


OBSERVATIONS

PRINCIPLE OF DEVELOPMENT


1. The application proposes the refurbishment of the three balcony blocks and the surrounding car parking and landscaping. The application site lies within the Old Trafford Priority Regeneration Area as identified by UDP Area Policy A1 within which Proposal H10 of the UDP indicates that inside this area, action will be taken to improve the quality and diversity of the housing stock; improve the quality, appearance and safety of the local environment; and improve the quality and diversity of recreational and other facilities available to the local community. The proposed refurbishment of this section of the Tamworth estate is considered to be consistent with the regeneration policy framework of the UDP as it will improve the quality and sustainability of the housing stock within the tower blocks, will enhance their overall appearance, and will create safe and useable parking and landscaping/amenity facilities which can enjoyed by the Tamworth estate community. The proposals are also considered to be consistent with the broader aspirations of the Old Trafford Masterplan, which whilst not a formal planning policy, does form a material consideration in the determination of this application. Finally the proposed development is considered to be in-line with the broad development proposals contained within Policy L3 – ‘Regeneration and Reducing Inequalities’ of the emerging Core Strategy, which identifies the Old Trafford area as a priority area for housing led regeneration in order to bring an improvement in the quality and diversity of the housing stock available. Therefore, the principle of this proposed development is welcomed by the Council.

RESIDENTIAL AMENITY


2. The proposed alterations to the tower blocks, will be highly visible to occupants of residential properties in the surrounding area, including those on Bold Street, Chorlton Road and the remaining two ‘bird-block’ towers to the east. However, it is considered that the overcladding of the towers will improve their appearance and as such there will be no detrimental impact on residential amenity in this respect. Furthermore, the proposed heating plant extensions are sited a sufficient distance away from the closest residential properties to prevent them from having more than a limited impact on these properties. 


3. The proposed overcladding of the ‘balcony-blocks’ will significantly improve the insulation and heating systems which operate within them and forms part of the wider modernisation of the interior of each flat within the tower blocks to extend the lifetime of this estate. It is considered that these works, coupled with the introduction of useable private amenity spaces, a community garden, and formalised parking arrangements will all serve to improve the quality of living for the occupants of these three tower blocks, and as such this aspect of the scheme is in compliance with Proposals D1 and H10 of the Revised Trafford UDP and the wider aspirations of the Old Trafford Masterplan.


ARBORICUTURAL ISSUES


4. The application site, as existing, contains 54 individual trees and four groups of trees, which were presumably planted as part of a landscaping scheme which was implemented at the time the three balcony blocks were built. Whilst the site was well laid-out at the time, the trees have received little by the way of management in the interim and as a result have developed hierarchies. As part of the improvements to the soft and hard landscaped areas across the application site, this proposal seeks to retain the better, dominant trees, as identified within the applicant’s Arboricultural Survey, and to remove ten trees which are considered to be poor, sub-dominant specimens, or dead dying and dangerous. The majority of these trees are located on the northern and western sides of Grafton court, close to the junction between Bold Street and Chorlton Road. As a number of trees will still remain at this corner of the application site, it is considered that the removal of ten trees is acceptable in this instance.  


5. The applicant has indicated on the proposed site plan that 43 new trees will be planted as part of the relandscaping programme for the whole site. This new planting will largely be focussed within the car parking areas, which at present do not benefit from any soft landscaping, and also the proposed community garden and the area of grass to the west of the junction of Bold Street and Clayton Close. An increase in the amount of soft landscaping within the site is welcomed by the Council as it should contribute towards the applicant’s aspirations of improving the public realm to create attractive, functional and legible spaces which also help to reduce the visual dominance of the car on this site. Therefore, subject to appropriate tree protection and landscaping conditions, this element of the scheme is acceptable.


DESIGN AND STREET SCENE


6. The main impetus behind the recladding of the buildings in insulated aluminium panels is to provide a second external skin which would improve the thermal insulation of each building leading to better, more efficient living conditions for their occupants. However, in conjunction with these improvements the applicant has also sought to modernise the appearance of the tower blocks as the existing buildings are very typical of 1970s high rise developments and as such now look dated. An opportunity to modernise the appearance of the building has also been identified with respect to the installation of the new heating plant to the roof of each building. The applicants have stated in their submission that they believe the Balcony Blocks can become a symbol of the area’s recovery; this is achieved through the careful positioning of the heating plant on the roof which will create a new emphasis and a unique identity for each of the blocks. The plant is set to overhang the roof-edge by approximately 2.5m and will be clad in aluminium panels to match those used on the main elevations of each tower block.   Due to the substantial height of these buildings and resulting long range of visibility, the overcladding of the building and the new plant will have a major impact on the streetscene across a wide area.


7. The overcladding for the tower blocks comprises a mixture of white render and coloured aluminium panels. The aluminium panels will be used to enclose the existing balconies, coat the new heating plant, and will be applied between rows of windows to give a horizontal emphasis to particular elevations. It is considered that the use of render and the layout of the aluminium panels will create a degree of visual interest that will give the tower blocks a more contemporary appearance. The occupants of the buildings have been involved in the design process and have assisted in choosing the colour schemes for the aluminium cladding and heating plant. However, the colours indicated on the proposed elevations are, at present, still indicative as Trafford Housing Trust is offering occupants five possible colours to select from during a second round of consultation. Therefore it is recommended that a condition be added to any approval which requires further information regarding the colour of the aluminium panels to be submitted for the LPA’s approval prior to work commencing.


8. The improvements to the insulation of the tower blocks have resulted in an increase in the amount of plant sited on the top of the roof. The applicant has chosen to make a feature of the proposed heating plant by cladding it in coloured aluminium and positioning it so that it overhangs the edge of the roof by approximately 2.5m. The name of each tower block will be imprinted in a darker shade of aluminium on one side elevation of the heating plant.  The applicant’s agent has referenced a similar scheme by Urban Splash in Collyhurst, North Manchester, where the heating plant above three tower blocks has been made into an architectural feature in its own right. It is considered that this example demonstrates that this type of approach to the installation of additional plant above a building has been successful elsewhere within Greater Manchester. The proposed heating plant has been positioned so that it projects away from the site; more specifically the plant above Clifford and Pickford Courts project southwards towards Tamworth Park, whilst above Grafton Court it points northwards towards Bold Street. It is considered that whilst this particular orientation of the plant will appear highly prominent when viewed from the surrounding streets in Trafford and Manchester, that this will serve to form an easily recognisable landmark feature in the landscape; will increase the sense of identity for each tower block; and will improve the overall appearance of the buildings. Therefore, the impact on the streetscene, whilst significant, is considered to be acceptable. 


9. The proposed single-storey reception buildings, whilst relatively large in size, are generally contained within the main envelope of each tower block and away from the boundaries of the application site. The design of these extensions is in-keeping with the general character of the refurbishment works to the main tower blocks, yet their orientation, proposed palette of materials, and clear signage will also serve to create easily identifiable and distinguishable public entrances for visitors and will significantly improve legibility within the Tamworth Estate. The proposed entrance forecourts will also serve to reinforce the principles outlined above, providing that well-considered lighting and a high-quality palette of materials are used in these areas. Therefore, it is recommended that appropriate conditions be attached to any approval to control these matters.


10. New boundary treatments are set to be erected around the edge of the application site and also within the Tamworth Estate to secure the parking and amenity areas. A new community garden and seating areas have been proposed on the western side of the site on an unused section of land which at present comprises a grass buffer with trees between Chorlton Road and the Pickford and Clifford tower blocks. These new amenity areas will be secured by 1.8m high railings and an ivy-screened wall, set back 1m from the Chorlton Road footpath. The proposed railings will retain views through to the trees, amenity areas and residential accommodation beyond, and as such the open character which currently exists along this side of Chorlton Road will not be unduly affected. With regards to the section of ivy-screened wall, it is acknowledged that a green wall is preferable to a brick wall or fence; that a degree of screening is desirable for the community garden; and that the treatment will be the same height as the railings which adjoin it. Therefore, it is considered that this section of alternative boundary treatment will not have an unduly detrimental impact on the streetscene.    


ACCESS AND CAR PARKING


11. In addition to the thermal and visual improvements to the tower blocks, the applicants have identified within their Design and Access Statement a number of urban design principles which should be implemented to improve the character and quality of the local built environment. These include the rationalisation of the car parking areas and footpaths to reduce the visual dominance of the car and to strengthen the permeability and legibility of the area. Improved public entrances will also serve to guide residents/visitors in the right direction and will, in conjunction with appropriately sited and designed boundary treatments, create a clear distinction between public and private spaces.   


12. The car park within the application site is set to be rationalised with respect to its layout and extended to accommodate 79 spaces, which represents an increase of 25 spaces over the existing set-up. The proposed car parking has been divided up so that a parking area of 14-21 spaces (including 2 suitable for disabled access) will be associated with each tower block. All three of these individual car parks will be secured by an electronic gate, accessed only by residents of the estate via a key fob. A fourth, non-gated, parking area of 26 spaces will be shared by the residents of all the tower blocks and by visitors to the estate. It is considered that the alterations to the parking areas will enable residents of the site to park in a secure, formally laid-out area which clearly relates to their particular tower block. Furthermore, the formation of 25 additional car parking spaces (without creating any additional living accommodation) is welcomed by the Council as the site currently suffers from a high degree of on-street car parking on Clayton Close and Bold Street. It is therefore considered that the proposed increase in parking provision will more adequately cater for the parking demands of the site and improve the amenities of the area as a result.


13. In addition to the amendments to the car parking areas, it is considered that substantial improvements have been proposed to the way in which occupants of/visitors to the site will be able to access the buildings and manoeuvre around the estate generally. The use of alternative surfacing, tree planting and lighting should serve to more clearly define the pedestranised areas of the site and guide visitors towards the public entrances. Furthermore, the distinction between public and private spaces will be much clearer as a result of the careful siting of the proposed boundary treatments within the estate.


14. The LHA have requested that additional cycle parking spaces be provided for each tower block within the application site. At present this provision has not been indicated on the proposed site plan and as such a condition will be added requiring cycle parking details to be submitted for the LPA’s written approval.


15. In order to accommodate an extension in the provision of car parking to the south of Clifford and Pickford Courts some existing informal footpaths and an area of grass located between the tower blocks and Tamworth Park will be lost. Whilst the majority of Tamworth Park is classed as Protected Open Space within the Revised Trafford UDP, the area of land affected by these proposals is not designated protected land. It is considered that the lost green space does not represent a significant area of land, and that the benefits of an extended and formalised car park, coupled with substantial improvements to public and private amenity spaces elsewhere in the application site, significantly outweigh any harm caused by the lost grass area. With respect to the footpaths, those set to be removed are not adopted footpaths and do not represent a public right of way. Access through the site from north to south is set to be retained and the footpaths which lead into Tamworth Park along the eastern and western boundaries of the application site are set to remain unaffected. Therefore, it is considered that the permeability of the area will not be unduly harmed as a result of these footpaths being removed, and as such this element of the scheme is considered to be acceptable.   


CRIME AND SECURITY


16. Prior to the submission of the application, the applicant engaged in discussions with


Greater Manchester Police (Design for Security) regarding how the layout of the new car parking/landscaping areas and associated boundary treatments could contribute towards reducing crime, and reducing the perception of crime, within the Tamworth Estate. As a result each tower block now has its own secure car park (accessed via a key fob) which benefits from improved surveillance at ground-floor level from windows to three sides of the entrance/caretaker extensions and by virtue of the proposed railings retaining a good degree of visibility through them. Indeed railings form the majority of the proposed boundary treatments throughout the site to retain surveillance into and within the whole of the site. Comments received from Design for Security have expressed satisfaction with the proposals in their present form, although they have requested that a condition be attached to any approval requiring the proposed works within the site to meet secured by design standards.


FINANCIAL CONTRIBUTIONS


17. This application does not include the creation of any additional units of accommodation, but relates solely to the refurbishment of existing ‘affordable housing’ units and the surrounding land to which it relates. Therefore this application is exempt from Red Rose Forest contributions, as set out in the justification section of Proposal ENV16 within the Revised Trafford UDP.


CONCLUSION


18. In conclusion, the proposed development would result in significant improvements to the facades of these prominent buildings, thermally and visually, thus extending the future and the sustainability of the three existing structures. The rationalisation of the car parking areas and the introduction of clearly defined and useable public and private spaces, serve to create a safer, more legible and appealing environment for residents and visitors to the Tamworth Estate, as well as improving the overall appearance of the site generally. Therefore the development is considered to be in compliance with all relevant Revised Trafford Unitary Development Plan Policies and is in-line with the broader aspirations of the Old Trafford Masterplan, and is recommended for approval accordingly.


RECOMMENDATION: MINDED TO GRANT subject to the following conditions


1. Standard condition;


2. Compliance with all plans


3. Materials condition; (including colour of façade/plant cladding)


4. Landscaping condition; (inc. hard surfacing for car parking, pavements & entrance foyer)


5. Landscaping maintenance


6. Tree protection scheme


7. Lighting condition


8. Boundary treatments


9. Retention of parking/access facilities condition


10. Submission of porous materials for hardstanding


11. Details of measures to achieve Secure by Design standards to be submitted


12. Cycle Parking


JK






		 WARD: Hale Central

		76749/FULL/2011



		DEPARTURE: No





		CHANGE OF USE AND CONVERSION OF EXISTING WORKSHOP BUILDING TO CREATE A SINGLE DWELLING INVOLVING DEMOLITION OF EXISTING LEAN-TO STRUCTURE. INCREASE IN ROOF HEIGHT AND VARIOUS EXTERNAL ALTERATIONS. ERECTION OF DETACHED DOUBLE GARAGE FOLLOWING DEMOLITION OF EXISTING OUTBUILDING






		SITE: The Workshop, 1A, Peel Avenue, Hale





		APPLICANT:  Mr. Michael Pennington





		AGENT:  Tsiantar Architects Limited





		RECOMMENDATION: MINDED TO GRANT SUBJECT TO A LEGAL AGREEMENT









SITE 

The site is located down a single track drive on the eastern side of Peel Avenue and is situated within the Hale Station Conservation Area. The site is currently occupied by a single storey detached brick building dating from the late 19th/early 20th Century and in use as a ‘dry cleaners and ironing service’. There is also a single storey detached timber clad building within the application site which extends along the rear boundary of No. 26 Spring Road and part of the side boundary of No.1, Peel Avenue. 

The site is bounded to the north by terraced houses fronting Ashley Road, to the south by semi-detached houses fronting Spring Road and to the East by the rear garden of No. 22, Spring Road. The site lies within a predominately residential area although there is another detached timber clad single storey building and associated yard area to the west of the site, fronting Peel Avenue which is in commercial use.


PROPOSAL

Change of use and conversion of existing workshop building to create a three bedroom dwelling following the demolition of the existing ‘lean-to’ structure on the southern side of the site. The conversion works would involve an increase in the ridge height of the roof of 0.9 metres.


The proposals also involve the demolition of the detached single storey building immediately to the west of the workshop building and erection of a detached double garage. Vehicular access to the site would remain via Peel Avenue.

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 

Hale Station Conservation Area

PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS

ENV 12 – Species Protection


ENV16 – Tree Planting

ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas

H1 – Land Release for Development


H2 – Location and Phasing of New Housing Development


H3 – Land Release for New Housing Development


H4 – Release of Other Land for Development


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential development


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


OSR4 – Standards for Outdoor Sports Facilities Provision


OSR9 – Open Space in New Housing Development


RELEVANT PLANNING HISTORY

The applications set out below cover both the main workshop building and the existing detached timber clad building to the rear of No 26, Spring Road which forms part of the application site.


H/39880 – Alterations to external appearance of existing store/workshop including installation of timber cladding and formation of new door and window openings – Approved 1994

H/40010 – Change of use of storage building within builders’ yard to the storage and renovation of antiques for a temporary period of 5 years – Approved 1995

H/CLD/47972 - Certificate of Lawfulness for general industrial use (Class B2) of yard – Refused 2000

H/52932 - Temporary change of use of builders yard to fitness consultancy/personal training facility – Approved 2001

H/53939 - Use of premises as ironing service – Approved 2003

H/55582 - Retention of illuminated signage – Split Decision 2003

H/56867 - Continued use of premises as ironing service – Refused 2003


76116/FULL/2010 - Demolition of existing workshop building and erection of detached two storey dwelling and detached double garage. – Refused Jan 2011

76117/CAC/2010 - Conservation Area Consent for demolition of existing detached workshop building – Refused Jan 2011


76713/CAC/2011 – Conservation Area Consent for demolition of detached outbuilding and ‘lean-to’ structure on workshop building – Recommended for approval – Report appears elsewhere on this agenda

APPLICANT’S SUBMISSION 


A Design and Access Statement which includes a ‘statement of significance’ to assess the impact on heritage assets has been submitted, the conclusions of which are as follows:-


‘It is highly unlikely that any historical asset is affected by the development. Having said this, the proposed refurbishment seeks to maintain the fabric and layout of this
immediate area. The current spaces and masses would be preserved and the identity of the area would be as that established over 100 years earlier. The design of the refurbished building and extension emulates the existing, to again preserve and enhance the current setting’.


CONSULTATIONS


LHA – No objections. 

REPRESENTATIONS

Although the publicity period for the neighbour notifications has expired the publicity period for the site notice had not expired at the time of writing. No comments have been received to date regarding the application. Any comments received prior to the Committee meeting will be included within the Additional Information Report.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT

1. The application proposes the change of use and conversion of an existing workshop building to form a three 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 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 of 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.


IMPACT ON AMENITY


8. The application property is situated within a residential area, in close proximity to residential properties. The nearest properties to the north are No’s 90 and 92, Ashley Road, and the main rear elevations of these properties retain a minimum distance of 15 metres to the side elevation of the proposed dwelling. It is not therefore considered that the proposed dwelling would have a detrimental impact on the amenities of the occupiers of these properties. 


9. No. 22, Spring Road is situated to the southeast of the application property and the associated rear garden area extends to the north and would directly adjoin the rear elevation of the proposed dwelling. 


10. No. 24, Spring Road is within the ownership of the applicant and is included on the site edged blue submitted at part of the application. There are main habitable room windows at ground and first floor level in the rear of this property which would be situated in close proximity to the southern side elevation of the proposed dwelling (approximately 6 metres).


11. In considering whether the proposed dwelling would have an acceptable impact on No’s 22 and 24 Spring Road, it is considered that the existing situation on site and the proposed increase in height of the building are of significant relevance. The premises currently back onto the private rear garden area at No. 22. The height of the existing premises is 5.13m to the ridge. The proposed ridge height would be 6.031m, an increase of 0.9 metres. The eaves height of the building would not change at the rear and the roof would slope away from the garden of No. 22 to the ridge of the dwelling. A number of rooflights are proposed in the rear elevation of the dwelling, four to serve ground floor accommodation and three to serve first floor accommodation. As the rooflights at first floor level are serving rooms that would also receive natural light and outlook from dormer windows in the front elevation it is considered that the rear rooflights at first floor level could be obscure glazed and fixed shut to protect the privacy of the occupier of No. 22, when using their garden. 


12. Although the increase in roof height would have some impact on the garden at No. 22, it is considered unlikely that it would impact significantly on the occupiers of No. 22, when compared with the existing situation. In addition, the use of the property as a private residence rather than a business premises is likely to result in a domestic rather than commercial level of noise and disturbance associated with the property and this would be of some benefit to neighbouring residents.


13. The rear elevation of No. 24, Spring Road currently backs onto the southern side elevation of the application property. There are main habitable room windows in the rear of that property, in close proximity to the side of the existing premises (approximately 3.5 metres away at the nearest point). The existing situation at the site is therefore fairly cramped. The ridge of the roof of the proposed dwelling would be 0.9 metres higher than the existing ridge. However, the proposed scheme involves the removal of an existing single storey timber outbuilding attached to the southern side of the existing premises. This would increase the distance between the rear windows in No. 24, Spring Road and the southern side of the proposed building to 5.5 metres rather than the 3.5 metres that currently exists. 


14. Again, it is likely that the increased roof height would have some impact on the amenity of the occupiers of No. 24, however weighing against that is the removal of the attached outbuilding which would increase the space between the buildings and the domestic rather than commercial use of the building which as stated above would be likely to be of some benefit in terms of decreased noise and disturbance associated within the property. It is also noted that the nearest habitable room window at ground floor level in the rear of No. 24, would look onto the front edge of the building rather than directly at the centre of the main wall and would therefore have some outlook across the parking area and on balance it is considered that the impact on the residential amenity of the occupiers of this property would be acceptable. Due to the constrained nature of the site, it is however recommended that permitted development rights be removed in order to ensure that no alterations are made to the property at a later date that may impact on the amenity of nearby residential properties. 


15. The proposed detached double garage would be located adjacent to the rear boundary with No. 26, Spring Road. The structure would be single storey, with a maximum height at the ridge of the roof of 4.2 metres and eaves height of 2.7 metres. This structure appears to be slightly higher than the existing building, however the footprint of the garage is much smaller than the footprint of the existing detached building and because of this it is considered that overall the outlook from the rear of No. 26, Spring Road would be improved. It also appears that the existing detached building is in commercial use and its replacement with a domestic garage is likely to result in a reduction in the potential for noise and disturbance along the rear boundary of No. 26, Spring Road. Consequently it is considered that the proposals have an acceptable impact on the amenity of occupiers of nearby properties and it is noted that no objections have been received from the occupiers of neighbouring residential properties on the grounds of loss of residential amenity.


DESIGN AND IMPACT ON THE CONSERVATION AREA

16. The application site is located within the Hale Station Conservation Area. The existing building is single storey, constructed from Cheshire brick in a Flemish stretcher bond with a pitched Welsh slate roof and blue ridge tiles with chimney forming the south facing gable. To the rear is a later timber lean-to with glazed rooflights and to the side a smaller timber lean to. The front elevation exhibits a double door entrance, flanked by a large window either side. Large painted timber lintels are present above both windows and door. The existing fenestration does not appear original, however it does not detract from the overall appearance of the building. The double doors are possibly historic and certainly exhibit a functional appearance. The Workshop appears to be a late nineteenth century building; although not present on the O.S 1875 map, it does appear on the O.S 1910 map in a similar location with a rectangular footprint to that of existing.


17. It is noted The Workshop is set back some distance from the entrance at Peel Avenue, nevertheless it is visible from Peel Avenue. A substantial single storey building is partly located in front of the building forming what is currently referred to as a builders yard. There are no objections to the removal of this later timber clad building. 


18. It is considered that the Workshop provides a significant contribution to the character and appearance of the Hale Station Conservation Area. It is an attractive building with simple fenestration and plan form reflecting its former small scale industrial use. 

19. The location of The Workshop results in an interesting courtyard arrangement surrounded by piecemeal residential development, which is significant in the historic development of Peel Avenue and Spring Road. It is also noted that the building is in reasonable condition and still in commercial use. The arrangement and The Workshop itself have been little altered over the last century. A previous application earlier this year to demolish the building was refused as its loss was considered harmful to the character and appearance of the Hale Station Conservation Area. Following that refusal the current revised scheme has been submitted which largely utilities the existing workshop structure with some alterations to provide a new dwellinghouse. The main alteration is the raising of the roof by 0.9 metres and inclusion of conservation rooflights to allow first floor accommodation. Other than this the appearance of the refurbished workshop would be largely unaltered with the front facade retaining the central large door opening for the entrance and retaining the two side openings for windows. These openings would all retain their timber lintels. The removal of the later ‘lean-to’ on the southern side is considered beneficial to the appearance of the building and spaciousness of the area. Subject to various conditions being attached to ensure that the conversion and extension works are carried out sympathetically and retained as such it is considered that the proposed new dwelling would have an acceptable impact on the character and appearance of the Hale Station Conservation Area. 


20. The application also proposes the erection of a detached double garage to the west of the main workshop building. This would replace an existing unattractive detached modern outbuilding with a larger footprint than the proposed garage. The garage is of a reasonable design subject to the use of timber side hung doors and as the scale of the garage and the materials to be used are an improvement on the existing outbuilding on site this aspect of the proposal is also considered acceptable. 

PARKING AND HIGHWAY SAFETY


21. Access to the proposed dwelling would be via the existing drive access. No alterations are proposed to the road frontage. The application proposes a double detached garage and a parking area for two cars in front of the property. No objection has been received from the Local Highway Authority as the required number of parking spaces is three. The proposed parking and access arrangements are therefore considered acceptable.

