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—— METROPOLITAN BOROUGH ——




AGENDA PAPERS FOR
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 14th July 2011  
Time:  6.30 p.m. 

Place:  Committee Suite, Trafford Town Hall, Talbot Road, 

Stretford M32 0TH
	
	A G E N D A                      PART I
	Enclosure
No.
	Proper Officer

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



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


	
	

	2. 
	MINUTES
To receive and, if so determined, to approve as a correct record the Minutes of the meeting held on 9th June, 2011.

	To follow 
	

	3. 
	ADDITIONAL INFORMATION REPORT
To consider a report of the Chief Planning Officer. 

	To be

Tabled 
	

	4. 
	APPLICATIONS FOR PERMISSION TO DEVELOP ETC.
To consider the attached reports of the Chief Planning Officer. 
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	5. 
	APPLICATION FOR PLANNING PERMISSION 76241/FULL/2010 – ADAM GEOFFREY MANAGEMENT LTD – VICTORIA WAREHOUSE, TRAFFORD ROAD, TRAFFORD PARK 
To consider a report of the Chief Planning Officer. 


	To follow 
	

	6. 
	VARIATION OF S.106 AGREEMENT – H/OUT/55673 – NATIONAL TRUST/REDROW HOMES/BRYANT HOMES – LAND AT BROOKSIDE FARM, SINDERLAND ROAD, BROADHEATH 
To consider a report of the Chief Planning Officer. 


	To follow 
	

	7. 
	SECTION 106 CONTRIBUTIONS – POSITION STATEMENT 2010/11 

To note the attached report of the Chief Planning Officer. 
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	8. 
	SECTION 106 AGREEMENTS – RELAXATION OF CONTRIBUTIONS FOR SMALL RESIDENTIAL SCHEMES 
To note a report of the Chief Planning Officer. 
	To follow 


	

	9.
	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.


	
	

	
	THERESA GRANT 
Deputy Chief Executive 


	
	

	
	Contact Officer:  Michelle Cody 

Extn.:   2775
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PLANNING DEVELOPMENT CONTROL COMMITTEE – 14th JULY 2011 

REPORT OF THE CHIEF PLANNING OFFICER 


APPLICATIONS FOR PERMISSION TO DEVELOP, ETC. 


PURPOSE


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


RECOMMENDATIONS


As set out in the individual reports attached. 


FINANCIAL IMPLICATIONS


None unless specified in an individual report. 


STAFFING IMPLICATIONS


None unless specified in an individual report. 


PROPERTY IMPLICATIONS


None unless specified in an individual report. 


Mr. Nick Gerrard 

Further information from: Simon Castle


Corporate Director 

Chief Planning Officer

Economic Growth & Prosperity

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


Background Papers: 


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


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


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


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


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


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


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


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

TRAFFORD BOROUGH COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE - 14th July 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



		75656

		Globe Trading Estate, 88 -118 Chorlton Road, Old Trafford, M15 4AL.

		Clifford 

		1 

		Minded to Grant



		76110

		Rossmill Farm, Rossmill Lane, Hale Barns, WA15 0EU.

		Hale Barns

		17

		Minded to Grant



		76113

		Rossmill Farm, Rossmill Lane, Hale Barns, WA15 0EU.

		Hale Barns

		27

		Minded to Grant



		76438

		Quinta, Hawley Lane, Hale Barns, WA15 0DY.

		Hale Barns

		37

		Grant



		76556

		Land to the rear of 1 Harcourt Close, Urmston, M41 9NB.

		Urmston

		43

		Minded to Grant



		76575

		Urmston Masonic Club, 15 Westbourne Road, Urmston, M41 1XP

		Urmston 

		54

		Grant



		76618

		18 Orchard Road, Altrincham, WA15 8EY.

		Altrincham

		65

		Minded to Grant



		76669

		127 Northenden Road, Sale, M33 3HF.

		Sale Moor

		75

		Grant



		76672

		776 Chester Road, Stretford, M32 0QH.

		Gorse Hill 

		81 

		Minded to Grant



		76704

		117 Washway Road, Sale, M33 7TY.

		Priory

		89

		Minded to Grant



		76761

		44 Skaife Road, Sale, M33 2FZ.

		Sale Moor 

		97

		Grant



		76788

		2 Deansgate Lane, Timperley, Altrincham, WA15 6SB.

		Broadheath

		103

		Refuse



		76838

		3 Swaylands Drive, Sale, M33 3RR.

		Village

		116

		Grant



		76915

		Barton Square, Phoenix Way, Barton Dock Road, Trafford Park, M41 7RB.

		Davyhulme East

		122

		Grant



		76933

		117 Washway Road, Sale, M33 7TY.

		Priory 

		127

		Grant





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



_1371450360.doc
		WARD: Clifford

		75656/O/2010




		DEPARTURE: No





		OUTLINE APPLICATION FOR THE ERECTION OF A PART FOUR STOREY, PART THREE STOREY MIXED USE DEVELOPMENT INCORPORATING RETAIL, MANAGED WORKSPACE, RESIDENTIAL AND LEISURE WITH ASSOCIATED LANDSCAPING AND CAR PARKING.






		P. Fahey & Sons Ltd, Globe Trading Estate, 88 – 118 Chorlton Road, Old Trafford, Greater Manchester, M15 4AL






		APPLICANT:  P. Fahey & Sons






		AGENT: Halliday Meecham






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT








[image: image1.wmf]

Consideration of this application was deferred by the Committee at the last meeting to allow further discussions between officers and the applicants about the issue of the alignment of the culvert through the site.

SITE


The application site comprises of a roughly triangular shaped parcel of land on which is sited a number of buildings of varying ages and quality dating from the mid-Victorian period to the present day. Most are two stories high and are orientated around the edges of the site fronting Chorlton Road, Cornbrook Street and Carriage Street with a servicing yard in the centre to serve the Fahey’s Removal business that occupies a large portion of the site. The remainder of the site is split into various ad-hoc units, a large number of which appear to be vacant whilst the remainder are occupied by a variety of commercial uses such as car repair garages.


The main active frontage to the site is on Chorlton Road which forms the eastern boundary of the site on which the main vehicular entrance to the site is currently located. Many of the smaller units front on to Cornbrook Street to the south west whilst the north west frontage is occupied by Fahey’s own large depot.


The site is surrounded to the north, south and west by modest sized two storey residential properties from the mid-twentieth century whilst to the east on the opposite side of Chorlton Road are located three high rise blocks of flats, north of which are three storey residential properties. The northern tip of the site is located within the boundary of Manchester City Council.


PROPOSAL


Outline planning permission is sought for the demolition the existing buildings on site and the erection of a part four storey, part three storey mixed used development incorporating retail, managed workspace, residential, leisure and community uses. The spread of development breaks down as follows;


· 2154m2 of retail floor space with a 900m2 convenience outlet (Class A1) and the remainder split into thirteen smaller units of 98m2.


· 107 residential units split between 19 three bedroom house and 88 two bedroom flats with the houses to be open market properties and the flats to be social rented.


· 686m2 of managed workspace split into seven units of 98m2 each.


· 502m2 of Health/Gym (D2 use) floorspace.


· 209 car parking spaces


All matters other than access are reserved for future approval.  However the applicant has provided an indicative site plan showing how the site may be laid out and indicative elevations to show the massing of the development.


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


H4 – Release of Other Land for Development


H10 – Priority Regeneration Area: Old Trafford


S1 – New Shopping Development


S4 – Local and Neighbourhood Shopping Centres


S10 – Local and Neighbourhood Shopping Centres


S11 – Development Outside Established Centres


S14 – Non Shop Uses Within Local and Neighbourhood Shopping Centres


RELEVANT PLANNING HISTORY

No relevant history


APPLICANT’S SUBMISSION 


The applicant has submitted a number of supporting documents with their application including an indicative site layout plan and contextual elevations supported by a Planning Statement, Retail Statement, Design and Access Statement, Flood Risk Assessment, Geological Survey and a BREAAM Assessment.


These documents are referred to when necessary in the Observations section of the report.


CONSULTATIONS


Manchester City Council – No comments received


Local Highways Authority – No objections subject to the provision of a Traffic Regulation Order for highway works. Full consultation response included within Observations section of the report.


Environmental Protection - No objection subject to a condition requiring an investigation into contamination on the site.


Built Environment – No objection


Environment Agency – No objection subject to the following;


· That the Local Planning Authority are aware that a culverted waterway runs under the site the exact route of which has not be determined and the layout of the site may be subject to considerable change at reserved matters stage. The Environment Agency raise no objection provided the Local Planning Authority are prepared to accept that the layout could change markedly, and are also prepared to apply a condition requiring the detailed investigation of the Corn Brook Culvert.


· A condition be imposed requiring the submission of details in respect of the proposed basement and Corn Brook flood levels. The details shall identify measures to protect the basement against flooding and shall be fully implemented and subsequently maintained in accordance with the timing/phasing arrangements embodied within the scheme or within any other period as may subsequently be agreed.


· A condition be imposed requiring the submission of details of the layout in relation to the exact line and level of the Corn Brook culvert to be submitted to and approved in writing by the Local Planning Authority.


· A condition be imposed requiring a scheme of surface water regulation to be submitted to and approved in writing by the Local Planning Authority.


REPRESENTATIONS


None received


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes the erection of a part four storey, part three storey mixed use development comprising a retail foodstore, additional retail floorspace, 107 residential units, managed workspace, and floorspace available for health and community uses, with an emphasis on high quality landscaping and car parking facilities.


2. The application entails the comprehensive redevelopment of the site, with the proposal comprising the following:


· A foodstore of 900m2 gross;


· Additional retail floorspace of A1, A2, A3, A4 and A5 uses, totalling 1274m2 gross; and,


· 107 residential units with a 19/88, houses/apartments split.


· Health/Gym (D2 use) 502m2

· Managed workspace of 686m2

· 266 car parking spaces.


3. The Old Trafford and Gorse Hill area is designated as a Priority Regeneration Area (H10) within the UDP and as such is an area the Council is committed to as a matter of priority. This will involve the regeneration and redevelopment of land, the conversion and refurbishment of available buildings, landscaping and other environmental improvements, and the construction of and improvements to local transport infrastructure. Sites and locations in Old Trafford are specified where opportunities exist relating to housing development, retail/commercial development, environmental improvements, dereliction and improved community facilities.


4. The emerging Core Strategy sets out a number of Strategic Objectives and, more locally, Place Objectives for Old Trafford, which is in turn linked to the overall Vision for the Core Strategy. In developing these elements of the Core Strategy, consideration has been given to the vision and development proposals contained within the Old Trafford Masterplan. These Masterplan proposals are therefore supported by the Place Objectives for Old Trafford and Policy L3. Policy L3 identifies Old Trafford as a Priority Regeneration Area with the Council seeking development(s) that will support development that will;


· Secure regeneration benefits as well as reducing inequalities;


· Create truly sustainable communities; and 


· Make positive contribution(s) to achieving the Plan’s Strategic Objectives and relevant Place Objectives.


5. The site forms the area allocated as ‘Project 8: Fahey’s Depot’ as identified within the Old Trafford Masterplan. The Masterplan is a joint document produced on behalf of Trafford Council, Trafford Housing Trust and the Old Trafford Neighbourhood Partnership and adopted in October 2009. It sets the vision for the future development of the area focusing on 9 key project ‘areas’ of which the application site is one. Whilst this is not a statutory planning document it does form the Council’s broad vision for the development and regeneration of the Old Trafford area and any planning application should take care to sit comfortably within its aims and aspirations. In light of this, the Masterplan does form a material consideration in the assessment of this application particularly for development within the identified project areas. 

6. In respect of the application site, the Masterplan notes that there is an aspiration for a mixed use development on the site and that this includes a significant level of apartments and retailing. It also recognises that the amount of retailing is likely to cause challenges in terms of planning and proposes only a modest retail component. In light of this, the volume of retail floorspace notwithstanding, the application proposal sits comfortably within the aspirations for the site within the adopted Old Trafford Masterplan.

7. In respect of the retail, leisure, business and health uses within the development, Proposal S11 ‘Development Outside Established Centres’ of the Revised UDP requires a sequential test to be carried out in order to ensure that there are no preferable sites within established centres. The applicant has submitted a sequential test to support the quantum of development taking into consideration nearby neighbourhood centres in both Trafford and Manchester. These centres include; Shrewsbury Street, Ayres Road, Brooks Bar in Trafford; and Royce Road/Birchall Way and Hulme High Street in Manchester. Of these sites, there were a small number of small vacant units within Shrewsbury Street and Ayres Road, none of which are being actively marketed and as such could not be considered to be ‘available’. Only the two vacant units with Hulme High Street were identified as being available.

8. Two sites were identified as being sequentially closer to established centres; land to the north of Hulme High Street and land at the junction of Royce Road/Birch Way, both of which have been fully tested in respect of their suitability, viability and availability. From the evidence presented, it is clear that neither site represents a viable alternative to the application site for reasons of location, size and availability and therefore they do not represent sequentially preferable sites.

9. In light of the above, it is therefore considered that the conclusions of the submitted Retail Statement are correct and that are no sequentially preferable sites within any of these established neighbourhood centres. 

10. The Retail Statement has also undertaken an impact assessment in line with the requirements of PPS4. The assessment concludes that the existing nearby centres are vital and viable centres and that the proposal will improve the top up convenience provision in the locality and reduce the need to undertake unnecessary trips. Any limited trade diversion that may occur would be from main food shopping destinations, all of which appear to be trading well and are unlikely to be affected from the anticipated minimal level of trade diversion that may occur as a result of this proposal. In respect of other top up convenience provision, the nearest being Tesco Express on Upper Chorlton Road, this site does not benefit from being sited within an identified centre and can be afforded no policy protection. Notwithstanding this, the level of diversion is unlikely to result in any significant impact on the Tesco Express outlet.  For these reasons it is considered the proposal will have no significant impact on nearby established centres.


11. The residential element of the proposal will support Proposal H10 of the UDP in terms of improving the quality and diversity of the area’s housing stock. The site also lies within the Inner Area boundary as identified in the emerging Core Strategy which will be the focus for residential development in order to support major regeneration activity and the improvements of community facilities and the creation of sustainable mixed communities, appealing to a broad range of new and existing residents.


12. For the above reasons the proposed development is therefore considered acceptable in principle.


AMENITY


13. All matters relating to the proposal have been reserved with the exception of access. The applicant has submitted an indicative site layout to demonstrate that the proposed uses can be accommodated and how the mix of uses may be arranged on the site. This involves arranging the development around the edge of the site with the parking and amenity space located in the internal courtyard that it creates. The plan shows all the retail floorspace to be located along the Chorlton Road frontage with the convenience store at the southern tip at the junction of Chorlton Road and Cornbrook Street. Most of the residential apartments above are located above the retail units on Chorlton Road whilst the houses form the Cornbrook Road frontage. The Carriage Street frontage is occupied by the managed workspaces on the ground floor with apartments above. The community use is shown above the convenience store at the junction of Chorlton Road and Cornbrook Street whilst the healthy living/gym use is proposed on the corner of Cornbrook Street and Carriage Street. The central courtyard is occupied by a three tier decked car parked located in the western corner of the site, some surface parking in the centre and an area of landscaped amenity space to the north and east of this space.


14. In arranging the site as outlined above with the built development around the edge of the site, this would assist in maximising the interface distances between the residential properties. Direct overlooking between properties is prevented with most interface distances exceeding 24m. The relationships between the properties at the corners of the site are naturally much tighter but well designed, single aspect properties should be able to overcome any potential issues that these relationships may raise.


15. The central decked car parked adjoins one of the blocks of dwellinghouses and being three tiers is expected to extend up to two storeys with the residential properties being three storeys. This leaves what potentially may be an uncomfortable relationship between these residential properties and the decked car parked with no opportunity for any sort of outlook at ground or first floor level for future residents. An indicative cross section has been submitted by the applicant to demonstrate how this relationship may work. The detail design of the proposal is not the subject of this application; however any future detailed scheme will need to address this relationship to ensure amenity for future occupants is maintained with compromising the integrity of the development as a whole.


16. Amenity space for the apartments would normally be required at a level of 18m2 per apartment. A large single space measuring approximately 1750m2 has been shown within the central courtyard, giving approximately 19m2 per apartment, and as such demonstrates sufficient space for each of the apartments. For the most part the houses have private, within curtilage, garden spaces although there are a number that do not. The applicant has indicated that these properties could be designed to incorporate private roof gardens and would also have access to the communal amenity space. It is considered therefore the applicant has demonstrated that sufficient amenity space may be accommodated within the site for the number of units proposed.


17. Most of the development on site is to be residential although there are a number of other uses proposed. The impact of the commercial uses on the amenity of occupiers of the residential properties will depend on the final siting of the units and the precise nature of the uses and their hours of operation. This is not a matter than can be tied down by this application.  However the broad nature of the uses proposed are such that it is not considered they will raise any conflict between themselves and the other uses on site. Matters relating to soundproofing, servicing and hours of operation may be tied to any reserved matters application should it be deemed appropriate when the precise configuration of the various uses are worked up.


18. In light of the above there are no concerns in respect of the impact on amenity from the mix and quantum of development proposed.


SCALE AND MASSING


19. The applicant has provided visualisations to demonstrate the massing of the buildings on site. For the most part, the buildings are to be three storeys high, reflective of the scale of the development on the opposite side of Chorlton Road in Hulme with the convenience store building shown as providing a corner feature at four storeys in height.


20. The area surrounding the site is occupied by residential properties varying in size and type. To the south west and north west of the site are low rise two storey properties from the 1970’s whilst to the east on the opposite side of Chorlton Road are three tall tower blocks and blocks of modern three storey terraced dwellings.


21. The massing of the properties on site are shown as being largely reflective of those in the immediate surrounding area. The properties on Cornbrook Street and Carriage Street, being three storey, will be taller than the existing residential properties opposite although the commercial buildings on site at present are relatively high and the proposed development will have no greater impact than the existing buildings. The indicative plans suggest that the retail premises fronting onto Chorlton Street are to be a similar height to the other units on the site. They have been arranged in blocks with glazed recessed stairwells to create a consistent active retail frontage along the whole of this side of the site with the building mass being broken up at points along its length.


22. The corner site is shown as being four storeys high and it is intended to act as a focal point for the development. The layout of the site is such that this appears as a natural focus for the site.  It is also the element closest to the high rise blocks opposite and is sited far away from the lower rise residential properties to the south west so as not to appear overbearing or overdominant. The indicative plans suggest that its impact would be further offset by the introduction of a recess on the top floor setting it away from the main elevations of the building and reducing its overall massing.


23. In short, the indicative elevations and street scenes demonstrate that the developed can be of a scale and massing that will sit within the street scene of the properties surrounding the site and represent an improvement on the existing site layout. As such, there are no concerns in this respect.


HIGHWAYS AND CAR PARKING


24. To meet the Council’s car parking standards the following parking provision is required;


· 60 car parking spaces for the discount food store (based on 1/15 sq m)

· 68 car parking spaces for the smaller retail units (based on 1/15 sq m for A1 Food retail and 1/21 sq m for the non-food retail)

· 20 car parking spaces are required for the D1 uses (based on 1/25 sq m)

· 14 car parking spaces for the managed work unit)

· 88 car parking spaces for the flats, and

· 38 car parking spaces for the houses.

25. As such the development requires a total of 308 parking spaces. The indicative layout shows 266 parking spaces accommodated on site which represents approximately 86% of the total parking standard. These spaces have been identified as follows;


· 85 car parking spaces in the courtyard to serve the all retail uses, but in particular the discount foodstore. An additional 21 on-street car parking spaces are also shown for retail uses.  However as these remain part of the adopted highway they cannot be included as parking specifically for the proposals. Notwithstanding this, the applicant has demonstrated these spaces can be accommodated and can work, it is considered appropriate that the Council be more flexible on the parking standards within the site as a result.

· 143 parking spaces are identified as being within the decked car park with 88 spaces allocated for the apartments, 14 for the managed work units and the remaining 41 spaces shared between the proposed D2 use and the retail units.

· Through the provision of garages and driveway spaces for the 19 houses, approximately 2 car parking spaces per dwelling are shown (a total of 38 spaces overall).  Were this to be submitted as the scheme for determination at reserved matters stage, the applicant would need to ensure that the dimensions of the parking spaces and garages comply with the minimum dimensions required to ensure the delivery of these spaces.

26. The parking allocation split as outlined above demonstrates that the parking standards for the residential uses and managed work uses can be met within the site. The provision of 126 spaces for the discount retail store, retail uses and D2 use falls short of the requirement for 196 spaces by 70, 65% of the normal parking standard. However, as noted above, the applicant has also demonstrated that 20 spaces can be accommodated on-street on the Chorlton Road frontage which may also serve the development. Furthermore, the applicant has indicated in their Transport Assessment that no more than 1194m2 of the proposed total 2174m2 retail floorspace is to be food retail (including the 900m2 of convenience store floorspace), with the remaining 980m2 is to be restricted to non-food retail. When this is considered alongside the likelihood of linked trips to the site, a reduced level of parking on the scale proposed is considered appropriate although the split between food and non-food retail floorspace will need to be restricted through a suitably worded planning condition. The exact number of spaces to be provided would only be determined at the reserved matters stage.


27. No cycle parking has been identified within the scheme although the applicant has stated that this is to be provided in secure, covered locations within the site. It is considered there is scope within the scheme for this to be accommodated and that it would be appropriate to secure through the imposition of a planning condition. Likewise, no details have been provided about motorcycle parking although it is considered this may form part of the cycle parking scheme.


28. In terms of the site layout, the applicant is applying for vehicular access to be approved as part of this application. There are two vehicle accesses to the site that provide general access to the site, these being from Chorlton Road and Cornbrook Street with a third restricted access operating as the exits to the service road to the convenience store onto Cornbrook Street. The two remaining accesses from Carriage Street are for emergency access only.


29. Swept paths have been submitted as part of the site plan demonstrating how articulated vehicles may pass through the site safely and the path of other rigid vehicles used for the servicing of the smaller units. The information submitted is considered to sufficiently demonstrate that this may be achieved and as such there are no concerns in this regard.