ECOLOGY


22. A bat survey is due to be submitted in relation to this application. The conclusions of this survey will be reported within the Additional Information Report.

OPEN SPACE AND RED ROSE FOREST 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.  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 some onsite provision may 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.

24. The SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ applies to all new residential developments and the site is in an area of deficiency. No play space or sports facilities are to be provided within the proposed development; therefore a contribution to off-site provision will be required to comply with the SPG. For residential development, there is a set method of calculating the contributions based on the number of dwellings and number of bedrooms.  In this case, the number of additional dwellings is known (1) and the application is for a three (3) bedroom house.  On this basis the contribution would be £1639.25 towards open space provision and £778.25 towards outdoor sports provision, a total of £2417.50. 


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 £3347.50 and comprising:-


· a financial contribution of £2417.50 towards the provision and maintenance of public open space split into open space provision and outdoor sports provision

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

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


1. Standard Time.

2. List of approved plans.

3. Materials (Conservation Area).

4. Landscaping.

5. Withdrawal of permitted development rights.

6. Notwithstanding the details on the approved plans no permission is given for the sliding gate indicated on the site plan. Prior to works commencing on site, full details of any new gates, gateposts or walls within the site shall be submitted to and agreed writing by the Local Planning Authority.  Development shall be carried out in accordance with the approved details.


7. Prior to the commencement of development, a comprehensive photographic record shall be undertaken of the external and internal fabric, including significant features, of ‘The Workshop’. The photographs shall be dated and labelled and submitted to and agreed in writing by the Local Planning Authority.


8. Prior to the commencement of development and notwithstanding the submitted details,  a 1:20 drawing showing the proposed repairs to and any replacement of windows and doors and all secondary glazing, shall be submitted to and agreed in writing by the Local Planning Authority. All new windows and doors shall be constructed from timber and all joinery shall have a painted finish to an agreed colour scheme. Development shall be carried out in accordance with the approved details.

9. Prior to the commencement of development and notwithstanding the submitted details,  a 1:20 drawing showing the proposed garage doors shall be submitted to and agreed in writing by the Local Planning Authority The garage doors shall be timber and side hung. Development shall be carried out in accordance with the approved details.


10. Prior to the commencement of development and notwithstanding the submitted details,  a 1:20 drawing showing the proposed roof and providing details of ridge tiles, eaves and verges, roof covering, coursing, soffits, cappings, pots and any associated lead work, joinery and roof structure, is submitted to and agreed in writing by the local planning authority.  Development shall be carried out in accordance with the approved details.

11. Provision and retention of parking areas


JJ





		 WARD: Hale Central

		76713/CAC/2011



		DEPARTURE: No





		CONSERVATION AREA CONSENT FOR DEMOLITION OF DETACHED OUTBUILDING AND ‘LEAN-TO’ STRUCTURE ON WORKSHOP BUILDING






		SITE: The Workshop, 1A, Peel Avenue, Hale





		APPLICANT:  Mr. Michael Pennington





		AGENT:  Tsiantar Architects Limited





		RECOMMENDATION:  GRANT 









SITE 

The site is located down a single track drive on the eastern side of Peel Avenue and is situated within the Hale Station Conservation Area. The site is currently occupied by a single storey detached brick building dating from the late 19th/early 20th Century and in use as a ‘dry cleaners and ironing service’. There is also a single storey detached timber clad building within the application site which extends along the rear boundary of No. 26 Spring Road and part of the side boundary of No.1, Peel Avenue. 

The site is bounded to the north by terraced houses fronting Ashley Road, to the south by semi-detached houses fronting Spring Road and to the East by the rear garden of No. 22, Spring Road. The site lies within a predominately residential area although there is another detached timber clad single storey building and associated yard area to the west of the site, fronting Peel Avenue which is in commercial use.


PROPOSAL

Conservation Area Consent for the demolition of the existing single storey ‘lean-to’ structure on the southern side of the workshop building and the large detached single storey outbuilding situated along the southern edge of the site, to the rear of No. 26, Spring Road.

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 

Hale Station Conservation Area

PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS

ENV 12 – Species Protection


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas

RELEVANT PLANNING HISTORY

The applications set out below cover both the main workshop building and the existing detached timber clad building to the rear of No 26, Spring Road which forms part of the application site.


H/39880 – Alterations to external appearance of existing store/workshop including installation of timber cladding and formation of new door and window openings – Approved 1994

H/40010 – Change of use of storage building within builders’ yard to the storage and renovation of antiques for a temporary period of 5 years – Approved 1995

H/CLD/47972 - Certificate of Lawfulness for general industrial use (Class B2) of yard – Refused 2000

H/52932 - Temporary change of use of builders yard to fitness consultancy/personal training facility – Approved 2001

H/53939 - Use of premises as ironing service – Approved 2003

H/55582 - Retention of illuminated signage – Split Decision 2003

H/56867 - Continued use of premises as ironing service – Refused 2003


76116/FULL/2010 - Demolition of existing workshop building and erection of detached two storey dwelling and detached double garage. – Refused Jan 2011

76117/CAC/2010 - Conservation Area Consent for demolition of existing detached workshop building – Refused Jan 2011


76749/FULL/2011 - Change of use and conversion of existing workshop building to create a single dwelling involving demolition of existing lean-to structure.  Increase in roof height and various external alterations. Erection of detached double garage following demolition of existing outbuilding. – Recommended for approval – Report appears elsewhere on this agenda

APPLICANT’S SUBMISSION 


A Design and Access Statement which includes a ‘statement of significance’ to assess the impact on heritage assets has been submitted, the conclusions of which are as follows:-


‘It is highly unlikely that any historical asset is affected by the development. Having said this, the proposed refurbishment seeks to maintain the fabric and layout of this
immediate area. The current spaces and masses would be preserved and the identity of the area would be as that established over 100 years earlier. The design of the refurbished building and extension emulates the existing, to again preserve and enhance the current setting’.


CONSULTATIONS


None

REPRESENTATIONS

Although the publicity period for the neighbour notifications has expired the publicity period for the site notice had not expired at the time of writing. No comments have been received to date regarding the application. Any comments received prior to the Committee meeting will be included within the Additional Information Report.


OBSERVATIONS


IMPACT ON CONSERVATION AREA


1. The detached outbuilding along the southern boundary of the site which is proposed for demolition has no particular architectural or historic merit. As a result of the buildings scale, design and construction materials it is considered to detract from the conservation area and therefore its removal would be of benefit to the character and appearance of the conservation area.


2. The existing single storey ‘lean-to’ structure on the southern side of the main workshop building is a later addition and detracts from the main building in terms of its appearance and the fact that it leads to a cramped relationship with the boundary with No. 24, Spring Road to the south. The removal of this structure is therefore considered beneficial to the character and appearance of the conservation area and also to the character of the workshop building itself as its removal will better reveal the original end gable of the workshop. 


3. The redevelopment proposals for the site are considered under the report for 76749/FULL/2011 which is considered elsewhere on this agenda. That application is recommended for approval subject to a section 106 agreement as the proposals are considered to have an acceptable impact on the conservation area.


ECOLOGY


4. A bat survey is due to be submitted in relation to this application. The conclusions of this survey will be reported within the Additional Information Report.

RECOMMENDATION: GRANT, subject to the following conditions and standard reasons:


1. Standard Time.

2. Compliance with plans.

JJ





		WARD: Urmston

		76812/HHA/2011

		DEPARTURE: NO





		ERECTION OF SINGLE STOREY REAR EXTENSION TO FORM ADDITIONAL LIVING ACCOMMODATION



		21 Humphrey Crescent, Urmston



		APPLICANT:  Mr Steve Henderson






		AGENT: n/a





		RECOMMENDATION:  GRANT










The application is before the Planning and Development Control Committee as the wife of the applicant is an employee of the Council.  

SITE


The application property is a two storey semi-detached dwelling which lies to the west of Humphrey Crescent in Urmston opposite the bowling green.  The property benefits from a single storey side and rear extension.  The adjoining semi No.23 lies to the north and also benefits from a single storey rear extension and a conservatory to the side.  

PROPOSAL


Planning permission is sought for the erection of a single storey rear extension to form an extended kitchen and dining room.  The extension would adjoin the existing side and rear extension.    


DEVELOPMENT PLAN


The Revised Trafford UDP was formally adopted on 19th 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 


None


PRINCIPAL ADOPTED REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D6 – House Extensions


RELEVANT PLANNING HISTORY

No previous history.  


CONSULTATIONS


REPRESENTATIONS

No representations have been received.  


OBSERVATIONS


RESIDENTIAL AMENITY, DESIGN AND STREET SCENE 

1. The existing side and rear extension is set back from the front main wall of the original dwelling by 3.2m.  It has a height to eaves of 2.3m and total height to the ridge of the gable roof of 3.9m.  The proposed rear extension would adjoin the existing side and rear extension and would project 3.2m from the rear wall of the original dwelling with a lean-to roof.  The adjoining semi No.23 has an existing single storey extension adjacent to the common boundary also with a projection of 3.2m.  The proposal would therefore have no impact on the residential amenity of the adjoining occupants.


2. The proposed extension would not be visible to the occupants of the adjacent semi No.19 due to the presence of the existing extension and would not be visible from the street scene.  The proposal is considered to be acceptable in terms of design and would have no impact on the residential amenity of neighbouring occupants.  


ACCESS, HIGHWAYS AND PARKING


3. The proposed rear extension would have no impact on access, highways and parking.  


CONCLUSION


4. The proposal is considered to be acceptable in terms of design and would have no undue impact on the amenity of neighbouring occupants.  It is therefore recommended that planning permission is granted.  

RECOMMENDATION: Grant

1. Standard time limit.

2. List of approved plans.

3. Matching materials.

DR
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LOCATION PLAN FOR APPLICATION No: - 76468/FULL/2011
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LOCATION PLAN FOR APPLICATION No: - 76514/FULL/2011
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LOCATION PLAN FOR APPLICATION No: - 76532/FULL/2011
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COUNCIL






PLANNING DEVELOPMENT CONTROL COMMITTEE – 9th JUNE 2011 

REPORT OF THE CHIEF PLANNING OFFICER 


APPLICATIONS FOR PERMISSION TO DEVELOP, ETC. 


PURPOSE


To consider applications for planning permission and related matters to be determined by the Committee. 


RECOMMENDATIONS


As set out in the individual reports attached. 


FINANCIAL IMPLICATIONS


None unless specified in an individual report. 


STAFFING IMPLICATIONS


None unless specified in an individual report. 


PROPERTY IMPLICATIONS


None unless specified in an individual report. 


Mr. Nick Gerrard 

Further information from: Simon Castle


Corporate Director 

Chief Planning Officer

Economic Growth & Prosperity

Proper Officer for the purposes of the L.G.A. 1972, s.100D (Background papers): Chief Planning Officer 


Background Papers: 


In preparing the reports on this agenda the following documents have been used: 


1.
The Revised Trafford Unitary Development Plan (2006). 


2.
Supplementary Planning Guidance documents specifically referred to in the reports. 


3.
Government advice (Planning Policy Guidance Notes, Circulars, Regional Planning Guidance, etc.). 


4.
The application file (as per the number at the head of each report). 


5.
The forms, plans, committee reports and decisions as appropriate for the historic applications specifically referred to in the reports. 


6.
Any additional information specifically referred to in each report. 


These Background Documents are available for inspection at Planning and Building Control, Waterside House, Sale Waterside, Sale, M33 7ZF   


TRAFFORD METROPOLITAN BOROUGH COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE - 9th June 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



		76076

		Land Bounded by Northumberland Road,East Union Street & Blackley Street Old Trafford. M16 9EA

		Clifford

		1

		Minded to Grant



		76093

		Former Post Office, Manchester Road, Carrington. M31 4BL

		Bucklow St. Martin’s

		11

		Minded to Grant



		76468

		Former Adult Training Centre, Albert Place, Altrincham. WA14 4NT

		Altrincham 

		20

		Minded to Grant 



		76514

		Warburton Nurseries, Dunham Road, Warburton. WA13 9UX

		Bowdon 

		27

		Grant 



		76532

		Land off Mercury Way, Trafford Park. M41 7BZ

		Davyhulme East 

		36

		Grant



		76581

		Former St Anne’s Hospital, Higher Downs/Woodville Road, Bowdon. WA14 2AQ

		Bowdon

		50

		Minded to Grant



		76580

		Former St Anne’s Hospital, Higher Downs/Woodville Road, Bowdon. WA14 2AQ

		Bowdon

		65

		Grant



		76617

		Tamworth Estate, Chorlton Road, Old Trafford. M15 4BA

		Clifford

		70

		Minded to Grant



		76749

		The Workshop, 1A Peel Avenue, Hale. WA14 2UG

		Hale Central 

		81

		Minded to Grant 



		76713

		The Workshop, 1A Peel Avenue, Hale. WA14 2UG

		Hale Central 

		91

		Grant



		76812

		21 Humphrey Crescent, Urmston. M41 9PU

		Urmston 

		96

		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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TRAFFORD METROPOLITAN BOROUGH COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE 9th June 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



		76076

		Land Bounded by Northumberland Road,East Union Street & Blackley Street Old Trafford. M16 9EA

		Clifford

		1

		Minded to Grant



		76093

		Former Post Office, Manchester Road, Carrington. M31 4BL

		Bucklow St. Martin’s

		11

		Minded to Grant



		76468

		Former Adult Training Centre, Albert Place, Altrincham. WA14 4NT

		Altrincham 

		20

		Minded to Grant 



		76514

		Warburton Nurseries, Dunham Road, Warburton. WA13 9UX

		Bowdon 

		27

		Grant 



		76532

		Land off Mercury Way, Trafford Park. M41 7BZ

		Davyhulme East 

		36

		Grant



		76581

		Former St Anne’s Hospital, Higher Downs/Woodville Road, Bowdon. WA14 2AQ

		Bowdon

		50

		Minded to Grant



		76580
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		Bowdon

		65

		Grant
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		76749
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		81

		Minded to Grant 
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		The Workshop, 1A Peel Avenue, Hale. WA14 2UG
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		Grant
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		Urmston 

		96

		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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		WARD: Clifford

		76076/FULL/2010




		DEPARTURE: No





		ERECTION OF 27 NO. 3 AND 4 BEDROOM DWELLINGHOUSES AND 4 NO. 2 BEDROOM APARTMENTS WITH ASSOCIATED CAR PARKING, AMENITY SPACE AND LANDSCAPING WORKS.






		Land bounded by Northumberland Road, East Union Street and Blackley Street, Old Trafford






		APPLICANT:  JCS Homes






		AGENT: Hattrell DS One Architects






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT
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SITE


The application site comprises of a vacant, triangular parcel of land bounded by Northumberland Road along its north western boundary, East Union Street along its eastern boundary and Blackley Street along its southern boundary. The northern and south western corners of the land fall outside of the application site but both are within the applicant’s ownership and the northern corner is also located within the Empress Conservation Area. The site has been cleared for some time and as such contains no visible structures of any sort.


The area surrounding the site is occupied by a mix of residential and commercial properties. On the opposite side of Northumberland Road is a recently completed 6 storey residential development, adjacent to which are the rear yards of the commercial properties fronting on to Chester Road. On the opposite side of East Union Street is located Old Trafford Junior and Infant School whilst immediately adjoining to the south are residential properties 18 and 20 East Union Street. The remainder of the southern boundary is delineated by Blackley Street on the opposite side of which are the rear yards and accesses for the three storey commercial properties fronting onto Stretford Road.


PROPOSAL


It is proposed to erect a residential development comprising of 27 three storey modern terraced houses and 4 apartments. The houses are to have a mix of three and four bedrooms whilst the apartments will have two. The site is to be laid out in such a way that the properties are arranged round the edge of the site with a central landscaped courtyard being retained for use as amenity space for future developments on the two corners not subject to this application. The blocks adjacent to East Union Street and Northumberland Road face out of the site and on to their respective roads whilst the block adjacent to Blackley Street fronts into the site with its rear facing Blackley Street. The four storey apartment block is to be located at the northern end of the East Union Street block.


The units are all modern in design and are to be constructed of a mix of brick and timber materials and each house has two off street parking spaces whilst a small parking court proposed underneath the apartment block would provide one space for each apartment.

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


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Uses and Infrastructure


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR2 – Regional Centre and Inner Areas of Manchester City Region


PROPOSALS MAP NOTATION 


No notation

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


H1 – Land Release for Development


H2 – Location and Phasing of New Housing Development


H3 – Land Release for New Housing Development


H8 – Affordable Housing


H10 - Priority Regeneration Area: Old Trafford

RELEVANT PLANNING HISTORY

H/44901 – Change of use from public house to office; demolition of existing annexes and erection of a new extension block. Approved with conditions December 1997.


H/CC/48706 – Conservation area consent for demolition of former Northumberland Public House. Approved with conditions May 2000.


H/OUT/48037 – Outline application for the erection of a 3 storey block of 15 flats including access to 22 car parking spaces from Blackley Street. Approved with conditions November 1999.


H/OUT/48601 – Outline application involving the demolition of former public house and contractors yard and erection of 2 no. three storey blocks of workshops with residences above (19 units in total) and the erection of 3 storey building on the site of former public house consisting of a ground floor convenience store with offices above and total of 58 car parking spaces. Approved with conditions May 2000.


H/52952 – Erection of 2no. four storey blocks to form a total of 97 apartments and 90 car parking spaces with vehicular access from East Union Street and erection of four storey building with basement on site of former public house to form basement bar, convenience store on ground floor and a total of 12 apartments on the upper floors with 19 car parking spaces accessed from East Union Street. Withdrawn May 2002.


H/54127 – Erection of 27 no. three storey town houses with fourth storey within the roofspace, and 52 car parking spaces with vehicular access from East Union Street. Withdrawn May 2004.


H/55703 – Erection of a part two, three and four storey building to form convenience store on first floor with offices and staff accommodation above, ground level parking on for 24 vehicles with access from East Union Street and basement bar. Withdrawn April 2003.


H/60660 – Erection of 4no. buildings varying from 3 to 6 storeys providing a total of 141 apartments along with managed business workspace with ground floor retail/café use, provision of total of 154 car parking spaces. Planning Committee resolved that they were minded to grant this application subject to a Section 106 agreement, however no approach was made by the applicant to complete the agreement and no decision notice was therefore been issued.


H/67896 – Construction of a facility managers office and store. Approved with conditions October 2007.


H/67946 – Redevelopment for mixed use purposes comprising 193 Residential Units, 2000 sqm of commercial floorspace (B1(A), (B) or (C)), 1,100 sqm of leisure floorspace (D2), associated car parking, landscaping and development ancillary thereto. Approved with conditions 10 November 2008.


APPLICANT’S SUBMISSION 


The applicant has submitted a number of supporting documents with their application including a Design and Access Statement, Housing Viability Study, Geological Survey and a TV Reception Survey.


These documents are too lengthy to reproduce or summarise here but are referred to when necessary in the Observations section of the report.


CONSULTATIONS


Strategic Planning & Development – No objection


Comments contained within “observations” section of the report.


Local Highways Authority - 


Comments to follow in Additional Information Report


Pollution and Licensing - No objection


Drainage - No objection


GMP Design for Security – No objection


All of the dwellings should front on to the surrounding streets to maximise surveillance over visitors, entrances and parked vehicles and the central amenity space should be clearly defined and enclosed as private space. The sides and rears of the buildings should be enclosed as private space and fronts of dwellings protected by some form of defensible space. Open car ports will leave vehicles hidden from view and should be enclosed as garages and ground floor glazing should be laminated to a minimum thickness of 6.8mm. Lighting should be provided to the surrounding streets and footpaths to an adequate level and any vegetation to the front of dwellings should be kept to a maximum height of 1000mm.


GMPTE – No objection


United Utilities – No objection

REPRESENTATIONS


None received


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes the development of a total of 31 no. residential properties on a site which has previously benefited from planning permission for mixed residential and commercial development. It is located in the Inner Area of the Manchester City Region as designated by the Regional Spatial Strategy 2008 and must therefore be assessed against Policy MCR2. It is considered to be acceptable in housing land supply terms as it is to be located on previously developed land and will meet a local housing need. Furthermore, the application site also lies within the Old Trafford Priority Regeneration Area as identified by Revised UDP Area Policy A1 within which Proposal H10 of the Revised UDP indicates that within this area, action will be taken to improve the quality and diversity of the housing stock and promote business and community facility development. The creation of new dwelling units on an in-fill site would be consistent with the regeneration policy framework of the Revised UDP. It is therefore considered that the proposed development, located in a sustainable, public transport accessible location within one of the Council’s Priority Regeneration Areas would be consistent with and beneficial to the development and regeneration policy aspirations of the development plan.


RESIDENTIAL AMENITY


2. The area surrounding the site is occupied by mostly commercial uses although there is a recently completed large residential flat development on the opposite side of Northumberland Road to the south west of the site and the south east corner of the site is adjoined by 18 East Union Street, a Victorian residential property. The buildings have been arranged around the edge of the site with two blocks fronting on to East Union Street and one fronting on to Northumberland Road. The properties adjacent to Blackley Street face into the site and onto a triangular shaped central amenity space. All the properties are arranged in such a way that there is no direct interface between habitable room windows with the nearest relationship being at an oblique angle between blocks D and C at a distance of 20m. Between the rear of block B and the side elevation of block C is a distance of 13m from habitable room windows to the blank gable elevation. Neither of these distances strictly comply with the guidelines outlined by the SPG ‘Planning Guidelines – New Residential Development’ however the development is located in an area that historically and characteristically has developments of higher densities and shorter interface distances. Taking account of this and the fact that the degree to which the distances fall short is relatively minor, there are no concerns in respect of the relationships within the site in terms of overlooking, outlook and overshadowing.


3. Outside the site, the closest residential property is no.18 East Union Street, which adjoins the south east corner of the site and fronts on to East Union Street. There are no windows in the gable elevation of this property and the application properties in block B have been designed to follow the same building line fronting on to the highway. The properties are slightly shallower than no.18 and do not therefore project as far into the site. In light of this and the gap of 2.1m retained between no.18 and the end property of block B is considered sufficient to prevent any loss of amenity from overshadowing, overlooking, loss of outlook or overbearing impact for both the occupants of no.18 and for the future occupants of the development. 


4. The apartment block at the northern end of East Union Street forms the tallest part of the development with most habitable room windows fronting onto East Union Street. The windows to the rear serve the access stairwell or are a secondary window to the kitchen area of the flat. As such, it is considered these windows may be obscurely glazed to prevent overlooking into the rear gardens of block D without prejudicing the amenity of the future occupiers of the apartments. As noted previously, the north and south west corners of the plot do not form part of the application site although both benefit from planning permission for apartments and managed work units under planning ref. H/67946. Whilst it is noted that there may be some potential conflict in amenity between the proposed dwellinghouses that are subject to this application and the approved apartment developments, the layout of this proposal is such that these developments would be unable to be constructed as approved were this to be implemented. As such, should the applicant wish to implement the corner elements of the site, a new planning application would be required that would need to take account of the new site layout.


5. To the south of the site on the opposite side of Blackley Street are the rear yards of the commercial properties fronting on to Stretford Road. The first and second floors of a number of these properties are however occupied by residential units although a distance of 37.5m is retained between the rear elevations of the properties on Blackley Street and those on Stretford Road, a distance considered acceptable and not likely to result in any overlooking.


6. Taking account of all of the above points, the site has been laid out and the properties orientated in such a way that there should be no loss of amenity from the proposal either within the site or to the occupants of the surrounding properties. It is recommended that all permitted development for the properties be removed. As noted above, the development is of a high density and the properties are close together and given these relationships it is not considered appropriate that they should be allowed to be further eroded without the consent of the Local Planning Authority to assess the impact.


DESIGN AND STREET SCENE


7. As noted previously, the properties have been laid out around the perimeter of the site. In doing so the development creates a streetscape around the site following what would have been the natural building line along East Union Street and Northumberland Road and sits well within the existing surrounding buildings and creates active frontages on roads where they do not exist at present. Block C however is orientated into the site with the backs of the properties facing Blackley Street. At present Blackley Street is a back street used only for the servicing of the rear of the properties on Stretford Road although the existing residential properties on East Union Street also back onto it. It is clear that there has never been an active frontage on to this street and to introduce one would result in a poor outlook for the future occupants of the development. Furthermore, the orientation of the properties to face into the site allows a degree of natural surveillance over the amenity space.


8. The siting of block D along Northumberland Road faces the rear of the properties on Chester Road at a slightly oblique angle. However these properties form part of the designated heritage asset Empress Conservation Area and are on the whole slightly better designed and much better maintained than the rear of those backing on to Blackley Street. Furthermore, Northumberland Road is a through road accommodating a greater level of general activity and as such does not appear as enclosed at Blackley Street which is shorter and a dead end. The relationship between the proposed houses on Northumberland Road and the two previously approved apartment schemes is considered to be poor, with the two apartment blocks bookending and dominating the proposed dwellinghouses. It has been noted previously however that the approval and implementation of this scheme would prevent the implementation of the previously approved apartment blocks in their approved form. It should be noted that any future scheme for the corner sites should therefore take account of the massing, proportions and design of any approved scheme on this site.


9. The properties themselves are to be modern in design with echoes of some traditional elements such as the pitched roofs and vertical emphasis to the features. A mix of brick and timber materials are proposed in order to break up the uniformity of the terraces and assist in supporting the vertical emphasis of the facades. They are set back from the highway to retain a degree of openness to the frontages with small front gardens breaking up the space between the parking spaces. Other than in block C there are no active frontages to the ground floors of the properties in order to accommodate off street car parking. The constraints of the site are such that it is not considered there was any other workable to solution to providing the required space and providing a high quality bespoke solution is used in respect of the treatment of the garage doors, they should not be significantly detrimental to the streetscape.


10. The block of apartments at the north end of East Union Street have been designed to provide a degree of transition between the terraced properties and the future development of the north corner plot. It has been consciously designed to be different in appearance to the dwellinghouses, being detached from the terrace and taller in height, the monopitch roof and floor to ceiling windows set it apart from the remainder of the development. It is not considered an ideal solution for the development but, given that there are sports pitches opposite and it does provide a level of transition between the dwellinghouses and the large apartment development, it is considered to be acceptable in this location. The use of similar materials and the introduction of features such as matching garage doors retain a sense of relationship between the dwellinghouses and the apartments.


11. The site sits on the edge of the Empress Conservation Area which is a designated heritage asset as defined by ‘Planning Policy Statement 5; Planning for the Historic Environment. Furthermore, the Grade II listed former essence distillery sits to the north of the site on the opposite side of Chester Road. Whilst the development is not within the immediate environment of the building nor within the boundary of the Conservation Area, it does adjoin it and therefore relevant consideration should be given to its impact.


12. The boundary to the Conservation Area runs along the northern edge of the site, turns south west down the centre of Northumberland Road then west along Manchester Street. Block D and the northern end of Block A directly adjoin this boundary and it is these elements of the scheme that are to be the most visible from the Conservation Area. The design of the proposed development is of a style that does not reflect the historic character and fabric of the Conservation Area although the dwellinghouses are of a scale and massing that is reflective of properties within it and they are to be constructed with similar materials. Furthermore, the development is located outside the Conservation Area and adjoins only a small element of its boundary. The area of the Conservation Area to which it is adjacent is occupied in part by the rear elevations of the properties on Chester Road which represent elevations with less merit that those fronting on to Chester Road being much simpler and less decorative in design. It is within this context that block D will sit. This relationship is therefore considered to be acceptable and the proposal will not impact on views into and out of the Conservation Area.


13. As noted previously, the northern tip of the site does not form part of the application site although there is a previous planning permission for an apartment block on this site. The applicant has indicated it is their intention to bring this element forward as a separate scheme and it is any scheme on this parcel of land that is considered crucial in terms of its impact on the Conservation Area and on the grade II listed essence distillery on the opposite side of Chester Road. Once this site is developed out, the current proposal will be largely screened from view by the development on this site.


14. The assessment of the design of these properties must also be considered within the context of it’s location within the Borough. The site is located within the Old Trafford Priority Regeneration Area and proposes to develop a site that has been vacant for a long period of time. It offers to bring forward a development of residential properties of a type of which there is a shortage in this area at a time when rates of house building are low.


15. In light of the above, there are no significant concerns in respect of the design of the properties or their wider impact on the street scene.


HIGHWAYS AND CAR PARKING


16. To meet the Council’s car parking standards for the development two off street parking spaces are required for each of the dwellinghouses and one for each of the apartments. Full assessment of the parking arrangements will be outlined in the Additional Information Report. 


DEVELOPER CONTRIBUTIONS


17. Financial contributions are required for the scheme for affordable housing, highway infrastructure provision, public transport, children’s playspace, outdoor sports facilities and Red Rose Forest. Precise details of the contributions will be outlined in the Additional Information Report.

CONCLUSION


18. The application is for planning permission for 27 dwellinghouses and 4 apartments. The proposal will redevelop a previously developed site in a Priority Regeneration Area, providing a type of property of which there is a shortage in Old Trafford. It is to be laid out in such a way that there will be no loss of residential amenity to either the future occupants or the occupants of the existing surrounding properties and off street parking has been provided for each unit. The modern design of the units is considered acceptable in this area and the overall massing and layout of the site reflects the overall character of the area. The development provides an opportunity for the redevelopment of a site that has remained vacant for a number of years in a time when economic development in this part of the Borough is scarce.


RECOMMENDATION: 


MINDED TO GRANT subject to the legal agreement and conditions set out below;


A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and as such a legal agreement be entered into to secure a financial contribution towards affordable housing, highway infrastructure provision, public transport, children’s playspace, outdoor sports facilities and Red Rose Forest;

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

1.    Standard Time Limit


2.    Material Samples


3.    Details of all boundary treatments to be submitted


4.    Details of colour finish to railings to be submitted


5.    Details of roller shutter garage doors to be submitted


6.    Scheme of works for the installation of external lighting to footpaths


7.    Landscaping Scheme


8.    Landscaping Maintenance Scheme


9.    All accesses and parking areas are to be laid out and retained.


10.    Permeable materials to be used on all hard surfaces


11.    Standard contaminated land condition


12.    Removal of PD rights


13.    Details of refuse storage


14.    Details of scheme of security measures restricting access to public open   space.


15. Compliance with plans


RM
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		WARD: Bucklow St. Martin’s

		76093/O/2010




		DEPARTURE: No





		OUTLINE APPLICATION SEEKING PERMISSION FOR ACCESS, LAYOUT AND SCALE WITH ALL OTHER MATTERS RESERVED FOR THE ERECTION OF 4 NO. 2 BEDROOM SELF CONTAINED APARTMENTS AND ASSOCIATED CAR PARKING AFTER DEMOLITION OF THE EXISTING BUILDING.






		Former Post Office, Manchester Road, Carrington






		APPLICANT:  Miss J Durant






		AGENT: EBR Designs






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT
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SITE


The site comprises of a two storey detached property dating originally from the late 18th/early 19th century. It has been extended and altered over time but been vacant for some time and has been allowed to fall into a state of significant disrepair. Its last known use was that of a post office with a residential unit at first floor. To the rear it benefits from a long, narrow rear garden sloping down towards the River Mersey whilst it is also set slightly back from Manchester Road itself. Immediately adjoining to the east is the access road to the former abattoir to the rear of the site beyond which is the Windmill Inn Public House. To the West is a row of two storey residential properties dating from the 1930’s.


PROPOSAL


Outline planning permission is sought for the demolition the existing building on site and the erection a development of four two bedroom apartments with matters relating to access, layout and scale to be determined and all other matters reserved.


The applicant has submitted an indicative plan layout and elevations to demonstrate how the site could be laid out and how the properties could be designed in order to demonstrate that the site will work. The plan shows the new building sitting on roughly the same footprint as the existing building on site, projecting slightly further back into the plot to the rear. One car parking space per unit is to be provided on the frontage with a large private parcel of land to the rear to be given over to amenity space. 


THE DEVELOPMENT PLAN


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

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


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


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


On 11th November, DCLG sent a letter to all local planning authorities in England advising them that they should still have regard to the secretary of state's letter dated 27 May 2010 (as to the intention to revoke Regional Strategies) as a material consideration in any decisions they are currently taking. 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


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Uses and Infrastructure


L4 – Regional Housing Provision


MCR3 – Southern Part of the Manchester City Region

PROPOSALS MAP NOTATION 


No notation

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


A1 – Priority Regeneration Area


H2 – location and Phasing of New Development


H4 – Release of Other Land for Development


D1 – All New Development


D2 – Vehicle Parking


D3 – New Residential Development

RELEVANT PLANNING HISTORY

H/71250 – Erection of a two storey detached property with A1 shop at ground floor and residential above after demolition of existing. Withdrawn 23 June 2009


74273/FULL/2009 - Erection of a two storey detached property with A1 shop at ground floor and single residential flat above after demolition of existing. Re-submission of H/71250. Approved with conditions 19 April 2010


APPLICANT’S SUBMISSION 


The applicant has submitted an indicative site layout plan and elevations supported by a Planning Statement incorporating the Design and Access Statement stating the following;


· The existing building is not fit for occupation and the site and immediate surroundings will benefit greatly from a scheme of redevelopment.


· The proposal, whilst outline, has regard to the style of the new properties currently under construction close by on Manchester Road.


· All access will be from Manchester Road.


CONSULTATIONS


Local Highways Authority – No objection

Pollution and Licensing - No objection subject to a condition requiring an investigation into contamination on the site.


Drainage – No objection in principle but would note that the proposal sits over an existing culvert that will need to be addressed prior to any approval of planning permission.


Environment Agency - No objection but draws attention to the existence of a culvert passing through the site that will need to be addressed to the satisfaction of the Local Planning Authority.


Greater Manchester Ecology Unit – Comments to be included in the Additional Information Report.

REPRESENTATIONS


None received.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes the development of 4 no. two bedroom residential apartments on a site located in the Southern Area of the Manchester City Region as designated by the Regional Spatial Strategy 2008 and must therefore be assessed against Policy MCR3. It is considered to be acceptable in housing land supply terms as it is to be located on previously developed land, and is well served by public transport being on a main bus route. 


2. Furthermore, the application site also lies within the Partington Priority Regeneration Area as identified by UDP Area Policy A1 within which Proposal H11 of the UDP indicates that within this area, action will be taken to improve the quality and safety of the housing stock and promote business and community facility development. The creation of new dwelling units on an in-fill site would be consistent with the regeneration policy framework of the UDP. It is therefore considered that the proposed development, located in a sustainable, public transport accessible location within one of the Council’s Priority Regeneration Areas would be consistent with and beneficial to the development and regeneration policy aspirations of the development plan.


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

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


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


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


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


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


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


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


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


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 development proposal for replacement building containing four residential units would have a significant adverse impact on the Council’s ability to meet the development aspirations set out in the adopted or emerging elements of the development plan or those set out in revised PPS3. 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 or not a significant adverse impact will result.


8. In respect of the issues of greenfield land, the area of the site within which the proposal located is currently occupied for the most part by the existing building and its apron to the front. However, being wider than the existing and set further back into the plot, part of the development will sit within the existing rear garden and as such will be partially sited on greenfield land. Although this accounts for approximately 40% of the development, the building is small in relation to the size of the site as is the area of greenfield land to be occupied as part of the development. Of a site area measuring 1300m2, the proposal occupies a foot print of 293m2 (including car parking area) with approximately 97m2 being located on greenfield land. In light of the above, it is not considered the development have any demonstrable impact on the greenfield element of the site which will for the most part be retained. As such, there are no concerns in this regard

9. It is therefore considered that, even if this proposal is classed as greenfield garden land development, there is no objection in policy terms to the development of two replacement dwellings in this location.


RESIDENTIAL AMENITY


10. The proposal is to be sited on a slightly larger foot print than the existing, measuring 10.8m x 12.2m compared with 8m x 12m and will have a similar height and massing to the building that is to be removed albeit set slightly further back into the plot. The existing property has a height of 7.4m to the ridge and 5.4m to the eaves on its frontage and due to the land sloping away, it has a height of 7.4m to the eaves of the flat roof extension to the rear shown on the indicative elevational drawings. The replacement building is to be similar in height being 7.6m high to the ridge and 4.8m to the eaves. At present the land falls away to the rear of the existing property resulting in a taller elevation to the rear, however this is to be amended with the proposed development building built on a level reflecting that of the existing frontage of the property and the adjacent residential properties.

11. Being similar in size to the existing building, the impacts on residential amenity are likely to be low. There is a residential property immediately adjoining to the west that has a window on its east elevation facing the site. Whilst it is noted that there may be some overshadowing to this window as a result of this proposal, it is not considered that this will be to any degree that would prejudice the amenity of the occupants of this property. Furthermore, this window is obscurely glazed and serves a staircase and as such, the impact is not considered as significant as if it were a habitable room. There are no windows on the side elevation of the Windmill Inn.


12. The proposal is to sit further back in the site than the existing building, 4.4m beyond the rear wall of the adjacent property. However, given that a gap of 3m is to be retained between the two properties, the size and siting of the proposal are such that it will not result in any loss of amenity from overshadowing, loss of outlook or being overbearing to the occupants of no.52.


13. There is a large area of private amenity space to the rear giving an area of approximately 1100m2 for the occupants of the four apartments, a level of provision significantly exceeding the minimum 18m2 normally required for each unit on site. As such, there are no concerns in this regard.

14. Taking account of the above, it is considered to have been sufficiently demonstrated that a development of four apartments on this site can be sited and laid out in such a way that they will not harm the amenity of future occupants or the occupants of neighbouring properties.


SCALE


15. Comments on the external appearance of the building are limited as the applicant has applied for these matters to be reserved although they are applying for scale to assessed. However, the footprint and massing of the properties shown on the plan along with the supporting information indicate they would be reflective of the size and dimensions of the other properties in the surrounding area and could be laid out in such away that would be characteristic of the surrounding street scene. An indicative elevation has been provided of what the building could look like.


16. The indicative elevations indicate that the building has been designed to reflect the style and design of the recently completed development on the nearby site at Maypole Close further along Manchester Road. Set on a main road corridor and adjacent to the Windmill Public House which is a non-designated heritage asset, it is considered that a higher quality of design should be sought.


HIGHWAYS AND CAR PARKING


17. To meet the Council’s car parking standards for two bedroom properties, one off street car parking space for each property would normally be required. The applicant has provided a site plan showing four car parking spaces to the front of the property. The spaces have been laid out in such a way that they are all accessible and meet the minimum dimension standards, however the information submitted indicates that the frontage will be hardsurfaced with its appearance softened with the use of landscaping to the front and west side boundaries. Whilst it has been clearly demonstrated that the required car parking may be accommodated on the site, it is recommended a condition be added requiring the submission of a detailed layout as part of any reserved matters scheme that addresses the issue of car parking and landscaping.


BATS


18. The proposal involves the demolition of a derelict building and as such may provide a habitat for bats. The applicant has submitted a bat survey that has been undertaken by a licensed and experienced bat consultant.


19. The survey found the building had a low probability to support bats but makes a precautionary recommendation. As such, a condition should be attached requiring  that immediately prior to demolition, a further survey be undertaken to determine if bats are present using the methodology as outlined by the bat report. If any trees on site are to be felled, a bat survey should also be undertaken on these at the same time.


OTHER MATTERS


20. A culverted watercourse runs under the site and is likely to be affected by the proposal. This will either need to be diverted or the building constructed in such a way to prevent the culvert collapsing. There are several technical solutions that may be adopted and as such it is recommended by way of a condition the applicant be required to submit a scheme of works for the treatment of the culvert prior to the commencement of development.


DEVELOPER CONTRIBUTIONS


21. The site is within an area of deficiency in children’s play space and outdoor sports provision and therefore the proposal requires a financial contribution towards open space and outdoor sports provision.  The relevant contribution in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ would be a commuted sum of £6,947.62 split between a contribution of £4,614.19 for open space and £2,333.43 for outdoor sports provision.

22. The proposal also requires a contribution towards the Red Rose Forest.  This is in accordance with Proposal ENV16 of the UDP and the Council’s Supplementary Planning Guidance ‘Developer Contributions Towards Red Rose Forest’.  The Revised UDP states that in considering development proposals throughout the Borough, the Council will impose planning conditions or negotiate planning obligations with applicants to secure the planting of trees, hedges and woodlands in a way that is fairly and reasonably related in scale and kind to the proposed development.  The total contribution for a development of this scale should be 4 trees.  If the applicant is unable to provide these trees on site, a financial contribution of £310 per tree not provided is required. If no trees are provided on site, the total contribution would be £1,240.

23. The trigger for affordable housing in the Revised UDP is 25 dwellings and given this proposal falls short of this number, there is no requirement for a financial contribution in this regard. The other financial contributions will form part of the S106 obligation.

CONCLUSION


24. The application is for outline planning permission for four residential units. The proposal will remove what is currently a vacant property that has been allowed to fall into a state of disrepair. The applicant has submitted supporting information demonstrating how the units are to be orientated on the site without prejudicing the residential amenity of the surrounding or future occupants whilst also following the broad character and form of the surrounding properties and streets. Sufficient off street parking can be provided for all properties where required and the units themselves can be designed in such a way that they will not appear as out of character with the surrounding area.


RECOMMENDATION: 


MINDED TO GRANT subject to the legal agreement and conditions set out below;


A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and as such a legal agreement be entered into to secure a financial contribution of £8,187.62 to be split as follows;


(i) a contribution to children’s play space and outdoor sports provision of £6,947.62 split between a contribution of £4,614.19 for open space and £2,333.43 for outdoor sports in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’.


(ii) a contribution to the Red Rose Forest of £1,240 towards tree planting in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’, less £310 for each tree planted on the site as part of an approved landscaping scheme.


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

1.
 
Standard outline time limit


2. 
Time limit for submission of reserved matters


3. 
Material Samples


4.
 
Landscaping scheme

5. 
Landscaping management scheme

6.
 
Details of all boundary treatments

7.  
Details of bin storage areas

8.  
Notwithstanding the submitted layout, a car parking layout showing four off street car spaces and landscaping shall be submitted and approved.


9.  
Standard contamination condition


10.      Before the development is commenced, a scheme of works for the treatment of the culvert on the site shall be submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with the approved scheme and maintained as such thereafter unless otherwise agreed in writing with the Local Planning Authority. For the avoidance of doubt, the scheme shall include either;


a. provision for the re-siting of the culvert so it does not pass under the building hereby approved on site or; 


b. the installation of a new pipe or conduit of a similar cross-sectional or of similar hydraulic characteristics to the existing culvert being built into the foundation design of the building hereby approved incorporating a means of access for maintenance adjacent to the north and south elevations. 

11.           Compliance with plans.


12.           Recommendations of Bat Survey


RM
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		WARD: Altrincham

		76468/VAR/2011




		DEPARTURE: No





		APPLICATION FOR MINOR MATERIAL AMENDMENTS TO PLANNING APPROVAL 75462/FULL/2010  (ERECTION OF 12 DWELLINGS), TO INCLUDE PITCHED ROOFS TO GARAGES AT PLOTS 3 AND 7; ADDITIONAL FIRST FLOOR WINDOW IN REAR ELEVATION OF PLOTS 1 AND 2; OMISSION OF GROUND FLOOR WINDOWS FROM SIDE ELEVATION OF PLOTS 2 AND 8; AMENDMENT TO DORMER WINDOWS TO REAR ELEVATION OF PLOTS 3,7, 10, 11 AND 12 TO INCLUDE OBSCURE GLASS IN LIEU OF 'FALSE WINDOW'; ADDITIONAL ROOFLIGHTS TO REAR ELEVATION OF PLOTS 10, 11 AND 12; AND WALL TO FRONTAGE OF PLOT 12 AMENDED TO RAILINGS.






		Former Adult Training Centre, Albert Place, Altrincham






		APPLICANT:  Arley Homes North West Limited






		AGENT: None





		RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT
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SITE


The application site is located on the north west side of Albert Place to the north west of Altrincham town centre.  Planning permission for 12 dwellings was granted in October 2010 and these are currently under construction. 


The site is L-shaped and extends to approximately 0.39ha. There is an existing vehicular access from Albert Place into the site which is to serve the development. The site is generally open from Albert Place and there are mature trees and vegetation along both the side boundaries (with the exception of the boundary adjacent to dwellings on High Bank along the front part of the site). 

The area is predominantly residential in character although there are a number of non-residential uses nearby, including Altrincham C. E. Aided Primary School directly to the rear of the site and to the north east side is a disused bowling green to the front part, behind which are a single storey Church Hall and St. George’s Vicarage. On the opposite side of Albert Place is a large detached property (the ASE Club). To the south west side of the site there are two storey detached dwellings, on High Bank toward the front part of the site and on Sylvan Grove alongside the rear part of the site.  


PROPOSAL


This application seeks to amend Condition 2 of planning permission ref. 75462/FULL/2010 (erection of 12 dwellings with associated garages, car parking and landscaping arrangements), in order to permit the following changes to the approved development:


· pitched roofs to garages at plots 3 and 7


· additional first floor window in rear elevation of Plots 1 and 2


· omission of ground floor windows from side elevation at Plots 2 and 8


· amendment to dormer windows to rear elevation of Plots 3,7, 10, 11 and 12 to include obscure glass in lieu of 'false window'


· additional rooflights to rear elevation of Plots 10, 11 and 12.


· wall to frontage of Plot 12 amended to railings.


The applicant has also submitted an amended plan relating to a second floor window in the side elevation of plot 1 which indicates this would be obscure glazed but not fixed shut. Condition 9 of the original permission requires this window to be “fixed shut in perpetuity and/or fitted with and thereafter retained at all times in obscure glazing”.


REVISED TRAFFORD UDP


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


L4 – Regional Housing Provision


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION 


None (Adjacent to Conservation Area)


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


D1 – All New Development  


D2 – Vehicle Parking


D3 – Residential Development


RELEVANT PLANNING HISTORY


75462/FULL/2010 – Erection of 12 dwellings (5 detached, 4 semi detached and 3 townhouses) with associated garages, car parking and landscaping arrangements. Approved 21/10/10


76037/NMA/2010 - Application for non-material amendment following grant of planning permission 75462/FULL/2010 (erection of 12 dwellings), to allow minor amendments to the approved elevations. Approved 23/12/10


CONSULTATIONS


LHA – No objections


REPRESENTATIONS

None received


OBSERVATIONS


Pitched roofs to garages at plots 3 and 7:

1.
The approved scheme includes hipped roofs to these two detached double garages and permission is now sought to change these to pitched roofs. In design terms a gabled roof is considered acceptable as this reflects the roof shape of the dwellings within the development. 

2.
With regards to impact on the neighbouring dwellings, although the footprint and overall height of the garages would be the same as previously approved, a gabled roof would increase the overall massing compared to a hipped roof. In relation to Redcot to the rear of plot 3, the garage would be 4.5m from its rear boundary and 4.5m high to the ridge. There are trees and hedges along the boundary to a similar height that would obscure the bulk of the garage and it is considered the additional massing compared to a hipped roof would not be unduly obtrusive from the rear windows or garden of Redcot.  In relation to The Vicarage on the north east side of the site, the garage at plot 7 would be close to the shared boundary (approx 750mm) but 21m from the vicarage itself a there are trees and hedges along the boundary that would obscure the bulk of the garage.

Additional first floor window to rear elevation of Plots 1 and 2:

3.
Plots 1 and 2 are two storey semi-detached dwellings which back on to two detached houses on Sylvan Grove; The Croft and Redcot. The approved plans for these dwellings include one first floor window to the centre of the rear elevation which would serve a lounge in plot 1 and bedroom in plot 2; it is now proposed to replace these windows with two windows. 


4.
The proposed windows would be 13m from the rear boundary of two properties on Sylvan Grove - The Croft and Redcot - which complies with the 10.5m guideline set out in the Council’s guidelines for new residential development and ensures there would be no loss of privacy to the rear gardens of these properties. 


5.
In relation to the rear elevation of The Croft which is directly to the rear, the windows in plot 1 would retain 19m to the nearest part of that dwelling and 22.5m to its main rear elevation. This partly complies with the 21m guideline set out in the Council’s guidelines but falls short of the guideline in relation to the ground floor of The Croft.  However, there is a high hedge along the full length of this boundary and a mature tree to the rear that would screen views from the windows towards The Croft and given that a window at this proximity was found to be acceptable previously it is considered an additional window to the same room would not result in undue loss of privacy to The Croft.


6.
The overall appearance of the rear elevation would not be significantly altered and the two windows are the same size and style as those approved to the front elevation and in proportion with the dwelling.


Omission of ground floor windows from side elevation of Plots 2 and 8:

7.
The approved plans include a ground floor window to the side elevation of both these properties (serving a WC). The removal of these windows would not materially affect the appearance of the dwelling and the resulting side elevation is considered acceptable.