30. As noted previously, the proposal also outlines the provision of parking bays along the Chorlton Road frontage to aid the servicing of the smaller retail units and for short stay parking. The layout as shown is considered to be acceptable in highway safety terms although a Traffic Regulation Order would be required to be installed by the Local Highway Authority with the cost being borne by the applicant. Furthermore, any statutory undertaker diversion costs incurred as a result of this element of the proposal would need to be met by the developer.


31. Modelling information has been provided about the levels of trip generation from the proposed development which has been assessed as being reasonable and as such there are no objections in this regard.


32. The applicant has proposed that a puffin crossing, a roundabout and parking laybys be installed on the public highway as part of this scheme. Should Committee be minded to approve the application the developer should be required to fund any highway improvements associated with the application including those outlined above. Furthermore, all footways fronting on to the development will need to be reinstated and resurfaced to a standard considered appropriate by the Local Highways Authority following completion of the building works and any necessary Traffic Regulation Orders. This will need to be secured through a Section 278 agreement with the Council.


FLOOD RISK


33. The applicant has submitted a Flood Risk Assessment with the application to address matters in respect of flood risk associated with the proposal. The Environment Agency have raised no significant concerns in respect of the Assessment and have asked that a number of conditions be imposed to ensure the findings and recommendations of the Assessment are complied with. The Assessment also identified a culvert running through the site from north to south, entering the site from Cornbrook Street, just to the west of the junction with Chorlton Road and exiting on to Carriage Street. The precise route the culvert takes through the site is not known and as such, the applicant has undertaken work to demonstrate the likely route it will take and how the quantum of development proposed by the scheme may be rearranged to take account of the route it may take.


34. The applicant has conducted an investigation to determine the likely route of the culvert using existing known information and historic maps and used this to assess the degree to which the route may differ. On that basis, alternative layouts have been provided for the site in the event of worst case scenarios should the culvert be found not to follow the anticipated route. These amended layouts indicate that this would require the re-siting of two of the managed workspaces or four of the houses, depending on the route. The managed workspaces may be re-sited to the east of their current position without harming the detailed layout of the site or the other units. The removal of four houses would mean the introduction of an additional floor in the block at the southern tip of the site to accommodate these units. The introduction of an additional floor in this element of the scheme is not considered to give any cause for concern in massing terms. The application initially proposed an additional floor in this block to be occupied by a community use that was subsequently removed at the will of the applicant, the reintroduction of this floor should not therefore result in any concerns.


35. In short, whilst the precise route of the culvert has not been determined at this stage, the applicant has clearly demonstrated that the quantum of development proposed by the application can be adequately re-arranged on the site without prejudicing other element of the scheme. As such, there are no concerns in respect of the potential impact of the culvert on the proposal. However it is recommended a condition be imposed in line with the consultation response from the Environment Agency requiring precise details of the route of the culvert to be provided.


DEVELOPER CONTRIBUTIONS


36. 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 £256,610.77 split between a contribution of £197,052.04 for open space and £59,558.73 for outdoor sports provision.


37. 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 total contribution for a development of this scale should be 211 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 £65,410.


38. The Council’s Supplementary Planning Document ‘Developer Contributions to Highway and Public Transport Schemes’ was adopted on 6 March 2007 and applies to all major developments such as this. The site falls within an ‘Accessible’ area as defined by the SPD and therefore the relevant contribution based on the number of units proposed would be £243,496. This would be split between a highway network contribution (£62,522) and a public transport contribution (£180,974).


39. The trigger for affordable housing in the Revised UDP is 25 dwellings which this proposal significantly exceeds. In this area of the Borough there is a requirement for 25% of the units to be affordable. This would result in requirement for 27 affordable units. The applicant has indicated that it is their intention to transfer 88 units to a Register Social Landlord as affordable housing. This approach is welcomed as it exceeds significantly the minimum provision normally required however it is not considered appropriate to tie the applicant down to this number given the lack of flexibility this may give for both the developer and the RSL in future. In light of this, it is recommended the applicant be required to provide 27 units in accordance with policy with any additional units being provided at the applicant’s discretion.


CONCLUSION


40. The application is for outline planning permission for a mixed use development incorporating residential, retail, leisure, community uses and office with all matters other than access reserved. The proposal will remove what is currently an unsightly and un-neighbourly mixture of uses in an area that is predominantly residential and replace it with mix of uses the will add to the vitality and viability of the area without harming other nearby Local Centres. The applicant has submitted supporting information demonstrating how units could 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 significantly 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 £565,516.77 to be split as follows;


(i) a contribution to children’s play space and outdoor sports provision of £256,610.77 split between a contribution of £197,052.04 for open space and £59,558.73 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 £65,410 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.


(iii) a contribution to highway network and public transport provision of £243,496 split between a contribution of £62,522 for the highway network and £180,974 for public transport provision in accordance with the Council’s Supplementary Planning Document ‘Developer Contributions to Highway and Public Transport Schemes’


(iv)  25% affordable housing with 27 units transferred to a Registered Social Landlord.


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. Retail floorspace not to exceed a maximum floor area of 2174m2 split as a maximum of 1194m2 food retail and 980m2 non food retail. 


4. Managed workspace not to exceed a maximum floor area of 686m2

5. Material Samples.


6. Landscaping scheme.


7. Landscaping maintenance scheme.


8. Cycle and Motorcycle parking.


9. All parking and servicing areas to be suitably formed and laid out prior to first occupation to a scheme to be agreed with the Local Planning Authority.


10. Travel Plan.


11. Contamination condition.


12. The scheme of highway works comprising a roundabout, puffin crossing and lay-bys as identified on drawing no. SCP/10105/004 shall be implemented in accordance with details that have previously been submitted to and approved in writing by the Local Planning Authority. For the avoidance of doubt, such details shall include the precise technical details of the highway works to be carried out.


13. Submission of details of the proposed basement and Corn Brook flood levels.


14. Submission of details of the precise layout of the route of the culvert.


15. Submission of a scheme of surface water regulation.


16. Compliance with approved plans.
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		DEPARTURE: No





		Change of use and conversion of part of barn from ancillary accommodation for farmhouse into separate dwellinghouse with associated external alterations; conversion of outbuilding into garage including erection of new roof.  



		Rossmill Farm, Rossmill Lane, Hale Barns, WA15 0EU
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SITE


The application site is situated to the south-west side of Rossmill Lane off Carrwood.  The site is in a semi-rural setting with open fields to the opposite side of Rossmill Lane, Hale Golf Course to the south and west and two detached dwellings to the north-west along Rossmill Lane.


The site is occupied by Rossmill Farmhouse, a Grade II listed building dating to the late 18th Century and 19th Century, together with a substantial threshing barn also thought to date from the 19th Century.  The barn, whilst not listed in its own right, is protected by virtue of being a curtilage listed building. There were also other more recent structures associated with the former use of the barn as a cattery, these were situated to the south-west side of the barn but have now been removed.  The farmhouse has well defined front and rear gardens with open paddock areas beyond.


The farmhouse is set back from Rossmill Lane by around 18 metres whilst the barn has a frontage of around 40 metres directly onto the lane.


The north-western end of the barn has recently been converted into a separate dwelling.  The south-eastern end, to which this application relates, is currently used as ancillary accommodation for the farmhouse.  The application site also includes a small outbuilding on the opposite side of Rossmill Lane.


PROPOSAL


In association with the proposed conversion of the south-eastern end of the barn into a separate dwelling it is proposed to carry out some physical works to the barn.  These comprise:-


· minor changes to external elevations on courtyard elevation


· installation of small steel flue through roof on courtyard side


· alterations to internal walls, removal of temporary staircase and installation of new staircase


The existing outbuilding will be converted to a detached garage for the new house and this will include putting a new, steeper pitch roof over the building in order to create a new space for bats.


The curtilage of the new dwelling would include the existing courtyard but also space adjacent to the proposed garage on the opposite side of the lane.  


No new gates or fencing are proposed.


DEVELOPMENT PLAN


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



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.


Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, the Court of Appeal has determined their continued existence and relevance to the development plan and planning application decision making process until such time as they are formally revoked by the proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

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. 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

None


PROPOSALS MAP NOTATION


Green Belt


Wildlife Corridor


Protected Open Space


Area of Special Landscape Value


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


C1 – Green Belt


C4 – Green Belt


C5 – Development in the Green Belt


C6 – Building Conversions in the Green Belt


ENV10 – Wildlife Corridor


ENV15 – Community Forest


ENV16 – Tree Planting


ENV17 – Area of Landscape Protection


ENV24 – Buildings of Special Architectural or Historic Interest


ENV25 – New Uses for Listed Buildings and Buildings Within Conservation Areas


OSR5 – Protection of Open Space


OSR7 – Improvement and Provision of Informal Recreation and Children’s Play Space Provision


OSR8 – Improvement and Provision of Outdoor Sports Facilities


OSR9 – Open Space in New Housing Development


H1 – Land Release for New Housing Development


H2 – Location and Phasing of New Development


H3 – Large Sites Released for New Housing Development


H4 – Release of Other Land for Development


D1 – All New Development 


D3 – Residential Development

RELEVANT PLANNING HISTORY

Associated application for listed building consent:-


76113/LB/2010 – Listed building consent for internal and external alterations to barn and outbuilding in association with conversion to separate dwelling.  Reported elsewhere on this Agenda.


Recent applications on this application site


H/67080 – Conversion of part of barn (south eastern end) into accommodation ancillary to the existing dwelling.  Granted on 25 March 2008.


H/LB/67081 - Listed Building Consent for internal and external alterations in relation to conversion of part of barn (south eastern end) into accommodation ancillary to the existing dwelling.  Granted on 25 March 2008.


Previous applications relating to the whole site of Rossmill Farm:-


7/6/2034 – Adaptation of part of the existing farm buildings to form a dwelling house or demolition of the existing building and the erection of a dwelling house.  Planning permission refused on 13 March 1962.


H/21446 – Change of use of existing buildings from the breeding of rabbits to the boarding of cats.  Planning permission granted on 16 May 1985.


H/28428 – Retention of shed used as cattery.  Planning permission granted on 4 January 1989.


H/LB/62174 –Listed Building Consent for internal and external alterations and repairs to existing dwelling; conversion of existing barn to single dwelling with internal and external alterations including new openings, rooflights and infilling of existing openings. Demolition of outbuildings. Erection of new boundary walls and fencing and formation of new access and hardstanding area.  Refused on 9 January 2006.


H/62175 - Conversion of barn from storage in association with cattery business into single dwelling with integral garage and including garage and office/study ancillary to existing dwelling. External alterations including new openings, rooflights and infilling of existing openings. Demolition of outbuildings. Formation of new access and hardstanding areas. Erection of new boundary walls and fencing to include division of existing farmhouse curtilage.  Refused on 9 January 2006.


H/64433 – Conversion of barn into single dwelling and garage, store and accommodation ancillary to existing dwelling; external alterations including new openings, rooflights, infilling of existing openings. Erection of detached double garage/wood store for proposed dwelling; demolition of existing outbuildings. Formation of hardstanding areas; erection of boundary fencing to include delineation of curtilage of new dwelling. Single storey extension to existing farmhouse following demolition of outbuildings; internal and external alterations to farmhouse.  Refused on 7 June 2006.


H/LB/64469 – Listed Building Consent for single storey side extension, internal and external alterations and repairs to existing dwelling and demolition of outbuildings.  Conversion of part of existing barn to single dwelling with internal and external alterations including new openings, rooflights and alterations to existing openings.  Demolition of former cattery buildings.  Erection of new boundary fencing, formation of hardstanding areas.  Refused on 7 June 2006.


These last two were subject to an appeal that was subsequently withdrawn.


H/LB/65412 - Listed Building Consent for internal and external alterations to farmhouse, including demolition of outbuildings.  Conversion of part of existing barn to single dwelling with internal and external alterations.  Approved 28 March 2007.


H/65413 - Conversion of barn into single dwelling together with store and accommodation ancillary to existing dwelling.  Erection of detached double garage/wood store for proposed dwelling.  Formation of landscaping area and erection of gates and fencing.  Planning permission was granted on 27 March 2007 (following the completion of a s106 Agreement).


H/67078 - Conversion of part of barn (north western end) into single dwelling including demolition and rebuilding of single storey outrigger.  Provision of landscaping and erection of gates and fencing.  Granted on 4 November 2008 following completion of S106.

H/LB/67079 – Listed Building Consent for internal and external alterations, including demolition and rebuilding of single storey outrigger in relation to conversion of part of barn (north western end) to single dwelling.  Granted on 4 November 2008 following completion of S106.


Stop Notice


A temporary stop notice was issued on 27 April 2007 alleging a breach of planning control on the land at Rossmill Farm.  It came into effect on that day and ceased to have effect on 24 May 2007.  The notice related to works on the site that were unauthorised and did not benefit from planning permission and/or listed building consent and prohibited such works.  


APPLICANTS SUBMISSION

The applicant has submitted a Design and Access Statement, Planning Statement, PPS5 Statement and Bat Survey which will be referred to as appropriate in the Observations Section below.


CONSULTATIONS


LHA – The proposals are for a three bedroom dwellinghouse.  To meet the Council’s car parking standards the provision of three car parking spaces are required in this location.  The proposed car parking layout provides three car parking spaces and therefore there are no objections to the proposals on highways grounds.  There are no issues with the provision of a garage.


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


REPRESENTATIONS


None


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT – HOUSING LAND SUPPLY AND GREEN BELT POLICY


Housing Land Supply


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


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


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


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


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


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


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


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


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


5. Development monitoring data across the Borough for the period between 2006/2007 (when work began on the Core Strategy) and 2009/2010 indicates that the proportion of all new housing development built on brown-field land has achieved 76% of the total completed over that 4 year period. Over the longer 7 year period 2003/4 to 2009/10 the figure achieved has been 81%.


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


7. In so far as the other aspects of the UDP policy framework are concerned (the 5 requirements set out in UDP policy H4) the application is considered to be acceptable. 


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


Green Belt


9. In terms of Green Belt policy and the provision of an additional dwelling within the barn, the previous permission relating to the north-eastern end of the barn has previously established this as being acceptable.  Proposal C6 Building Conversions in the Green Belt of the Revised Trafford UDP sets out that change of use of buildings in the green belt will normally be permitted provided that the openness of the Green Belt would not be eroded, the buildings are of a permanent and substantial nature, capable of conversion without major reconstruction and the form, bulk and general design of the buildings are in keeping with their surroundings.  The proposals meet these criteria and as such it is considered that the conversion of the barn is acceptable in relation to Green Belt policy.


10. There would be some works to the opposite side of the lane.  It is considered that the new roof to the outbuilding is limited in extent and would be to a height of 4.8 metres, compared to the existing ridge height of 3.4 metres; it is considered that there would be no significant impact on the openness of the green belt from this and the proposals are considered to be limited in terms of green belt policy and not inappropriate. 


11. Care would have to be taken by way of condition to ensure that the area adjacent to this garage retained a non domestic character; though it is recognised that cars could park in this area in any event it should not be treated in a formal domestic manner that could detract from the rural character of the lane and the green belt.


IMPACT ON THE ARCHITECTURAL AND HISTORIC INTEREST OF THE BARN


12. Rossmill Farm is an historic site incorporating a threshing barn and farmhouse and is detailed on Peter Burdett's Map of 1777, sited in the vicinity of the River Bollin. Rossmill Farmhouse was listed grade 2 in 1985; the barn is an eighteenth century curtilage building and as a pre 1948 structure benefits from statutory protection. It is constructed from handmade Cheshire brick using an English Garden Wall bond with a Welsh slate roof. The barn retains some interesting detailing such as cambered brick headers, ventilation holes sited in lozenge shapes, the original threshing opening and the original roof construction incorporating a most impressive series of King post trusses and original purlins. Whilst the barn was recently subdivided it is possible to read the roof construction in both parts of the building. 


13. The detailed works to the listed building are covered in the report on the associated application for listed building consent, 76113/LB/2010.  That report concludes that the proposed works to the building would not detract from its architectural or historic interest.  


14. The works to the outbuilding on the opposite side of the lane are considered to be acceptable.  That building is not within the curtilage of the listed building and as such this consent does not apply to those works.  The impact is considered under application 76110/FULL/2010 and it is concluded there would be no adverse impact on the setting of the listed building.


15. Part of the proposal includes a bat space within the roofspace of the detached garage building as suggested in the submitted bat survey report and this should be a requirement of the planning permission to ensure the favourable conservation status of bats is not harmed and will go a long way towards compensating for the loss of roosting potential associated with the barn.


SUB-DIVISION OF CURTILAGE AND OTHER FENCING


15. A concern previously has been the impact on the setting of the two buildings (the farmhouse and barn) of boundary fencing to sub-divide the curtilage between the existing farmhouse and the newly formed dwelling in the other end of the barn.  Whilst existing fencing to sub-divide the two existing dwellings does detract somewhat from the relationship between the two buildings, the current proposal does not include any new fencing or gates.    


DEVELOPER CONTRIBUTIONS


Open Space and Outdoor Sports Facilities 


16. In relation to the Adopted SPG on play space and outdoor sports facilities, there would be a requirement for a contribution towards open space and outdoor sports facilities in the area. For a three-bedroom house as proposed, in this area, the appropriate contribution would be £2,417.50.  


Red Rose Forest


17. As the proposal is for an additional dwelling, there is also be a requirement for the provision of trees as set out in the Adopted SPG on Red Rose Forest.  For a development of a singe new dwelling this contribution is 3 trees or a maximum financial contribution of £930.00.  

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 £3347.50 (comprising £1639.25 towards open space provision, £778.25 towards outdoors sports facilities provision and a maximum of £930 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. List of approved plans


3. Restriction on curtilage


4. Materials


5. Landscaping


6. Provision for bats


7. Withdrawal of rights to alter or extend 
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		WARD: Hale Barns

		76113/LB/2010

		DEPARTURE: No





		Listed Building Consent for internal and external alterations to barn and outbuilding in association with conversion to separate dwelling and garage.



		Rossmill Farm, Rossmill Lane, Hale Barns, WA15 0AH






		APPLICANT:  Fallows Gowen Partnership Ltd






		AGENT: Fallows Gowen Partnership






		RECOMMENDATION:  MINDED TO GRANT
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SITE


The application site is situated to the south-west side of Rossmill Lane off Carrwood.  The site is in a semi-rural setting with open fields to the opposite side of Rossmill Lane, Hale Golf Course to the south and west and two detached dwellings to the north-west along Rossmill Lane.


The site is occupied by Rossmill Farmhouse, a Grade II listed building dating to the late 18th Century and 19th Century, together with a substantial threshing barn also thought to date from the 19th Century.  The barn, whilst not listed in its own right, is protected by virtue of being a curtilage listed building. There were also other more recent structures associated with the former use of the barn as a cattery, these were situated to the south-west side of the barn but have now been removed.  The farmhouse has well defined front and rear gardens with open paddock areas beyond.


The farmhouse is set back from Rossmill Lane by around 18 metres whilst the barn has a frontage of around 40 metres directly onto the lane.


The north-western end of the barn has recently been converted into a separate dwelling.  The south-eastern end, to which this application relates, is currently used as ancillary accommodation for the farmhouse.  The application site also includes a small outbuilding on the opposite side of Rossmill Lane.


PROPOSAL


In association with the proposed conversion of the south-eastern end of the barn into a separate dwelling (the planning issues are considered under application 76110/FULL/2010) it is proposed to carry out some physical works to the barn.  These comprise:-


· minor changes to external elevations on courtyard elevation


· installation of small steel flue through roof on courtyard side


· alterations to internal walls, removal of temporary staircase and installation of new staircase


DEVELOPMENT PLAN


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



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.


Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, the Court of Appeal has determined their continued existence and relevance to the development plan and planning application decision making process until such time as they are formally revoked by the proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

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. 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

None


PROPOSALS MAP NOTATION


Green Belt


Wildlife Corridor


Protected Open Space


Area of Special Landscape Value


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV24 – Buildings of Special Architectural or Historic Interest


ENV25 – New Uses for Listed Buildings and Buildings Within Conservation Areas


RELEVANT PLANNING HISTORY

Associated application for planning permission:-


76110/FULL/2010 - Change of use and conversion of part of barn from ancillary accommodation for farmhouse into separate dwellinghouse with associated external alterations; conversion of outbuilding into garage including erection of new roof.  Reported elsewhere on this Agenda.


Recent applications on this application site


H/67080 – Conversion of part of barn (south eastern end) into accommodation ancillary to the existing dwelling.  Granted on 25 March 2008.


H/LB/67081 - Listed Building Consent for internal and external alterations in relation to conversion of part of barn (south eastern end) into accommodation ancillary to the existing dwelling.  Granted on 25 March 2008.


Previous applications relating to the whole site of Rossmill Farm:-


7/6/2034 – Adaptation of part of the existing farm buildings to form a dwelling house or demolition of the existing building and the erection of a dwelling house.  Planning permission refused on 13 March 1962.


H/21446 – Change of use of existing buildings from the breeding of rabbits to the boarding of cats.  Planning permission granted on 16 May 1985.


H/28428 – Retention of shed used as cattery.  Planning permission granted on 4 January 1989.


H/LB/62174 –Listed Building Consent for internal and external alterations and repairs to existing dwelling; conversion of existing barn to single dwelling with internal and external alterations including new openings, rooflights and infilling of existing openings. Demolition of outbuildings. Erection of new boundary walls and fencing and formation of new access and hardstanding area.  Refused on 9 January 2006.


H/62175 - Conversion of barn from storage in association with cattery business into single dwelling with integral garage and including garage and office/study ancillary to existing dwelling. External alterations including new openings, rooflights and infilling of existing openings. Demolition of outbuildings. Formation of new access and hardstanding areas. Erection of new boundary walls and fencing to include division of existing farmhouse curtilage.  Refused on 9 January 2006.


H/64433 – Conversion of barn into single dwelling and garage, store and accommodation ancillary to existing dwelling; external alterations including new openings, rooflights, infilling of existing openings. Erection of detached double garage/wood store for proposed dwelling; demolition of existing outbuildings. Formation of hardstanding areas; erection of boundary fencing to include delineation of curtilage of new dwelling. Single storey extension to existing farmhouse following demolition of outbuildings; internal and external alterations to farmhouse.  Refused on 7 June 2006.


H/LB/64469 – Listed Building Consent for single storey side extension, internal and external alterations and repairs to existing dwelling and demolition of outbuildings.  Conversion of part of existing barn to single dwelling with internal and external alterations including new openings, rooflights and alterations to existing openings.  Demolition of former cattery buildings.  Erection of new boundary fencing, formation of hardstanding areas.  Refused on 7 June 2006.


These last two were subject to an appeal that was subsequently withdrawn.


H/LB/65412 - Listed Building Consent for internal and external alterations to farmhouse, including demolition of outbuildings.  Conversion of part of existing barn to single dwelling with internal and external alterations.  Approved 28 March 2007.


H/65413 - Conversion of barn into single dwelling together with store and accommodation ancillary to existing dwelling.  Erection of detached double garage/wood store for proposed dwelling.  Formation of landscaping area and erection of gates and fencing.  Planning permission was granted on 27 March 2007 (following the completion of a s106 Agreement).


H/67078 - Conversion of part of barn (north western end) into single dwelling including demolition and rebuilding of single storey outrigger.  Provision of landscaping and erection of gates and fencing.  Granted on 4 November 2008 following completion of S106.

H/LB/67079 – Listed Building Consent for internal and external alterations, including demolition and rebuilding of single storey outrigger in relation to conversion of part of barn (north western end) to single dwelling.  Granted on 4 November 2008 following completion of S106.


Stop Notice


A temporary stop notice was issued on 27 April 2007 alleging a breach of planning control on the land at Rossmill Farm.  It came into effect on that day and ceased to have effect on 24 May 2007.  The notice related to works on the site that were unauthorised and did not benefit from planning permission and/or listed building consent and prohibited such works.  


APPLICANTS SUBMISSION

The applicant has submitted a Design and Access Statement, Planning Statement, PPS5 Statement and Bat Survey which will be referred to as appropriate in the Observations Section below.


CONSULTATIONS


None


REPRESENTATIONS


None


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT – HOUSING LAND SUPPLY AND GREEN BELT


1. The principle of the development is addressed under the associated planning application 76110/FULL/2010 reported elsewhere on this Agenda item.  That report concludes that the use of this remaining part of the barn as a separate dwelling is acceptable in principle.


IMPACT ON THE ARCHITECTURAL AND HISTORIC INTEREST OF THE BARN


2. Rossmill Farm is an historic site incorporating a threshing barn and farmhouse and is detailed on Peter Burdett's Map of 1777, sited in the vicinity of the River Bollin. Rossmill Farmhouse was listed grade 2 in 1985; the barn is an eighteenth century curtilage building and as a pre 1948 structure benefits from statutory protection. It is constructed from handmade Cheshire brick using an English Garden Wall bond with a Welsh slate roof. The barn retains some interesting detailing such as cambered brick headers, ventilation holes sited in lozenge shapes, the original threshing opening and the original roof construction incorporating a most impressive series of King post trusses and original purlins. Whilst the barn was recently subdivided it is possible to read the roof construction in both parts of the building. 


3. It is considered that the proposal to convert this part of the barn to a separate dwelling with associated internal division and the retention of existing openings is acceptable in principle.  There have been a number of unauthorised works undertaken internally which have resulted in the alteration and damage of historic wall plates and trusses/purlins and there is no conclusive up to date condition survey of the building.  Whilst some aspects of the scheme can be understood better by way of condition, some amendments and a more detailed schedule of works have been provided following discussions with officers though it would have been preferable if further detail had been provided regarding the difference in levels on the ground floor and the relationship with existing historic thresholds.  


4. Subject to detailed conditions it is considered that the proposed works in association with the proposed conversion would not adversely affect the special architectural or historic interest of the building.


5. The works to the outbuilding on the opposite side of the lane are considered to be acceptable.  That building is not within the curtilage of the listed building and as such this consent does not apply to those works.  The impact is considered under application 76110/FULL/2010 and it is concluded there would be no adverse impact on the setting of the listed building.


SUB-DIVISION OF CURTILAGE AND OTHER FENCING


6. A concern previously has been the impact on the setting of the two buildings (the farmhouse and barn) of boundary fencing to sub-divide the curtilage between the existing farmhouse and the newly formed dwelling in the other end of the barn.  Whilst existing fencing to sub-divide the two existing dwellings does detract somewhat from the relationship between the two buildings, the current proposal does not include any new fencing or gates.    


RECOMMENDATION: MINDED TO GRANT, subject to the issuing of associated planning permission 76110/FULL/2010


A)  That the application will propose a satisfactory works to the listed building subject to the issuing of planning permission 76110/FULL/2010;


B)  That upon issuing of the above planning permission, listed building consent be GRANTED subject to the following conditions and standard reasons:-


1. Standard listed building consent.

2. Details of approved plans – 09-029 S-01B, P-02B and P-05B.

3. Prior to the commencement of development, a comprehensive photographic record shall be undertaken of the external and internal fabric, including significant features, of Rossmill Barn and detached outbuilding. The photographs shall be dated and labelled and submitted to and agreed in writing by the local planning authority.

4. No development shall take place until samples of any proposed replacement brickwork, appropriate bond (to match existing), type of joint and lime mortar specification to be used, following a mortar analysis of existing historic mortar, shall be submitted to and agreed in writing by the local planning authority. A sample panel shall be made available on site. All pointing or re-pointing shall be carried out using hand tools, within the confines of the joint, finished flush or slightly recessed from the face of the brickwork.  Development shall be carried out in accordance with the approved details. 



5. Prior to commencement full details regarding the repair and/or replacement of all rainwater goods including method of support, design and surface finish shall be submitted to and agreed in writing by the Local Planning Authority. All existing historic rainwater goods shall remain in situ unless otherwise agreed in writing. A sample shall be provided of all proposed replacement rainwater goods required. Development shall be carried out in accordance with the approved details. 



6. Prior to the commencement of development, a 1:20 drawing showing the proposed repairs to and any replacement of windows and doors shall be submitted to and agreed in writing by the Local Planning Authority. All new windows and doors shall be constructed from hardwood timber and set back from the face of the building within a reveal by a minimum 100mm. All new windows shall be constructed from hardwood and single glazed. Mouldings, timber sections, method of opening and associated furniture shall be of a traditional design and profile, no trickle vents should be incorporated. All joinery shall have a painted finish to an agreed colour scheme. Development shall be carried out in accordance with the approved details. 



7. Prior to the commencement of development, a comprehensive timber survey shall be undertaken regarding all external and internal joinery. Any remedial works required by the investigation shall be carried out in accordance with a specification of works and method statement submitted to and agreed in writing by the local planning authority. The method statement shall include full details of timber sections to be repaired/consolidated or replaced, a specification for any replacement timbers, the proposed method of jointing or consolidation, treatment and surface finish. Development shall be carried out in accordance with the approved scheme. 


8. Prior to the commencement of development, full details of all extractor vents, heater   flues, meter boxes, alarm boxes, external lighting, soil and vent pipes shall be submitted to and agreed in writing by the local planning authority prior to installation. 



9. Prior to the commencement of development full details of any proposed repairs and/or replacement of stonework including the external steps to first floor, thresholds, internal stone slabs in walls, date stones shall be submitted to and agreed in writing by the local planning authority. Samples must be provided of any proposed replacement stonework and shall be an exact replica of the originals in terms of size, section, construction and material.  Development shall be carried out in accordance with the approved scheme. 



10. Prior to the commencement of development, full details of all new partitions, internal doors, internal joinery, floor coverings, fireplaces shall be submitted to and approved in writing by the Local Planning. All new internal partitions shall be scribed carefully around existing historic joinery. These details shall include the method of fixing to existing fabric. Development shall be carried out in accordance with the approved scheme. 



11. Before development commences, details shall be submitted to and approved in writing by the Local Planning Authority of the proposed damp proof course by electrolysis.  Works shall not be carried out other than in accordance with the approved details unless otherwise approved in writing by the Local Planning Authority.


12. Before development commences, drawings at a scale of 1:10 showing how engineering bricks will fill ventilation holes within the elevations of the building shall be submitted to and approved in writing by the Local Planning Authority.  Works shall not be carried out other than in accordance with the approved details unless otherwise approved in writing by the Local Planning Authority.


13. Before the dwelling hereby approved is first occupied, the existing rooflights shall be set down in the roofplane in accordance with details that have been submitted to and approved in writing by the Local Planning Authority. 


14. Before development commences, details of the design and materials for the internal staircase, and details of its fixing to internal floors and walls shall be submitted to and approved in writing by the Local Planning Authority.  Works shall not be carried out other than in accordance with the approved details unless otherwise approved in writing by the Local Planning Authority.


15. Before development commences, a survey of levels at ground floor to indicate the retention of thresholds shall be submitted to and approved in writing by the Local Planning Authority.  Works shall not be carried out other than in accordance with the approved details unless otherwise approved in writing by the Local Planning Authority.


16. The doors to the garage hereby approved shall be of a design and materials, details of which have been submitted to and approved in writing by the Local Planning Authority.  The approved doors shall be retained thereafter unless otherwise agreed in writing by the Local Planning Authority.


17. No brick or stone cleaning shall be carried out unless or until a method for that cleaning has first been agreed in writing by the Local Planning Authority. 
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		WARD: Hale Barns

		76438/HHA/2011

		DEPARTURE: No





		Erection of two storey side and rear, single and two storey side and two storey rear extensions; erection of chimney; removal of existing render and re-rendering of whole property.



		Quinta, Hawley Lane, Hale Barns






		APPLICANT:  Goldcrest Brands






		AGENT: Calderpeel






		RECOMMENDATION:  GRANT










SITE


The application relates to a detached house at the junction of Hawley Lane with Elmsway in the South Hale conservation area.  The house fronts Hawley Lane and its side and rear gardens are bounded by Elmsway.  The boundaries of the site currently consist of a low wall around the frontage and hedging around the sides and rear.  There is a TPO covering the site. 


The house is currently being extended with the benefit of planning permission H/71054.


PROPOSAL


Planning permission H/71054 was for the erection of side and rear extensions, incorporating a new chimney.  Work is underway on these approved extensions.


This application seeks amendments to the previous permission.  These are:-


· the re-rendering of the original house


· the addition of two plant rooms to the garage extension to the side of the house (the size of these has been reduced following negotiation)


As originally submitted the application included a detached spa/sauna building in the rear garden; this building would, however, be permitted development and as such does not now fall to be considered under this application.


It is also now proposed to retain the two existing accesses rather than to remove one as previously proposed.


DEVELOPMENT PLAN


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



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.


Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, the Court of Appeal has determined their continued existence and relevance to the development plan and planning application decision making process until such time as they are formally revoked by the proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

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. 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

None


PROPOSALS MAP NOTATION


Conservation Area – South Hale


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


D1 – All New Development 


D6 – House Extensions


RELEVANT PLANNING HISTORY

H/71054 – Erection of two storey side and rear, two storey side, two storey rear extensions, erection of chimney, and installation of hard surfacing.  Granted 9 October 2009.


75783/HHA/2010 - Erection of two storey side and rear, two storey side, two storey rear extensions; erection of chimney, rebuilding of existing chimney on front elevation, removal of existing render and re-rendering of whole property with construction of new brick plinth.  This application has not yet been determined and there have been concerns about works to the chimney to front elevation and use of a modern render finish.


75377/HHA/2010 – erection of boundary treatments to Hawley Lane and Elmsway comprising 1.8 metre high railings, stone wall, timber gates and gateposts and associated landscaping.  Planning permission granted on 27 May 2011.


CONSULTATIONS


LHA – No comments received.


Environment Strategy


Drainage – No objection.  Standard informatives R2 and R17.

REPRESENTATIONS


Neighbours – 7 letters of objection received raising the following concerns:-


· concern about the spa building (this is not part of the application to be determined)


· the extended Quinta and spa building will appear overbearing and dominating in the street scene


· the combination of works to Quinta will not preserve or enhance the street scene and will harm it


· the expansive building’s size does not fit in with its surroundings


· concern about impact on boundary hedging and protected trees


· house will be too large for the plot


· overlooking and loss of privacy


· the plant room to the right hand side extends further an already overstretched façade and should not be allowed


· the building will take over the whole width of the plot


· notwithstanding the retention of the original house the size and dominant scale of the resulting building will impact on the street scene and surrounding homes


· concern about possible floodlighting of building.


OBSERVATIONS


IMPACT ON CONSERVATION AREA


1. The two main extensions to the sides and rear of the house have been approved under H/71054.  The main issues to consider with this application are the impact of the proposals to remove the existing render from the original house and to re-render it; and to add two plant rooms – one to the side and one to the rear of the approved extension to the western side of the house.  


2. In terms of the render, the existing, traditionally applied render to the existing house in not in good condition and subject to acceptable re-rendering this part of the proposals would be acceptable.  Following discussions between officers and the agent’s representatives, a traditional render has been agreed for use on the original house (the approved extensions are to be in brick as previously agreed). 


3. The proposed plant rooms raise issues in terms of design and space around the building.  The proposed plant room at the rear of the garage is less of a concern and would not detract from the spaciousness of the site or the character of the wider conservation area.  There have been numerous discussions with regard to the siting and design of the side plant room.  As originally submitted there was concern that in terms of design and width it would detract from the appearance of the house and adversely affect the conservation area.  Following discussion a revised design for this plant room at the side has been agreed – this would be set back from the front corner of the approved garage by 1 metre, would be1 metre wide (leaving a minimum of 1.3 metres to the side boundary) and 3.64 m high which would be below the eaves at the side of the approved garage extension.  The design would be complementary to the design of the approved extension.  On this basis it is considered that the plant rooms would be acceptable and would not harm the character or appearance of the conservation area.  As with the approved scheme this is subject to a high quality landscaping scheme being agreed and implemented (such a scheme was approved under conditions for the extensions currently being erected and a similar scheme will be expected for this application).


RESIDENTIAL AMENITY


4. The impact of the main extensions on the amenities of surrounding residents was considered to be acceptable when permission was originally granted.  Whilst concern has been raised about the proposed spa room, this is not part of the application to be considered.  The re-rendering of the original house raises no issue in terms of residential amenity.


5. The plant room extensions are relatively small and in the positions proposed it is considered that neither of them would detract from the amenities of surrounding residents, including the immediately adjacent house to the west on Hawley Lane.


TREES AND HEDGING


6. Whilst the plant room to the side of the garage would be closer to the boundary with the adjacent property on Hawley Lane, there would remain over 1 metre to the boundary line and the hedge is indicated as being retained.  


7. A landscape scheme was approved as part of the discharge of conditions for the extensions under the first application.  This saw the removal of one of the trees from the front boundary and some works to other trees; the scheme does provide for new tree planting including two oak trees to the front boundary and a scheme of similar high quality, amended to reflect the retention of the existing two access points will be expected as part of this application.


RECOMMENDATION: GRANT, subject to the following conditions

1. Standard


2. Details of approved plans


3. Materials – as previously agreed


4. Tree protection – as previously agreed


5. Tree and hedge retention


6. Landscaping


7. Rooflights – to be minimum height above floor level of 1.7 m


8. Removal of permitted development rights for further windows or dormer windows to the extensions hereby permitted






		WARD:Urmston

		76556/O/2011




		DEPARTURE: No





		Outline application for the erection of a two storey dwellinghouse following demolition of garage and storage building on site (details for layout and access submitted for approval with all other matters reserved). 






		Land to the rear of 1 Harcourt Close, Urmston






		APPLICANT:  Howard and Seddon






		AGENT: Howard and Seddon






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO A S106 AGREEMENT









SITE


The application site is located on the north side of Harcourt Close, a cul-de-sac accessed off Harcourt Avenue and Stretford Road, Urmston. The site measures approximately 0.026ha in size and currently comprises two single storey garage/storage facilities and a small scale timber structure used in connection with the site’s former dairy use. The site is bounded by residential boundaries to the west and north. The east and south boundaries front Harcourt Close and its turning head. The street scene comprises a two storey dwelling at No. 1 Harcourt Close, adjacent to the application site, and four blocks of three storey flat development enclose the remainder of the street scene within the cul-de-sac to the south and east of the application site.


The surrounding area, along Harcourt Road and Stretford Road, comprises single storey and two storey residential dwellings. 



PROPOSAL


This application seeks outline planning permission for the erection a dwelling house with an integral garage and associated parking and front and rear garden areas.


This application has submitted details of the proposed layout and access of the development with details for scale, landscaping, and appearance reserved for subsequent consideration. The Design and Access Statement refers to a two storey dwelling which would be similar in scale to No. 1 Harcourt Close. Indicative plans have been submitted with the application which provide details of the proposed scale and appearance of the dwelling however these are illustrative only and do not form part of the formal planning application.  


THE DEVELOPMENT PLAN


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




The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.


Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, the Court of Appeal has determined their continued existence and relevance to the development plan and planning application decision making process until such time as they are formally revoked by the proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

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. 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 RELEVANT SPATIAL STRATEGY POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Uses and Infrastructure


L4 – Regional Housing Provision


MCR3 – Southern Part of the Manchester City Region


UDP PROPOSALS MAP NOTATION 


None.


PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


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

There is no relevant planning history for the application site.


APPLICANT’S SUBMISSION 


The applicant has submitted a Design and Access statement.  Relevant points raised are discussed within the Observation section of the report.


CONSULTATIONS


LHA – To meet the Council’s car parking standards, the provision of three car parking spaces should be provided for a four bed dwelling house. However, two car parking spaces would be acceptable. The proposal provides two car parking spaces and therefore there are no objections on highways grounds.  The applicant must ensure that adequate drainage facilities or permeable surfacing is used on the area of hard standing to ensure that localised flooding does not result from the proposal.


United Utilities – No objection subject to if possible the site should be drained on a separate system, with only foul drainage connected into the foul sewer. Surface water should discharge to the surface water sewer. If surface water is allowed to be discharged to the public surface water sewerage system, the flow may be required to be attenuated to a maximum discharge rate determined by United Utilities.


A separate metered supply to each unit will be required at the applicant’s expense.


Electricity North West – The development could have an impact on their infrastructure. The site is adjacent to operational land or electricity distribution assets. Where the development is adjacent to operational land, the applicant must ensure that the development does not encroach over either the land or any ancillary rights of access or cable easements.


Drainage – R10, R17.


Pollution and Licensing – The application is situated on brownfield land and is within 250m of a known landfill site or area of ground that has the potential to create gas and a contaminated land condition is recommended.


Greater Manchester Biodiversity Project - The two (garage) buildings to be demolished are considered to have a low potential to support roosting bats and therefore on this occasion a bat survey would not be required.  As with all demolitions bats can turn up in unlikely places. If bats are found at any time during works then works must cease immediately and advice sought from a suitably qualified person.


The application form does not mention that trees are to be affected by the works, however one tree at the side of the flat roofed building will need to be felled and further trees may need to be pruned.  It is recommended therefore that all tree works should take place outside the main bird breeding season (March to July inclusive) and suggest that a condition should be attached to any permission, if granted, in order to protect wild birds.


REPRESENTATIONS


Neighbours - Three letters of concern have been received from neighbouring residents of Harcourt Close. One of these letters is from Grange Meadow Housing Company representing No. 5 -72 in the adjacent residential flat development. The concerns raised are: - 


· No objection to the principle of a dwellinghouse however there are concerns over how the site will accommodate a four bedroom dwelling with a detached garage.


· No objection to a two storey dwelling however a three storey dwelling would be inappropriate and an eyesore.


· No objection to the principle of a new dwelling however the size and pitch of the proposed garage roof is inappropriate. The proposed garage would overshadow the adjacent property (No.1 Harcourt Close) and its pitch and large scale would look out of place in relation to the existing neighbouring garage. This should be amended to be more reflective of the garage at No. 1 Harcourt Close.


· Concerns over the asbestos content of the buildings in site that are to be demolished.


· Concerns over how the development would maintain the existing drainage during construction and development  

· The sewage drains are private for the adjacent residential flats.


· On street parking resulting from the dwelling would hinder the access and egress of refuse collection and emergency services to Harcourt Close.


· Inspection of the trees on site should take place.


· Object to the written note in the applicant’s submission that fly tipping has occurred at this site. 


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application site is not allocated for any specific use in the Revised Adopted Unitary Development Plan and is in a relatively sustainable location within the built up area. In terms of the recently amended Planning Policy Statement 3, Housing, (PPS3), the site would be designated as a brown-field land PPS3 (Housing) advocates the efficient use of land and prioritises the use of previously developed land that is sustainable located for residential development.


2. The site is located in the ‘Southern part of the Manchester City Region’ as designated within the 2008 RSS and as such falls to be assessed under Policy MCR3.  The application site is currently derelict and contains vacant buildings. The application site is located within a ‘most accessible’ area as defined by SPD 1: Developer Contributions to Highway and Public Transport Schemes.  Therefore it is considered that the proposed development is located in a sustainable location and is in support of Policy MCR3. 

3. Revised UDP policies H2 and H4 indicate that within the urban area, the Council will permit, as a first priority, the re-use of previously developed land and vacant buildings in a sustainable location. The proposal is therefore considered to comply with policies H2 and H4.


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


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


6. Development monitoring data across the Borough for the period between 2006/2007 (when work began on the Core Strategy) and 2009/2010 indicates that the proportion of all new housing development built on brown-field land has achieved 76% of the total completed over that 4 year period. Over the longer 7 year period 2003/4 to 2009/10 the figure achieved has been 81%.


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


8. The development of a new dwellinghouse on the site would bring about the redevelopment of a vacant derelict site, and would develop a previously developed site in a sustainable location and is therefore considered acceptable in principle.  The other main areas for consideration are the impact of the proposal on the amenity of surrounding residents, the character of the surrounding area and highway safety.  These elements are discussed further within this report.


RESIDENTIAL AMENITY


9. Details for layout and access have been submitted for formal consideration in this application. The layout of the proposed dwelling would front Harcourt Close including an integral garage to the east elevation. A minimum separation distance of 23m would be achieved between the front of the proposed dwelling and the flats on the opposite side of Harcourt Avenue. A majority of the proposed front elevation of the proposed dwelling (5m of 6.8m) would face the vehicular access leading to the rear of the flats. As such a satisfactory relationship would be achieved between the principal elevation of a two storey proposal and the windows in the residential development on the opposite side of Harcourt Avenue. 


10. The northern boundary of the application site is shared with properties fronting Stretford Road to the north. These respective properties have rear gardens that measure in excess of 45m in length. There is existing mature planting along the northern boundary of the site which would be retained where possible, or replaced, as confirmed in writing by the applicant. This results in a satisfactory relationship between the principal elevations of a two storey proposal and the residential properties to the north. 