Amendment to dormer windows to rear elevation of Plots 3, 7, 10, 11 and 12 to include obscure glass in lieu of 'false window':

8.
The approved plans include dormer windows to the rear elevations of these dwellings which were indicated as ‘false windows’ i.e. without actual glazing. It is now proposed to provide obscure glass to these windows, all of which serve bathrooms on the second floor. In terms of design and appearance the difference between the approved and proposed windows would be negligible whilst in terms of potential overlooking of adjacent property, it is considered that obscure glazing will ensure the windows would not result in any undue loss of privacy - a condition can be attached to any permission requiring obscure glazing of a sufficient standard.


Additional rooflights to rear elevation of Plots 10, 11 and 12:

9.
Plots 10, 11 and 12 are 2 storey detached dwellings with accommodation also in the roofspace and the approved plans include a dormer window to each rear elevation. It is now proposed to install two rooflights to the rear of each dwelling, one to each side of the dormer window. Given the height of the rooflights relative to floor level they would not result in overlooking of properties behind (which in the case of plots 10 and 11 is the bowling green and in the case of plot 12 is the rear of plot 11). The rooflights are relatively small in size and the overall appearance of the rear elevation would not be significantly altered and is considered acceptable.


Wall to frontage of Plot 12 amended to railings:

10.
Plot 12 is a detached dwelling at the entrance to the site and the approved plans indicated a 1.2m high wall to the front boundary of the site and the front corner. It is now proposed to erect 900mm high steel railings to this boundary, painted black. At this height the railings would not be overly dominant in the street scene and it is considered railings of this height, design and material would be appropriate to the location, which adjoins the Old Market Place Conservation Area.


Clarification of window to plot 1:

11.
The applicant has also submitted a plan relating to the second floor window in the side elevation of plot 1. Condition 9 of the original permission requires this window, which would serve a landing, to be “fixed shut in perpetuity and/or fitted with and thereafter retained at all times in obscure glazing”. The applicant has stated that they intend to install a window that would be obscure glazed but not fixed shut. This would comply with the above condition given that it requires the window to be either fixed shut or obscure glazed and not necessarily both.


Conclusion


12.
The proposed amendments are considered acceptable in terms of design and impact on residential amenity and it is recommended permission be granted. As this permission will effectively replace the original planning permission it is necessary that it is subject to the same conditions as previously attached and also for a Deed of Variation to be prepared to cover the same obligations as the previously approved Section 106 Agreement.

RECOMMENDATION

MINDED TO GRANT, subject to:


A) That the application will propose a satisfactory development for the site upon the completion of a Deed of Variation to the previously approved legal agreement relating to planning permission 75462/FULL/2010 and that such a Deed of Variation be entered into;

B) The following conditions:


1. Standard 3 year time limit.

2. List of Approved Plans.

3. Materials to be submitted and approved.

4. Tree Protection Scheme.

5. Landscape scheme, including details of hard and soft landscaping and boundary treatment.

6. Submission of details for surface water and foul drainage.

7. Removal of permitted development rights for extensions, dormer windows, garages and other outbuildings and hard surfaces.


8. Retention of garages for car parking.

9. Prior to the first occupation of the dwellings hereby permitted the following windows shall be fitted with and thereafter retained at all times in obscure glazing (which shall have an obscurity rating of not less than 4 in the Pilkington Glass Range or an equivalent obscurity rating and range):


· second floor window in the south-east facing side elevation of plot 1;


· second floor dormer windows in north west facing rear elevations of plots 3 and  7;


· second floor dormer windows in the north-east facing rear elevations of plots 10 and 11;


· second floor dormer window in the north-west facing rear elevation of plot 12.

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


RG






		WARD: Bowdon

		76514/FULL/2011




		DEPARTURE: No





		CONVERSION OF OUTBUILDING INTO A DWELLING, INCLUDING SINGLE STOREY FRONT EXTENSION, ALTERATIONS TO EXISTING WINDOW AND DOOR OPENINGS AND INSTALLATION OF ROOFLIGHTS.






		Warburton Nurseries, Dunham Road, Warburton






		APPLICANT:  Mr C. Blundell






		AGENT: Randle White Ltd.





		RECOMMENDATION: GRANT










SITE


The application relates to a detached former barn situated within open countryside on the south side of Dunham Road to the east of Warburton village. The site and its surroundings are within the Green Belt. 

The building is of brick construction with a clay tiled roof and wooden doors and loft openings. The age of the building is unknown for certain but a building in this position appears on the Tithe Map of 1836-51. The current use of the building is unclear from the information provided – the building lies outside the residential curtilage of the existing dwelling on the site, although given its proximity it may have been used for storage in connection with this dwelling and/or in connection with the former nursery use.

To the rear there are a number of buildings in poor condition associated with a former nursery business at the site and an area of hardstanding. To the east side of the property there is a two storey Victorian dwelling which is currently vacant. Beyond the boundaries of the former nursery there are fields in either agricultural use or which are used for grazing horses.

PROPOSAL


Permission is sought for conversion of the building into a dwelling, including a single storey front extension, alterations to existing window and door openings and installation of rooflights. The proposed extension would project 1m from the building and for a width of 2.9m. Although described as a front extension, the front of the proposed dwelling would be its south west elevation facing the rear of the site and not Dunham Road. The proposed accommodation includes a kitchen and living room on the ground floor and two bedrooms and a bathroom on the first floor.


The proposals include retention of the existing access into the site and formation of a new parking area (2 spaces) to the front of the property with space also for turning. At the rear of the building, an area of hardstanding is to be soft landscaped/grassed.

DEVELOPMENT PLAN
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SITE


The application relates to a detached former barn situated within open countryside on the south side of Dunham Road to the east of Warburton village. The site and its surroundings are within the Green Belt. 


The building is of brick construction with a clay tiled roof and wooden doors and loft openings. The age of the building is unknown for certain but a building in this position appears on the Tithe Map of 1836-51. The current use of the building is unclear from the information provided – the building lies outside the residential curtilage of the existing dwelling on the site, although given its proximity it may have been used for storage in connection with this dwelling and/or in connection with the former nursery use.


To the rear there are a number of buildings in poor condition associated with a former nursery business at the site and an area of hardstanding. To the east side of the property there is a two storey Victorian dwelling which is currently vacant. Beyond the boundaries of the former nursery there are fields in either agricultural use or which are used for grazing horses.

PROPOSAL


Permission is sought for conversion of the building into a dwelling, including a single storey front extension, alterations to existing window and door openings and installation of rooflights. The proposed extension would project 1m from the building and for a width of 2.9m. Although described as a front extension, the front of the proposed dwelling would be its south west elevation facing the rear of the site and not Dunham Road. The proposed accommodation includes a kitchen and living room on the ground floor and two bedrooms and a bathroom on the first floor.


The proposals include retention of the existing access into the site and formation of a new parking area (2 spaces) to the front of the property with space also for turning. At the rear of the building, an area of hardstanding is to be soft landscaped/grassed.


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


RDF4 – Green Belts


L4 – Regional Housing Provision


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the Manchester City Region


REVISED TRAFFORD UDP


PROPOSALS MAP NOTATION 


Green Belt


Area of Landscape Protection


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting


ENV17 - Areas of Landscape Protection


H1 – Land Release for Development


H4 – Housing Development


OSR9 – Open Space in New Housing Development


C4 – Green Belt


C5 – Development in the Green Belt


C6 – Building Conversions in the Green Belt


C7 – Extensions to buildings in the Green Belt


D1 – All New Development  


D2 – Vehicle Parking


D3 – Residential Development


RELEVANT PLANNING HISTORY


H/56969 - Erection of part two-storey and part single-storey rear extension for additional living accommodation. Application withdrawn 01/08/03


H/57728 - Demolition of dilapidated agricultural outbuildings on western side of site to be replaced by agricultural building to be used for the storage and repair of agricultural/horticultural machinery. Application withdrawn 27/01/04


H/58791 - Conversion of barn to dwelling house with entrance extension. Refused 09/09/04 and Appeal Dismissed 19/05/05

76436/CLOPD/2011 - Application for a Lawful Development Certificate for the proposed erection of part two storey and part single storey rear extensions and single storey side extensions to the existing dwelling. Approved 12/04/11


APPLICANT’S SUBMISSION 


A Design and Access Statement has been submitted and makes the following conclusions:


The proposal satisfies both local and national policy requirements, as the new dwelling no longer contravenes Trafford MBC housing supply demands and has been designed such as not to impose on any way on the existing house.


The submitted plans demonstrate it is possible to create a replacement dwelling, which is both well considered and viable. In addition the proposed development can make a positive contribution to Dunham Road without adversely affecting the amenity of neighbouring properties.


CONSULTATIONS


LHA – Comment that to meet the Councils car parking standards the provision of two car parking spaces are required; the originally submitted plans proposals include two car parking spaces although the aisle width in the arrangement shown doesn’t meet standards. The plans have since been amended to comply with standards and the further comments of the LHA will be reported in the Additional Information Report.


Warburton Parish Council – Comment that this is an unsuitable development. It appears to be too small and extremely close to the second premises and therefore could create future problems. Due to the size of the development and the fact that it is out of place, the Parish Council would not support the application.


Greater Manchester Ecology Unit – No objections to the development on nature conservation grounds. Comment that the bat survey has been conducted by a suitably qualified consultant and to appropriate standards and there is no reason to disagree with the conclusions of the survey report; that is, that the proposed development is unlikely to affect bats. GMEU holds no records of barn owls for this area, and the building to be converted does not have high potential to support barn owls.


Pollution and Licensing – It is understood that the application site borders a site which was previously commercial in nature.  The commercial aspect of the adjoining site is currently vacant and dilapidated and there are no proposals for this use to continue in the forseeable future.  This Section does not therefore have any objections to the above planning application.


Highways – No comment


Drainage – The Developer should consider a Sustainable Urban Drainage (SUDs) / disposal at source solution to dealing with surface water run off arising from this development.


Street Lighting – No comment


Public Rights of Way – No comment


REPRESENTATIONS


None received


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.
National planning guidance in PPG2: Green Belts states that, with suitable safeguards, the re-use of existing buildings in the Green Belt should not prejudice the openness of Green Belts since the buildings are already there. It advises that the re-use of buildings is not inappropriate development providing:



(a)   it does not have materially greater impact than the present use on the openness of the Green Belt or the purposes of including land in it;



(b)   strict control is exercised over any extension and any associated uses of land surrounding the building;



(c)   the building is of permanent and substantial construction and capable of conversion without major or complete reconstruction;



(d)   the form, bulk and general design of the building is in keeping with its surroundings.


Further guidance is provided at Annex D of PPG2 (at D3) which recognises that residential conversions in the Green Belt can often have detrimental effects on the fabric and character of historic farm buildings and states that it is important to ensure that the new use is sympathetic to the rural character.


 


Proposal C6 of the Trafford UDP reflects this advice and states that the change of use of buildings in the Green Belt will normally be permitted subject to these criteria. Proposals D1 and D6 would also be of relevance and require new development to have acceptable impact on the character of the surrounding area.


 


2.
A previous application for conversion of the barn to a dwelling was refused and an appeal dismissed in 2005 for two reasons: 1) it would constitute inappropriate development in the Green Belt and 2) it would contribute to an oversupply of housing land. With regards to the Green Belt issue, the Inspector commented that the barn is a substantial building and accepted it could be converted without major reconstruction. It was accepted that a small extension and a number of additional openings in the roof would not have a material impact on the openness of the Green Belt. However, the proposed curtilage was considered unacceptable in Green Belt terms, with the Inspector commenting as follows:


“the domestic curtilage of the property would be extensive and include an area which is currently a field, together with an area which is currently occupied by greenhouses. The latter would be hard surfaced for car parking and a hedge would be planted between the appeal property and the neighbouring house. I agree with the Council that the incorporation of this land into the curtilage of a residential property, the formation of a boundary around it, the provision of hardstanding and the use of the area for domestic purposes would impact on the openness of the Green Belt”.


3.
Having regard to the above, the principle of conversion of the barn to residential use is considered acceptable, subject to the alterations necessary to convert the building being sympathetic to its character and the impact of the proposed domestic curtilage on the openness of the Green Belt, particularly in terms of its size, any new boundary treatment and areas of hardstanding.

IMPACT ON GREEN BELT


4.
Guidance at paragraph 3.8 of PPG2 and Proposal C6 of the UDP state that the form, bulk and general design of the building should be in keeping with the surroundings and respect both local building styles and materials and the form and detailing of the existing building. Proposal C7 states rebuilding or extending buildings in a manner or to an extent which significantly affects their character or increases their impact on the Green Belt will normally not be permitted. The existing building is a simple former agricultural building, the character of which derives from its modest size, traditional materials of construction and its simple rectangular form with single pitched roof covering. 


5.
The proposed conversion seeks to retain the building with minimal additions and interventions, with the only significant changes being a single storey extension to the front, minor alterations to the existing window and door openings and installation of rooflights. The proposed extension is relatively modest in size, being single storey and with a footprint of only 1m x 2.9m, and it is considered this would not significantly affect the character of the building nor increase its impact on the Green Belt. In terms of Green Belt policy for house extensions, the proposal is considered a limited extension and would not be a disproportionate addition over and above the size of the original building.

6.
The proposed windows and doors would all be installed within existing openings (with the exception of the rooflights), ensuring minimal intervention to the original building. The new windows would be timber which is appropriate for a former agricultural building and will retain its character.

7.
The proposed residential curtilage comprises the land between the front of the building and the road, the existing hardstanding to the rear of the building (which is to be grassed over) and land to the side extending 3m from the building.  This is significantly less than the extent of curtilage proposed in the previously refused application which included land which is currently a field to the side of the building and an area occupied by greenhouses to the rear. The application proposal does not include these areas and it is considered the proposed curtilage is both proportionate and reasonable for the size of the dwelling and would not significantly impact on the openness of the Green Belt.

8.
It is recommended any permission is subject to a condition removing permitted development rights for extensions and alterations to the building, the erection of outbuildings and hard surfaces in order to ensure such further development does not harm the openness of the Green Belt.


IMPACT ON RESIDENTIAL AMENITY


9.
The only other residential property in the immediate vicinity is the existing dwelling at Warburton Nurseries to the east of the site. This dwelling is approximately 9m from the barn and is set further forward.  The proposed conversion includes a first floor window to a bedroom in the east side elevation in the position of an existing opening that would afford a view over the rear garden of the adjacent dwelling. This window would be 4m from the shared boundary and therefore falls short of the distance recommended in the Council’s guidelines for new residential development which is 10.5m from main windows to private rear garden areas.  However, the view over part of the garden would to some extent be obscured by the existing outbuilding in the garden of the adjacent dwelling. Furthermore the proposed window is indicated as being obscure glazed to maintain privacy between the two dwellings and as this bedroom would also have a rooflight that affords outlook it would be acceptable for this window to be obscure glazed.   It is also relevant to give weight to the fact that this window makes use of an existing opening, which will help retain the character of the building. 

ACCESS AND CAR PARKING


10.
There is an existing vehicular access to the property (separate from the access to the existing dwelling) from Dunham Road which is to be retained to serve the development and a parking/turning area provided to the front of the building. Two car parking spaces are provided. This level of provision is in accordance with the Council’s car parking standards and the layout has been amended in accordance with the LHA comments to ensure a sufficient aisle width.

IMPACT ON BATS


11.
A Bat Report has been submitted following a daytime survey in April 2011 which found no evidence to suggest that bats roost, or have ever roosted in the barn and potential is somewhat limited. The immediate area is expected to attract some foraging/commuting bats, particularly pipistrelles, but the habitat is considered to be less than optimal. GMEU advise that the bat survey has been conducted by a suitably qualified consultant and to appropriate standards and there is no reason to disagree with the conclusions of the survey report; that is, that the proposed development is unlikely to affect bats. GMEU also advise they hold no records of barn owls for this area, and the building to be converted does not have high potential to support barn owls.

DEVELOPER CONTRIBUTIONS


12.
The SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ applies to all new residential developments and the site is in an area of deficiency. No play space or sports facilities are to be provided within the proposed development; therefore a contribution to off-site provision would normally be required to comply with the SPG. Based on the rates set out in the SPG, a contribution of £1,701.21 would be required, with £1,153.55 toward open space provision and £547.66 toward outdoor sports facilities. 


13.
In accordance with the provisions of Proposal ENV16 of the Revised UDP and the SPG ‘Developer Contributions Towards Red Rose Forest’, the developer is required to make a contribution towards tree planting in the area. For residential development this is calculated at a rate of 3 trees per dwelling.   There is scope for this number of trees to be provided on site, which is preferred to tree planting off-site, and the applicant has confirmed that this would be acceptable. The requirement for the trees and approval of their location and species can be required as part of a landscape scheme condition.

14.
At it’s meeting of 14th January 2010 the Planning Committee resolved to temporarily suspend the requirement for s.106 contributions towards children’s play space and/or outdoor sports provision and/or Red Rose tree planting in respect of small residential schemes where these combined contributions would total less than £2,000. As the Red Rose Forest requirement is to be provided entirely on site and the play space/outdoor sports facilities contribution is below the £2,000 threshold, it is recommended that a s.106 contribution not be required for this development.


RECOMMENDATION

GRANT subject to the following conditions:


1.
Standard 3 year time limit.

2.
List of Approved Plans.

3.
Materials to be submitted and approved.

4.
Landscape scheme, including full details of existing and proposed levels, hard and soft landscaping, tree planting and boundary treatment.

5.
Provision and retention of 2 parking spaces.

6.
Obscure glazing to first floor bedroom window to side elevation.

7.
Development in accordance with recommendations of the Bat Survey.

8.
Removal of permitted development rights for extensions, doors and windows, balconies, dormer windows, garages and other outbuildings and hard surfaces.


9.
Curtilage of property as shown by red line on submitted plan


RG
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SITE


The application site is approximately 1.4 hectares in area and fronts onto Mercury Way, off Barton Dock Road. To the north the site borders partly onto Cobalt Avenue and partly onto the rear and sides of existing office and industrial units that are accessed off Cobalt Avenue. To the east of the site lies the elevated Parkway dual carriageway, which is set on a higher level. To the west, on the opposite side of Mercury Way, is the yard and premises from which the applicant runs their main contractors business.


The application site was formerly part of a larger site that was occupied by Kratos Ltd. To the south-west is the site of the former Kratos office buildings, which have now been demolished. That land has until recently been used for the storage of materials in connection with the Media City development and part of it is now being used without permission as an extension of the application use. 


The application site is entirely open with no buildings and is surrounded by galvanised steel palisade fencing. There is a high hedge / shrubs to the front of this on much of the Mercury Way and Cobalt Avenue frontages. On the northern boundary with Cobalt Avenue and the adjacent industrial units, 4- 5m high bunds have been erected with 2m high acoustic fencing above this, in accordance with the previous temporary permission, H/67264, which was allowed at appeal in 2009. On the southern boundary of the site, there is a further bund of 3m in height, which was also required by that permission. The vehicular access to the site is off Mercury Way.


PROPOSAL


The application proposes the retention of the existing use for the recycling, re-grading and processing of and the storage and distribution of road construction materials for a further temporary period of twelve months. A temporary two year permission (H/67264) was previously granted at appeal on 25th February 2009 but this expired in February 2011. 


The materials that are processed at the site come from road construction projects and comprise inert highways and roadworks materials, largely kerbs, flags and tarmac, which are being reclaimed and recycled for further use. The raw materials are taken through a crushing, grading and screening process to produce stone of various sizes, which is a useable raw product for use in further road construction projects. There are two impact crushers, which crush the raw material and five screeners, which separate the raw material into the different sizes required. The use also includes the manufacture of foam base. 


Approximately a quarter of the end product is used by Hopkins in its own contracting work, which is the primary business and which is based at Unit 1 on the opposite side of Mercury Way. The rest of the material is sold to other contractors.


The application proposes hours of operation of 0800 to 1700, Monday to Friday.


The application is accompanied by a Planning Statement, a Landscape Report, a Dust Assessment, a Dust Management Scheme and a Noise Management Plan. 


REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with the Regional Spatial Strategy for the North West (RPG13), now forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION 


TCA1(b) – Trafford Centre and its Vicinity – Consolidation, Improvement, Modernisation


Special Health and Safety Development Control Sub Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


The relevant Policies and Proposals of the Plan are as follows: -


D1 – All New Development


D2 – Vehicle Parking


D4 – Industrial Development


D5 – Special Health and Safety Development Control Sub Area


D13 – Energy Considerations in New Development


WD1 – Sites for Waste Disposal


WD3 – Waste Treatment and Recycling


WD4 – Disposal Sites and Treatment Facilities


WD5 – Waste Disposal and Environmental Protection


WD7 – Waste Recycling Facilities


T6 – Land in Relation to Transport and Movement


TCA1 – The Trafford Centre and its Vicinity


E2 – Land for General Industrial Development


E5 – Hazardous and Bad Neighbour Industries


E8 – Development outside Main Industrial Areas


ENV20 – Control of Pollution


RELEVANT PLANNING HISTORY


This site


H/67264 – Retention of use for recycling / re-grading / processing and storage and distribution of road construction materials (including manufacture of foam base) for a temporary period of two years – Refused – 11th October 2007 – Planning and Enforcement Appeal – Allowed – 25th February 2009

H/CLD/64823 – Application for Certificate of Existing Lawful Use for B2 General Industrial Use in respect of the processing and manufacture of road construction materials - Refused - 8th January 2007


Adjacent land to north


H/UDC/30305 – Construction of a business park comprising 16 warehousing / office units with associated car parking and landscaping at land to rear of Kratos – Permitted – 31st October 1989


H/UDC/38284 – Erection of a new industrial unit with ancillary landscaping, car parking and vehicle circulation at Unit 15 Mercury Business Park – Permitted – 27th January 1994 


H/64722 – Erection of 8 industrial / warehouse units (Use Classes B1, B2 and / or B8) – Land off Mercury Way – Permitted – 23rd March 2006  


Appeal site and adjacent land to south 


H/OUT/70189 – Outline application for a maximum of 37870 square metres of office floorspace – Permitted – 20th March 2009 


Adjacent land to south


H/OUT/66496 – Outline application (including details of access) for demolition of existing buildings and erection of new 10,000 square metre office building (Use Class B1) – Permitted -28th May 2008


CONSULTATIONS


Traffic and Transportation: The LHA wishes to declare an interest in this application as the applicant is one of the long-term highway contractors used for highway works and has a contract with the Council in this respect.


The proposed use generates a substantial number of traffic movements at the Barton Dock Road / Mercury Way junction, which is busy particularly at peak times (including peak shopping periods at the Trafford Centre). However, the Traffic Impact Statement submitted in support of the previous application clearly indicated that the capacity of the Barton Dock Road / Mercury Way junction is not significantly affected by the traffic flows generated by this use. 


Strategic Planning and Developments: Comments incorporated into Observations section of the report.


Pollution and Licensing: All conditions relating to noise and dust control from the existing planning permission conditions should be retained, including: -


6. Any movement of any crushing plant within the site shall not take place during the main business hours 0900 to 1700, unless otherwise agreed in writing by the LPA

9. There shall be no open storage of materials within 5 m of any boundary of the site and the open storage of materials shall not exceed 3.5 m in height on any part of the site.


12. The retained operations shall be carried out in accordance with the agreed Dust Management Scheme (ref R1219-R01-v3 dated December 2008) or any amended Dust Management Scheme which may be agreed subsequently.


13. The retained operations shall be carried out in accordance with the agreed Noise Management Scheme (ref 20068.1 v2R dated January 2009) or any amended Noise Management Scheme which may be agreed subsequently.


 


An issue of mud and dirt building up on Mercury Way has been noted on occasions and difficult to clean effectively using road sweepers especially in wet weather.  An additional condition based on the recommendation in paragraph 9.9 of the AQ report dated February 2011 should be attached requiring the following:


 


A drained hard standing shall be prepared near the site exit.   All departing transport shall be inspected and cleaned as necessary to minimise the deposition of mud and dirt on Mercury Way.  A hose provided with a useable water supply shall be provided to facilitate the cleaning of the wheels and chassis of vehicles.


Environment Agency: No objections. This development will require an Environmental Permit under the Environmental Permitting Regulations 2010 from the Environment Agency, unless an exemption applies. 


The Duty of Care regulations for dealing with waste materials are applicable for any off-site movements of wastes. The developer as waste producer therefore has a duty of care to ensure all materials removed go to an appropriate licensed disposal site and all relevant documentation is completed and kept in line with regulations.