11. However the footprint of the dwelling as proposed would not achieve the required 10.5m separation distance, outlined in the Council’s Guidelines to safeguard neighbouring privacy, to the shared boundary to the north. The layout of the proposed dwelling would result in a separation distance of between 6-7m respectively that would not be sufficient to prevent an adverse overlooking impact from first floor habitable room windows. An alternative internal arrangement within a two storey dwelling would mitigate a potential overlooking impact, and amended illustrative plans have been submitted showing an internal design that only requires non-habitable room windows in the north elevation at first floor. These windows can be conditioned to be obscurely glazed to overcome the potential adverse overlooking impact and the retention of existing landscaping and new planting, which would be controlled in a submitted landscaping scheme, would help mitigate this impact further. The amended scheme dated 28th June 2011 annotates the retention of existing trees and shrubs to the rear boundary. Whilst alternative measures should not be implemented as a substitute for shortfall of separation distance, given the existing and proposed planting and that the sizeable residential gardens to the north are not limited to using the area in proximity to shared boundary, the conditioning of obscure glass at first floor in the rear elevation would enable a two storey dwelling to occupy this site. Whilst the elevation and floor plans are not being formally determined in this planning application they serve to demonstrate how a two storey dwelling can be designed so as to overcome the potential overlooking and it is feasible to maximise the use of the east elevation which does not overlook a private residential garden area. 

12. With regard to No. 1 Harcourt Close, the proposed footprint would site a single storey flank wall within approximately 6m of the side wall of the adjacent neighbouring property. Approximately 3m of the proposed side elevation of the garage would be screened by the existing garage to No. 1 Harcourt Close in the current layout. The windows in the side elevation of No.1 Harcourt Close are non-habitable or secondary sources of light to habitable rooms. Therefore, combined with the separation distance, there is not considered to be an undue overbearing or overshadowing impact to the adjacent property. Notwithstanding this, the representation regarding the pitch and height of the proposed garage is acknowledged and a reduced height and hipped roof design would serve to lessen the expanse of flank wall that would be visible to the adjacent property and lessen the sense of enclosure. The siting of a two storey flank wall in the location shown, 9m to the west of No. 1 Harcourt Close, would not result in an undue overbearing impact. The location of the proposed garage and dwelling would not result in a loss of light impact to the adjacent property. 


13. The proposal includes sufficient private amenity space for a residential property of this size.


DESIGN AND VISUAL AMENITY


14. The proposed footprint of the dwelling is characteristic of the prevailing residential area. The footprint is no larger in relation to the adjacent residential property which is the only comparable dwelling in the immediate street scene. A central feature of the front elevation would be positioned marginally forward of No. 1 Harcourt Avenue, by approximately 0.6m, however this minimal projection would not appear over-prominent or out of keeping with the adjacent property or the street scene. The layout achieves 3.4m to the west boundary and 1.2m to the east boundary and as such for a two storey dwelling would safeguard a satisfactory degree of spaciousness in the street scene and not appear as a cramped form of development. The proposed integral garage is proposed to abut the shared boundary with No. 1 Harcourt Avenue which given the distance from the front boundary of the site (6m), an appropriately designed and scaled garage would not harm the surrounding spaciousness in this location.  

15. The application is for outline permission and the details submitted for formal consideration only include layout and access. Illustrative floor plans and elevations have been submitted and whilst they have not been formally considered in this application, the principle of a two storey dwelling is acceptable in this location on the grounds that subject to appropriate scale and design, it would be in keeping with the adjacent residential property in the street scene. The submitted illustrative elevation demonstrates an appropriate scale that would be no taller than the adjacent property and its hipped roof and elevation detailing would complement the adjacent property and the street scene. The detailed design would be dealt within an application for full planning permission. 


16. An amended height and design for the proposed garage roof in the full planning application would appear more in line with the adjacent property and be more characteristic of surrounding roof design. A hipped design would be more in keeping and would reduce the impression of mass on the boundary line to safeguard spaciousness. The specific detailed design would be dealt within a full planning application submission.


HIGHWAY SAFETY AND PARKING PROVISION


17. Further to comments received from the LHA, a minimum requirement of two car parking spaces should be provided on the site. The application proposes a new vehicular and pedestrian access from Harcourt Avenue and an integral garage in the proposal with a driveway measuring 6m to the front of the garage. As such two car parking spaces would be accommodated within the site and it is therefore considered that the additional residential unit in this location would not lead to on-street car parking. Therefore, the potential for on-street parking to affect refuse collection or emergency service access is no different to the current circumstance as cars can park to the front of the application site at present.


PROTECTED SPECIES


18. The proposal involves the demolition of two buildings on site comprising a garage and a single storey dilapidated storage building. Comments have been received from Greater Manchester Biodiversity Project stating that the existing buildings on site represent low potential to support roosting bats and as such a bat survey would not be require on this occasion. However an informative is suggested that if bats are found at any time during construction, work is to cease and the advice of a suitably qualified person should be sought. An additional informative is recommended that all tree works should take place outside the main bird breeding season (March to July inclusive) , in order to protect wild birds.

DEVELOPER CONTRIBUTIONS


19. 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 £2,925.32 split between a contribution of £1,1942.82 for open space and £982.50 for outdoor sports.


20. 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 3 trees.  If the applicant is unable to provide these trees on site, a financial contribution of £310 per tree not provided is required.  This would equate to a maximum contribution of £930.


21. If committee members resolve to grant planning permission, these matters should be secured through a Section 106 legal agreement.  The financial contributions have been calculated based on the provision of a four bedroom dwelling, although the number of bedrooms is to be determined at reserved matters stage (It is considered that four bedrooms is the maximum size of dwelling that might be proposed at reserved matters stage).  The legal agreement would therefore need to make reference to the number of bedrooms proposed at reserved matters stage and should the number of bedrooms decrease the contributions sought should be amended accordingly.


CONCLUSION


22. The provision of one residential unit on the site is considered to be acceptable given that the site is previously developed land and the site is in a sustainable location. The dwellinghouse would not have a detrimental impact on residential amenity or adversely impact on the street scene or character of the surrounding area or highway safety.  The proposal is thus considered to comply with all relevant Policies and Proposals in the Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance. The application is therefore recommended for approval subject to the necessary S106 agreement.


RECOMMENDATION: MINDED TO GRANT SUBJECT TO S106 AGREEMENT

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 maximum total contribution of £3855.32 comprising of: - 


(i) a contribution to children’s play space and outdoor sports provision of £2.925.32 split between a contribution of £1,1942.82 for open space and £982.50 for outdoor sports in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’. (These contributions are based on a four bedroom dwelling and, if a two or three bedroom dwelling is approved at reserved matters stage, the contributions will be calculated accordingly.)


(ii) a contribution to the Red Rose Forest of £930 towards tree planting in accordance with


the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’, less £310 for


each tree planted on the site as part of an approved landscaping scheme.


B) That upon satisfactory completion of the above legal agreement, planning permission be


granted subject to the following conditions and standard reasons:


1. Submission of reserved matters within three years- standard time limit


2. Submission of details of scale, landscaping and appearance


3. List of Approved Plans Including Amended Plans


3. Removal of PD rights


4. Contamination and Remediation Report


5. Suitable gas protection Measures Report


6. Provision and Retention of Parking


RW
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SITE


The site comprises of a roughly rectangular shaped parcel of land occupied by two buildings with ancillary parking and a bowling green. The smaller of the two buildings dates from the mid Victorian period is located in the north-west corner of the site positioned at a 45° angle to the corner with the front of the building facing into the site. It is this building that is the subject of the proposals.


The other building on site is the Masonic Hall and is sited centrally on the site and is a more recently constructed single storey building from the 1960’s. It is adjoined by the bowling green immediately to the east whilst the remainder of the site is occupied by car parking.


The site is bounded on the east side by Westbourne Road from which the site is accessed via two vehicular entrances, the first in the north east corner and the second in the south east corner. On the opposite side of Westbourne Road are two blocks of Victorian terraced properties. Immediately to the north and south of the site are residential properties whilst a large nursing home adjoins to the west.


PROPOSAL


It is proposed to erect a part single, part two storey extension to the rear of the existing Masonic club with an additional basement level below. It is to provide additional social accommodation and a caretaker’s flat. The extension is roughly triangular in shape being adjoined to the north west elevation of the Masonic club with the two main elevations running parallel to the sites north and west boundaries, with an eaves height of 3.7m and a ridge height of 5.8m on the boundaries. The extension accommodating the caretakers flat is located at first floor above the main extension but is recessed back to be flush with the rear wall of the existing building with the ridge set lower than that of the main building.


It is of a brick and tile construction to match the rear of the existing building with windows in the first floor element for the proposed flat. The parking layout and site access arrangements are also to be amended with the number of spaces being increased from 61 spaces to 74.


THE DEVELOPMENT PLAN


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



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.


Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, the Court of Appeal has determined their continued existence and relevance to the development plan and planning application decision making process until such time as they are formally revoked by the proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

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 RELEVANT SPATIAL STRATEGY POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Uses and Infrastructure


MCR1 – Manchester City Region Priorities


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


RELEVANT PLANNING HISTORY

H/35569 – Erection of single storey extensions to form snooker room at existing club house and committee rooms, bottle store, reception area and lounge in masonic hall. Approved with conditions 17 February 1993.


H/47495 – Erection of single storey extension to function room. Approved with conditions 19 August 1989.


75153/HHA/2010 - Erection of a part single, part two storey side and rear extension to the existing club with basement floor below to provide additional social accommodation, storage areas and a caretakers flat with associated amendments to car parking and vehicular access. Refused 6 October 2010. Reasons outlined below;


“1. The proposed development, by reason of it’s scale, height, massing and siting in close proximity to the common boundary with adjacent properties, in particular no.11 Braddon Avenue, would give rise to undue overshadowing and loss of light, visual intrusion, loss of outlook and an overbearing impact to the detriment of the amenity that the adjoining occupants could reasonably expect to enjoy. The proposed development would therefore be contrary to Proposal D1 of the Revised Trafford Unitary Development Plan and associated Supplementary Planning Guidance.”


“2. The applicant has failed to demonstrate that the type of activities and level of use proposed will not result in unacceptable noise and disturbance to the detriment of the residential amenity of the occupants of the adjoining residential properties. The proposed development would therefore be contrary to Proposal D1 of the Revised Trafford Unitary Development Plan and associated Supplementary Planning Guidance.”


“3. The proposed development, by reason of its design, size, height and materials will result in an overdominant and unsympathetic addition to the existing building which would seriously detract from the character and visual appearance of this heritage asset and the character, spaciousness and visual appearance of the wider street scene of Braddon Avenue. The proposed development would therefore be contrary to Proposal D1 of the Revised Trafford Unitary Development Plan, and Government guidance in Planning Policy Statement 1 ‘Delivering Sustainable Development’ and Planning Policy Statement 5 'Planning for the Historic Environment'.”


“4. The applicant has provided inadequate information in relation to the level of traffic generated by the proposed development and has therefore failed to demonstrate that adequate off-highway parking spaces could be provided within the curtilage of the application property without having a detrimental impact on highway and pedestrian safety, residential amenity and visual amenity. As such, the proposed development would be contrary to Proposals D1 and D2 of the Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance.”


APPLICANT’S SUBMISSION 


The applicant has submitted a number of supporting documents with their application including a Design and Access Statement, a Planning Statement, a Community Engagement Statement, a Noise Assessment and an Ecology Assessment.


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


CONSULTATIONS


Local Highways Authority – No objection


Request the imposition of a condition preventing private functions taking place concurrently with the Masonic meetings.


Pollution and Licensing - No objection


Drainage - No objection


GMP Design for Security – No objection


Request that the entrance door to the caretakers flat meet the PAS 24 standard (British standard for security of residential front doors).


Greater Manchester Ecology Unit – No objection subject to the imposition of conditions requiring roof works including tile stripping to be undertaken by hand under the supervision of a licensed bat consultant and the erection of bat boxes to be erected on site.


REPRESENTATIONS


Thirteen letters of objection have been received from local residents. Concerns are summarised as follows;


· The windows of the caretakers flat will look into the rear gardens of the properties on Greenfield Avenue.


· The extension will be too close, too big and intrusive to neighbouring properties.


· There is no indication about the location of any air conditioning.


· There should be no screening of any kind as indicated by the plans given that previous trees and fencing has not been regularly maintained.


· Noise and disturbance from the club is ongoing.


· The increase in traffic would inevitable which cannot accommodated


· The building will block out light coming into Braddon Avenue.


· The new clubhouse would leave the area dark and enclosed and is totally out of character architecturally.


· The old clubhouse is a beautiful building and should be protected by English Heritage and Bat Conservation Society


· The proposed soundproofing is inadequate for functions, parties, discos and other live entertainment.


· The proposed large dining area has the potential to be used for functions in the same way as the existing Masonic Hall


· The Noise Assessment does not take account of amplified noise which may introduced in future.


· There will be further increased noise from the servicing of the building and general on site activity.


· The design of the proposal is not in keeping with the Victorian character of the existing club.


· It will be unsightly to those living on Braddon Avenue.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes the extension of an existing building on site with the extension to be used as part of the existing Masonic use of the site. As such, there are no objections in principle to the proposal.


RESIDENTIAL AMENITY


2. The site is surrounded on all sides by residential properties with the closest being those adjacent to the site of the extension on Bradden Avenue. The previous planning application (ref. 75153/FULL/2010) was refused and the applicant has revised the scheme in a number of ways to address the reasons for refusal and has provided additional information in respect of the existing and proposed usage of the site. Whilst the overall footprint of the proposal is similar to that of the previous application it has been reduced in several ways, sitting 3m from the boundary to the north and 2.2m from the boundary to the west. This compares with 2m on each of the north and west boundaries on the previous application. Furthermore, the north west corner element of the development has now been removed, retaining a distance of 7.2m from the north west elevation to the north west corner of the site, serving to reduce the overall bulk of the development.


3. Furthermore, the caretakers flat has been repositioned on site so it sits adjoining the existing north west elevation of the existing building and away from the site boundary and residential properties on Bradden Avenue. The result of this being twofold, further reducing the overall visible mass of the development from outside the site and reducing the impact on amenity from overlooking. A distance of 10m is retained between the nearest habitable room window of the proposed flat and the boundary with the nearest residential property, 24 Greenfield Avenue albeit this is measured at an oblique angle. There is a kitchen window in the north elevation of the flat facing the habitable room window to the side of no.11 Bradden Avenue at a distance of 13m, however given that this is the secondary window to the room, a condition may be imposed requiring this to be obscurely glazed. In light of this, there are no significant concerns in respect of the impact of the proposal on overlooking.


4. The flat is accessed via a staircase from the north east elevation of the building which emerges onto the roof of the building outside the front door of the flat. Whilst there is no objection to this arrangement in principle, the flat roof of the extension is currently open to access from the staircase which gives rise to the potential for it to be used as a terrace and subsequently result in overlooking to the surrounding residential properties. It is recommended conditions be imposed preventing the roof being used as a terrace and requiring the erection of a screen between the staircase and the remainder of the roof.


5. Concerns were also raised in the previous application in respect of noise and disturbance from the activity on site. There are presently two buildings on site both used for Masonic activities, the Masonic Club that is the subject of the application and the Masonic Hall. In addition, that Masonic Hall is also hired out for use for non-Masonic activities such as birthday parties, wedding receptions etc when not building used for Masonic functions.


6. The applicant has provided additional information is respect of how the site operates at present and how it is envisaged it will operate should the proposal be approved. At present the site accommodates 20 separate Lodges, thirteen of which have Masonic Years running from September to May and a Masonic week running Monday to Friday.  There is a requirement for each of these Lodges to hold 24 meetings per Masonic Year which gives a total of 312 meeting per Masonic Year, which equates to 35 meetings per month of the calendar year. Added to this, the remaining seven Lodges are required to meet 12 times over a shorter Masonic year of four months. This works out at an additional 21 meetings per month. For four months of the calendar year there is therefore a requirement for 56 meetings per month for a total membership of approximately 500.


7. Each meeting has an attendance between 20 and 26 members with occasional partners or guests resulting in a total of around 50 members using the club at any one time. The number of Lodges accommodated by the Club is such that meetings are required to take place concurrently, usually with two meetings in the same evening, however the present lack of space means Masonic functions are tightly squeezed. The extension to the existing Club will provide space to allow two Lodge meetings to take place concurrently in different buildings on site with the extended Club being used solely for Masonic functions whilst the non-Masonic activity will remain focused solely in the Hall at times when there are to be no Lodge meetings as at present.


8. Concern has been raised by local residents in respect of the impact of the proposal on local amenity, particularly in respect of noise. The concerns focus around the use of the Hall for private functions rather than Masonic activity that takes place on site. The extended Club building is proposed to be used solely for Masonic activity and is not proposed to be made available for private functions. The nature of the Lodge meetings are such that they do not generate large volumes of noise from the activities themselves and whilst the extension will bring the building closer to residential properties, it is not considered these activities will result in any loss of amenity through noise and disturbance. It is recommended however that a condition be imposed to any planning permission preventing the use of this building for non-Masonic activity.


9. In terms of the impact from vehicle movements. In respect of both the Masonic and non-Masonic activities, the existing arrangements are not proposed to be changed. The applicant has indicated that the application does not form a proposal to increase the number of Lodges on site. No amendments are proposed to the Masonic Hall and as such vehicle movements should remain as they are and there should be no additional loss of amenity from vehicles over and above that experienced at present.


DESIGN AND STREET SCENE


10. The Masonic Club building by reason of its age and design is considered to be a non-designated heritage asset as defined by Planning Policy Statement 5, and as such the design of any proposed extension should take care to take account of the impact it will have on its historic character and fabric. The key historic features of the building are located on the front (south east) elevation of the building and when considered collectively, the bay window, spire and date stone and the front gable give this elevation its unique character.


11. The proposed extension is restricted to the rear and the side of the building and does not proposed to amend the front elevation in any way. The element adjoining the south west side elevation is set back from the main front wall be 3m and is single storey with a lower ridge height than the host building. This keeps the extension subordinate to the main building and prevents it from competing with the key historic features. The introduction of headers and cills to the windows help to tie it in with the main building. Added to this, when the building is viewed on site, it would normally be approached from the south east, with this side element for the most part obscured from view.


12. The extension also projects beyond the side of the north west elevation, although only 1.4m from the side with the main structure of the development set back by 8m. There is to be a disabled access ramp also installed along this side elevation, although this has also been designed and sited in such a way as to appear subordinate to the main building. The rear element of the extension, although large relative to the existing floorspace of the building will have little impact on the appearance of the building given its relatively sheltered position in relation to the front elevation, the most important elevation of the building in design terms. The overall proportions of this element of the development largely reflect those of the host building. Although they are largely featureless with few windows, the rear elevation at present has little to recommend it in design terms at present and the applicant has taken steps to ameliorate the impact the proposal has on the appearance of the front elevation.


13. This rear element will be partially visible from the rear gardens of the properties on Greenfield Avenue and from within Braddon Avenue. As noted previously, the applicant has moved the building further away from the boundary to lessen its impact and has reduced the height of the north elevation that previously contained the caretakers flat. In setting the building back, this has provided scope for the applicant to introduce planting to further soften the impact of the proposal. The indicative landscaping indicates a hedge to be planted, however it is considered trees should also be planted in this part of the site. They would provide an equally effective screen and would add more to the general amenity of the area from their appearance, furthermore a number of trees have been removed from this part of the site and this represents an opportunity to replace some of those lost. This may be secured through a suitably designed landscaping scheme. The cumulative impact of these amendments will result in a development that will have much less impact than that previously proposed for the site and will be unlikely to cause significant harm in terms of its appearance within the street scene. The use of landscaping should however be ensured through the imposition of a suitably worded planning condition.


14. In short, the applicant has taken care to take account of the main front elevation of the building to ensure the proposal does not significantly impact on its historic character and fabric. To the rear, the extension has been stepped away from the boundary and is to be screened to soften the impact on the surrounding residential properties. In light of this, it is not considered that any significant harm will result to the host building or the wider street scene.


HIGHWAYS AND CAR PARKING


15. A provision of 1 parking space for 8 seats is required for the Masonic functions on site and given that there is likely to be 50 people on site for such activities at any one time, this would require a provision of 13 car parking spaces is required. The maximum capacity of the Hall as prescribed by the Fire and Liquor licence is 280 people although the applicant has indicated that non-Masonic functions normally accommodate between 80 and 90 people which would equate to a required provision of 40 parking spaces. The applicant has demonstrated that the site is able to accommodate 74 car parking spaces of an appropriate size and layout, a number that exceeds the required provision and as such there are no concerns in this regard. The applicant has indicated that no Masonic activities will take place on site when the hall is being used for private functions, it is recommended a condition be imposed to control this use to ensure the level of parking generated may be supported by the provision on site.


BATS/ECOLOGY


16. The applicants have undertaken a bat survey on the existing building to establish the presence of any protected bat species. The survey found no evidence of bats and concludes that it is highly unlikely that a significant roost is present in the building. It does note however that there are some features of the building that could be used be individual bats  or small numbers of non-breeding bats and such certain works need to be undertaken with care. It is therefore recommended conditions be attached to any planning permission requiring the stripping of roof tiles to be undertaken by hand under the supervision of a licensed bat consultant and that a bat box is erected on site prior to the commencement of development.


DEVELOPER CONTRIBUTIONS


17. The application proposes the introduction of a new residential unit as part of the scheme and as such would normally attract a financial contribution of £1,736.91 towards open space and outdoor sports and £310 toward Red Rose Forest, in addition a further 4 trees are required for the extended Club, giving a total Red Rose contribution of £1550.  On 14th January 2010, the Planning Committee resolved to waive financial contributions in respect of small residential schemes which would amount to less than £2000.  The total contribution would be £1,736.91 were all the trees to be planted on site. Given the concerns outlined above about the need for tree planting on site as part of the landscaping scheme and the Committee resolution in respect of financial contributions, the proposal is therefore recommended the development be exempt from the payment of commuted sums on the understanding that a minimum of five trees are planted on site as part of a landscaping scheme to be submitted.


CONCLUSION


18. The application is for the extension of an existing building on site to accommodate the existing Masonic functions on site that are presently stretched by a lack of space. The application proposes an extension to accommodate Masonic activities in an area of the site not currently used. It will be set away and screened from adjacent to the boundary with neighbouring residential properties and has been designed so as not to detract from the overall character of the host building and wider street scene. It is for these reasons that it is recommended the application be approved.


RECOMMENDATION:  GRANT subject to conditions;


1.    Standard Time Limit


2.    Material Samples


3.  The Masonic Club building (as extended) is to be used solely for Masonic functions and shall not be used for private functions or any other uses at any time.


4.  The extended Masonic Club development hereby approved shall accommodate no more than one Masonic Function at times when the site is also used for non-Masonic functions.


5.    Landscaping Scheme


6.    Landscaping Maintenance Scheme


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


8.    Permeable materials to be used on all hard surfaces


9.    All works to the roof and north west and north east facing eaves to be undertaken by hand under the supervision of a licensed bat consultant


10. Bat boxes to be installed on site prior to commencement of development.


11.  Submission of details of a scheme for the erection of a screen to the roof of the property adjacent to the access stairs and front door to caretakers flat.


12.   The roof of the extension shall not be used as a terrace at any time.


13.    Development to be fitted with conservation rooflights.


14.   Development to be carried out in accordance with submitted scheme of security measures.


15.    The entrance door to the caretakers flat to meet PAS 24 standard.


16.    Compliance with plans


RM
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		Demolition of existing outbuilding, erection of one pair of semi-detached dwellinghouses with new vehicular accesses.



		18 Orchard Road, Altrincham, WA15 8EY
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		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO S106 AGREEMENT










SITE


The application site is located on the west side of Orchard Road Altrincham at the head of a cul-de-sac which also provides access to St Vincent’s RC Infant School on the opposite side of Orchard Rd from the application site (east side) and St Vincent’s RC Junior School immediately to the south side of the site.  Orchard Rd is predominantly residential with a mix of period terraced and semi-detached dwellings.  To the rear (west side)) of the site is a commercial garage and associated car-dealership.  To the north side of the site is 16 Orchard Road, one half of a pair of substantial period dwellings.


The site is currently in use as a builder’s yard, comprising a detached two storey building used to store associated building materials/equipment; this building is located near to the rear boundary of the site.  The building is constructed in red brick with tile roof and has historically been used for the purposes of storage.  The reminder of the site is used for external storage of sand and associated building materials.


PROPOSAL


This application proposes the demolition of the existing building and the erection of a pair of semi-detached dwellings.  The dwellings will provide living accommodation over three levels including within the roof space.  The ground floor is a lounge, dining room, kitchen/morning room area and w.c.  At first floor level is three bedrooms and a bathroom, one of the bedrooms has an en-suite.  At second floor level is two bedrooms and a bathroom, one of the bedrooms has an-ensuite.


The dwellings will be set back approximately 5.5m from the established building line north of the site along Orchard Road.  Each dwelling will measure 6m in width and 14.2m in depth each dwelling will retain a distance of approximately 1.5m to the side boundaries.  The overall height of the dwellings will be 10.6m with an eaves height of 7.4m.


The design of the properties has been influenced by the period properties along Orchard Road with bay windows to front elevation ground and first floor, arched headers above front doors and shallow pitched roof.


Access to the dwellings will be from the existing site vehicular access, it is proposed that both properties share this existing access with the shared area defined by appropriate coloured paving within the site.  The existing site access will not therefore be widened as part of the proposed works.


DEVELOPMENT PLAN


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



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.


Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, the Court of Appeal has determined their continued existence and relevance to the development plan and planning application decision making process until such time as they are formally revoked by the proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

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. 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

DP 1 – Spatial Principles


DP 2 – Promote Sustainable Communities


DP 4 – Make the Best Use of Existing Resources and Infrastructure


L4 – Regional Housing Provision


MCR 3 – Southern Part of the Manchester City Region


EM 1 – Integrated Enhancement and Protection of the Region’s Environmental Assets


EM 5 – Integrated Water Management


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D2  - Vehicle Parking


D3 – New Residential Development


ENV12 – Species Protection


H2 – Location and Phasing of New Housing Development


H4 – Release of Other Land For Development


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


OSR4 – Standards for Outdoor Sports Facilities Provision


OSR9 – Open Space in New Housing Development


RELEVANT PLANNING HISTORY

None


CONSULTATIONS


Local Highway Authority – The proposals include two car parking spaces per property which falls short of the Council’s car parking standards, however, it is considered that the provision of two car parking spaces per property is acceptable in this case.


It is noted that the access for the properties is existing and that both properties will be accessed using the same dropped kerb, therefore both properties will require a right of access over the frontage to the dropped kerb.


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.


There are no objections on highways grounds to the proposals.


Pollution and Licensing – The site is within 250m of a known landfill site or area of ground that has the potential to create gas and the application site is situated on brownfield land.


As such, this section recommends that a condition be attached to any grant of planning permission requesting a contaminated land phase 1 report (Condition CLC1).  An appropriate informative be attached (Note NCLC1) outlining statutory requirements that the applicant must adhere to regarding contaminated land.


Greater Manchester Ecology Unit (GMEU)  - GMEU are satisfied that the application has provided sufficient ecology information to allow the proposal to be forwarded for determination.  It is recommended that any grant of approval is supported by an appropriately worded condition to require the implementation of a precautionary approach to demolition.


REPRESENTATIONS


Two letters of objection have been received, one letter is written on behalf of the occupants at 2 and 4 Orchard Road the second letter is from a resident of Barrington Rd in Altrincham quite a significant distance from the application site.  Main points raised include:-


· The potential increase in congestion and the exacerbation of existing parking problems, already causing some fraught disputes between residents and ‘day’ parkers and/or parents during the school run.


· Junction of Orchard Road and Stockport Road is already congested, more development will add to this


· Traffic reversing from the site will pose a hazard to school children


· The lowered pavement on the turning circle will make it less safe.


· The height and size of the proposed dwellings (3 storey, 5 bedrooms) especially since they are set back from the existing building line – concerns that they will block all morning light from our back gardens and have a significant impact on our privacy (2 & 4 Orchard Road)


APPLICANTS SUBMISSION


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


The proposed pair of semi-detached houses has been designed to meet modern day living requirements for energy efficiency, yet still retain the charm of this style of house and maintain the street scene.


A bat survey has also been submitted, the conclusion of which are as follows:-


It is very unlikely that there is a major roost in any of the buildings searched.  Factors reducing the bat roosting potential were, the roof was not lined, the building was not heated, the remains of the roof void was light due to two sky lights and nearby habitat was poor.


When the slate roof needs to be removed, the roofing tiles, ridge tiles and other roofing materials such as barge boards and any other parts considered by the bat consultant suitable for roosting bats, must be carefully removed by hand under the supervision of a suitably licensed bat worker.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes the demolition of the existing detached builder’s storage building and the erection of one pair of semi-detached dwellings. 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.


DESIGN AND APPEARANCE


8. Orchard Road contains a variation of house types in terms of design, size and period of origin. The adjacent property to the north side of the site 16 Orchard Road is an attractive double fronted bay period property constructed in red brick with slate hipped roofs, the property has three floors of accommodation including a converted basement area.  Further along Orchard Road on the same side as the application site is a terrace of Georgian style dwellings 2 storey in height with a modern infill development (town house style) beyond this which has living accommodation over three levels including within the roof void with dormers to the front.  At the junction with Stockport Road is a modern two storey apartment block.  On the opposite side of Orchard Road is a row of substantial Victorian three storey dwellings with dormers to the front, built up from the wall plate, flush with the main external elevation of the dwelling.  The properties have single two storey bays to the front elevation


9. The proposed pair of semi-detached dwellings have been designed on the basis of the style and appearance of the surrounding properties on Orchard Road.  Each property will have a front two storey single bay, with arched surrounds to the front entrances.  It is proposed to have red stock brick to the front elevation with Cheshire commons to the flanks and rear.  The properties will also have a small front dormer built up of the main front elevation, matching the properties especially on the opposite side of Orchard Road.


10. The ground to ridge height of the new dwelling is 10.6m, this height is comparable with other properties along Orchard Road and being set further back from the established building line the dwellings will be less prominent in the street scene.


IMPACT ON RESIDENTIAL AMENITY


11. 16 Orchard Road to the north side of the site has two first floor windows facing the application site, both of which are obscured glazed.  At ground floor is one clear glazed window, this window serves a small office/study approximately 1.5mx2m in floor area.  The neighbour allowed access to the property to view the layout, the study room is accessed only through the main front lounge and is in essence a small storage cupboard but used as a study.  It is fair to conclude that this small room could not be classed as a main habitable room. Within the basement area major conversion works have been undertaken to provide more additional living accommodation.  On the elevation facing the application site two windows serving the basement bedroom are positioned one either side of a fence that extends across the driveway, both windows are therefore positioned centrally on the elevation.  The windows are level with the external ground level and are the only source of light to the basement bedroom.  An additional basement window is positioned nearer the eastern extremity of the elevation, this is a storage area.  


12. The proposed new development will be positioned approximately 5.5m back from the front building line of the properties along Orchard Road.  The rationale behind this is to prevent any impact on the small study room window and also to provide sufficient off-street parking as Orchard Road experiences a high level of on-street parking due to the local schools.  The front elevation of the new dwellings will therefore be in line with the side study window, it is considered that given the restricted size of this room it is not considered to be a main habitable room and therefore little weight should be attached to any perceived loss of light to its occupants.  In addition the set back of the dwellings into the site has helped reduce any impact.  Although the new dwellings will be immediately adjacent to the two windows serving the basement bedroom, it would be considered harsh to refuse the application on any loss of light to this room given that a bedroom in the basement area would not have been the intended use of this area when the dwelling was first built but has subsequently been added.


13. The northern half of the two dwellings nearest 16 Orchard Road will retain a distance of approximately 1.5m to the shared boundary.  This distance is reflective of other properties along Orchard Road.  In terms of the projection of the new dwellings beyond the rear of 16 Orchard Road, the properties have been designed with a part single part two storey out rigger which reduces the proximity of the two storey element from the shared boundary to 3.5m approximately.  Each property will have a single storey outrigger which will be positioned 1.5m from the boundary.  Taking the formula used for house extension projections, Trafford Council allow a distance of 2.1m for a single storey rear extension plus the distance between the property and neighbours property.  In this case 2.1m +5m= a projection of 7.1m which could potentially be permitted at single storey beyond the rear elevation of No.16.  The actual projection of the proposal at single storey level is 7.4m.  Although this is slightly over the suggested figure it is not considered sufficient to refuse  the application.  The single storey rear/side element has a low eaves height of 2.7m and ridge (mono-pitch roof) height of 3.7m, the boundary treatment consists of an existing closed board timber fence between 2.3m-2.5m.  As the two storey outrigger of the proposed scheme is set further away from the shared boundary with 16 Orchard it is considered to be acceptable and will not result in any disamenity to the occupants at 16 Orchard Road.


14. The southern most of the two dwellings will retain a distance of between 11.5m-12m to the rear boundary, the adjoining dwelling nearest to 16 Orchard Road will retain a distance of between 12m-13m due to the configuration of the site boundary to the west side of the site.  Immediately to the rear of the site is a car-parking area associated with a garage/car dealership.  To the west side of the car-park area is the rear boundaries of 25 and 27 Osborne Road, a distance of 28m is retained from the rear elevation of the new dwellings to the rear boundaries of these two dwellings.  The proposal therefore complies with the Council’s privacy distances for new residential development, although a distance of 13.5m would normally be required to the rear boundary from a second floor window, but in this particular case it is a commercial site to the rear and not residential.


15. To the south side of the site is St Vincent’s Junior School.  The application site is on a slightly more elevated level than the school site.  On the immediate side of the school boundary are three large metal storage containers.  The nearest part of the school building to the side elevation of the new build is 15m.  Between the school building and the application site boundary are a number of semi-mature trees which offer a partial screen of the school buildings.


16. The proposal includes a number of first and second floor en-suite, bathroom and secondary bedroom windows on the flank elevations which will be obscured glazed secured by an appropriate condition attached to any grant of planning approval.


TRAFFIC AND PARKING


17. The proposed parking provision for each of the dwellings site allow for two cars to park off-street, although slightly below the recommended provision of 3 spaces for five bedroom semi-detached dwellings in the south of the borough, the LHA have not objected to this level of provision.  It should be considered against the predominant lack of parking for the majority of the residential properties along Orchard Road which rely on-on street parking.  A number of residents have raised the ongoing problems with parking on Orchard Road which are exacerbated by parking generated from the local school.  It is not considered however to be justified refusing this scale of residential development with regards the parking generated from the school.  The proposal includes substantial amounts of hard standing area to the front to accommodate parking, however an appropriate landscaping condition to be attached to any grant of planning permission to secure additional soft landscaping to the front of the site.


TREES


18. To the south west corner of the site (rear boundary) are a couple of medium sized trees, a number of large conifers are sited beyond the front boundary (outside the site) and also a number of trees located within the school site boundary.  The proposals will not affect trees within or out with the site.  Landscaping condition to be included to ensure satisfactory planting and planting within site.


DEVELOPER CONTRIBUTIONS


19.  The Council’s approved SPG for developer contributions towards Red Rose Forest (September 2004) sets out where developments should contribute to tree planting in the Red Rose Forest area.  A residential new development requires 3 new trees per dwelling and tree planting is normally to be required on site.  The cost of six trees is £1,860.00 less £310 for each tree that is provided on site will be required.


20. The Council’s approved SPG on Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums (September 2004) sets out when developers will be expected to contribute to such provision.  The application site is an area of deficiency for such provision.  For residential development, there is a set method of calculating the contributions based on the number of dwellings and number of bedrooms.  In this case, the number of dwellings is known (2) and the application is for five bedrooms to each dwelling.  On this basis the contribution would be £3,885.63 towards open space provision and £1,844.74 towards outdoor sports provision, a total of £5,730.37.


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 £7590.37 and comprising:-


· a financial contribution of £3,885.63 towards open space provision and £1,844.74 towards outdoor sports provision.


· a financial contribution of £1,860.00 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. Submission of materials


4. Landscaping.


5. Withdrawal of permitted development rights.


6. Obscured glazing to all first and second floor flank windows


7. Provision/retention of car-parking


8. Permeable material/water run of measures for hardstanding.


9. Bat survey recommendations


10. Contaminated Land (Standard Condition CLC1)


CM
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		76669/FULL/2011

		DEPARTURE: NO





		INSTALLATION OF ENCLOSED EXTERNAL STAIRCASE TO REAR TO PROVIDE ACCESS TO FIRST FLOOR



		127 Northenden Road, Sale



		APPLICANT:  Spark Property UK Ltd






		AGENT: n/a






		RECOMMENDATION:  GRANT










Councillor Bennett has called the application in for determination on the grounds of loss of amenity to the occupiers of a nearby residential property.   The proposal has since been amended.  


SITE


The application relates to a two storey mid-terrace property within the district centre of Sale Moor.  Six of the properties within the row back onto an access passageway to the rear and on the other side of this, the rear elevations and yards of six terraced properties on Wilkinson Street.  The ground floor of the premises is a vacant retail unit which was formerly occupied by Lloyds the Chemist.  


The application property is two storey to the front elevation with accommodation within the roofspace and three storey to the rear elevation.  To the rear, the properties within the row have three storey rear outriggers and various extensions beyond these.  The application property has a single storey flat roof extension to the rear of the three storey outrigger.  The adjoining property to the east No.129 has a two storey extension to the rear of the outrigger directly adjacent to the boundary with the application property.  Of the six properties in the row, the adjoining property No.129 and No.121 also benefit from external staircase accesses, but it is noted that these are set a greater distance from the properties on Wilkinson Street.  The staircase at No.129 is partially screened by the two storey outrigger.  

PROPOSAL


Planning permission is sought for the installation of an enclosed staircase to the rear of the property to provide access to the first floor from the rear.  The staircase would be located adjacent to the outrigger of the adjoining property No.129 and above the single storey flat roof extension before reaching ground level approximately 1.4m from the boundary wall.  It is proposed to be fully enclosed to the side and the roof with black upvc shiplap cladding and a black solid roof membrane.  


The application originally proposed an open staircase and it was considered that this offered the opportunity for overlooking into properties on Wilkinson Street due to the proximity of the staircase to these properties and its elevated height.  


The proposed internal layout plans (as amended) show the first floor to be used as ancillary storage use in connection with the ground floor retail use whilst the second floor would be occupied by a one bedroom flat.  The new staircase would be the main access to the flat with access from the first floor being via the existing internal staircase.  The use of the building does not form part of the application on the basis that permitted development rights exist to form one flat above the shop.


DEVELOPMENT PLAN


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



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.


Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, the Court of Appeal has determined their continued existence and relevance to the development plan and planning application decision making process until such time as they are formally revoked by the proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

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


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


PROPOSALS MAP NOTATION 


Town and District Shopping Centre


PRINCIPAL ADOPTED REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


S5 – Development in Town and District Shopping Centres


RELEVANT PLANNING HISTORY

H07216 – Installation of new shop front (Approved May 1987).  


H07578 - Illuminated double sided projecting box sign (Approved July 1978).  


H/ADV/65474 - Retention of internally illuminated fascia sign and internally illuminated projecting sign (Approved November 2006).  


CONSULTATIONS


REPRESENTATIONS

One letter of objection was received to the original scheme on the basis that the staircase would overlook a neighbouring property on the opposite side of the alleyway and have a direct view into the bedroom of that property.  The objector noted that if the staircase were to be used as a fire escape only for emergency use they would have no objection; however this does not appear to be the case.  


Councillor Bennett called the application in for determination by the Planning and Building Control committee on the basis of the loss of amenity that may have arisen from the proposed staircase as originally proposed.  


APPLICANT’S SUBMISSION


The design and access statement states that the aim of the proposal is to improve means of escape for both the 1st and 2nd floor accommodation.  Fire escape is compromised to the upper floor accommodation as the existing internal staircase is narrow and steep.  Other properties within the row benefit from external staircases.  


OBSERVATIONS


PRINCIPLE


1. Proposal S5 of the UDP primarily relates to retail development within town and district shopping centres.  Sale Moor is one of three district shopping centres within the Borough and is a main focus of shopping and commercial service activity.  The concentration of new development within and immediately adjoining the centre is intended to both consolidate and enhance its vitality and viability. 


2. Planning Policy Statement 4: Planning for Sustainable Economic Growth seeks to encourage the use of the upper floors of retail premises for residential use.  The application proposal is intended to facilitate this.  


3. At present, access to the upper floors of the property is via a central access internally, the stairs of which are steep and narrow owing to the age of the property.  This internal staircase provides the only access therefore preventing the upper floors from being occupied independently of the ground floor.  The provision of an external staircase access would allow the upper floors to be brought back into use, particularly the second floor and this would contribute to the enhancement of the vitality and viability of the district centre.  The reuse of the upper floors is sustainable and makes the best use of existing resources in accordance with planning policy.  The proposal is therefore considered to be acceptable in principle.  


RESIDENTIAL AMENITY, DESIGN AND STREET SCENE 


4. The property was previously occupied by Lloyds the Chemist as a retail use on the ground floor and it was likely that the upper floors were used as storage ancillary to the ground floor use.  There is no evidence to suggest that the upper floors have been in independent use previously.  The Town and Country Planning (General Permitted Development) Order permits the formation of one self contained residential unit above an established retail use without the need for a change of use application.  The applicant has stated that the ground floor and first floor of the property would be occupied by the same tenant and a separate residential unit is to be formed on the second floor.  Planning permission would not therefore be required for the intended uses within the building.  


5. The application originally proposed an open staircase and given the position of the staircase and its proximity to the properties on Wilkinson Street, it was considered that this would present the opportunity for overlooking into the rear yards of these properties and the windows to main habitable rooms in the rear elevations, particularly of those at No. 3 directly opposite the proposed staircase and No’s 1 and 5 either side of this.  This would have resulted in a significant loss of privacy to these occupants.  


6. Following detailed discussions and negotiations with the applicant, amended plans have been submitted showing the staircase enclosed with a structure comprising of black upvc shiplap cladding and a black roof membrane to address the issue of overlooking from the staircase to properties on Wilkinson Street.  The proposed staircase would be sited adjacent to the outrigger of No.129, hence the wall of this would form one side of the structure.  The staircase would then be fully enclosed to the opposite side and the roof therefore when the staircase is in use there would be no views into neighbouring properties from elevated height.  It is likely there would be one or two steps at the very bottom of the staircase which might allow views across to neighbouring properties but this would not be at any significant elevated height and would only be for brief periods when descending.  It is therefore considered that the proposal would not result in any undue loss of privacy to the occupants of properties on Wilkinson Street.  The proposal is therefore considered to be acceptable in respect of this.  


7. It is noted that there are other external staircase accesses to the rear of properties on Northenden Road, however these tend to be located on the main rear wall as opposed to the rear wall of the outrigger.  They are therefore further away from the properties on Wilkinson Street and hence are not immediately comparable with that proposed.  Whilst the proposed materials are different from any others on the rest of these properties, in this case the outrigger at No.129 would in the most part screen the proposed staircase structure.  It would therefore not be prominent in views from the street scene and given it would be coloured black it is considered to be acceptable in terms of design. 


ACCESS, HIGHWAYS AND PARKING


8. The proposed staircase would have no impact on highways and parking.  It would provide a separate access to the upper floors of the building and would also improve fire escape access.  


CONCLUSION


9. The proposal is considered to be acceptable in terms of design and would not be unduly prominent in views from the street scene and the proposed enclosure of the staircase would prevent overlooking into neighbouring residential properties.  The provision of the staircase would enable the sustainable reuse of the upper floors of the building in a similar manner to other properties within the row.  The proposal would have no undue impact on the amenity of neighbouring occupants.  It is therefore recommended that planning permission is granted.  


RECOMMENDATION: GRANT subject to the following conditions

1. Standard time limit

2. List of amended plans

3. Material samples

4. Staircase enclosure to be retained in perpetuity at all times

DR






		WARD: Gorse Hill

		76672/FULL/2011



		DEPARTURE: No





		DEMOLITION OF EXISTING CAR SHOWROOM AND WORKSHOP BUILDIND AND PROPOSED ERECTION OF NEW DETACHED CAR SHOWROOM, WORKSHOP WITH MOT BAY, ERECTION OF SEPARATE VALET AND WASH BAY UNIT. ALTERATIONS TO LAYOUT OF EXTERNAL VEHICLE DISPLAY AREA AND PARKING AREAS.    