If any controlled waste is to be removed off site, the site operator must ensure a registered waste carrier is used to convey the waste material off site to a suitably authorised facility.



GM Police Design for Security: No objections


Greater Manchester Geological Unit: The Government’s policy on waste management is set out in the Waste Strategy for England 2007, which seeks to move waste up the waste hierarchy and away from the least preferred option of disposal to landfill. This waste facility diverts waste away from landfill in line with the waste hierarchy. The Government’s overall approach to planning and waste management is set out in Planning Policy Statement 10, Planning for Sustainable Waste Management (PPS10).


The Greater Manchester Joint Waste Development Plan Document (Waste Plan) was submitted to the Secretary of State on 28th February 2011. The Hearing into the Waste Plan is programmed for June 2011 and final adoption in early 2012. At this stage, significant weight should be attached to the Waste Plan when assessing proposals for waste management facilities. 


The proposed development lies within Area Allocation TR17 of Policy 5 Area Allocations of the Waste Plan, which in principle assumes a range of waste management uses would be broadly acceptable in this location apart from open waste facilities, which are unlikely to be suitable due to potentially adverse impact on surrounding uses.


Paragraph 29 of PPS10 states that when considering planning applications for waste management facilities, planning authorities should consider the likely impact on the local environment and on amenity. It is therefore vital to take into account the location of sensitive receptors. The primary concerns would be extending the adverse impacts of noise, dust and visual impact upon the surrounding uses. The Council’s Environmental Protection team will be able to advise whether prolonging these impacts is acceptable. The impacts should be considered against Development Plan policies, particularly WD5 – Waste Disposal and Environmental Protection of the UDP and Policy L7 – Design of the Core Strategy.


The need for this type of facility, which is helping to divert Greater Manchester’s waste away from landfill, in line with the Waste Strategy for England 2007, should be balanced against the adverse impacts being inflicted upon the surrounding land uses. The Waste Plan considers the Trafford Park area as unlikely to be suitable for this type of facility (open air).     


REPRESENTATIONS


Two letters of objection received, making the following comments: -


· The current operation is often undertaken in a dangerous manner with little regard for neighbouring business operations. The company are breaching planning conditions that were imposed in February 2009. The site is still causing major traffic problems by parking plant and equipment on the public highway with no traffic management in operation. Mercury Way is continually covered in mud, which causes a nuisance to other business users and is extremely hazardous in wet conditions. Dust and noise levels continue to be a major problem and, since the Media City holding area has ceased, the operations are now encroaching beyond the bunds towards Barton Dock Road. 


· The objector considers that there are still breaches of Health and Safety best practice occurring on a regular basis and it is requested that a full review of the operation is undertaken as part of the consideration of this application. Why, for instance, has a wheel wash facility not been provided? The application should be refused.


· No evidence has been provided to the Council, which confirms or otherwise, attempts being made for the use to be relocated to a site where the impact on surrounding land uses and property / vehicles is likely to be less problematic. The applicant’s Planning Statement indicates that a planning application for the alternative site will be submitted in March 2011. Has this now happened? Is the site within Trafford Borough? Is it suitable for such a uses and is permission likely to be granted? 


· On the evidence of the occupants of Mercury Park, it is clear that the existing use is harmful to neighbouring amenity, including business premises, the road and pavements and surrounding highway network and other property including cars. As a consequence, no temporary extension should be granted and enforcement action should be instigated against the use.


· Circular 11/95 identifies that a temporary permission would normally only be appropriate where the applicant proposes a development to be temporary or when a trial run is needed in order to assess the effect of the development on the area. The appeal inspector considered that the development would be acceptable, subject to the effective implementation of the conditions, and that, as the applicant had asked for a temporary consent, the application accorded with that guidance. The objector disputes the Inspector’s interpretation that the harm could be addressed by conditions. In practice, the conditions have not made the development acceptable in impact terms. As no evidence has been submitted in relation to efforts to relocate the business, the application should be refused. There is no guarantee that in another 12 months time there won’t be a further application for renewal. This approach is in direct conflict with Circular 11/95.


· The conditions which sought to make the use acceptable have been continually breached and are therefore ineffective. Condition 8 has been breached in the last two years as activities have occurred during the restricted hours. In relation to Condition 7, plant is continually parked / stored on the highway and the public footpath, which causes public health risks. Condition 9, restricting the storage of materials to a height of no more than 3.5m, has been breached, although this has ceased in the run up to the current application. Condition 12, which refers to dust management, is not having the desired effect as dust is still extremely problematic for neighbouring occupiers. The applicant’s Planning Statement concedes that an enforcement notice was served by the Council’s Environmental Protection Section last year.


· The Inspector considered that the harm from the development was outweighed by the benefits but, in fact the benefits are outweighed by the harm. Nearby businesses are seriously concerned about their viability if the new permission is granted, particularly given the concern that the applicant will simply seek to renew the permission again without any intention to relocate. In this respect, Policy EC10 of PPS4 requires that applications for economic development should be assessed against the impact on economic and physical regeneration.


· The use has expanded onto adjoining land outside the site where the appellant’s previous appeal was dismissed. This represents an intensification of the use, which impacts upon an even wider area. There has therefore been an increase in activity with more HGV’s using the local highway network. Enforcement action should be instigated against the use of this land if no application is forthcoming. The current application cannot be properly considered without also considering this unauthorised extension to the site. Has this been investigated and what action is being taken?


· Circular 11/95 states that a second temporary permission should not normally be granted and will only be justified where highway or redevelopment proposals have been postponed.  


OBSERVATIONS


INTRODUCTION


1. According to the applicant, the use has been operating on the application site since approximately March 1999. Complaints were first received by the Council’s Planning Enforcement Section in 2005, relating to matters of visual impact, noise, vibration, dust, vehicle movements etc and the matter was investigated. An application for a Certificate of Lawful Use (H/CLD/64823) was submitted in May 2006 and was refused on 10th January 2007.  An application to retain the use for a period of two years was then submitted in June 2007 and refused on 17th October 2007. The reason for refusal was as follows: -



“The retention of the application use would have an unacceptable detrimental impact on the amenity of the occupiers of nearby office and commercial premises and the character and visual appearance of the area, by reason of undue noise and disturbance and unacceptable visual impact. The retention of the use would therefore be contrary to Proposals D1, D4 and E5 of the Revised Trafford Unitary Development Plan and guidance in Mineral Policy Statement 2 and Planning Policy Guidance Note 24, Planning and Noise.” 

A subsequent appeal against the refusal of planning permission and the serving of an Enforcement Notice was allowed in February 2009 following a Public Inquiry.

2.
That temporary consent expired on 23rd February 2011 and the further 12 month temporary consent now being applied for is intended to allow the business to continue to operate while an alternative development site is secured and brought into operation.  


3.
Prior to 1999, the application site was previously part of the Kratos site, which also included the site immediately to the south, fronting Barton Dock Road. Planning permission H/OUT/70189 was granted on 20th March 2009 for BCO Grade A office development on this land and the current application site but this permission has not been implemented to date. 


PRINCIPLE OF DEVELOPMENT


4.
The application needs to be considered against the provisions of Proposal TCA1b, which relates to the Trafford Centre and its Vicinity. Proposal TCA1b states that “Within the area identified on the Proposals Map, the Council will permit development as follows: -



TCA1B The consolidation, improvement and modernisation of existing businesses, industry, storage and distribution uses.” 



It is considered that the retention of the use is not inconsistent with this policy. 


5.
The application must also be considered in relation to the policies of the emerging LDF Core Strategy, which now carries some weight. Policy W1 sets out the Council’s broad employment development proposals for the Borough and states that employment development will be focused in a number of areas including Trafford Park and the Trafford Centre Rectangle. Policy SL4 sets out specific strategic development proposals for the Trafford Centre Rectangle including residential, commercial and employment development. Whilst the latter policy does make specific reference to the permission for office development on the application site and states that this can be implemented within the first phase of the plan period, it is considered that the granting of a temporary 12 month consent for the retention of the current use would not prevent this from taking place. It is therefore considered that the temporary retention of the use would also not be inconsistent with these policies and would not prejudice the future regeneration of this site or the surrounding area.


6.
At the previous Public Inquiry, it was argued by the objectors that the retention of the use would hinder the future development of the commercial area and the prospects for urban regeneration and would prejudice the development or use of land allocated for other uses. However, given that the appeal application only proposed the retention of the use for a further two year period and that the proposed BCO office development was on the same site and on land within the same ownership and had not yet commenced, the Inspector concluded that this was not likely to be the case. The applicant states that the site is on a six month lease and therefore, should the landowner wish to commence the permitted redevelopment, this is within their own hands. It is therefore not considered that the granting of a further limited temporary permission would have any significant impact on the potential for the future redevelopment of the site.


7.
The Inspector also noted that any evidence that the applicant’s use had had any impact on occupancy levels in the nearby industrial and office units was insubstantial and concluded that the possibility that there would be an adverse impact on investment in the vicinity of the site was small. It is also noted, that there now appear to be less vacancies in the surrounding industrial units than there were in 2009 when the appeal was allowed. Other than this, there does not appear to be any significant material change in circumstances in terms of the uses and development within the surrounding area.  


8.
It is recognised that the draft Waste Plan suggests that open waste uses are unlikely to be suitable within the Trafford Park area. However, each proposal must be assessed on its own merits in terms of the potential environmental and visual impacts and the site characteristics and these issues are discussed further below.


9.
In addition, it is considered that the temporary retention of the use is acceptable in terms of the criteria in Policy EC10 of Planning Policy Statement 4, Planning for Sustainable Economic Growth, with regards to sustainability, accessibility, design, regeneration and employment (although some of these issues are discussed in more detail in the relevant sections below.
 


10.
In conclusion, it is therefore considered that the granting of a further limited temporary permission for the current application use would not significantly prejudice the redevelopment of the application site or the wider regeneration of the area and that there are no objections in strategic policy terms to the retention of the use for a 12 month period.


IMPACT ON THE AMENITY OF NEARBY PREMISES


11.
Proposal WD5 – Waste Disposal and Environmental Protection – of the Revised UDP states that waste sites will be assessed against their effects on environmentally sensitive property, in terms of amenity, noise, smell, dust, vibration and other nuisance. To the north of the application site there are a significant number of office and industrial units in relatively close proximity to the site (within 100 metres). Two letters of objection have been received from the owner of some of the units and one occupier on grounds of noise, dust and visual impact. The application is accompanied by noise and dust reports, which suggest mitigation measures and conditions to ensure that the use does not exceed appropriate limits in respect of these matters. 


The issues are considered one by one as follows: -

12.
Noise and Vibration - In terms of noise and vibration, at the time of the previous appeal, the Inspector considered that conditions could be attached that would adequately control the impact and concluded that adverse noise impact would not be grounds to dismiss the appeal. These conditions included restricting the area of the site where the noisiest activities can take place, providing 4m and 5m high screen bunds and 2m high acoustic fencing on the northern perimeter of the site and a 3m high mound on the southern perimeter and only allowing the movement of heavy plant outside normal working hours. The Council’s Pollution and Licensing Section has raised no objections to the current application for a further 12 month period, subject to the inclusion of the same conditions within any further permission (including compliance with the previously approved Noise Management Plan).


13.
Air Quality – In terms of air quality, it was accepted by the Planning Authority at the time of the previous application that any problems caused by dust could be controlled by planning conditions and other environmental legislation and therefore this did not represent a reason for refusal. Subsequently, at the time of the appeal, the appellant’s consultant submitted a Dust Management Scheme, which the Council considered to be acceptable. The Inspector concurred with the Planning Authority’s view and stated that “bearing in mind enforcement remedies available, dust impact is not a reason to refuse the planning permission sought”. As stated above in respect of noise, the Council’s Pollution and Licensing Section has raised no objections to the current application, subject to the inclusion of the same conditions (including compliance with the previously approved Dust Management Scheme).. 


14.
In general terms, at the time of the appeal, the Inspector noted that “the use is beneficial in meeting sustainability and recycling targets” and considered that any detrimental impacts caused by the retention of the application use would be outweighed by these beneficial impacts.

15. The objectors suggest that a number of conditions have been “continually breached” during the course of the application, including the movement of crushing plant within restricted hours. However, other than the letters of objection received in relation to the current application, the Planning enforcement service has not been made aware of any breaches of condition during the past two years. Furthermore, the Council’s Pollution and Licensing Section is not aware of any complaints relating to movement of plant or noise and vibration in general. In addition, whilst an enforcement notice was served by the Council’s Pollution and Licensing Section in 2010 in relation to dust issues, no further concerns in relation to that issue have been raised with that Section since that time. The applicant states that this problem occurred on a very dry day in June 2010 and that the requirements of the Environmental Health Officer were implemented. It is therefore considered that there are no grounds to conclude that the conditions are “ineffective” as the objector suggests.


16. It is therefore considered that there would be no justification for reaching a different conclusion in respect of the environmental impacts of the application use and, given the Inspector’s comments at the time of the appeal and the fact that the Environmental Protection Section has raised no objections to the retention of the use for a further 12 months, it is considered that the application proposals are acceptable in this respect.  


VISUAL AMENITY


17. 
In addition to the noise, vibration and air quality issues, it is also important to consider the impact in terms of visual amenity, both in terms of the character and appearance of the area and the impact on nearby premises. Proposal D1 of the Revised Trafford UDP states that development should be compatible with the character of the area and should not adversely affect the street scene and Proposal D4 states that the Council will have regard to external plant and storage areas, the impact of industrial fencing and the need for screening and landscaping.


18.
The current use of the application site involves the open storage of large amounts of road construction materials in stockpiles of up to 3.5 metres in height. The site is surrounded by galvanised steel palisade fencing, although there are significant amounts of landscaping in front of this on the majority of the Mercury Way frontage and Cobalt Avenue frontages. Whilst there were previously some gaps in the planting on the Cobalt Avenue frontage, these views have now been largely screened by the construction of high bunds on the northern boundary of the site, which were required when the previous appeal was allowed. A bund has also been erected on the southern boundary but does not extend the whole length of the boundary and therefore still allows some views through into the western part of the main site. There has been some limited tree planting on the outer faces of the bunds on the northern boundary of the site, although these trees are very sporadic and still very small and the amount of planting is significantly less than shown on the approved landscaping drawings. A single line of conifers has been planted along the top of the mound on the southern boundary, which is also not what was shown on the approved landscaping drawing but does provide effective screening to part of the site. However, the south-eastern end of this bund is missing as this area is being used to provide access between the main site and the land to the south onto which the application use has recently expanded. 


19.
The site operations and open storage of materials are visible from the site entrance and, from the Parkway dual carriageway to the east, the site is visible to a limited extent but on a much lower level than the road. This view of the site is also broken up by large trees along the majority of the boundary and by the recently constructed industrial units. Furthermore, this view would only generally be seen from fast moving vehicles. As the use has expanded onto the land to the south of the application site, the operations are also prominent from Barton Dock Road, although the use of this land does not form part of the current application. However, even if the use of that area of land were to cease, there would still be some operations on the main site visible from Barton Dock Road due to the fact that the previously approved bund does not extend along the whole length of this boundary. 


20.
Whilst it is accepted that the application use is inherently unsightly, the Inspector considered that the site would be adequately screened. The Inspector noted that “it is relevant to have regard to the good quality of the development closest to the appeal site and the rather more varied character in the wider area, including on the south-west side of Barton Dock Road. For example, substantial parking of haulage vehicles is visible at some nearby sites. The height of stockpiled materials would be restricted by condition to 3.5m. In so far as there would be views of the site from Barton Dock Road, these would be at some distance and significantly mitigated by the screening mound proposed adjoining the south-west boundary. There would be very limited opportunity to observe the site from premises to the north-east, where part of the land would be seen above the mound / fence. The land can be seen from short lengths of the road network to the south-east but vehicles are moving at speed and drivers would have to concentrate on road conditions. The most visible feature would be the lengths of mound and fence on the north-east side of the site, although these would be partly obscured by existing vegetation adjoining Cobalt Avenue.” 


21.
The Inspector therefore considered that, whilst there might be some limited detrimental visual impact, this would not be major. The Inspector also noted that “the use is beneficial in meeting sustainability and recycling targets” and considered that “the harm from the development, in particular the visual impact, is outweighed by the benefits, so that planning permission should be granted”.

22.
It is considered that the surroundings of the site have not changed significantly since the Inspector made this assessment and it is therefore considered that these conclusions remain valid. As part of the bund on the southern boundary is missing and the landscaping has not been implemented in full, it is considered that conditions would be required to ensure that the southern bund is extended and additional landscaping provided. Nevertheless, given the Inspector’s conclusions at the time of the previous appeal, particularly in terms of the benefits of the use, and subject to these conditions, it is considered that the retention of the application use for a further limited temporary period would be acceptable in terms of visual amenity. 


TRAFFIC GENERATION AND HIGHWAY ISSUES


23.
A Transport Statement was submitted with the previous application, which stated that the traffic generation associated with the use consists of an average of 110 two way HGV trips per day. The main route out of the site is left onto Barton Dock Road and then to Junction 9 of the M60 via the Parkway. The Transport Statement concluded that the use generates modest levels of traffic and causes no identifiable capacity, safety or environmental problems on the highway network. 


24.
The LHA states that the use generates a substantial number of traffic movements at the Barton Dock Road / Mercury Way junction but accepts that the capacity of this junction is not significantly affected by these traffic flows.  It is therefore considered that the use is acceptable in highway terms.


OTHER ISSUES


25.
The objector refers to Circular 11/95, Use of conditions in planning permission, which states that “a temporary permission will normally only be appropriate where the applicant proposes temporary development or when a trial run is needed in order to assess the effect of the development on the area”. The objector suggests that, as no evidence has been submitted in relation to efforts to relocate the business, the application should be refused and states that there is no guarantee that in another 12 months time there won’t be a further application for renewal, in direct conflict with advice in Circular 11/95.


26.
It is recognised that Circular 11/95 states that a second temporary permission should not normally be granted and will only be justified where highway or redevelopment proposals have been postponed. However, this is the current scenario at the application site, where it was anticipated that a BCO Grade A office development was likely to come forward in line with the recent permission, H/OUT/70189, but this has not occurred to date.


27.
It is also recognised that the applicant argued at the time of the appeal that a two year temporary permission should be granted to allow for the identification of and relocation to a different site. This relocation has not yet occurred. However, the current application submission does state that “The applicant has been actively seeking an alternative site for the past two years. A suitable site has recently become available and the 12 month period will be a suitable timescale in which to secure the site and relocate”. The Planning Statement states that “The applicant has recently made a successful bid on an alternative site and is hoping to take vacant possession in July 2011. The applicant would look to relocate the business from Mercury Way to the new site as soon as possible once planning permission and vacant possession is secured. The process of moving the business and equipment is likely to be done over a period of two to three months to ensure continuity to the business”. In a further letter, the applicant states that they had hoped to submit the application for the new site prior to the determination of the current application but that this has not been possible because of the need to undertake a bat survey (the optimal time of year for carrying out such a survey being June – August). The applicant states that, once this survey has been undertaken and the conclusions and recommendations have been considered, the application will be submitted.

28.
Planning Officers have had some informal, pre-application discussions regarding the alternative site referred to in the applicant’s submission and consider that this alternative site is likely to be considered favourably, subject to any representations received from the occupiers of nearby premises and subject to the comments of statutory consultees.

29.
In this context, it is therefore considered that it would not be inappropriate or contrary to the guidance in Circular 11/95 to grant a further limited temporary permission to allow time for this relocation. Notwithstanding this, it is considered that, given the potential timescales referred to by the applicant, it would be reasonable to restrict this period to12 months from the submission of the current application (i.e. to February 2012). 


30.
The objector also states that the use has expanded onto the adjoining land to the south, representing an intensification of the use. That area of land was included within the site that was subject to the enforcement notice that was previously served by the Council in relation to the application use. Whilst the Inspector allowed the appeal on the current application site, he concluded that the enforcement appeal should be dismissed and the Notice should be upheld in so far as it related to the land to the south. The Planning Enforcement team is therefore currently investigating this breach. Notwithstanding this, the area of land in question does not form part of the current application site and it is therefore considered that this matter can be addressed separately and should not prevent the granting of a further temporary consent on the application site 


CONCLUSION


31. In conclusion, it is considered that a further temporary permission until February 2012 is not likely to prejudice the future redevelopment of the site or the regeneration / improvement of the area and that there is therefore no objection in strategic planning policy terms to the retention of the use for this limited period. It is also considered that, subject to appropriate conditions, the use is acceptable in terms of noise, air quality and vibration and in terms of the visual impact on the character of the area. In addition, it is recognised that, although the use generates a substantial level of traffic, this does not have any significant impact on the capacity of the local highway network.


32. It is also recognised that, in general terms, this type of use is beneficial in terms of meeting sustainability and recycling targets. In addition, it is recognised that the use is located within a commercial area within Trafford Park, where there are a number of other permitted and established industrial uses. 


33. In overall terms, it is therefore considered that the retention of the use for a further temporary period to February 2012 would not have an unacceptable adverse impact on the amenity of the occupants of nearby premises or the character of the area and it is therefore considered that planning permission should be granted.


RECOMMENDATION: GRANT, subject to conditions: -


1. Temporary permission to 23rd February 2012 

2. Retention (and, if necessary, replacement) of landscaping for duration of permission. Provision of additional landscaping on the bund on the northern boundary in accordance with the previously approved landscaping scheme

3. Retention of bunds and acoustic fencing. Extension of bund on southern boundary in accordance with previously approved plans.

4. Any movement of any crushing plant within the site shall not take place during the main business hours 0900 to 1700 unless otherwise agreed in writing by the LPA


5. The use hereby approved shall only be operated in full accordance with the previously approved scheme restricting the site area in which the operation of any crushing machine and screening machine takes place and giving details of the type and number of crushing and screening machines to be used. The use of the crushing and screening machines shall only take place within the approved areas of the site, unless agreed otherwise in writing by the LPA. The identified plant shall not be parked or stored on the highway at any time.


6. There shall be no open storage of materials within 5m of any boundary of the site and the open storage of materials shall not exceed 3.5m in height on any part of the site.


7. The use hereby approved shall only be carried out in accordance with the approved Dust Management Scheme or any amended Dust Management Scheme, which may be approved subsequently.  

8. The use hereby approved shall only be carried out in accordance with the approved Noise Management Scheme or any amended Noise Management Scheme, which may be approved subsequently. 

9. Within two months of the date of the permission hereby granted, a drained hard standing shall be prepared near the site exit in accordance with details that shall have previously been submitted to and approved in writing by the Local Planning Authority. All departing vehicles shall be inspected and cleaned as necessary to minimise the deposition of mud and dirt on Mercury Way.  A hose provided with a useable water supply shall be provided to facilitate the cleaning of the wheels and chassis of vehicles.

SD






		WARD: Bowdon

		76581/FULL/2011




		DEPARTURE: No





		CONVERSION OF FORMER ST ANNES HOSPITAL TO 7 APARTMENTS AND 12 HOUSES FOLLOWING PARTIAL DEMOLITION OF EXISTING BUILDINGS; ERECTION OF DETACHED BUILDING TO FORM 3 NEW DWELLINGS FOLLOWING DEMOLITION OF EXISTING PORTACABIN BUILDING.  PROVISION OF ASSOCIATED PARKING, LANDSCAPING, BIKE AND BIN STORES, ALTERATIONS TO EXISTING ACCESSES AND OTHER ASSOCIATED WORKS.



		Former St. Anne’s Hospital, Higher Downs/Woodville Road, Altrincham  






		APPLICANT:  P J Livesey Living Space (3) Ltd/Trafford Healthcare NHS Trust






		AGENT: N/A






		RECOMMENDATION:  MINDED TO GRANT










SITE


The application site is located at the junction of Higher Downs, Woodville Road, The Downs and St John’s Road to the south-west of Altrincham town centre.  The site is bounded by Woodville Road to the north, Higher Downs to the north-west, Higher Downs to the south-east, Beechfield and the listed Bowdon Downs Church, schoolroom and lecture hall (Grade II) to the south-west.  The site is located with The Devisdale conservation area but is also immediately adjacent to The Downs conservation area.


The site is occupied by the range of buildings (none of which is listed) that formed the St Anne’s Hospital.  They comprise a range of period buildings dating to the end of the C19th – these are the original villa (with additions) known as The Beeches situated adjacent to the boundary with Woodville Road, the Dunham Ward adjacent to the boundary with Bowdon Road and the Crossley Wing situated between The Beeches and Beechfield.  There have been a number of unsympathetic additions to these buildings, mostly to link the various buildings but also comprising a large detached portable building sited between the Crossley Wing and the boundary with Beechfield.  There is a large open landscaped area between the buildings and the boundary with Higher Downs.