		776 Chester Road, Stretford 






		APPLICANT:  Honda (UK) Cars





		AGENT: ADS Ltd





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO S106 AGREEMENT







The application has been called-in for consideration by members by Cllr Lawrence Walsh because of its prominent location.    


SITE


The application relates to the existing Honda car dealership situated on the north west side of Chester Road in Stretford.  The site comprises a large showroom/workshop building situated to the north of the site and a smaller Parts building situated to the south of the site.  The showroom/workshop occupies a brick and metal framed building which is attached to a two storey building occupied by another car dealership, ‘Lookers’.  The Parts building comprises a smaller freestanding metal framed building.  A large area of hardstanding extends across the centre of the site between these two buildings, providing a vehicle display area and car parking for staff and visitors.    Vehicle access to the site is provided from both Chester Road and Burleigh Road.


The site is situated within an area which is characterised by a mix of residential and commercial premises.  To the west on the opposite side of Burleigh Road is a large allotment site. To the north and east are several car dealerships and to the south are residential properties.   


PROPOSAL


The application seeks consent to demolish the existing showroom/workshop building and redevelop the northern part of the site to provide a modern freestanding showroom/workshop building.  A separate wash bay and valet building is also proposed at the far northern corner of the site, adjoining Burleigh Road.  Alterations are also proposed to the car parking and display areas and additional landscaping is proposed within the site.  The vehicle access points will remain as existing, and the exposed gable on the adjoining building occupied by Lookers will be clad in profiled metal sheeting.  The proposals would result in a net reduction of floorspace on the site, from 1,971 sq.m to 1,497 sq.m (gross external).


DEVELOPMENT PLAN


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



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.


Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, the Court of Appeal has determined their continued existence and relevance to the development plan and planning application decision making process until such time as they are formally revoked by the proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

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. 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


DP7 – Promote Environmental Quality


UDP NOTATION 


None


PRINCIPAL REVISED UDP POLICIES


D1 – All New Development


D2 – Vehicle Parking


ENV2 – Improving the Environment


ENV27 – Road Corridors


PRINCIPAL SUBMISSION CORE STRATEGY POLICIES


L7 - Design


RELEVANT PLANNING HISTORY

H/60904 – Material alterations to the external appearance of showroom building including the removal of existing corner feature and entrance lobbies and replacement by new automatic sliding doors. Provision of new access door to parts building and ramped access to main customer entrance to showroom.  12 April 2005


H/48126 – Installation of 20 floodlighting columns.  Approved 2 December 1999


APPLICANT’S SUBMISSION 


The applicant has submitted a Design and Access Statement which states as follows:


· Honda’s requirements are for a more unified process which the existing buildings can not provide;


· The striking elevational treatment of the new building will utilise similar materials to the Vauxhall dealership on the opposite side of Chester Road.  


CONSULTATIONS


Built Environment (Drainage): Standard drainage informatives


Pollution and Licensing: The application area has a history of garage use and therefore the land may be contaminated.  As such recommend a standard contamination condition.


LHA: To meet the Council’s car parking standards, the provision of 72 car parking spaces should be provided within the site.  78 spaces are proposed for customers, however 20 of these are marked for workshop parking and result in double parking.  In addition 16 of the car parking spaces next to the existing Parts building are in an arrangement of double parking which would block 8 of the car parking spaces in.  It is the LHA’s view that these 16 spaces should be designated as staff parking only and clearly marked as such.  


It is imperative that all servicing takes place within the site.  It is considered that this is possible with the proposed layout of the site, however the LHA would request that some controls are put in place to ensure that this is maintained.  


REPRESENTATIONS


None


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The site is currently occupied by a Honda car showroom and the proposals would provide a modern replacement car showroom/workshop for the existing Honda dealership.  There would be a net reduction in floorspace (reducing from 1971 sq.m) to 1497 sq.m) on site.  The proposal is therefore considered to be acceptable in principle.


RESIDENTIAL AMENITY


2. The closest residential properties to the application site are a four storey block of maisonette properties in ‘Burleigh Court’ to the south fronting Chester Road.  The northern boundary of Burleigh Court adjoins the car parking area for the Parts building and the maisonettes are situated approximately 2m from this common boundary.  There are no windows in the north elevation of this block facing towards the application site.  The Parts building and the associated car parking areas situated closest to this boundary would remain as existing, albeit the car parking layout would be reconfigured.  The proposed replacement showroom/workshop would occupy a similar position to the existing building on site and would not extend any closer to these residential properties than the existing building.  It is considered therefore that the proposed development would not have any greater impact on the occupants of these residential properties than the existing building and its associated operations.  The proposal is therefore considered to be acceptable in this respect.  


DESIGN, LAYOUT, SCALE AND IMPACT ON STREETSCENE


3. The A56 Chester Road is an important sub-regional transport corridor and the Council’s Supplementary Planning Document (SPD2) ‘A56 Corridor Development Guidelines’ is intended to enable environmental improvements along this route.   The SPD outlines the general scale of development, layout and treatment of buildings which will be considered acceptable fronting the A56. It also identifies important views and vistas along the route.  Proposal ENV2 of the Revised Trafford UDP further states that special efforts will be made to improve the environment along the A56 whilst Proposal ENV27 similarly states that the Council will seek to improve the environment along major road corridors, including the A56 Chester Road.  


4. The applicant proposes a modern car showroom/workshop building constructed in metal cladding with full height glazing extending along the Chester Road frontage (south east elevation) which would return half way along the two side elevations (south west and north east elevations).   A metal brise soleil band projecting 1.5m from the building would extend along the upper section of this glazed treatment. The proposed building would measure 36m in length, 41m in width and 7.7m in height and would replace the existing metal framed/brick building on the site.  The main entrance to the building would be situated on the south west (side) elevation and would be identified by a projecting canopy. Behind this, the building is recessed 8m in depth so customers are drawn down an open walkway into the heart of the showroom.  The building would be separated from the adjoining ‘Lookers’ building by a distance of 8m, rising to 14m to the rear of the site. 


5. During the course of the application, the applicant submitted amended plans which shows the building pulled further back, away from the A56 (increasing the separation distance from the back of pavement from 7.5m to 10m). In this revised position, it would sit forward of the adjoining ‘Lookers’ garage but behind the residential properties to the south.  The proposed building is considered to be acceptable in terms of its scale, layout and height and would provide a suitably high quality frontage to Chester Road.  The proposal is considered to be acceptable in this respect.


6. The exposed south west brick elevation of the adjoining Lookers garage would be clad in vertical profile metal sheeting up to the existing stonework feature at the front of the building.  This treatment would be in keeping with the other elevations of this building and would be screened in part anyway by the proposed workshop/showroom building.  


7. The proposed wash and valet bay building to the northern side of the workshop/showroom building would be smaller, measuring 8m in length, 22m in width and 4.5m in height.  This building would also be simpler in terms of its design than the workshop/showroom with metal profiled clad elevations.  It would be situated behind the workshop/showroom backing onto Burleigh Road. The proposed design, layout, height and scale of this building is considered to be acceptable in this location at the back of the site.  Within the site, additional pockets of landscaping are proposed which will help to break up the existing hardstanding and the car parking layout will be reconfigured to clearly direct visitors around the site.  


8. The design, layout and scale of development proposed is considered to be acceptable.  The proposed development would provide a suitably high quality frontage to the A56 Chester Road and would deliver improvements to the layout and design of this existing facility. A pedestrian path into the site directly from Chester Road is proposed and the existing vehicle access points from both Chester Road and Burleigh Road would remain as existing.  The proposal would not interrupt or material impact on existing views along this part of the A56 corridor towards Manchester City Centre and is therefore considered to be acceptable in this respect having regard to Proposals D1, ENV2, ENV27 of the Revised Trafford UDP and the Council’s SPD2.  


CAR PARKING AND HIGHWAY MATTERS


9. The LHA is satisfied with the number/arrangement of car parking spaces.  The access arrangements would remain as existing and the plans submitted have been amended to show cycle storage, shower facilities and a clear pedestrian access to the building from Chester Road.  The LHA has expressed concerns that long load vehicle trailers currently park on Chester Road when servicing the site.  With the layout proposed, these long load trailers will be able to pull into the site, clear of the highway to deliver vehicles.  The applicant states that they own a second site to the north at the end of Avondale Road where vehicles are stored which could also be used for service deliveries should the site not be available.  Nevertheless, a condition is recommended which restricts service vehicles and trailers from parking on Chester Road when servicing the site.  Subject to this condition, the development is considered to be acceptable in this respect having regard to Proposals D1 and D2 of the Revised Trafford UDP.  


FINANCIAL CONTRIBUTIONS


10. The Council’s Supplementary Planning Guidance, ‘Developer Contributions towards Red Rose Forest’ was adopted in September 2004 and seeks to further the establishment of the Red Rose Community Forest.  The Proposed Site Plan submitted indicates a total of 7 additional trees on site as well as shrub and hedge planting. There is scope to provide additional trees on the boundary of the site. Particularly in front of the Parts building parking area to the south of the site, and this matter will be addressed when the detailed Landscaping Scheme is submitted to the LPA in accordance with the condition outlined below. Nevertheless, a maximum contribution of £7,130 is sought in this respect.


11. The Council’s Supplementary Planning Document ‘Developer Contributions to Highway and Public Transport Schemes’ was adopted on 6 March 2007 and applies to all major developments such as this. Contributions will be used by the Council and GMPTE to implement public transport and highways improvement schemes within the locality of the new development. As this proposal relates to a new car showroom development which would replace an existing facility, and there would be a net reduction in gross floorspace, no highway network contribution is sought in this instance. However, as established through previous applications, a public transport contribution will still apply.  The site falls within a ‘Most Accessible’ area as defined by the SPD and therefore the relevant public transport contribution based on the floorspace proposed would be £7,181.00.  


12. If committee members resolve to grant planning permission, these matters should be secured through a S106 legal agreement.


RECOMMENDATION: MINDED TO GRANT


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


(i) a contribution to public transport improvements of  £7,181.00 in accordance with the Council’s SPD, ‘Developer Contributions to Highway and Public Transport Schemes’.


(ii) a maximum contribution of £7,130 towards tree planning in accordance with the Council’s SPG ‘Developer Contributions towards Red Rose Forest’ .


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


1. Standard condition;


2. Materials condition;


3. Landscaping condition;


4. Landscape maintenance condition;


5. Approved Plans Condition;


6. Provision of access facilities condition 2;


7. Retention of access facilities condition;


8. Contamination condition;


9. No servicing of development on Chester Road.  All vehicles to service on land in applicant’s ownership. 


VM





		WARD: Priory

		76704/COU/2011



		DEPARTURE: NO





		CHANGE OF USE OF OFFICE ACCOMMODATION ON FIRST AND SECOND FLOORS TO TWO SELF-CONTAINED FLATS





		117 Washway Road, Sale, M33 7TY





		APPLICANT:  Mr. Nick Sissons





		AGENT: Mr. Jonathan Renshaw





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO S106 AGREEMENT










SITE


The application site comprises a three storey property situated within a terrace of commercial units on the south-eastern side of Washway Road (A56), between the side streets of Eaton Road and Urban Road. The character of the area is one of commercial uses fronting Washway Road at ground-floor level with a mixture of office and residential apartments on the upper-floors and beyond this to the east, terraced and semi-detached houses.   


The upper floors of the application property are currently used as offices and are accessed via their own ground-floor entrance on the Washway Road frontage. The ground-floor of the unit is currently vacant but has recently been granted consent for a change of use from hypnotherapy/alternative therapy practice to a retail use (Planning ref: 74227/COU/2009), although this permission is yet to be implemented.


An area of hardstanding which falls within the ownership of the applicant exists to the rear of the property, and is accessed via an alleyway leading from Eaton Road. 


PROPOSAL


Consent is sought to convert the first and second floors of the property into two self-contained flats, which would be accessed via the existing internal staircase and the existing entrance door which fronts Washway Road. The application proposes a two bedroom flat on the first floor and a one bedroom flat on the second-floor. No external alterations have been proposed as part of the application.


There is another current application relating to 117 Washway Road, 76933/VAR/2011, which seeks the removal of an existing condition requiring the provision of car parking spaces for the ground floor retail use. A report on that application is also included within this Committee agenda.


DEVELOPMENT PLAN


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



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.


Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, the Court of Appeal has determined their continued existence and relevance to the development plan and planning application decision making process until such time as they are formally revoked by the proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

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


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


PROPOSALS MAP NOTATION 

No notation.


PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


H1 – Land Release for Development


H2 – Location and Phasing of New Housing Development


H3 – Land Release for New Housing Development


H6 – Sub Division of Houses


RELEVANT PLANNING HISTORY

76933/VAR/2011 – Removal of condition 2 of planning permission 74227/COU/2009 

to allow car parking spaces to be associated with development proposed under 76704/COU/2011 – Current application


74227/COU/2009 - Change of use of ground floor from hypnotherapy/alternative 

therapy practice (Class D1) to retail (Class A1) – Approved with Conditions, 25th January 2010


H/64457 – Change of use of ground floor from retail (Class A1) to a 

hypnotherapy/alternative therapy practice (Class D1) – Approved with Conditions 8th June 2006

H/60242 – Change of use and conversion of property from shop and offices to offices 

on the ground floor and 2 flats over – Refused 20th January 2005 on housing land supply grounds

H24742 - Change of use of first and second floors from retail to self-contained offices 

and installation of new shop front – Approved with conditions 20th March 1987.

115 Washway Road

H43714 – Change of use of part of 1st floor & 2nd floor from ancillary shop use to a 

self contained flat, construction of external staircase and creation of one parking space to the rear – Approved with conditions – 21st May 1997

CONSULTATIONS


Local Highways Authority – To meet the Councils car parking standards for the existing office use the provision of four car parking spaces are required.  For the proposed two number self contained flats, one car parking space should be provided for each.  Therefore on this basis the proposals constitute a less intensive use of the site.


The proposals refer to the provision of two car parking spaces within the site, however, a site layout plan has not been submitted to demonstrate these car parking spaces.  If the applicant can demonstrate the provision of 2 car parking spaces that operate independently and that meet the Councils dimension standards then there would be no objections to the proposals on highways grounds.

Pollution and Licensing – There is a sandwich shop at No.113 and a fast-food takeaway at No.119. This means that there will be potential for odour nuisance to impact upon occupiers of No.117. Records show a number of historical complaints from a resident on Eaton Road relating to noise from extract equipment at No.119, however there have been no complaints from occupiers of the office accommodation at No.117. There are no objections to this application providing that suitable measures for sound and fire proofing are incorporated as required by the relevant Building Regulations.

REPRESENTATIONS

No representations have been received.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes the creation of two new residential units on a site which is located in the ‘Southern part of the Manchester City Region’ as designated within the 2008 RSS and as such falls to be assessed under Policy MCR3. The proposal lies on previously developed land and would occupy floorspace within an existing building. Furthermore, the application site is located on a Quality Bus Corridor and within 500m of Brooklands Metrolink station. As such, it is considered that the proposed flats are located in a sustainable location and would comply with Policy MCR3, as well as the relevant policies contained within the Revised UDP and emerging Core Strategy by virtue of their efficient use of land. Therefore the proposed development is considered to be acceptable in policy terms.

DESIGN, STREETSCENE AND AMENITY


2. The three bedrooms which have been proposed to the first and second floors all have outlooks via windows on the rear elevation of the building towards the blank gable end of 1 Eaton Road, located on the opposite side of the rear alleyway. The amenity space for this neighbouring property comprises a small rear yard, although it is not directly in-line with any of the bedroom windows at 117 Washway Road and a minimum distance of 11m will be retained between these two properties, a distance which is in accordance with the Council’s Planning Guidelines: New Residential Development.


3. A small side-facing window to bedroom one of the first-floor apartment looks out towards the two storey outrigger of the adjoining 115 Washway Road. That property also has residential use on the upper floors and its outrigger also contains a small side-facing window. However, as the window at No.115 does not serve a main habitable room, it is considered that there would be no significant loss of privacy to the occupiers of the neighbouring property as a result of the application proposals. 

4. A distance of 29m will be retained between the lounge windows on both flats and the facing properties on the opposite side of Washway Road, which complies with the recommended distances set out in the Council’s SPG: New Residential Development.


5. No external alterations have been proposed as part of this change of use application and as such there will be no impact on the Washway Road streetscene.


6. There is an existing takeaway use in the adjacent property, 119 Washway Road, which could have some limited impact on the amenity of the occupiers of the proposed flats. However, the Council’s Pollution and Licensing Section has raised no objections to the current application, providing that suitable measures for sound and fire proofing are incorporated as required by the relevant Building Regulations. In addition, the occupiers of the flats will be aware of the takeaway use prior to taking occupancy.    


7. The Council’s SPG entitled ‘New Residential Development’ states that most new dwellings, including conversions, should provide some private outdoor amenity space. This application provides no amenity space as part of the proposal. However, given the character of the application property and the size of the plot and given the benefits in terms of sustainability of encouraging the use of the upper floors, it is considered that it would not be appropriate or reasonable to refuse the application on this basis. Furthermore, there is an existing playground on the corner of Marsland Road and St. James’ Drive about 200m to the south-east of the site, whilst Walton Road Park lies 600m to the south. Therefore, occupiers of the proposed residential units will have relatively easy access to some play space and open green space.


8. An area of hardstanding exists to the rear of the property that can be used for bin storage for the first and second floor flats and the ground-floor commercial unit without unduly conflicting with parked vehicles on this same area of hardstanding. 


ACCESS, HIGHWAYS AND PARKING 


9. The Council’s Car Parking Standards state that one off-street car parking space should be provided for each of the proposed flats. The application site includes an area of hardstanding to its rear, accessed via a 2.9m wide alleyway which leads from Eaton Road. The hardstanding to the rear of No. 117 measures 52sqm and is capable of accommodating two car parking spaces positioned side by side, although these spaces have not been formally marked out. There is also sufficient space for vehicles to reverse out of these spaces and exit the alleyway onto Eaton Road in a forward gear. Outside of the application site, parking restrictions are in place on Washway Road and on a section of Eaton Road, including in close proximity to the application site. 


10. The area of hardstanding to the rear of the property is also utilised by the ground-floor commercial unit. In 2010 planning permission was granted under application 74227/COU/2009 for the vacant ground-floor to change from a D1 to an A1 retail use. A condition was attached to this approval requiring two car parking spaces to be marked out within the rear yard and made available at all times thereafter. To date, the above consent is yet to be implemented and as such the ground-floor commercial unit remains vacant, and no parking spaces have been marked out in compliance with the application’s condition. Following discussions with the Local Highway Authority, the applicant has submitted a planning application (ref:76933/VAR/2011) which seeks to remove the parking condition attached to permission 74227/COU/2009 so that the two parking spaces to the rear of the property can be designated to the flats proposed in the current application. As noted above, that application is also reported on this Committee agenda.


11. It is acknowledged that the ground-floor commercial unit has been vacant for some time and that, as such, there is presently no demand for off-street car parking in relation to this. It is also recognised that 117 Washway Road is sited in a relatively sustainable location, on a Quality Bus Corridor and within relatively close proximity to two Metrolink stations. Therefore it is considered that the opening of the ground-floor retail unit without off-street car parking would not result in a significant increase on on-street parking pressures in the area as staff should reasonably be able to reach the site via public transport. In any case, the majority of the other retail units within the vicinity do not have any dedicated off-street parking provision. This issue is discussed in more detail in the report on application 76933/VAR/2011. 


12. It is considered that in this location there is a greater need for off-street car parking to be associated with residential accommodation than with a retail unit as there are likely to be greater parking pressures in the surrounding residential streets in the evenings than in the daytime and because the occupiers of the flats would expect to be able to park in relatively close proximity to the residential units. It is considered that the parking area at the rear of the application site should be made available at all times for use by the occupiers of the proposed flats, with one space designated to each apartment. It is therefore recommended that, if planning permission is granted for the current application proposals, a condition should be attached to secure the above arrangement and to require the applicant to formally mark out the two parking spaces. Subject to compliance with this condition, the proposed formation of two new flats is considered to be acceptable and consistent with Proposals D1, D2 and D3 of the Revised Trafford UDP.


DEVELOPER CONTRIBUTIONS


13. If planning permission were to be granted, a total financial contribution of £3,648.14 would be required as part of this proposed development, split between contributions towards open/outdoor play space (£3,028.14) and Red Rose Forest off-site tree planting (£620) This would need to be secured through a Section 106 legal agreement.


CONCLUSION


14. The change of use of the first and second floor of 117 Washway Road would result in a net increase of two dwellings and would contribute towards the stock of accommodation available in the Borough in accordance with Proposal H6 of the Revised Trafford UDP. The proposal is therefore recommended for approval subject to the completion of a legal agreement covering financial contributions and conditions.

RECOMMENDATION: MINDED TO GRANT SUBJECT TO A SECTION 106 AGREEMENT

(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement to secure (I) financial contributions of £3,028.14 split between £1,882.10 towards open space and £1,146.04 for outdoor sports in accordance with the Council’s SPG: Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums; and (II) a financial contribution of £620 towards the Red Rose Community Forest/off-site tree planting, in accordance with the Council’s SPG: Developer Contributions towards Red Rose Forest . 


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

1. Standard time limit;


2.  Compliance with all Plans

3.  Two parking spaces in rear yard to be marked out & made available in perpetuity for use in connection with the residential flats

JK






		WARD: Sale Moor

		76761/HHA/2011

		DEPARTURE: No





		Retention of balcony and erection of roof and side panel to balcony.



		44 Skaife Road, Sale, M33 2FZ






		APPLICANT:  Mr K Miah






		AGENT: Holborow & Ormesher






		RECOMMENDATION:  Grant 










This application has been called in by Cllr Hooley on the grounds of loss of privacy to the neighbouring garden area and kitchen area.


SITE


The application site is located on the east side of Skaife Road, Sale within a predominantly residential area. The surrounding area comprises varying styles of property including traditional three storey dwellings that have a raised internal ground floor level and modern two storey dwellings.