The main existing access to the site is directly onto the junction of Woodville Road, Higher Downs, The Downs and St Johns Road.  Secondary accesses are from Woodville Road close to the junction with Bowdon Road and on Bowdon Road itself, close to the boundary with the listed church.  The main access leads to a small parking area adjacent to The Beeches and the Crossley Wing whilst the other accesses serve small service areas.


The site is covered by a tree preservation order, TPO 348, which includes two groups of trees and shrubs around the boundary as well as a large single beech tree located fairly centrally within the landscaped area.  There are also TPO’s covering parts of the church grounds adjacent to the south-west boundary of the site. 


PROPOSAL


It is proposed to retain and refurbish the historic buildings on the site and to convert them into 12 houses and 7 apartments.  It is also proposed to erect a new detached building comprising 3 further houses situated in a similar position on the site to the existing portacabin building.  The proposals include the demolition of the existing detached portacabin building and the removal of the late C20th additions to the main buildings.  The conversion works will include new extensions to all 3 of the historic buildings.  The demolition works are covered by associated application for conservation area consent (76580/CAC/2011).


The existing access to the front corner of the site at the junction of Higher Downs/Woodville Road will be retained and will form the main access into the site.  The entrance will be altered by repositioning the gateposts further back into the site, lowering a section of the boundary wall on either side of the entrance.  This entrance will serve the main parking area for the development.  There are two other vehicular accesses, on Woodville Road and Bowdon Road, which are also to be retained and re-used.  In total, 44 car parking spaces will be provided within the site, the majority accessed from the main entrance at the junction of Woodville Road and Higher Downs.


The main areas of landscaping around the site are to be retained and improved whilst the large beech tree located in front of the main buildings is to be retained.


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


RT1 – Integrated Transport Networks


RT2 – Managing Travel Demand


RT9 – Walking and Cycling


MCR3 – Southern part of the Manchester City Region


REVISED TRAFFORD UDP


PROPOSALS MAP NOTATION 


Conservation Area (Devisdale)


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


ENV24 – Buildings of Special Architectural and Historic Interest


H1 – Land Release for Development


H2 – Location and Phasing of New Development


H3 – Land Release for New Housing Development


H4 – Release of Other Land for Development


OSR9 – Open Space in New Housing Development


T6 – Land Use in Relation to Transport and Movement


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


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


RELEVANT PLANNING HISTORY

There have been several applications relating to the former use of the site but none of relevance to this application.


APPLICANT’S SUBMISSION 


The applicants have submitted numerous comprehensive reports with their application and have also actively involved the local community both before the application was submitted and since.  These include:-


Planning, Design and Access Statement (which also includes a statement of community involvement)


St Anne’s Hospital Bowdon Altrincham – Building Appraisal and Significance Assessment


Phase 1 Habitat and Bat Surveys


Access and Parking Issues


Various Structural Reports


Tree Survey – St Anne’s, Altrincham


It is not intended to summarise the content of these reports here though where necessary they will be referred to in the main body of the report below. 


The applicants have also submitted as part of the application a number of comments made by local people at an open day event held by the applicants to show the proposed scheme.  These comments range from:- happy with proposals; addition of 3 new houses is overdevelopment; like majority of development but wrong to keep existing entrance on busy corner; pleased to see Victorian rockery retained; Altrincham and Bowdon Civic Soc most impressed by developers consultations with the community which should serve as an example to other developers; concern over entrance; lucky Altrincham; good to see site saved and sympathetically developed; concern about amount of traffic; thoughtful planning; hope it goes ahead; concern about density and parking; should restrict working time; Bowdon Place is a terrible name for the development; distance between new building and boundary with Beechfield is closer than ideal; excellent.


CONSULTATIONS


LHA – The proposals are for the conversion of the former St Annes Hospital to 7 apartments and 12 houses following the partial demolition of existing buildings and the erection of a detached building to form 3 new dwellings following the demolition of an existing portacabin.  The provision of associated parking, landscaping, bike and bin stores also.  



The proposals state that there will be 4 number 1 bedroom properties, 6 number 2 bedroom properties and 12 number 3 bedroom properties.  


To meet the Councils car parking standards the provision of 2 car parking spaces per dwellinghouse is required and the provision 2 spaces per flat are required.  Therefore the provision of 44 car parking spaces are required overall, the proposals include 44 car parking spaces, some of the car parking spaces are arrived in a tandem arrangement.  Whilst there is no objection to this arrangement, as the car parking spaces do not work independently the tandem spaces need to be allocated to the same units. 


The proposals look to maintain the three existing accesses.  The access off the corner of Higher Downs and Woodville Road is acceptable, in terms of the access of Woodville Road the access width needs to be increased to 4.5m in order to allow simultaneous access and egress.  Whilst the LHA has no objections in principle to the Bowdon Road access, the access proposed is just 2.6m wide and the LHA is concerned that the narrowness of this access will lead to restricted visibility for vehicles exiting the site due to the nature of the site boundary.


In terms of the car parking layout, it is felt that the two spaces accessed off the Bowdon Road access whilst acceptable in principle, they will need to be amended in order for vehicles to reverse back into the turning head shown.  The LHA would request swept paths of a large car to be undertaken to demonstrate these maneouvres are possible.      



The furthest two car parking spaces accessed from the Higher Downs/Woodville Road access (closest to Beechfield) need to be relocated alongside the other proposed car parking spaces as in this arrangement they will have no defined area to turn around.


The refuse/fire turning head shown demonstrates the vehicle accessing one of the car parking spaces in order to make its manoeuvre.  The LHA requests that a revised swept path is undertaken to demonstrate that this manoeuvre can be undertaken without needing any vehicles to be removed.  


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.


Environment Strategy – No comments other than standard informatives recommended in respect of drainage.

Pollution and Licensing – The application site is on brownfield land and a standard contaminated land condition requiring Phase 1 and Phase 2 reports (as necessary) to be submitted is recommended.


Greater Manchester Archaeology Unit – Considers that the AHP report submitted with the application provides sufficient information to inform responses to the specific proposals for retention and demolition of the buildings.  None of the buildings proposed for demolition are considered to have sufficient architectural or historical interest as to merit their retention.  GMAU advises that the Council should decide if these buildings need to be surveyed and recorded before their demolition.  Archaeologically the site retains some marginal below ground interest in the demolished early c19th building.  The proposals for this part of the site, however, are for access and car parking and will not involve substantial ground works.  It is unlikely that remains of the building will be disturbed by the proposals.  On this basis the GMAU does not feel there is any need for a specific archaeological requirement to be placed upon this development.

Greater Manchester Ecology Unit - The ecology surveys submitted as part of the application have been carried out by suitably qualified consultants and are to an appropriate standard. The Unit is satisfied that the proposed development will not affect protected species or sites designated for their nature conservation importance. Therefore the Unit has no objections to the application on nature conservation grounds. 


English Heritage – Does not wish to make any comments on the application and considers that the application should be determined in accordance with national and local policy guidance and on the basis of the Council’s specialist conservation advice.


Greater Manchester Police Design for Security – The application was not submitted with a Crime Impact Statement, a report that identifies, predicts, evaluates and mitigates the crime and disorder effects of the development.  Consequently, concerns and recommendations are made in relation to the following aspects of the development:-


· unclear where pedestrians will enter the site, once inside they will have access to all areas of the site leaving he dwellings vulnerable to unauthorised access


· would prefer to see more formalised and well-overlooked pedestrian access and some of the more vulnerable areas of the site enclosed and defined as private space


· private gardens should be defined by 1800-2000mm high walls/fences/railings (1500 between plots)


· would like to see wall to front of properties on Bowdon Road lowered to 1200mm to avoid creation of hidden areas


· windows fronting streets without any defensible space should have high level cills and preferably be non-opening


· other more general comments about lockable gates, type of glazing, lockable cycle/bin stores, provision of video entry phones, lighting


REPRESENTATIONS


Neighbours – 5 letters received from 4 local residents expressing a variety of views on the proposals:-


· number of dwellings is too high and there are already traffic problems in the vicinity


· should be no weekend working with site working hours restricted and no contractor parking on Beechfield


· trees and shrubs should be adequately protected and maintained


· retaining wall to Beechfield should be adequately protected and maintained during and after construction works


· insufficient provision for resident and visitor parking will lead to further parking on local streets adding to the existing problems


· trees must be retained to preserve character of area and help conceal the development


· approval should restrict noise pollution and disturbance, including vehicle movements, removal of site dirt from roads, limit hours of working 830-6pm Mon to Fridays, prevent lorries using roads other than The Downs


· the originally proposed siting of the new building was preferable to the amended (rotated) position


· numerous positive comments are specifically made by one resident relating to the developers’ approach and handling of public consultation, the carefully thought out and well researched proposal and the presentation of the application, the very high quality of the Design and Access statement and Significance statement; they are pleased that most of the historic buildings will be retained but some of the demolition is regrettable but seems to have been kept to a minimum in order to facilitate the conversion; removal of C20th infill is most welcome


· some amendments are suggested including as realigning the new building to give a better environment for occupiers, reduce density especially in the Crossley Wing to reduce internal and external subdivision, hardstanding and traffic; no balconies/large windows/doors on Crossley Wing; retention of lettering for gate; reuse of floor mosaics; replicate and reuse terracotta details; add speed bumps to the driveway; introduce 20mph speed zone around site


Bowdon Conservation Group – Generally support the proposals:-


· retention and refurbishment of the historic buildings are welcomed as are the protection and repair of architectural features and the retention of the boundary wall


· good to see retention of large proportion of existing trees, particularly on the boundaries


· agree that leaving main entrance at the corner of Woodville Road and Higher Downs is the best solution


· new pedestrian entrances and openings to the street frontages are acceptable


· the design of the new building has picked up on features of the existing buildings and other local buildings and together with its height and size its impact is considered to be satisfactory 


· would have preferred fewer units which would have meant less hard standing for parking spaces and fewer fences, pleased to see a large proportion of hedged internal boundaries


· would like more planting of shrubs in parking areas


· tree protection plan is important


· hope that the redevelopment will proceed as soon as possible

Altrincham and Bowdon Civic Society – Supports the application:-


· have worked with the developer and have been impressed


· should be used as a template for good community engagement


· urge Planning Committee to approve the application at the first opportunity to allow works to start before the buildings deteriorate any further


Bowdon Downs Residents Association – Gives its overall support to the proposal and acknowledge the excellent consultation with residents along with the clarity, detail and quality of the application:-


· pleased that the majority of C19th buildings will be retained and restored due to their quality and significance in the conservation area


· would like to see more new trees and shrubs within the site


· tree protection plan should be submitted, approved and implemented


· would have preferred less density of development so that the amount of traffic would be less, fewer units would also reduce hardstanding and increase areas for landscaping and gardens


· would prefer two new houses rather than three


· new building should be angled to it faces down site more


· design of new building in red brick is suitable


· concern about future there being a number of random estate agents boards – should be a specific location for these


· construction traffic to use The Downs only and all construction and visitor traffic to be limited to the site

Green Spaces for Altrincham – Supports the application in principle and makes several detailed comments:-


· excellent that the central beech tree and majority of healthy woodland trees on the boundaries are to be retained


· would like to see more replacement trees on site


· would like to see as much of the shrubbery retained as possible


· a full tree protection programme should be submitted and installed


· ideally the number of units should be reduced in order to reduce density, extent of car parking and garden sub-divisions


· ideally footprint of Timpson building (temporary buildings) should be returned to open space


· new building could be repositioned to make it less apparent form the road


· overall an excellent application with good consultation

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT 


1. The application proposes the conversion of existing buildings to create 19 dwellings together with the erection of a new building to form 3 further dwellings (22 in total). 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 requirements set out in UDP Policy H2 and Proposal 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 DEVISDALE CONSERVATION AREA


9. The site occupies a prominent position within the Devisdale conservation area and the three main buildings within the site are considered to have both architectural and historic interest – though not to the extent to justify them being listed.  Nevertheless, the buildings are considered to be non-designated heritage assets (as defined in PPS5) within a designated heritage asset, that being the Devisdale conservation area.  The retention and refurbishment of the historic buildings on the site has always been the preferred solution and was set out in Development Guidelines the Council was closely involved in the preparation of, along with the NHS Trust, as part of their marketing of the site.


10. The proposals retain the important historic buildings on the site and also improve the contribution they make to the conservation area by both removing the unsympathetic additions and by what are considered to be a range of sensitive refurbishment works including relatively low key extensions to each of the buildings.  These extensions comprise a replacement of the existing extension at the western end of the Crossley Wing, a single storey extension across the whole of the south-east facing elevation of the Dunham Wing and replacement extension to the north-western corner of The Beeches.   It is considered that these extensions are sensitively designed and located and are considered to be acceptable additions – particularly having regard to the poor quality extensions that are being removed – with little impact on the surrounding streets.


11. In relation to the refurbishment works there are parts of the elevations of the retained buildings where, until the applicant has full ownership and access to the site, they are unable to confirm how much of the original fabric remains intact and as such how they intend to treat the elevations.  Other elements of the elevations on the plans submitted are still the subject of discussion.  It is considered that such areas can be dealt with by way of conditions.


12. The proposed new building is sited in a similar position to where the existing temporary building is located.  It is considered that it would have been preferable for there to be no new building here.  However, the applicants’ view that some development here is essential to the viability of the development is accepted.  The design and massing of the new building together with its location (its orientation has been slightly revised since the application was submitted) are considered to be acceptable.  It would complement the existing buildings on the site and would not detract from the wider conservation area. 


13. New bike and bin stores are proposed.  Discussions remain ongoing in respect of such provision and in particular in relation to the design and location of the bin stores.  Final details can be dealt with by way of condition.


14. The existing boundary walls are to be retained with some amendments to the wall along Bowdon Road to facilitate access to the dwellings proposed for the Dunham Wing.  These amendments are considered to be acceptable.  Amendments to facilitate access are covered in the section below and are also considered to be acceptable in terms of the impact on the character of the conservation area.


15. Overall it is considered that the proposals will considerably improve the contribution the site makes to the Devisdale conservation area; as such the proposals will enhance the conservation area and the amenities of the area generally.


TREES AND LANDSCAPING


16. The site is covered by Tree Preservation Order TPO 348 which identifies the significant large beech tree in the centre of the site and two groups of trees, those adjacent to Beechfield Road and Higher Downs and to Woodville Road.


17. A comprehensive tree survey has been submitted with the application.  This recommends a number of trees (21) for removal where they are dead, unstable or in very poor condition; others will require pruning, clearance of ivy or long term management.  The majority of trees are recommended for retention, including the holly trees and rhododendrons which contribute to the screening around the site.  It is considered that the trees recommended for removal do not make significant contributions to the amenity of the area and that their removal is acceptable, subject to suitable replacement planting as part of an agreed landscaping scheme.  The large beech tree is to be retained though the applicants have indicated they may wish to undertake some crown lifting and also some pruning to reduce the crown spread.  Details of the proposed works to this tree should be specifically required by condition. 


18. New trees will be planted as part of a landscaping scheme to replace those removed as part of the scheme.  Further tree planting and contributions to off site planting are described within the Developer Contributions section below.


PROTECTED SPECIES


19. The submitted habitat and bat survey reports raise identify no problems with the proposed development and the Greater Manchester Ecology Unit has raised no objections as a result.  However the reports do make several recommendations:- about the landscaping scheme for the development (recommends use of native species and that there be no net loss of trees on the site); best practice for works to the existing buildings; protection of nesting birds; provision of bat boxes and bird boxes; and suggestions that any lighting scheme be designed to avoid light spillage onto existing and new tree canopies in and around the site.  It is considered that these aspects can be dealt with satisfactorily by way of appropriate conditions.


PARKING AND SERVICING

20. It is noted that the LHA raises no substantial highway safety concerns about the proposals and that the 44 parking spaces provided constitute an appropriate level for the development (subject to appropriate allocation of spaces to particular dwellings where they are in tandem).  The alterations to the Bowdon Road and Woodville Road accesses suggested by the LHA have been considered but it is concluded that they would compromise the heritage asset to a degree that outweighs the highway benefits and as such it is recommended that no amendments be made to the plans.  Other issues such as the adequacy of the manoeuvring space for some of the car parking spaces can be addressed by way of appropriate condition.


21. The applicants’ submitted report concludes that the proposed residential use would generate fewer vehicle movements than the potential reuse for healthcare; that the demand for car parking will be less than that associated with the healthcare use and that each of the 3 accesses will be altered slightly to provide improved vehicle-pedestrian inter-visibility issues.  Importantly the main site access will also be amended – it would be slightly widened (to 4.5 metres) and the gates would be set back into the site, the boundary wall would also be lowered at the access – and all of these improvements would be of benefit in highways terms.


22. It is considered that the proposed development is acceptable in car parking and highways terms and that no specific off-site highways works are required to make the scheme acceptable.


RESIDENTIAL AMENITY


23. The conversion of the historic buildings raises no issues in terms of impact on amenities of adjacent residents.  It is considered that the traffic and activity levels generated by the development, particularly when considered against the previous (still lawful) healthcare use would not be harmful to residents’ amenities though there will be a clear increase in activity compared to that generated by the site over the last few years when it has mostly been unused.


24. The new building would be well over 30 metres from the nearest dwellings on Higher Downs and Beechfield and it is considered that in this location, and also having regard to the boundary screening to be retained, that there would be no undue impact on the amenities of occupiers of those houses.


25. Within the development itself the properties will all be of a good size and proportion.  Outdoor amenity space is provided for the houses and ground floor apartments and the whole site benefits from the landscaping around the boundaries, including an extended woodland path adjacent to Higher Downs.  The relationship of the historic buildings is such that there will inevitably be some interlooking at closer distances than would be ideal – in particular between the Crossley Wing and the Dunham Wing.  The garden of one or two of the dwellings in the new building will also be more closely overlooked than would be ideal.  These are as a direct consequence of the position of the historic buildings and the only realistic location for the new building and in this case do not suggest overdevelopment of the site or that the proposal should be refused.  In relation to this issue the applicants have sought to design internal layouts in such a way as to safeguard the living conditions of future occupants.


26. It is considered that the development will lead to an undoubted improvement in the general environs of existing residents in the vicinity of the site with no undue direct impact on their amenities. 


SECURITY ISSUES


27. The comments of the GM Police are noted and some may well be taken into account by the developer.  In relation to the suggested works such as high boundary fences etc and lowering part of the historic boundary wall, it is considered that these would have a detrimental impact on the character of the site and that this outweighs the recommendation to introduce these features.  In terms of security the applicants state that the layout has been designed to create a safe residential environment, to provide security along access paths and communal areas by means of natural surveillance and to minimise through movements across the site to discourage trespass.  Existing boundary walls are retained to enable the perimeter of the site to be secured.

DEVELOPER CONTRIBUTIONS


28. As a new residential development the proposal has to be considered in the light of the following Supplementary Planning Documents in relation to developer contributions.  The development comprises three 2-bed apartments, four 1-bed apartments, fifteen 3-bed houses.  The floorspace of the original hospital is not known.


Red Rose Forest Tree Planting

29. The application does propose the removal of some trees from the site as set out above, and replacement planting would be part of a landscaping scheme.  On top of this, the Red Rose Forest SPD would require 3 new trees per additional dwelling and 1 tree per apartment.  In total a contribution of 52 trees is required on top of those planted to replace trees lost as part of the development proposal and to meet this, a financial contribution of £310 per tree (£16120 in total) would be required for this proposal.  Whilst in this area it would be preferable for these to be on site, it is unlikely that there is sufficient space to accommodate all of the additional trees on the site, though some could be.  Discussions have started to explore the possibility of some new trees on streets adjacent to the site.  The trees should be of a suitable native species. 

Open Space and Outdoor Sports Facilities


30. The site is in an area of deficiency in respect of open space and outdoor sports facilities and as such the development attracts a financial contribution to off-site provision.  For the scale of development proposed a total contribution of £45,663.87 is required comprising £30,963.63 towards open space provision and £14,700.24 towards outdoor sports facilities provision.


Developer contributions towards Highways Network and Public Transport

31. The site is located in an Accessible area for these purposes and on this basis the appropriate contribution to be required is £11,934 comprising £3,781 towards highways network provision and £8,153 towards public transport provision.   

32. It is accepted that the lawful use of the site could have the potential to generate significant levels of traffic, particularly during the day, and as such it is considered reasonable to remove the requirement to pay the highways network contribution of £3,781. 


33. The applicants have also suggested that they might desire to pay the relevant contributions in phases relating to the 3 existing buildings and the new building.  There is no objection in principle to this and the details could be agreed during the preparation of the s106.

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 £69,936.87 (comprising £30,963.63 towards open space provision, £14,700.24 towards outdoors sports facilities provision, £8,153 towards public transport provision and a maximum of £16,120 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. Approved drawings and plans – but allowing for minor amendments as described in above report without further application/consultation.

3. Measures to deal with impacts upon ecology – lighting scheme, bird and bat boxes.

4. Access details to be approved.

5. Parking – to be provided in accordance with approved plans with details of allocation of spaces, in particular those spaces arranged in tandem.

6. Trees – protection and retention measures to be approved and to include specific details of any works to the beech tree.


7. Landscaping details to be submitted for approval.

8. Landscape management.

9. Bin and bike stores – details and locations to be agreed.

10. Materials to be submitted for approval – including rainwater goods, windows, doors etc

11. Details of windows and doors to be submitted for approval.

12. Entrance wall to be lowered prior to first occupation.

13. Details of gates to be approved.

14. Contaminated land.

15. Removal of deemed consent for estate agents’ signs – one location to be agreed.

16. Protection and retention of wall to Beechfield.

GE






		WARD: Bowdon

		76580/CAC/2011




		DEPARTURE: No





		CONSERVATION AREA CONSENT FOR PARTIAL DEMOLITION OF EXISTING BUILDINGS AND DEMOLITION OF EXISTING PORTACABIN BUILDING.



		Former St. Anne’s Hospital, Higher Downs/Woodville Road, Altrincham  






		APPLICANT:  P J Livesey Living Space (3) Ltd/Trafford Healthcare NHS Trust






		AGENT: N/A






		RECOMMENDATION:  GRANT










SITE


The application site is located at the junction of Higher Downs, Woodville Road, The Downs and St John’s Road to the south-west of Altrincham town centre.  The site is bounded by Woodville Road to the north, Higher Downs to the north-west, Higher Downs to the south-east, Beechfield and the listed Bowdon Downs Church, schoolroom and lecture hall (Grade II) to the south-west.  The site is located with The Devisdale conservation area but is also immediately adjacent to The Downs conservation area.


The site is occupied by the range of buildings (none of which is listed) that formed the St Anne’s Hospital.  They comprise a range of period buildings dating to the end of the C19th – these are the original villa (with additions) known as The Beeches situated adjacent to the boundary with Woodville Road, the Dunham Ward adjacent to the boundary with Bowdon Road and the Crossley Wing situated between The Beeches and Beechfield.  There have been a number of unsympathetic additions to these buildings, mostly to link the various buildings but also comprising a large detached portable building sited between the Crossley Wing and the boundary with Beechfield.  There is a large open landscaped area between the buildings and the boundary with Higher Downs.


The main existing access to the site is directly onto the junction of Woodville Road, Higher Downs, The Downs and St Johns Road.  Secondary accesses are from Woodville Road close to the junction with Bowdon Road and on Bowdon Road itself, close to the boundary with the listed church.  The main access leads to a small parking area adjacent to The Beeches and the Crossley Wing whilst the other accesses serve small service areas.


The site is covered by a tree preservation order, TPO 348, which includes an area of trees and shrubs around the boundary as well as a large single beech tree located fairly centrally within the landscaped area.  There are also TPO’s covering parts of the church grounds adjacent to the south-west boundary of the site. 


PROPOSAL


It is proposed to convert the original buildings on the site and to erect a new building to form a total of 22 dwellings (see associated planning application 76581/FULL/2011).  As part of the works it is proposed to demolish several unsympathetic links and additions to the original buildings and also to demolish a detached temporary building block sited to the south-west of the original buildings on the site, close to the boundary with Beechfield.