The application property is a large four storey detached dwelling of mock tudor appearance. The residential garden is an irregular L-shape and the site contains a large flat roof building along the south east boundary of the site. 


The adjacent property to the south west is a gable roof two storey semi-detached property. The ground level of the application property is higher (approximately 1.2m) in relation to this neighbouring property. The site is enclosed by an approximately 1.6m tall fence and there is sporadic planting within the application site along the boundary with No. 44a Skaife Road. 


The balcony with the associated staircase is in situ on site. The balcony sits approximately 1.2m above the ground level of the adjacent property. A brick wall of approximately 2m in height had been erected on site adjacent to the balcony at the time of the site visit. 


PROPOSAL


Permission is sought for the retention of a reduced surface area of the existing balcony, an amendment to the current staircase to serve the balcony and for the erection of a screen wall to the south side of the balcony and a monopitch roof. The screen wall would measure from 4.4m to 3.4m tall respectively and would project 2.7m in length from the back of the house. The balcony is set in 0.3m from the south west elevation of the application dwelling and the reduced surface area for the balcony would measure 1.8m deep and 2.6m wide with a 0.9m by 0.9m landing area to the top of the re-located staircase. The stairs fall for three steps to a landing area measuring 0.9m by 1m which is located approximately 0.4m above ground level.


DEVELOPMENT PLAN


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



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.


Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, the Court of Appeal has determined their continued existence and relevance to the development plan and planning application decision making process until such time as they are formally revoked by the proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

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. 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

DP 1 – Spatial Principles


DP 2 – Promote Sustainable Communities


DP 4 – Make the Best Use of Existing Resources and Infrastructure


DP 7 – Promote Environmental Quality


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D6 – House Extensions


RELEVANT PLANNING HISTORY

None. 


CONSULTATIONS


Drainage:- R17

REPRESENTATIONS


Neighbours - 1 letter of objection has been received from the occupiers of a neighbouring property raising the following concerns:


- Privacy has been compromised for previous two years


- Loss of privacy to kitchen, external seating area and garden


- All of the rear garden can be viewed from the balcony


- Previous correspondence has highlighted that the current balcony is a direct replacement of an existing balcony. The balcony was constructed two years ago. A side wall has been built within the last three months. 


- Concerned over how this matter is progressing and disappointed with Trafford Council who referred to the balcony as ‘unauthorised development’ in a letter dated 24th February 2011.


Re-consultation has been carried out on the amended proposal. No representations have been received at the time of writing this report. Any additional comments received will be incorporated into the Additional Information Report.   


OBSERVATIONS


RESIDENTIAL AMENITY


1. The boundary treatment along the shared boundary with No. 44a Skaife Road is an approximately 1.6m tall fence with sporadic planting within the applicant’s garden. The rear elevation of No.44a Skaife Road sits approximately 1.6m forward of the application dwelling. The nearest ground floor habitable room window within the rear elevation of No.44a serves the kitchen.


2. The Council’s Guidelines on House Extensions outline the need to safeguard the amenities of neighbouring properties against loss of light and an unacceptable overbearing impact. The proposal involves the erection of a brick wall for the length of 2.7m, starting at 4.4m tall and falling to 3.4m in height. The projection of a 2.7m long wall at the proposed height is considered acceptable given the separation distance (2.2m) between the properties. As such the proposed screen wall would comply with the Council’s Guidelines and would not result in loss of light or undue overbearing to the amenities of the neighbouring occupiers.


3. The current balcony and landing area at the top of staircase does have an adverse overlooking impact to the neighbouring private garden and house at No. 44a Skaife Road. The entire rear garden of No. 44a Skaife Road can be viewed from the balcony at present and the internal kitchen area within the neighbouring property. The erection of the screen wall to the south side of the balcony would overcome the adverse overlooking impact to the kitchen window of No.44a Skaife Road and the garden area immediately to the rear of the neighbouring property. It would safeguard the privacy of the internal kitchen and prevent any overlooking of the garden area immediately to rear of No. 44a Skaife Road from the section of balcony closest to shared boundary.


4. The erection of the screen wall however, without additional measures, would not satisfactorily mitigate the adverse overlooking to the entire rear garden of the neighbouring property as it does not screen the entire balcony. In the current balcony arrangement there is a section of platform that is not screened by the wall, furthest from the shared boundary with No.44a Skaife Road, at the top of the current staircase that would be sited approximately 4.5m at the closest point from the shared boundary.  The balcony area directly to the rear of landing area would also be sited approximately 6m from the shared boundary. These respective platform areas, at approximately 1.2m above ground level, would not achieve a satisfactory relationship with the neighbouring private garden.


5. The amended proposal dated 23rd June 2011 involves re-siting the staircase from in front of the balcony to the north side including a landing area to the top of the staircase measuring 0.9m by 0.9m. The landing area would be enclosed from the main balcony area by a gated access. This amendment removes a section of the current balcony measuring 1.6m deep and 1m wide that is not screened by the wall. The landing area to the top of the staircase in the amended proposal is required for access and given that the access is gated, this area would not be used in the same recreational manner as the rest of the balcony. In addition, the amended proposal involves the erection of a 2m tall fence for the length of 4m in close proximity to the rear elevation of the property and the planting of evergreen species to a height of approximately 2m along the southern boundary of the site. This would represent an additional 0.4m in height above the existing boundary treatment.


6. The amended balcony arrangement and alterations to the boundary treatment would sufficiently mitigate the unacceptable overlooking impact to the neighbouring garden. The omission of the section of balcony furthest from the shared boundary removes an area that does adversely overlook a significant part of the neighbouring garden with no screening from the proposed wall. However the omission of this section removes this unacceptable relationship. The section of balcony that is closest to the boundary in the amended proposal would be sited approximately 4.5m from the shared boundary, however the siting of the screen wall limits the outlook from this section of the balcony. Therefore, combined with the proposed fencing and landscaping measures along the boundary, the amended balcony arrangement would not result in an unacceptable degree of overlooking to the neighbouring garden.  The landing area in the centre of the amended staircase would be sited approximately 0.4m above ground level, which combined with the amended boundary treatment would not adversely overlook the adjacent garden area.


DESIGN


7. The proposed screen wall and addition of a pitched roof are considered to be sympathetic to the character and appearance of the host dwelling.  The monopitch roof would match and line through with the roof of an existing single storey element of the dwelling. The scale and design of the proposal and the monopitch roof acceptable is considered acceptable given the design and scale of the existing property. Matching materials are to be used in the construction of the screen wall and roof (roof tiles and cement render).

CONCLUSION


8. It is considered that the amended proposal would not result in any demonstrable harm to residential amenity or the street scene.  The proposal therefore complies with the requirements of Proposals D1 and D6 of the Revised Trafford Unitary Development and the Council’s related supplementary Planning Guidance ‘House Extensions’.


RECOMMENDATION: GRANT, Subject to the following conditions:-


1. Development (screen wall and amended balcony arrangement) should commence within 3 months of the date of the permission.

2. List of approved/amended plans.

3. Matching materials.

4. Submission of details of boundary treatment and erection of 2m tall fence.

5. Submission of details of landscaping along the shared boundary with No. 44a Skaife Road.

RW






		WARD: Broadheath

		76788/FULL/2011

		DEPARTURE: No





		Erection of single storey side and rear extension to provide additional retail space, with part rear extension within curtilage at no. 4 Deansgate Lane.  Alterations to existing flat roof.



		2 Deansgate Lane, Timperley, Altrincham, WA15 6SB





		APPLICANT:  Mr Hemant Patel





		AGENT: Trinity Architecture & Design Ltd





		RECOMMENDATION:  REFUSE









Councillor Houraghan has requested that this application be determined at Planning Committee the reasons are outlined within the report


SITE

The proposal site incorporates a convenience store situated on the corner plot at the junction of Deansgate Lane and Brook Lane, within a small parade of four commercial units, designated as a Neighbourhood Shopping Centre within the Proposed Adopted UDP.  The convenience store occupies the ground floor with residential/storage use at first floor level, the premises have been extended at single storey level along the south side of the property to create additional shop floor area.  


Four carparking spaces are provided to the front of the premises (west side) with a rear delivery area (east side) accessed by vehicles from Brook Lane.  The area to the south side of the premises is used for storage of commercial waste bins and package trolleys with a delivery door/hatch situated on this south facing elevation.  The site has a boundary wall with railings on top (approx 1.8m in height) which extends for the entire length of the southern boundary of the site (adjacent to Brook Lane) with two vehicular gate accesses on this boundary.  A third gated access is situated facing the front forecourt area.


The adjoining property on the north side of the proposal site (no.4 Deansgate Lane) is a hot foot takeaway at ground floor and residential flat above at first floor level (no. 4a Deansgate Lane), both of which are also under the applicants ownership.  Beyond this is a hairdressers (Hair Charm, no. 6 Deansgate Lane) and a vacant unit (no. 8 Deansgate Lane) which makes up the four units in this small neighbourhood shopping parade, the surrounding area is predominantly residential in nature.


PROPOSAL


The application involves the erection of a single storey extension along the entire side elevation of the building with Deansgate Lane (south side) and also a single storey extension along part of the rear elevation of the building and also along the rear elevation of the adjoining premises 4 Deansgate Lane.


Single Storey Side Extension


This extension will project out 2.1m towards the boundary with Brook Lane, in line with the existing front elevation of the building.  The extension will extend along the entire flank elevation with Brook Lane.  Given the irregular configuration of the site layout, the extension will increase from 2.6m projection from the south western extremity of the building nearest Deansgate Lane to approximately 5.2m projection, level with the existing rear elevation of the building.  The footprint of the extension is almost triangular in formation; a distance of 20cm approximately will be retained to the boundary with Brook Lane.  The extension will have a flat roof to match existing and will measure 3.3m to ridge.


Single Storey Rear Extension


The proposed rear extension will project out 5.2m approximately beyond the existing external staircase to the rear of the building.  The extension will then extend for a distance of approximately 13.2m along the rear elevation of 2 Deansgate Lane and also 4 Deansgate Lane.  Again the extension will incorporate a flat roof to match the existing.  The extension will retain a distance of 4m at the nearest point with the boundary with 43 Brook Lane.  The extension will retain a distance of 5.7m at the nearest point to the boundary with Brook Lane.


The side extension with Deansgate Lane will facilitate an increase in the retail floor space of the building whilst the rear extension will be used as a storage area.


The works to the existing entrances to the site include closing the existing vehicular gated entrance on Brook Lane in front of the service/delivery hatch.  The existing access point into the rear service and delivery area will be widened from 4.5m to 7.1m.  An existing gated access onto Deansgate Lane adjacent to the existing ATM will also be closed; this particular access is not currently used.


DEVELOPMENT PLAN


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



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.


Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, the Court of Appeal has determined their continued existence and relevance to the development plan and planning application decision making process until such time as they are formally revoked by the proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

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. 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

DP 1 – Spatial Principles


DP 2 – Promote Sustainable Communities


DP 3 – Promote Sustainable Economic Development


DP 4 – Make the Best Use of Existing Resources and Infrastructure


W5 – Retail Development


RT 2 – Managing Travel Demand


RT 4 – Management of the Highway Network


MCR 3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION


Neighbourhood Shopping Centre


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


S4 – Local and Neighbourhood Shopping Centres


S10 – Local and Neighbourhood Shopping Centres


RELEVANT PLANNING HISTORY

H/44950 – Erection of single storey extension to side of existing shop to provide additional retail floor space – Approved with conditions 18/12/1997.


H/46817 – Demolition of existing rear outrigger, store and garage and erection of a part two/part single storey rear extension to form additional retail area, storeroom, staffroom and office on the ground floor with additional living accommodation over, erection of external staircase to first floor to access living accommodation.  Erection of detached single storey store to rear.  Formation of 6 space car park with widened access to Brook Lane and associated landscaping – Approved with conditions 31/03/1999


H/59291 – Erection of new disabled ramp to front elevation, hard surfacing in front of shops for additional, parking, brick wall with steel railings above and gates to side boundary fronting onto Brook Lane and gates facing Deansgate Lane.  Creation of vehicular access onto Brook Lane, erection of timber panel fence towards the rear and demolition and rebuild of brickwall along rear boundary – Refused 14/06/2004


H/60357 - Widening of existing access onto Brook Lane, creation of car parking area, new perimeter wall and creation of access ramp to the front. – Approved with conditions 21/10/2004


H/60987 – Installation of ATM to shop front – Refused 18/02/2005


H/62134 – Installation of ATM to shop front – Approved 23/06/2005


76230/FULL/2011 - Erection of single storey side and rear extension to provide additional retail space with part rear extension within curtilage of No. 4 Deansgate Lane. Alterations to existing flat roof. – Withdrawn 09/02/2011 as application was recommended for refusal.


CONSULTATIONS


LHA - The proposals look to provide a side extension which removes the storage facility for the service cages, and all the bin store facilities. 


 In addition the rear extension removes the servicing area for the store and also makes vehicle parking within the rear of the site extremely constrained and does not allow vehicles to leave the site in forward gear.  Servicing of a retail site should be carried out off the public highway and therefore the proposals are not acceptable on highways grounds.  The submitted Transport Statement states that only box vans service within the site, however, there are clearly rigid vehicles accessing the site from the photographs submitted in the application.


As part of the proposals part of the boundary wall is proposed to be removed to create more parking, this is not acceptable on highways grounds as it widens the vehicular access at the site and does not focus vehicular activity within the site.  This widening is deemed unacceptable on pedestrian safety grounds.



The application states that there are two car parking spaces provided off-street within the site, however the reduced space provided for the parking does not allow for maneuvering within the site and therefore will also affect the residential properties.


In their current form the proposals are not acceptable on highways grounds.


(Drainage):-  This site is in an area identified as at risk from surface water flooding – Standard Informatives R2 and R17 to be attached to any approval.


Pollution and Licensing - There are no objections to the application. 


It is unclear from the plans as to whether there are any air handling / refrigeration units proposed. 


 


Air Handling Unit - It is recommended that all proposed externally mounted equipment shall be acoustically treated in accordance with a scheme designed so as to achieve a noise level of 10 dB below the existing background (LA 90) in each octave band at the nearest noise sensitive location.  The existing background should be taken at the quietest time that the equipment would be operating.  Details of the scheme should be submitted to this section for approval prior to the commencement of any works.

REPRESENTATIONS


By e-mail dated the 16th May 2011, Councillor Houraghan has requested that the planning application be determined at Planning Committee and has stated that the previous withdrawn application by Mr Patel did not define all the points on the land in question.  Mr Patel owns all the land used by the shops and the access/egress points could actually be altered to accommodate parking, metal trolleys on site are being returned to the previous company that Mr Patel used.


One letter of support received for the application from a resident of Moss Lane, main points:-


· The store provides a service which is very much needed, particularly to the elderly members of the community.


· The extension would provide for a greater level of service and an improvement to a vital community facility.


· Shop needs to remain competitive and with competition from the supermarkets increasing, local shops need to be given support from the local community and the local Council.


Two letters of objection received from neighbours from 32 and 43 Brook Lane, the main points raised include:-


· The area proposed for the extension in the original planning approval specified that it should be used for loading and unloading.


· Increase in traffic currently there are major problems with cars being parked on the junction with Brook Lane and Deansgate Lane.  There has been a number of near misses with cars parking around the store and this has caused a visual obstruction for cars leaving Deansgate Lane.


· The delivery of goods to the store starts at 5.30am every morning with the paper delivery.  At 7.30am there are two bread delivery vans none of which use the loading area.  At least every week a 40 ton lorry delivers, and every day an articulated 16 wheeler lorry delivers at peak rush hour time of 8.30am (school run) and blocks visibility from Deansgate lane and a major obstruction on Brook Lane.


· The issue of litter has been raised with the owners who have advised that this is an issue for the Council.


· Reversing out from property (43 Brook Lane), HGVs cause visibility issues. 


· Delivery vehicles regularly park over residential driveway adjacent to the site (43 Brook Drive)


· The delivery area would be pushed closer to a residential boundary exacerbating the existing noise and disturbance from deliveries.


· Further noise pollution from any additional Air conditioning/refrigeration not acceptable; existing units are a great source of irritation due to their constant noise which can be heard from adjacent residential property even with windows closed.


· The extension would result in a loss of light to neighbouring residential property


· The extension would be over dominating to 43 Brook Drive


· There is a restrictive covenant restricting the trade of a ‘baker’ from the site.


· The site has had a number of trees removed to make way for previous extensions.  The untidiness of the Nisa store is in contrast to the well maintained tidy gardens of residential properties.


· The store should remain as a convenience shop and not attempt to be a supermarket due to the residential location.


· Not against minor alterations to the shop which are more aesthetically pleasing and sympathetic to the surrounding area.


APPLICANTS SUBMISSION


The following reports have been included as part of the applicant’s submission for planning approval:-


Design and Access Statement

This statement begins with a summary of National Planning Policy documents including Planning Policy Statement 1 (PPS1):Delivering Sustainable Development and Planning Policy Guidance 13 (PPG13): Transport.  A brief summary is then provided on the Council UDP and the emerging Core Strategy.


The statement continues with an appraisal of the built form on Deansgate Lane/Brook Lane and of the immediate site context.  Under the heading design the applicant gives a brief description of the proposals and the need for the extensions.  Reference is made that the area for loading/unloading has never been used for these purposes.  The extension is described as harmonising with the existing building vernacular with the use of a flat roof, the rear extension will not project beyond the building line on Brooks Drive.  Fenestration of a contemporary design will be introduced to both the Deansgate Lane and Brooks Drive elevations.


Retail Statement


Deliveries will continue from the road side with 11 spaces provided to Deansgate Lane (including 1 disabled space) and three car-parking spaces to be retained within the site.   The site currently employees 4 full time staff and 1 part time member of staff, the proposal will result in a further 3 full time and 6 part time positions with all vacancies to be sourced locally.


The size of the store is proving to be restrictive (site has currently 124sqm of net retail space).  The store has seen no real growth in turnover in the last five years apart from inflationary increases yet costs have increased by 14.2% in the same period.  The recession has resulted in a further loss of margin with smaller independent retailers not experiencing the growth that the supermarket/retail food industry is experiencing.


The additional floorspace will enable our client to provide a wider range of goods and services and the increased storage area will allow for buying food in bulk which will drive down the cost to the consumer whilst maintaining an acceptable margin.


To operate a brand such as Nisa, the optimum requirement is 230sqm net retail space which the current proposals will largely achieve.  The retail space created would expand the current basic range to include an in store bakery providing fresh baked bread, cakes and pastries, a hot meats counter, fresh fruit and vegetables and a wide range of dairy produce.


Recently Aldi and Waitrose have opened new sites in Broadheath all of which results in a diluting of the market and smaller retailers losing sales as a consequence.


Transport Statement

Proposal will involve closure of 2xno accesses to the site, the gated access on Brook Drive to the existing storeroom entrance and a secondary vehicular access to service area on Deansgate Lane via the forecourt.  This access is currently gated and is not used.  The existing access onto Brook Lane is to be widened to facilitate on-road deliveries.  All existing LGV deliveries take place off-road, either from the fore-court or service area.  HGV deliveries take place from Brook Lane.  The existing service area to the rear of the building will be reduced in size and will not be able to accommodate a box van.  The single daily delivery that uses this service area will deliver on Brook Lane.  The existing parking for the two apartments above the store to be maintained to the rear of the shop.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application site is located within a neighbourhood shopping centre, the use of the site currently is A1 (Retail), the proposal would involve an increase in retail floorspace in line with the existing use of the site.  Policy S4 and S10 (Local and neighbourhood Centres) of the UDP highlights the Council’s commitment to ensuring the provision of such neighbourhood shopping centres so that adequate facilities are conveniently located to serve the day to day needs of the Boroughs residents.  The existing use of the site obviously fulfils the requirements of these policies and therefore the proposal to extend and expand the existing premises and business is not at odds with these Council policies.


2. Policy EC10 of PPS4 (Planning for Sustainable Economic Growth) outlines a number of impact considerations that planning authorities should give weight to during the consideration of planning applications that relate to economic development.  These include securing a high quality and inclusive design which takes the opportunity for improving the character and quality of an area and the accessibility of the proposal by a choice of means of transport.  Policy EC13 relates specifically to applications which affect shops and services in local centres and villages and highlight a number of issues to be considered.  It puts particular emphasis on Local Authorities responding positively to planning applications for the conversion or extension of shops which are designed to improve their viability.


IMPACT ON RESIDENTIAL AMENITY


3. The nearest residential property to the application site is 43 Brook Lane to the south side of the site.  This property is one-half of a pair of semi-detached properties, the side elevation of which faces towards the application site.  The property has a single storey part side and part rear extension which has a clear glazed kitchen window facing towards the application site.  It also has a further kitchen window on the rear elevation and one facing towards Brook Lane.  Boundary treatment consists of an approximately 2.5m high brick wall.  It is considered that given the distance retained from the boundary with 43 Brook Lane, the existing boundary treatment and the extension being single storey that the extension in terms of its physical form would not cause any demonstrable harm to the residential amenity of the occupants at 43 Brook Lane.


4. The extension will project out 6.7m approximately beyond the rear elevation of the two storey outrigger at 4 Deansgate Lane.  6 Deansgate Lane which adjoins 4 Deansgate Lane on the other side is currently used as a hairdressers.  The building has a part two storey rear outrigger with a single storey rigger beyond this, both of which are off-set from the shared boundary with 4 Deansgate Lane by approximately 1.5m.  The ground floor layout at No.6 includes a clear glazed window on the rear facing elevation which serves part of the salon area (the only window to this room), a side facing window on the outrigger serves a back room area used for washing clients hair (the only window to this room) and finally the remaining part of the outrigger is a staff room and kitchen area which has two clear glazed windows facing towards the boundary with 4 Deansgate Lane.  These windows currently face out towards the two storey extended outrigger to the rear of 4 Deansgate Lane, the boundary treatment at this point is a 1.8m high concrete post and timber infill panel fence.  The proposal will result in a further expanse of built form for 6.7m at 3m in height.  This will inevitably have in impact on the amount of natural light received by these rooms.  However the building is not used for residential accommodation and on this basis it is not considered reasonable to refuse.