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


None relevant


REVISED TRAFFORD UDP


PROPOSALS MAP NOTATION 


Conservation Area (Devisdale)


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


D1 – All New Development


RELEVANT PLANNING HISTORY

76581 - Conversion of former St Anne’s hospital to 7 apartments and 12 houses following partial demolition of existing buildings; erection of detached building to form 3 new dwellings following demolition of existing portacabin building.  Provision of associated parking, landscaping, bike and bin stores, alterations to existing accesses and other associated works.  A report recommending approval of this application (subject to a s106) is included elsewhere on this agenda.

H/26749 - conservation area consent for demolition of single-storey buildings.  Granted in 1988.

APPLICANT’S SUBMISSION 


See report on associated planning application.


CONSULTATIONS


See report on associated planning application.  It is noted that no objection has been raised to the proposed demolition works.


REPRESENTATIONS


See report on associated planning application.  It is noted that no objection has been raised to the proposed demolition works.


OBSERVATIONS


IMPACT ON DEVISDALE CONSERVATION AREA


1. Having regard to the information submitted with the application and other available information relating to the historic development of the site, it is considered that the temporary building sited adjacent to the Crossley Ward and also the several link extensions are of no architectural or historic merit.  It is considered that they make a negative contribution to the character and appearance of the conservation area.  As such there is no objection to their demolition, whether or not the currently proposed residential conversion proceeds.


TREES AND LANDSCAPING


2. Given the presence of protected trees on the site, and in particular the location of a large protected beech tree fairly close to the detached building to be demolished, it is considered that a condition to require the provision of tree protection measures on the site is necessary.


RECOMMENDATION: GRANT

1. Standard conservation area consent condition.

2. Tree protection.


GE






		   WARD: Clifford

		76617/FULL/2011




		DEPARTURE: No





		REFURBISHMENT OF THREE EXISTING 15 STOREY TOWER BLOCKS INCLUDING OVERCLADDING, REPLACING WINDOWS AND ENCLOSING BALCONIES TOGETHER WITH CONSTRUCTION OF NEW ENTRANCE STRUCTURES AND INSTALLATION OF NEW HEATING PLANT AND ENCLOSURES AT ROOF LEVEL. FORMATION OF ADDITIONAL PARKING SPACES AND ASSOCIATED HARD AND SOFT LANDSCAPING





		Tamworth Estate, Chorlton Road, Old Trafford, M15 4BA






		APPLICANT:  Trafford Housing Trust






		AGENT: PRP Architects






		RECOMMENDATION:  MINDED TO GRANT   










SITE


The application site relates to a residential estate located in the Old Trafford Priority Regeneration Area, close to the boundary with Hulme in Manchester. It comprises three 15-storey tower blocks sited within an estate which measures 1.32 hectares in size. The site is bound to the north by Bold Street, which forms the Borough boundary, and to the west by Chorlton Road. Tamworth Park adjoins the site to the south, whilst to the east is the ‘bird block’ residential estate which comprises a further four high-rise blocks, each one named after a different species of bird. Due to their height and proximity to each other, the ‘bird block’ flats and the ‘balcony blocks’ within the application site are collectively referred to locally as the ‘seven sisters’. 


The three tower blocks to which this application relates are of typical 1970s design, being constructed from brown brick with an exposed concrete frame and painted steel balconies to each unit of accommodation. Each block has its own name; the block at the junction of Bold Street and Chorlton Road is ‘Grafton Court’; the block to the east of the site near Bold Street is Pickford Court; and the remaining block is called Clifford Court and is sited close to Chorlton Road. Whilst each building benefits from a degree of enclosure by low walls and railings, the boundaries to the estate and between the blocks are not clearly defined and as such there is no clear distinction between public and private space. The majority of the space around the tower blocks comprises car parking, which has not been formally marked out, or areas of grass.


PROPOSAL


The application proposes the refurbishment of the three existing tower blocks and the hard and soft landscaping within the Tamworth estate. The visual appearance of each high-rise building will be transformed through the overcladding of the façades in a mixture of white render, powder coated aluminium panels and black brick to the base. The existing open balconies are set to be enclosed in aluminium cladding and glazing to form ‘winter gardens’. In order to create clearly identifiable public entrances, the existing painted steel canopies to each block will be removed and replaced with large single-storey reception buildings which extend from the communal ground-floor of the main tower block and include projecting canopy features. The public entrances will be constructed from a mixture of white brick and glazing in order to contrast their appearance with the black brick bases of the tower blocks. The entrance extensions will be used to accommodate improved caretaker, recycling and cycle parking facilities. A significant part of the refurbishment of the ‘balcony blocks’ involves bringing the buildings up to modern, sustainable standards with respect to insulation and heating systems; works which will necessitate the creation of additional plant on the roof of each building. The proposed cuboid-shaped heating plant for each block has been designed to form a feature on the building in its own right as it will project beyond the footprint of the building, overhanging the roof edge by approximately 2.5m. Coloured aluminium panels, to match those proposed on the main facades of the tower blocks, and the printed name of the particular tower to which the plant relates have also been proposed with the intention of creating a sense of identity for its occupants.    


The existing car parking layout is set to be rationalised into three gated carparks for residents, (one for each tower) and a further car parking area for both residents and visitors to the site. The materials proposed for these works will contrast with the adoptable highway which leads into the site (Clayton Close) and will consist of block paving and/or coloured macadams. Similarly, the inclusion of LED floor lighting and colours similar to those used on the individual tower facades, will be adopted to highlight pedestrian routes through the site and around the entrance forecourts. 


A number of new boundary treatments have been proposed to provide secure parking areas for residents and private garden areas to the rear of each tower block. The existing wall and railing enclosures within the Tamworth Estate are set to be removed to free up additional parking space, whilst proposed railing and gates enclosures will provide security around the car parks whilst also maintaining surveillance through to the vehicles. To the rear of the tower blocks, further sections of 1.8m high railings have been proposed to create private amenity spaces in the form of communal seating areas, community gardens and designated toddler play areas. Where additional privacy or a visually softer treatment is required, ‘green’ walls covered in climbing plants have been proposed. Much of these facilities for the residents of Clifford and Grafton courts will be located on an existing area of glass between the tower blocks and the Chorlton Road highway, which falls outside of the current boundaries of the Tamworth Estate but within its ownership. As such the estate will be extending significantly towards Chorlton Road.


The amount of soft landscaping within the site is set to be increased; Avenue tree planting has been proposed to define pedestrian walkways and various shrubs and low level planting will be incorporated into the proposed seating areas. A community garden is also proposed on the western side of the site. 


THE DEVELOPMENT PLAN


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

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


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


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


On 11th November, DCLG sent a letter to all local planning authorities in England advising them that they should still have regard to the secretary of state's letter dated 27 May 2010 (as to the intention to revoke Regional Strategies) as a material consideration in any decisions they are currently taking. However, this position has also been challenged and on 29th November 2010, the High Court has ordered that this claim be expedited and that both the government's statement and the letter is stayed until further notice. 


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


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


The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP (see attached list) – and that work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Publication version of the Plan published for consultation purposes in September 2010 and Submission to the Secretary of State made on 3rd December 2010.

The Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such can be considered to be a material consideration, alongside the June 2006 Revised Adopted UDP alongside other relevant planning policy documents such as PPGs, PPSs, the RSS and SPDs in the determination of planning applications.


PROPOSALS MAP NOTATION 


Old Trafford Priority Regeneration Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


H1 – Land Released for Development


H10 – Priority Regeneration Area: Old Trafford


D1 – All New Development


D2 – Vehicle Parking


RELEVANT PLANNING HISTORY

H/71438 - Erection of a 6m high galvanised steel pole supporting 3 no. radio broadcast antennas on the roof of the building – Approved, 14/07/2009

H/69842 - Change of Use from residential flat (use Class C3) to an advice centre for residents with ancillary office and meeting accommodation (sui-generis) – Approved 28/08/2008

H/64232 - Creation of 9 car parking spaces on existing grassed verge with associated footpath – Approved 16/05/2006

H/LPA/57337 - Formation of car parking area for 17 vehicles – Approved, 22/09/2003

H26082 - Alterations to provide new fencing, walling, planting and footpaths – Deemed Consent, 01/12/1987

Bird Block Estate

76625/DEMO/2011 - Demolition of Osprey Court and Raven Court residential tower blocks (Consultation under Schedule 2, Part 31 of the Town and Country Planning (General Permitted Development) Order 1995) – Granted – 11/05/2011

CONSULTATIONS


LHA: The proposals look to increase the number of parking spaces within the site from 54 to 73. Whilst this falls short of the Councils Car Parking Standards, it is an increase on the existing parking provision and therefore is welcomed by the LHA. The LHA would welcome the provision of some short stay cycle parking for visitors of the site to be installed.


Environment Agency: No comments.

Greater Manchester Police Design for Security: No objection, but suggest a condition be added to any planning approval to ensure that the development meets the ‘Secure By Design’ standard.


REPRESENTATIONS


One letter of objection has been received from a local resident of Grafton Court, expressing several concerns with the proposed refurbishment; however the only issue of material consideration relates to concerns about how the coloured aluminium cladding will weather over time.


OBSERVATIONS

PRINCIPLE OF DEVELOPMENT


1. The application proposes the refurbishment of the three balcony blocks and the surrounding car parking and landscaping. The application site lies within the Old Trafford Priority Regeneration Area as identified by UDP Area Policy A1 within which Proposal H10 of the UDP indicates that inside this area, action will be taken to improve the quality and diversity of the housing stock; improve the quality, appearance and safety of the local environment; and improve the quality and diversity of recreational and other facilities available to the local community. The proposed refurbishment of this section of the Tamworth estate is considered to be consistent with the regeneration policy framework of the UDP as it will improve the quality and sustainability of the housing stock within the tower blocks, will enhance their overall appearance, and will create safe and useable parking and landscaping/amenity facilities which can enjoyed by the Tamworth estate community. The proposals are also considered to be consistent with the broader aspirations of the Old Trafford Masterplan, which whilst not a formal planning policy, does form a material consideration in the determination of this application. Finally the proposed development is considered to be in-line with the broad development proposals contained within Policy L3 – ‘Regeneration and Reducing Inequalities’ of the emerging Core Strategy, which identifies the Old Trafford area as a priority area for housing led regeneration in order to bring an improvement in the quality and diversity of the housing stock available. Therefore, the principle of this proposed development is welcomed by the Council.

RESIDENTIAL AMENITY


2. The proposed alterations to the tower blocks, will be highly visible to occupants of residential properties in the surrounding area, including those on Bold Street, Chorlton Road and the remaining two ‘bird-block’ towers to the east. However, it is considered that the overcladding of the towers will improve their appearance and as such there will be no detrimental impact on residential amenity in this respect. Furthermore, the proposed heating plant extensions are sited a sufficient distance away from the closest residential properties to prevent them from having more than a limited impact on these properties. 


3. The proposed overcladding of the ‘balcony-blocks’ will significantly improve the insulation and heating systems which operate within them and forms part of the wider modernisation of the interior of each flat within the tower blocks to extend the lifetime of this estate. It is considered that these works, coupled with the introduction of useable private amenity spaces, a community garden, and formalised parking arrangements will all serve to improve the quality of living for the occupants of these three tower blocks, and as such this aspect of the scheme is in compliance with Proposals D1 and H10 of the Revised Trafford UDP and the wider aspirations of the Old Trafford Masterplan.


ARBORICUTURAL ISSUES


4. The application site, as existing, contains 54 individual trees and four groups of trees, which were presumably planted as part of a landscaping scheme which was implemented at the time the three balcony blocks were built. Whilst the site was well laid-out at the time, the trees have received little by the way of management in the interim and as a result have developed hierarchies. As part of the improvements to the soft and hard landscaped areas across the application site, this proposal seeks to retain the better, dominant trees, as identified within the applicant’s Arboricultural Survey, and to remove ten trees which are considered to be poor, sub-dominant specimens, or dead dying and dangerous. The majority of these trees are located on the northern and western sides of Grafton court, close to the junction between Bold Street and Chorlton Road. As a number of trees will still remain at this corner of the application site, it is considered that the removal of ten trees is acceptable in this instance.  


5. The applicant has indicated on the proposed site plan that 43 new trees will be planted as part of the relandscaping programme for the whole site. This new planting will largely be focussed within the car parking areas, which at present do not benefit from any soft landscaping, and also the proposed community garden and the area of grass to the west of the junction of Bold Street and Clayton Close. An increase in the amount of soft landscaping within the site is welcomed by the Council as it should contribute towards the applicant’s aspirations of improving the public realm to create attractive, functional and legible spaces which also help to reduce the visual dominance of the car on this site. Therefore, subject to appropriate tree protection and landscaping conditions, this element of the scheme is acceptable.


DESIGN AND STREET SCENE


6. The main impetus behind the recladding of the buildings in insulated aluminium panels is to provide a second external skin which would improve the thermal insulation of each building leading to better, more efficient living conditions for their occupants. However, in conjunction with these improvements the applicant has also sought to modernise the appearance of the tower blocks as the existing buildings are very typical of 1970s high rise developments and as such now look dated. An opportunity to modernise the appearance of the building has also been identified with respect to the installation of the new heating plant to the roof of each building. The applicants have stated in their submission that they believe the Balcony Blocks can become a symbol of the area’s recovery; this is achieved through the careful positioning of the heating plant on the roof which will create a new emphasis and a unique identity for each of the blocks. The plant is set to overhang the roof-edge by approximately 2.5m and will be clad in aluminium panels to match those used on the main elevations of each tower block.   Due to the substantial height of these buildings and resulting long range of visibility, the overcladding of the building and the new plant will have a major impact on the streetscene across a wide area.


7. The overcladding for the tower blocks comprises a mixture of white render and coloured aluminium panels. The aluminium panels will be used to enclose the existing balconies, coat the new heating plant, and will be applied between rows of windows to give a horizontal emphasis to particular elevations. It is considered that the use of render and the layout of the aluminium panels will create a degree of visual interest that will give the tower blocks a more contemporary appearance. The occupants of the buildings have been involved in the design process and have assisted in choosing the colour schemes for the aluminium cladding and heating plant. However, the colours indicated on the proposed elevations are, at present, still indicative as Trafford Housing Trust is offering occupants five possible colours to select from during a second round of consultation. Therefore it is recommended that a condition be added to any approval which requires further information regarding the colour of the aluminium panels to be submitted for the LPA’s approval prior to work commencing.


8. The improvements to the insulation of the tower blocks have resulted in an increase in the amount of plant sited on the top of the roof. The applicant has chosen to make a feature of the proposed heating plant by cladding it in coloured aluminium and positioning it so that it overhangs the edge of the roof by approximately 2.5m. The name of each tower block will be imprinted in a darker shade of aluminium on one side elevation of the heating plant.  The applicant’s agent has referenced a similar scheme by Urban Splash in Collyhurst, North Manchester, where the heating plant above three tower blocks has been made into an architectural feature in its own right. It is considered that this example demonstrates that this type of approach to the installation of additional plant above a building has been successful elsewhere within Greater Manchester. The proposed heating plant has been positioned so that it projects away from the site; more specifically the plant above Clifford and Pickford Courts project southwards towards Tamworth Park, whilst above Grafton Court it points northwards towards Bold Street. It is considered that whilst this particular orientation of the plant will appear highly prominent when viewed from the surrounding streets in Trafford and Manchester, that this will serve to form an easily recognisable landmark feature in the landscape; will increase the sense of identity for each tower block; and will improve the overall appearance of the buildings. Therefore, the impact on the streetscene, whilst significant, is considered to be acceptable. 


9. The proposed single-storey reception buildings, whilst relatively large in size, are generally contained within the main envelope of each tower block and away from the boundaries of the application site. The design of these extensions is in-keeping with the general character of the refurbishment works to the main tower blocks, yet their orientation, proposed palette of materials, and clear signage will also serve to create easily identifiable and distinguishable public entrances for visitors and will significantly improve legibility within the Tamworth Estate. The proposed entrance forecourts will also serve to reinforce the principles outlined above, providing that well-considered lighting and a high-quality palette of materials are used in these areas. Therefore, it is recommended that appropriate conditions be attached to any approval to control these matters.


10. New boundary treatments are set to be erected around the edge of the application site and also within the Tamworth Estate to secure the parking and amenity areas. A new community garden and seating areas have been proposed on the western side of the site on an unused section of land which at present comprises a grass buffer with trees between Chorlton Road and the Pickford and Clifford tower blocks. These new amenity areas will be secured by 1.8m high railings and an ivy-screened wall, set back 1m from the Chorlton Road footpath. The proposed railings will retain views through to the trees, amenity areas and residential accommodation beyond, and as such the open character which currently exists along this side of Chorlton Road will not be unduly affected. With regards to the section of ivy-screened wall, it is acknowledged that a green wall is preferable to a brick wall or fence; that a degree of screening is desirable for the community garden; and that the treatment will be the same height as the railings which adjoin it. Therefore, it is considered that this section of alternative boundary treatment will not have an unduly detrimental impact on the streetscene.    


ACCESS AND CAR PARKING


11. In addition to the thermal and visual improvements to the tower blocks, the applicants have identified within their Design and Access Statement a number of urban design principles which should be implemented to improve the character and quality of the local built environment. These include the rationalisation of the car parking areas and footpaths to reduce the visual dominance of the car and to strengthen the permeability and legibility of the area. Improved public entrances will also serve to guide residents/visitors in the right direction and will, in conjunction with appropriately sited and designed boundary treatments, create a clear distinction between public and private spaces.   


12. The car park within the application site is set to be rationalised with respect to its layout and extended to accommodate 79 spaces, which represents an increase of 25 spaces over the existing set-up. The proposed car parking has been divided up so that a parking area of 14-21 spaces (including 2 suitable for disabled access) will be associated with each tower block. All three of these individual car parks will be secured by an electronic gate, accessed only by residents of the estate via a key fob. A fourth, non-gated, parking area of 26 spaces will be shared by the residents of all the tower blocks and by visitors to the estate. It is considered that the alterations to the parking areas will enable residents of the site to park in a secure, formally laid-out area which clearly relates to their particular tower block. Furthermore, the formation of 25 additional car parking spaces (without creating any additional living accommodation) is welcomed by the Council as the site currently suffers from a high degree of on-street car parking on Clayton Close and Bold Street. It is therefore considered that the proposed increase in parking provision will more adequately cater for the parking demands of the site and improve the amenities of the area as a result.


13. In addition to the amendments to the car parking areas, it is considered that substantial improvements have been proposed to the way in which occupants of/visitors to the site will be able to access the buildings and manoeuvre around the estate generally. The use of alternative surfacing, tree planting and lighting should serve to more clearly define the pedestranised areas of the site and guide visitors towards the public entrances. Furthermore, the distinction between public and private spaces will be much clearer as a result of the careful siting of the proposed boundary treatments within the estate.


14. The LHA have requested that additional cycle parking spaces be provided for each tower block within the application site. At present this provision has not been indicated on the proposed site plan and as such a condition will be added requiring cycle parking details to be submitted for the LPA’s written approval.


15. In order to accommodate an extension in the provision of car parking to the south of Clifford and Pickford Courts some existing informal footpaths and an area of grass located between the tower blocks and Tamworth Park will be lost. Whilst the majority of Tamworth Park is classed as Protected Open Space within the Revised Trafford UDP, the area of land affected by these proposals is not designated protected land. It is considered that the lost green space does not represent a significant area of land, and that the benefits of an extended and formalised car park, coupled with substantial improvements to public and private amenity spaces elsewhere in the application site, significantly outweigh any harm caused by the lost grass area. With respect to the footpaths, those set to be removed are not adopted footpaths and do not represent a public right of way. Access through the site from north to south is set to be retained and the footpaths which lead into Tamworth Park along the eastern and western boundaries of the application site are set to remain unaffected. Therefore, it is considered that the permeability of the area will not be unduly harmed as a result of these footpaths being removed, and as such this element of the scheme is considered to be acceptable.   


CRIME AND SECURITY


16. Prior to the submission of the application, the applicant engaged in discussions with


Greater Manchester Police (Design for Security) regarding how the layout of the new car parking/landscaping areas and associated boundary treatments could contribute towards reducing crime, and reducing the perception of crime, within the Tamworth Estate. As a result each tower block now has its own secure car park (accessed via a key fob) which benefits from improved surveillance at ground-floor level from windows to three sides of the entrance/caretaker extensions and by virtue of the proposed railings retaining a good degree of visibility through them. Indeed railings form the majority of the proposed boundary treatments throughout the site to retain surveillance into and within the whole of the site. Comments received from Design for Security have expressed satisfaction with the proposals in their present form, although they have requested that a condition be attached to any approval requiring the proposed works within the site to meet secured by design standards.


FINANCIAL CONTRIBUTIONS


17. This application does not include the creation of any additional units of accommodation, but relates solely to the refurbishment of existing ‘affordable housing’ units and the surrounding land to which it relates. Therefore this application is exempt from Red Rose Forest contributions, as set out in the justification section of Proposal ENV16 within the Revised Trafford UDP.


CONCLUSION


18. In conclusion, the proposed development would result in significant improvements to the facades of these prominent buildings, thermally and visually, thus extending the future and the sustainability of the three existing structures. The rationalisation of the car parking areas and the introduction of clearly defined and useable public and private spaces, serve to create a safer, more legible and appealing environment for residents and visitors to the Tamworth Estate, as well as improving the overall appearance of the site generally. Therefore the development is considered to be in compliance with all relevant Revised Trafford Unitary Development Plan Policies and is in-line with the broader aspirations of the Old Trafford Masterplan, and is recommended for approval accordingly.


RECOMMENDATION: MINDED TO GRANT subject to the following conditions


1. Standard condition;


2. Compliance with all plans


3. Materials condition; (including colour of façade/plant cladding)


4. Landscaping condition; (inc. hard surfacing for car parking, pavements & entrance foyer)


5. Landscaping maintenance


6. Tree protection scheme


7. Lighting condition


8. Boundary treatments


9. Retention of parking/access facilities condition


10. Submission of porous materials for hardstanding


11. Details of measures to achieve Secure by Design standards to be submitted


12. Cycle Parking


JK






		 WARD: Hale Central

		76749/FULL/2011



		DEPARTURE: No





		CHANGE OF USE AND CONVERSION OF EXISTING WORKSHOP BUILDING TO CREATE A SINGLE DWELLING INVOLVING DEMOLITION OF EXISTING LEAN-TO STRUCTURE. INCREASE IN ROOF HEIGHT AND VARIOUS EXTERNAL ALTERATIONS. ERECTION OF DETACHED DOUBLE GARAGE FOLLOWING DEMOLITION OF EXISTING OUTBUILDING






		SITE: The Workshop, 1A, Peel Avenue, Hale





		APPLICANT:  Mr. Michael Pennington





		AGENT:  Tsiantar Architects Limited





		RECOMMENDATION: MINDED TO GRANT SUBJECT TO A LEGAL AGREEMENT









SITE 

The site is located down a single track drive on the eastern side of Peel Avenue and is situated within the Hale Station Conservation Area. The site is currently occupied by a single storey detached brick building dating from the late 19th/early 20th Century and in use as a ‘dry cleaners and ironing service’. There is also a single storey detached timber clad building within the application site which extends along the rear boundary of No. 26 Spring Road and part of the side boundary of No.1, Peel Avenue. 

The site is bounded to the north by terraced houses fronting Ashley Road, to the south by semi-detached houses fronting Spring Road and to the East by the rear garden of No. 22, Spring Road. The site lies within a predominately residential area although there is another detached timber clad single storey building and associated yard area to the west of the site, fronting Peel Avenue which is in commercial use.


PROPOSAL

Change of use and conversion of existing workshop building to create a three bedroom dwelling following the demolition of the existing ‘lean-to’ structure on the southern side of the site. The conversion works would involve an increase in the ridge height of the roof of 0.9 metres.


The proposals also involve the demolition of the detached single storey building immediately to the west of the workshop building and erection of a detached double garage. Vehicular access to the site would remain via Peel Avenue.

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 

Hale Station Conservation Area

PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS

ENV 12 – Species Protection


ENV16 – Tree Planting

ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas

H1 – Land Release for Development


H2 – Location and Phasing of New Housing Development


H3 – Land Release for New Housing Development


H4 – Release of Other Land for Development


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential development


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


OSR4 – Standards for Outdoor Sports Facilities Provision


OSR9 – Open Space in New Housing Development


RELEVANT PLANNING HISTORY

The applications set out below cover both the main workshop building and the existing detached timber clad building to the rear of No 26, Spring Road which forms part of the application site.


H/39880 – Alterations to external appearance of existing store/workshop including installation of timber cladding and formation of new door and window openings – Approved 1994

H/40010 – Change of use of storage building within builders’ yard to the storage and renovation of antiques for a temporary period of 5 years – Approved 1995

H/CLD/47972 - Certificate of Lawfulness for general industrial use (Class B2) of yard – Refused 2000

H/52932 - Temporary change of use of builders yard to fitness consultancy/personal training facility – Approved 2001

H/53939 - Use of premises as ironing service – Approved 2003

H/55582 - Retention of illuminated signage – Split Decision 2003

H/56867 - Continued use of premises as ironing service – Refused 2003


76116/FULL/2010 - Demolition of existing workshop building and erection of detached two storey dwelling and detached double garage. – Refused Jan 2011

76117/CAC/2010 - Conservation Area Consent for demolition of existing detached workshop building – Refused Jan 2011


76713/CAC/2011 – Conservation Area Consent for demolition of detached outbuilding and ‘lean-to’ structure on workshop building – Recommended for approval – Report appears elsewhere on this agenda

APPLICANT’S SUBMISSION 


A Design and Access Statement which includes a ‘statement of significance’ to assess the impact on heritage assets has been submitted, the conclusions of which are as follows:-


‘It is highly unlikely that any historical asset is affected by the development. Having said this, the proposed refurbishment seeks to maintain the fabric and layout of this
immediate area. The current spaces and masses would be preserved and the identity of the area would be as that established over 100 years earlier. The design of the refurbished building and extension emulates the existing, to again preserve and enhance the current setting’.


CONSULTATIONS


LHA – No objections. 

REPRESENTATIONS

Although the publicity period for the neighbour notifications has expired the publicity period for the site notice had not expired at the time of writing. No comments have been received to date regarding the application. Any comments received prior to the Committee meeting will be included within the Additional Information Report.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT

1. The application proposes the change of use and conversion of an existing workshop building to form a three 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 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 of 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.


IMPACT ON AMENITY


8. The application property is situated within a residential area, in close proximity to residential properties. The nearest properties to the north are No’s 90 and 92, Ashley Road, and the main rear elevations of these properties retain a minimum distance of 15 metres to the side elevation of the proposed dwelling. It is not therefore considered that the proposed dwelling would have a detrimental impact on the amenities of the occupiers of these properties. 


9. No. 22, Spring Road is situated to the southeast of the application property and the associated rear garden area extends to the north and would directly adjoin the rear elevation of the proposed dwelling. 


10. No. 24, Spring Road is within the ownership of the applicant and is included on the site edged blue submitted at part of the application. There are main habitable room windows at ground and first floor level in the rear of this property which would be situated in close proximity to the southern side elevation of the proposed dwelling (approximately 6 metres).


11. In considering whether the proposed dwelling would have an acceptable impact on No’s 22 and 24 Spring Road, it is considered that the existing situation on site and the proposed increase in height of the building are of significant relevance. The premises currently back onto the private rear garden area at No. 22. The height of the existing premises is 5.13m to the ridge. The proposed ridge height would be 6.031m, an increase of 0.9 metres. The eaves height of the building would not change at the rear and the roof would slope away from the garden of No. 22 to the ridge of the dwelling. A number of rooflights are proposed in the rear elevation of the dwelling, four to serve ground floor accommodation and three to serve first floor accommodation. As the rooflights at first floor level are serving rooms that would also receive natural light and outlook from dormer windows in the front elevation it is considered that the rear rooflights at first floor level could be obscure glazed and fixed shut to protect the privacy of the occupier of No. 22, when using their garden. 


12. Although the increase in roof height would have some impact on the garden at No. 22, it is considered unlikely that it would impact significantly on the occupiers of No. 22, when compared with the existing situation. In addition, the use of the property as a private residence rather than a business premises is likely to result in a domestic rather than commercial level of noise and disturbance associated with the property and this would be of some benefit to neighbouring residents.


13. The rear elevation of No. 24, Spring Road currently backs onto the southern side elevation of the application property. There are main habitable room windows in the rear of that property, in close proximity to the side of the existing premises (approximately 3.5 metres away at the nearest point). The existing situation at the site is therefore fairly cramped. The ridge of the roof of the proposed dwelling would be 0.9 metres higher than the existing ridge. However, the proposed scheme involves the removal of an existing single storey timber outbuilding attached to the southern side of the existing premises. This would increase the distance between the rear windows in No. 24, Spring Road and the southern side of the proposed building to 5.5 metres rather than the 3.5 metres that currently exists. 


14. Again, it is likely that the increased roof height would have some impact on the amenity of the occupiers of No. 24, however weighing against that is the removal of the attached outbuilding which would increase the space between the buildings and the domestic rather than commercial use of the building which as stated above would be likely to be of some benefit in terms of decreased noise and disturbance associated within the property. It is also noted that the nearest habitable room window at ground floor level in the rear of No. 24, would look onto the front edge of the building rather than directly at the centre of the main wall and would therefore have some outlook across the parking area and on balance it is considered that the impact on the residential amenity of the occupiers of this property would be acceptable. Due to the constrained nature of the site, it is however recommended that permitted development rights be removed in order to ensure that no alterations are made to the property at a later date that may impact on the amenity of nearby residential properties. 


15. The proposed detached double garage would be located adjacent to the rear boundary with No. 26, Spring Road. The structure would be single storey, with a maximum height at the ridge of the roof of 4.2 metres and eaves height of 2.7 metres. This structure appears to be slightly higher than the existing building, however the footprint of the garage is much smaller than the footprint of the existing detached building and because of this it is considered that overall the outlook from the rear of No. 26, Spring Road would be improved. It also appears that the existing detached building is in commercial use and its replacement with a domestic garage is likely to result in a reduction in the potential for noise and disturbance along the rear boundary of No. 26, Spring Road. Consequently it is considered that the proposals have an acceptable impact on the amenity of occupiers of nearby properties and it is noted that no objections have been received from the occupiers of neighbouring residential properties on the grounds of loss of residential amenity.


DESIGN AND IMPACT ON THE CONSERVATION AREA

16. The application site is located within the Hale Station Conservation Area. The existing building is single storey, constructed from Cheshire brick in a Flemish stretcher bond with a pitched Welsh slate roof and blue ridge tiles with chimney forming the south facing gable. To the rear is a later timber lean-to with glazed rooflights and to the side a smaller timber lean to. The front elevation exhibits a double door entrance, flanked by a large window either side. Large painted timber lintels are present above both windows and door. The existing fenestration does not appear original, however it does not detract from the overall appearance of the building. The double doors are possibly historic and certainly exhibit a functional appearance. The Workshop appears to be a late nineteenth century building; although not present on the O.S 1875 map, it does appear on the O.S 1910 map in a similar location with a rectangular footprint to that of existing.


17. It is noted The Workshop is set back some distance from the entrance at Peel Avenue, nevertheless it is visible from Peel Avenue. A substantial single storey building is partly located in front of the building forming what is currently referred to as a builders yard. There are no objections to the removal of this later timber clad building. 


18. It is considered that the Workshop provides a significant contribution to the character and appearance of the Hale Station Conservation Area. It is an attractive building with simple fenestration and plan form reflecting its former small scale industrial use. 

19. The location of The Workshop results in an interesting courtyard arrangement surrounded by piecemeal residential development, which is significant in the historic development of Peel Avenue and Spring Road. It is also noted that the building is in reasonable condition and still in commercial use. The arrangement and The Workshop itself have been little altered over the last century. A previous application earlier this year to demolish the building was refused as its loss was considered harmful to the character and appearance of the Hale Station Conservation Area. Following that refusal the current revised scheme has been submitted which largely utilities the existing workshop structure with some alterations to provide a new dwellinghouse. The main alteration is the raising of the roof by 0.9 metres and inclusion of conservation rooflights to allow first floor accommodation. Other than this the appearance of the refurbished workshop would be largely unaltered with the front facade retaining the central large door opening for the entrance and retaining the two side openings for windows. These openings would all retain their timber lintels. The removal of the later ‘lean-to’ on the southern side is considered beneficial to the appearance of the building and spaciousness of the area. Subject to various conditions being attached to ensure that the conversion and extension works are carried out sympathetically and retained as such it is considered that the proposed new dwelling would have an acceptable impact on the character and appearance of the Hale Station Conservation Area. 


20. The application also proposes the erection of a detached double garage to the west of the main workshop building. This would replace an existing unattractive detached modern outbuilding with a larger footprint than the proposed garage. The garage is of a reasonable design subject to the use of timber side hung doors and as the scale of the garage and the materials to be used are an improvement on the existing outbuilding on site this aspect of the proposal is also considered acceptable. 

PARKING AND HIGHWAY SAFETY


21. Access to the proposed dwelling would be via the existing drive access. No alterations are proposed to the road frontage. The application proposes a double detached garage and a parking area for two cars in front of the property. No objection has been received from the Local Highway Authority as the required number of parking spaces is three. The proposed parking and access arrangements are therefore considered acceptable.

ECOLOGY


22. A bat survey is due to be submitted in relation to this application. The conclusions of this survey will be reported within the Additional Information Report.

OPEN SPACE AND RED ROSE FOREST 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.  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 some onsite provision may 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.

24. The SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ applies to all new residential developments and the site is in an area of deficiency. No play space or sports facilities are to be provided within the proposed development; therefore a contribution to off-site provision will be required to comply with the SPG. For residential development, there is a set method of calculating the contributions based on the number of dwellings and number of bedrooms.  In this case, the number of additional dwellings is known (1) and the application is for a three (3) bedroom house.  On this basis the contribution would be £1639.25 towards open space provision and £778.25 towards outdoor sports provision, a total of £2417.50. 


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 £3347.50 and comprising:-


· a financial contribution of £2417.50 towards the provision and maintenance of public open space split into open space provision and outdoor sports provision

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

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


1. Standard Time.

2. List of approved plans.

3. Materials (Conservation Area).

4. Landscaping.

5. Withdrawal of permitted development rights.

6. Notwithstanding the details on the approved plans no permission is given for the sliding gate indicated on the site plan. Prior to works commencing on site, full details of any new gates, gateposts or walls within the site shall be submitted to and agreed writing by the Local Planning Authority.  Development shall be carried out in accordance with the approved details.


7. Prior to the commencement of development, a comprehensive photographic record shall be undertaken of the external and internal fabric, including significant features, of ‘The Workshop’. The photographs shall be dated and labelled and submitted to and agreed in writing by the Local Planning Authority.


8. Prior to the commencement of development and notwithstanding the submitted details,  a 1:20 drawing showing the proposed repairs to and any replacement of windows and doors and all secondary glazing, shall be submitted to and agreed in writing by the Local Planning Authority. All new windows and doors shall be constructed from timber and all joinery shall have a painted finish to an agreed colour scheme. Development shall be carried out in accordance with the approved details.

9. Prior to the commencement of development and notwithstanding the submitted details,  a 1:20 drawing showing the proposed garage doors shall be submitted to and agreed in writing by the Local Planning Authority The garage doors shall be timber and side hung. Development shall be carried out in accordance with the approved details.


10. Prior to the commencement of development and notwithstanding the submitted details,  a 1:20 drawing showing the proposed roof and providing details of ridge tiles, eaves and verges, roof covering, coursing, soffits, cappings, pots and any associated lead work, joinery and roof structure, is submitted to and agreed in writing by the local planning authority.  Development shall be carried out in accordance with the approved details.

11. Provision and retention of parking areas


JJ





		 WARD: Hale Central

		76713/CAC/2011



		DEPARTURE: No





		CONSERVATION AREA CONSENT FOR DEMOLITION OF DETACHED OUTBUILDING AND ‘LEAN-TO’ STRUCTURE ON WORKSHOP BUILDING






		SITE: The Workshop, 1A, Peel Avenue, Hale





		APPLICANT:  Mr. Michael Pennington





		AGENT:  Tsiantar Architects Limited





		RECOMMENDATION:  GRANT 









SITE 

The site is located down a single track drive on the eastern side of Peel Avenue and is situated within the Hale Station Conservation Area. The site is currently occupied by a single storey detached brick building dating from the late 19th/early 20th Century and in use as a ‘dry cleaners and ironing service’. There is also a single storey detached timber clad building within the application site which extends along the rear boundary of No. 26 Spring Road and part of the side boundary of No.1, Peel Avenue. 

The site is bounded to the north by terraced houses fronting Ashley Road, to the south by semi-detached houses fronting Spring Road and to the East by the rear garden of No. 22, Spring Road. The site lies within a predominately residential area although there is another detached timber clad single storey building and associated yard area to the west of the site, fronting Peel Avenue which is in commercial use.


PROPOSAL

Conservation Area Consent for the demolition of the existing single storey ‘lean-to’ structure on the southern side of the workshop building and the large detached single storey outbuilding situated along the southern edge of the site, to the rear of No. 26, Spring Road.

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 

Hale Station Conservation Area

PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS

ENV 12 – Species Protection


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas

RELEVANT PLANNING HISTORY

The applications set out below cover both the main workshop building and the existing detached timber clad building to the rear of No 26, Spring Road which forms part of the application site.


H/39880 – Alterations to external appearance of existing store/workshop including installation of timber cladding and formation of new door and window openings – Approved 1994

H/40010 – Change of use of storage building within builders’ yard to the storage and renovation of antiques for a temporary period of 5 years – Approved 1995

H/CLD/47972 - Certificate of Lawfulness for general industrial use (Class B2) of yard – Refused 2000

H/52932 - Temporary change of use of builders yard to fitness consultancy/personal training facility – Approved 2001

H/53939 - Use of premises as ironing service – Approved 2003

H/55582 - Retention of illuminated signage – Split Decision 2003

H/56867 - Continued use of premises as ironing service – Refused 2003


76116/FULL/2010 - Demolition of existing workshop building and erection of detached two storey dwelling and detached double garage. – Refused Jan 2011

76117/CAC/2010 - Conservation Area Consent for demolition of existing detached workshop building – Refused Jan 2011


76749/FULL/2011 - Change of use and conversion of existing workshop building to create a single dwelling involving demolition of existing lean-to structure.  Increase in roof height and various external alterations. Erection of detached double garage following demolition of existing outbuilding. – Recommended for approval – Report appears elsewhere on this agenda

APPLICANT’S SUBMISSION 


A Design and Access Statement which includes a ‘statement of significance’ to assess the impact on heritage assets has been submitted, the conclusions of which are as follows:-


‘It is highly unlikely that any historical asset is affected by the development. Having said this, the proposed refurbishment seeks to maintain the fabric and layout of this
immediate area. The current spaces and masses would be preserved and the identity of the area would be as that established over 100 years earlier. The design of the refurbished building and extension emulates the existing, to again preserve and enhance the current setting’.


CONSULTATIONS


None

REPRESENTATIONS

Although the publicity period for the neighbour notifications has expired the publicity period for the site notice had not expired at the time of writing. No comments have been received to date regarding the application. Any comments received prior to the Committee meeting will be included within the Additional Information Report.


OBSERVATIONS


IMPACT ON CONSERVATION AREA


1. The detached outbuilding along the southern boundary of the site which is proposed for demolition has no particular architectural or historic merit. As a result of the buildings scale, design and construction materials it is considered to detract from the conservation area and therefore its removal would be of benefit to the character and appearance of the conservation area.


2. The existing single storey ‘lean-to’ structure on the southern side of the main workshop building is a later addition and detracts from the main building in terms of its appearance and the fact that it leads to a cramped relationship with the boundary with No. 24, Spring Road to the south. The removal of this structure is therefore considered beneficial to the character and appearance of the conservation area and also to the character of the workshop building itself as its removal will better reveal the original end gable of the workshop. 


3. The redevelopment proposals for the site are considered under the report for 76749/FULL/2011 which is considered elsewhere on this agenda. That application is recommended for approval subject to a section 106 agreement as the proposals are considered to have an acceptable impact on the conservation area.


ECOLOGY


4. A bat survey is due to be submitted in relation to this application. The conclusions of this survey will be reported within the Additional Information Report.

RECOMMENDATION: GRANT, subject to the following conditions and standard reasons:


1. Standard Time.

2. Compliance with plans.

JJ





		WARD: Urmston

		76812/HHA/2011

		DEPARTURE: NO





		ERECTION OF SINGLE STOREY REAR EXTENSION TO FORM ADDITIONAL LIVING ACCOMMODATION



		21 Humphrey Crescent, Urmston



		APPLICANT:  Mr Steve Henderson






		AGENT: n/a





		RECOMMENDATION:  GRANT










The application is before the Planning and Development Control Committee as the wife of the applicant is an employee of the Council.  

SITE


The application property is a two storey semi-detached dwelling which lies to the west of Humphrey Crescent in Urmston opposite the bowling green.  The property benefits from a single storey side and rear extension.  The adjoining semi No.23 lies to the north and also benefits from a single storey rear extension and a conservatory to the side.  

PROPOSAL


Planning permission is sought for the erection of a single storey rear extension to form an extended kitchen and dining room.  The extension would adjoin the existing side and rear extension.    


DEVELOPMENT PLAN


The Revised Trafford UDP was formally adopted on 19th 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 


None


PRINCIPAL ADOPTED REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D6 – House Extensions


RELEVANT PLANNING HISTORY

No previous history.  


CONSULTATIONS


REPRESENTATIONS

No representations have been received.  


OBSERVATIONS


RESIDENTIAL AMENITY, DESIGN AND STREET SCENE 

1. The existing side and rear extension is set back from the front main wall of the original dwelling by 3.2m.  It has a height to eaves of 2.3m and total height to the ridge of the gable roof of 3.9m.  The proposed rear extension would adjoin the existing side and rear extension and would project 3.2m from the rear wall of the original dwelling with a lean-to roof.  The adjoining semi No.23 has an existing single storey extension adjacent to the common boundary also with a projection of 3.2m.  The proposal would therefore have no impact on the residential amenity of the adjoining occupants.


2. The proposed extension would not be visible to the occupants of the adjacent semi No.19 due to the presence of the existing extension and would not be visible from the street scene.  The proposal is considered to be acceptable in terms of design and would have no impact on the residential amenity of neighbouring occupants.  


ACCESS, HIGHWAYS AND PARKING


3. The proposed rear extension would have no impact on access, highways and parking.  


CONCLUSION


4. The proposal is considered to be acceptable in terms of design and would have no undue impact on the amenity of neighbouring occupants.  It is therefore recommended that planning permission is granted.  

RECOMMENDATION: Grant

1. Standard time limit.

2. List of approved plans.

3. Matching materials.

DR
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Planning Development Control Committee

12th May, 2011 

___________________________________________________________________________________





PLANNING DEVELOPMENT CONTROL COMMITTEE



12th MAY, 2011 


PRESENT: 



Councillor Mrs. Ward (In the Chair), 



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


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


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



Admin Officer, Business Support (Mr. N. Tomlinson),


Admin Assistant, Business Support (Ms. J. Molyneux), 



Traffic Manager (Mr. G. Williamson), 



Solicitor (Mrs. C. Kefford), 



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Anstee, Cordingley, Cornes, Young. 

117. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 14th April, 2011, be approved as a correct record and signed by the Chairman. 


118. 
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. 


119. 
APPLICATION FOR PLANNING PERMISSION 75975/FULL/2010 – WEBB AND WEBB DEVELOPMENTS – BUTTS CLOUGH FARM, ROSSMILL LANE, HALE BARNS 


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




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 £12,549.54 (comprising £6,617.72 towards open space provision, £3,141.82 towards outdoor sports facilities provision and a maximum of £2,790 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). 


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



[Note:  Councillor Whetton declared a Personal and Prejudicial Interest in Application 75975/FULL/2010, as the objector was known to him, and left the room during its consideration.] 


120.
APPLICATION FOR PLANNING PERMISSION 76378/FULL/2011 – DECKERS HOSPITALITY GROUP LTD – ROPE & ANCHOR, PADDOCK LANE, DUNHAM MASSEY, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the provision of 14 no. additional car parking spaces within the site.




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 maximum financial contribution of £4,000 towards the implementation of a Traffic Regulation Order in the vicinity of the site. 


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

121. 
APPLICATION FOR ADVERTISMENT CONSENT 76452/AA/2011 – CLEAR CHANNEL UK LTD – PAVEMENT TO FRONT OF SAINSBURY’S, CROFTS BANK ROAD, URMSTON 


The Chief Planning Officer submitted a report concerning an application for Advertisement Consent for the display of one internally illuminated double sided free standing sign. 




RESOLVED:  That Advertisement Consent be refused for the following reason:- 





The proposed advertisement by reason of its size and location would add to existing advertisement and street furniture clutter and appear visually intrusive in the street scene, to the detriment of the visual amenity of this prominent part of Urmston Town Centre. The proposal is therefore contrary to Revised Trafford Unitary Development Plan Proposal D10 - Advertisements.


122. 
APPLICATION FOR PLANNING PERMISSION 76469/FULL/2011 – MR. P. FLEMING – LAND ADJACENT TO 355 OLDFIELD ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a two storey detached dwelling within part of garden area of 355 Oldfield Road; creation of new vehicular access. 




RESOLVED – 


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

· A financial contribution of £1,942.82 towards the provision and maintenance of public open space. 


· A financial contribution of £922.37 towards the provision of outdoor sports. 


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



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

123. 
APPLICATION FOR PLANNING PERMISSION 76507/FULL/2011 – ALBION SYSTEMS LTD. – LAND ADJACENT TO 1 BOLD STREET, HALE 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of single storey office building, with main office at ground floor level, kitchen at lower ground level and office at mezzanine level.  


It was moved and seconded that consideration of Application 76507/FULL/2011 be deferred to allow the objector further time in which to prepare his representations, following lack of consultation regarding the Committee meeting date. 


The motion was put to the vote and declared lost. 





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


124. 
APPLICATION FOR PLANNING PERMISSION 76525/FULL/2011 – MR. CHARLES LEVINE – OAK HOUSE, BARRINGTON ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the change of use from offices (Use Class A2) to single dwelling (Use Class C3) and erection of boundary fencing. 





RESOLVED - 


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

· A financial contribution of £2,865.19 towards the provision and maintenance of public open space, comprising £1,942.82 towards open space provision and £922.37 towards outdoor sports provision. 


· 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. 


125.
APPLICATION FOR PLANNING PERMISSION 76433/FULL/2011 – MR. GEORGE JOHNSON, MANCHESTER UNITED LIMITED – TRAFFORD TRAINING CENTRE, BIRCH ROAD, CARRINGTON 


The Chief Planning Officer submitted a report concerning an application for planning permission for 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 8 no. 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. 




RESOLVED:  That the Council is minded to grant planning permission subject to referral to the Secretary of State.  


[Note:  Councillor Whetton declared a Personal and Prejudicial Interest in Application 76433/FULL/2011, being a former employee of the Applicant and also a season ticket holder.  Councillor Walsh declared a Personal and Prejudicial Interest, as he is a member of the Gorse Hill Partnership and has had dealings with the speaker and Councillor Fishwick declared a Personal and Prejudicial Interest being a season ticket holder, all three Councillors left the room during the Application’s consideration.] 


126.
APPLICATION FOR PLANNING PERMISSION 76241/FULL/2010 – ADAM GEOFFREY MANAGEMENT LTD – VICTORIA WAREHOUSE, TRAFFORD PARK ROAD, TRAFFORD PARK 



The Chief Planning Officer submitted a report concerning an application for planning permission for the change of use of existing buildings to accommodate a hotel (775 bedrooms) and associated facilities in Use Class D1 (Conference and Display Uses), D2 (Assembly and Leisure including indoor sport, fitness, dance hall, concert hall) and nightclub (sui generis).  Erection of a single storey extension to form entrance and reception area, associated external treatments, car parking, demolition of existing loading bay and other works. 





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 £131,473 towards highway infrastructure improvements and £206,565 towards public transport improvements in accordance with the Council’s SPD1 ‘Developer Contributions to Highway and Public Transport Schemes’. 


· A contribution to the Red Rose Forest of £89,865 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. 


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



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



[Note: Councillor Walsh declared a Personal and Prejudicial Interest in Application 76241/FULL/2010, as he had spoken previously at a Licensing Committee about the Application, he remained in the meeting but did not take part in the debate or vote on the Application.]


MR. NEIL TOMLINSON 



The Chairman announced that Neil Tomlinson would be retiring in June 2011 after 30 years service. The Chairman on behalf of the Committee thanked Neil for his hard work and valuable support and expressed how he will be a tremendous loss to the Planning Service and Trafford.   All Members of the Committee and Officers wished Neil well for a healthy, happy retirement. 


The meeting commenced at 6.30 p.m. and concluded at 9.07 p.m. 
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