5. 2a Deansgate Lane the residential flat above the application site and 4a Deansgate Lane the residential flat above the takeaway are not considered to be adversely impacted as a result of the proposed extensions.  Both extensions are at ground floor level so do not impinge on natural light to the flats.  It has to be accepted that both flats are above existing commercial uses and will therefore suffer some adverse affects such as noise/odours and general comings and goings at the businesses.  Both flats are within the ownership of the applicant; notwithstanding this the same conclusion would be reached regardless of the occupants/ownership of both flats.


6. In addition as the proposal will result in a loss of car parking/servicing area within the site, this is likely to result in more deliveries taking place from the public highway, which is likely to further exacerbate the inconvenience caused to residents of nearby properties to the detriment of their amenity (including blocking of driveways, congestion on Brook Lane)


7. As indicated previously in the report PPS4 encourages Local Authorities to respond positively to planning applications for the conversion or extension of shops which are designed to improve their viability.  However this emphasis on encouraging such economic development is not at the expense of consideration of residents amenity, which in this particular instance the impacts of the development, would have an adverse impact on residential amenity.


IMPACT ON STREESCENE


8. The side extension will be most visible from Brook Lane.  The extension will project significantly beyond the building line of established residential dwellings along Brook Lane and at a height of 3m will be highly prominent within the street scene.  The side area of the premises which has previously been extended has a flat roof design but is more aligned with the building line along Brooks Drive which is relatively linear both to the east and west sides of the application site.  The existing premises are positioned closer to the Brooks Lane boundary at its junction with Deansgate Lane increasing its prominence within the streetscene.


9.  Coming to within 20cm of the Brook Lane boundary, the proposed side extension will result in the original building having been doubled in size in terms of its original width, which does not include the extension to the rear.  This single storey flat roof element would be wider than the original 2 storey element facing towards Deansgate Lane frontage and would be a disproportionate addition.  The extension will not be screened by any natural screening and the resulting large expanse of flat roof will form an incongruous feature within the streetscene. The extension does not complement the design of the host dwelling which was originally a residential dwelling this is exacerbated given the traditional residential vernacular of the buildings surrounding the site.  The Council had previously approved the existing flat roof extension to the side of the building, however this extension was limited in terms of its size and was considered appropriate in this context.


10. The proposal is considered to result in a cramped form of development and due to its size, position and design that will be prominent within the streetscene and clearly visible from the dwellinghouses on the opposite side of Brook Lane.


CAR PARKING AND HIGHWAYS


11. The Local Highway Authority have objected to the proposal on a number of issues.  The erection of the side and rear extensions will result in the loss of the existing service/loading area within the site.  On the most recent planning approval in relation to works to boundaries, access and parking, condition 3 of planning approval H/60357 requested details for the loading, unloading movement and parking for vehicles within the site to be submitted to and approved in writing by the Local Planning Authority.   No scheme was ever submitted by the applicant for approval by the Local Planning Authority.  


12. The transport consultants for the applicant acknowledge that the existing service area will be reduced to the rear with three car-parking spaces retained.  The parking layout will involve a tandem layout for two spaces with a third space located immediately to the front elevation of the single storey rear extension, these spaces are for the use of the two residential flats 2a and 4a Deansgate Lane. The parking layout does not allow for any of the cars to leave the site in forward gear.  In addition if all three spaces are occupied any deliveries by smaller vehicles would be restricted in terms of the manoeuvring space available with a high possibility of vehicles overhanging and obstructing the pavement across the widened vehicular entrance.  Servicing of a retail site should be carried out off the public highway and therefore the proposals to have deliveries on the road are not acceptable on highway grounds.


13. The Transport Statement states that only box vans service within the site, however there are clearly rigid vehicles accessing the site from the photographs submitted in the application.  Therefore to lose this loading and unloading space will create an unacceptable situation of all deliveries taking place on the highway.  It is acknowledged in the applicants Transport Statement that there is currently 2-3 daily deliveries on Brook Lane and that this would increase to 3-4 day.  The statement also suggests that the use of a box van delivering on Brook Lane does not impair the visibility of a vehicle emerging from Deansgate Lane.  The plan submitted shows a box lorry parked immediately adjacent to the vehicular access to 43 Brook Lane, the occupant of this property has expressed concerns about visibility when reversing out form their property.  It should be noted that during the time of the planning officer’s visit a large Nisa Today lorry undertook a delivery on Brook Lane and parked immediately beside the Deansgate Lane junction clearly causing restrictive visibility for motorists at the junction, a photographic record of this was made.  It is not possible to control where lorries park on the street in order to reduce any visibility issues therefore the submitted plan only proves that a lorry parked in a certain position may be acceptable but this cannot be enforced.


14. The proposal to widen the existing vehicular access from 4.5m to 7.1m increases risk to pedestrian safety, with pedestrians having a wider access point to navigate, this is especially relevant in a residential area with a high footfall of pedestrians.  The proposal is therefore considered unacceptable in relation to pedestrian safety.


REFUSE FACILITIES


15. The single storey side extension will result in the loss of the existing area for storage of trolleys and bins which are currently stored in the space between the Brook Lane boundary and the side elevation of the existing premises.  Within the Transport Statement reference is made to a weekly refuse collection taking place and that recyclable cardboard and shrink wrap is collected by the delivery vehicles.  No reference is made however to where the bins will be relocated and the trolleys stored.  Given the footprint of new built development, provision of car parking and manoeuvring space there is a lack of useable space now within the site to accommodate these ancillary items.  This is likely to result in storage trolleys and bins being sited in the areas designated for car-parking within the site, or otherwise possibly on the public highway to the further detriment of the amenity of the nearby residents and to the detriment of and convenience of other highway users.


     CONCLUSION


16. In relation to the proposals impact on the general street scene, it is considered to have a detrimental impact due to its design size and position which would result in a highly visible and prominent structure out of keeping with the character of the area.  The proposed extensions are also likely to result in on-street deliveries to the detriment of other highway users.  In addition the alterations to the highway are deemed unacceptable on pedestrian safety grounds.


RECOMMENDATION: REFUSE for the following reasons:-

1. The proposal, in particular the forward extension of the development on this corner plot and by reason of its size, design and cramped from of development would form an unduly prominent feature in the streetscene and would detract from the character and appearance of the property and the streetscene. As such the proposal is contrary to Proposal D1of the Revised Trafford Unitary Development Plan.


2. The proposed development would restrict the ability for deliveries (loading and unloading) to be undertaken on-site in a satisfactory manner with the result that delivery vehicles would have to park on surrounding highways to the detriment of residential amenity and the convenience of other users of the highway.   As such the proposal would be contrary to Proposals D1 and D2 of the Revised Trafford Unitary Development Plan, and the Council's approved 'Car Parking Standards'.


3. The proposed alteration to widen the existing vehicular access to Brook Lane will result in a greater access point for pedestrians to negotiate to the detriment of pedestrian safety.  As such the proposal is contrary to Proposals D1 and D2 of the Revised Trafford Unitary Development Plan


4. The proposed car-parking and service/delivery area layout will restrict the ability of users to leave the site in forward gear to the detriment of highway safety.  As such the proposal is contrary to Proposals D1 and D2 of the Revised Trafford Unitary Development Plan.


5. The proposed development will result in the loss of existing external refuse storage facilities/area, such provision will now be restricted to an area within the proposed service and parking area further restricting parking and manoeuvring space within the site as such the proposal is contrary to Proposals D1 and D2 of the Revised Trafford Unitary Development Plan.


CM






		WARD: Village

		76838/HHA/2011

		DEPARTURE: No





		Erection of a single storey side and part front extension.



		3 Swaylands Drive, Sale, M33 3RR





		APPLICANT:  Mr Brynn Hodgson





		AGENT: n/a





		RECOMMENDATION:  GRANT










This application is to be determined at planning committee as the applicant is related to a Council employee.


SITE


The application site is located on the south side of Swaylands Drive, Sale within a predominantly residential area.  The site comprises one half of a pair of semi-detached dwellings with a front and side driveway, garden area to the rear and part garden to the front.  Beyond the rear (southern) boundary is Fairywell Brook; the rear gardens of the residential dwellings on Fairbourne Drive are located on the other side of the Brook.


To the east side of the site is the adjoining property 1 Swaylands Drive, to the west side is 5 Swaylands Drive.  No.5 has a lean to car-port along the entire flank elevation which extends up to the shared boundary with the application site.  The boundary treatment between both properties consists of an approximately 1.8m high concrete post and horizontal timber in-fill panel fence.  No. 5 also has a detached garage set back into the rear garden and immediately adjacent to the boundary with the application site.


The garden area to the rear of the application site falls within Flood Zone 3, a flood risk assessment is not required for this level of development (Household extension).


PROPOSAL


The application relates to the erection of a single storey side and part front extension.  The extension will project out 2m from the western flank elevation and will extend along the entire side elevation, projecting 0.5m beyond the front elevation.  The extension will retain a distance of 780mm to the side shared boundary with 5 Swaylands Drive.  


A canopy will extend along the front elevation above the front door to the property.  The extension will have a hipped roof and include 2xroof lights on the side roof slope.  New double doors to be installed on the rear elevation in lieu of the existing kitchen window.  These particular works to install new doors do not require formal planning approval and can be undertaken as permitted development.


Amended plans have been received during the course of the application proposing a minor amendment to the roof of the extension on the rear elevation.  This amendment proposes a gabled end in lieu of the hipped end to allow for a vaulted ceiling at this point within the extension.  In addition a third roof light will be positioned on the roof plane to provide additional light to the kitchen area.  There will be no overall increase in height or footprint of the extension as originally submitted.


DEVELOPMENT PLAN


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



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.


Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, the Court of Appeal has determined their continued existence and relevance to the development plan and planning application decision making process until such time as they are formally revoked by the proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

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. 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

DP 1 – Spatial Principles


DP 2 – Promote Sustainable Communities


DP 4 – Make the Best Use of Existing Resources and Infrastructure


DP 7 – Promote Environmental Quality


PROPOSALS MAP NOTATION


River Valley Flood Plains


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D2 – Vehicle parking


D6 – House Extensions


RELEVANT PLANNING HISTORY


None


CONSULTATIONS


Built Environment (Drainage):- R17, Flood zone affects Swaylands Drive


REPRESENTATIONS


None


OBSERVATIONS


RESIDENTIAL AMENITY


1. The proposed extension will be located adjacent to the shared boundary with 5 Swaylands Drive to the west side of the site.  At ground floor level 5 Swaylands Drive has a secondary kitchen window which is clear glazed and located at the southern extremity of the side elevation.  A kitchen door is positioned centrally and then two smaller obscured glazed windows, one of which is circular, are located near to the front elevation of the house.


2. The existing car-port structure at 5 Swaylands Drive is constructed of a light weight plastic/perspex mono-pitch roof supported on posts.  The car-port encloses all the ground floor windows and kitchen door at 5 Swaylands Drive. 


3. The proposed extension as stated will be positioned 780mm from the shared boundary with 5 Swaylands Drive.  The extension will measure 2.5m to eaves and 3.9m at ridge level.  The existing boundary fence with 5 Swaylands Drive which measures 1.8m in height and the plastic/perspex roof of the car-port will partially screen the extension from the occupants at 5 Swaylands Drive.  The extension by virtue of being a single storey structure is not considered to raise any adverse impact on the residential amenity of the occupants at 5 Swaylands Drive.


STREETSCENE/DESIGN


4. The proposed extension it is considered to be sympathetic addition to the host dwelling.  A hipped roof is incorporated to match the roof of the existing dwelling as viewed from the front elevation, to the rear of the extension a gabled end is to be formed.  This raises no issues in terms of the overall design of the extension in it’s context with the original dwellinghouse.  Matching materials to be used in the construction of the extension (roof tiles, cement render and facing brick).


5. Part of the proposal involves the erection of a canopy above the front entrance door which aligns with the part front extension.  The canopy will have a tiled roof to match the remainder of the extension and host dwelling.  The forward projection of the extension by 0.5m and the new canopy are not considered to raise any adverse impact on the general streetscene.  The properties along Swaylands Drive do not follow a rigid linear building line due to the curvilinear formation of the road.  A number of properties along Swaylands Drive have undertaken front extensions including 2 Swaylands Drive opposite the application site and also 23 Swaylands Drive which has undertaken an identical extension to that proposed at the application site.


CAR PARKING


6. Trafford Council parking standards require the provision of two off-street car-parking spaces (generally 2 spaces but depends on the size of the property).  As this particular proposal will result in the loss of a car parking space along the side of the dwellinghouse, an additional space must therefore be provided within part of the front garden area to supplement the additional space to the front driveway.  


7. The property is a three bedroom house and two off-street spaces would be considered acceptable provision in these circumstances.  Sufficient space to the front is provided to achieve this additional space, whilst also retaining an element of soft landscaping.  If planning permission is to be granted an appropriate condition would be attached requesting a car-parking layout plan to be submitted to and approved in writing by the Local Planning Authority prior to any works commencing on site.


CONCLUSION


8. It is considered that the proposed extension will not result in any demonstrable harm to residential amenity, streetscene nor result in an increase in on-street parking.  The proposal therefore complies with the requirements of Proposals D1, D2 and D6 of the Revised Trafford Unitary Development and the Council’s related supplementary Planning Guidance ‘House Extensions’.


RECOMMENDATION: GRANT, Subject to the following conditions:-


1. Standard 3 year time limit.

2. List of approved plans.

3. Matching materials.

4. Submission of car-parking plan showing provision for two off-street car parking spaces.


CM






		WARD: Davyhulme East

		76915/FULL/2011



		DEPARTURE: No





		PROVISION OF ROOF OVER CENTRAL COURTYARDS OF BARTON SQUARE TO COMPRISE CENTRAL GLAZED DOME ROOF, AND TWO GLAZED BARREL ROOFS AND CREATION OF FIRST FLOOR WALKWAY TO PROVIDE MAINTENANCE ACCESS  






		Barton Square, Phoenix Way, Barton Dock Road, Trafford Park





		APPLICANT:  Capital Shopping Centres Group Plc





		AGENT: Leach Rhodes Walker





		RECOMMENDATION:  GRANT 









SITE


The application relates to Barton Square, a retail warehouse development situated to the north east of the Trafford Centre in Trafford Park.  Barton Square is occupied by a number of retailers selling furniture and household goods over two floors.  They include Habitat, Marks and Spencer’s and BHS.  Legoland, an indoor leisure development also occupies a large unit on the first floor.  Barton Square is linked to the Trafford Centre by an enclosed elevated walkway which extends over Barton Dock Road.  The development adopts a similar design and style to the Trafford Centre with neoclassical statues and reconstituted stone, marble and glazing throughout.  


PROPOSAL


The application seeks consent to install a glazed domed roof over the central circular outdoor courtyard and two barrel glazed roofs over the two rectangular outdoor courtyards either side.  The centre dome would be supported above a new 3m high circular colonnade situated on top of the existing first floor roof.  This colonnade would be constructed in reconstituted stone balustrades with solid plinths at column/pilaster positions and decorated panel features.  


The two barrel roofs would be situated directly above the existing rectangular courtyards and would be constructed in glazing with painted steel beams and mullion supports.  


DEVELOPMENT PLAN


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



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signaled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.

Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, the Court of Appeal has determined their continued existence and relevance to the development plan and planning application decision making process until such time as they are formally revoked by the proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

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


DP7 – Promote Environmental Quality


UDP NOTATION 


Trafford Centre and its Vicinity


PRINCIPAL REVISED UDP POLICIES


TCA1 – Trafford Centre and its Vicinity


D1 – All New Development


PRINCIPAL SUBMISSION CORE STRATEGY POLICIES


L7 - Design


RELEVANT PLANNING HISTORY


H/74963 – Introduction of first floor glazed covered access on Barton Dock Road frontage, together with an additional access lift between levels at car park entrance.  Granted 19 May 2010


H/71126 – Creation of first floor open pedestrian walkway and installation of bronze busts within existing retail developments. Granted 5 June 2009 


H/70770 – erection of glazed screens at existing pedestrian entrance points to Barton Square development.  Granted 24 March 2009


H/ARM/60503 - Erection of Class A1 retail warehousing to include facilities of Class A3 use together with car parking and service access (Reserved Matters application pursuant to outline planning permission H/UDC/OUT/43536). Approved 11 November 2004


H/UDC/OUT/43536 – Erection of Class A1 Retail Warehousing to include facilities for Class A3 (Food and Drink) together with car parking and service access.   Granted by the Secretary of State in December 2001


APPLICANT’S SUBMISSION 


Design and Access Statement


· The applicant states that the proposed roof will provide cover and protection from prevailing weather conditions to customers once they are inside the development.  


· The applicant states that the proposal has adopted design features which are consistent with Barton Square and nearby Trafford Centre development.  


CONSULTATIONS


Built Environment: No comments received


REPRESENTATIONS


None


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The addition of a central domed roof and two barrel roofs over the existing development is not intended to result in the creation of any additional retail floorspace within Barton Square.  The level of retail floorspace is restricted (maximum floorspace limit of 18,580sq.m) by the original outline planning permission H/UDC/OUT/43536 as is the range of goods that are allowed to be sold.  Nevertheless, following several recent legal challenges on other retail warehouse developments, it is considered appropriate to conditions which carry forward those original restrictions on floorspace and goods to be sold.  It is also considered appropriate to attach a condition governing the extent to which the enclosed courtyards might be used for small additional retailer food and drink outlets.  The full wording of this condition is currently being prepared and will be provided in the Additional Information Report. Subject to these conditions the proposal is considered to be acceptable in principle.


DESIGN AND APPEARANCE


2. The external elevations of Barton Square will remain unaltered and the proposed roofs and central colonnade would only be visible from limited elevated vantage points in the surrounding area, such as the first floor car park at Trafford Centre to the south west.  Its main impact would be noticeable from within Barton Square.  The central dome feature situated above a new circular colonnade will provide an attractive feature and the choice of materials (glazing) will ensure an open feel is maintained to the development.    The proposed development is considered to be acceptable in this respect.


HIGHWAYS AND CAR PARKING


3. The development would not provide any additional retail floorspace, only cover to the existing courtyard areas.  Therefore there is no requirement for additional car parking at the site.  The proposal is therefore considered to be acceptable in this respect.


RECOMMENDATION:  GRANT, with the following conditions:

1. Standard time period


2. Materials condition


3. Approved plans condition


4. The gross retail floorspace (A1) shall not exceed 18,850sq.m;


5. The retail development shall not be divided or subdivided into smaller units of less than 929sq.m


6. The development hereby permitted shall be used for non-food retail warehouse purposes only, to include ancillary facilities for uses within Class A3 of the Town and Country Planning (Use Classes) Order 1987 as amended, and for no other purpose including any other purpose within Class A1 of that Order.  Furthermore, unless otherwise authorised in writing by the Local Planning Authority, the development shall not be used for the retailing of any of the followings: clothing and footwear; fashion accessories, including jewellery; cosmetics, toiletries and pharmaceutical products, books, newspapers, magazines; confectionery and soft drinks. 


7. Condition restricting the scope for the provision of retail and/or food and drink outlets within the covered courtyards (full wording to be provided in the Additional Information Report).


VM





		WARD: Priory

		76933/VAR/2011



		DEPARTURE: NO





		REMOVAL OF CONDITION 2 OF PLANNING PERMISSION 74227/COU/2009 TO ALLOW CAR PARKING SPACES TO BE ASSOCIATED WITH DEVELOPMENT PROPOSED UNDER 76704/COU/2011





		117 Washway Road, Sale, M33 7TY





		APPLICANT:  Mr. Nick Sissons





		AGENT: Mr. Jonathan Renshaw





		RECOMMENDATION:  GRANT 










SITE


The application site comprises a three storey property situated within a terrace of commercial units on the south-eastern side of Washway Road (A56), between the side streets of Eaton Road and Urban Road. The character of the area is one of commercial uses fronting Washway Road at ground-floor level with a mixture of office and residential apartments on the upper-floors and beyond this to the east, terraced and semi-detached houses.   


The upper floors of the application property are currently used as offices and are accessed via their own ground-floor entrance on the Washway Road frontage. The vacant ground-floor of the unit has recently been granted consent for a change of use from hypnotherapy/alternative therapy practice to a retail use (Planning ref: 74227/COU/2009), although this permission is yet to be implemented.


An area of hardstanding which falls within the ownership of the applicant exists to the rear of the property, and is accessed via an alleyway leading from Eaton Road. This rear yard is capable of accommodating two parked cars, although parking spaces have not been formally marked out. Condition 2 attached to planning consent 74227/COU/2009 requires the provision and marking out of the two parking spaces in connection with the approved retail unit. As the ground-floor unit remains unoccupied, this condition is yet to be addressed.


PROPOSAL


Consent is sought to remove Condition 2 from planning permission 74227/COU/2009 to allow the two car parking spaces to be associated with two proposed residential apartments within the upper floors of the application site, as part of current application 76704/COU/2011. As a result, no off-street car parking would be associated with the approved ground-floor retail unit.


A report on application 76704/COU/2011 is also included within this Committee agenda.


DEVELOPMENT PLAN


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



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.


Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, the Court of Appeal has determined their continued existence and relevance to the development plan and planning application decision making process until such time as they are formally revoked by the proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

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


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


PROPOSALS MAP NOTATION 


No notation.


PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


RELEVANT PLANNING HISTORY

76704/COU/2011 – Change of use of office accommodation on first and second floors to two self-contained flats – Current application


74227/COU/2009 - Change of use of ground floor from hypnotherapy/alternative 

therapy practice (Class D1) to retail (Class A1) – Approved with Conditions, 25th January 2010


H/64457 – Change of use of ground floor from retail (Class A1) to a 

hypnotherapy/alternative therapy practice (Class D1) – Approved with Conditions 8th June 2006

H/60242 – Change of use and conversion of property from shop and offices to offices 

on the ground floor and 2 flats over – Refused 20th January 2005


H24742 - Change of use of first and second floors from retail to self-contained offices 

and installation of new shop front – Approved with conditions 20th March 1987.

CONSULTATIONS


Local Highways Authority – There are no objections on highways grounds to the proposals


REPRESENTATIONS

No representations have been received.


OBSERVATIONS


ACCESS, HIGHWAYS AND PARKING 


1. This application seeks to remove condition 2 of planning permission 74227/COU/2009. This condition reads as follows: 

Before the development hereby permitted is first brought into use, two parking spaces shall be marked out within the rear yard in accordance with a scheme that shall previously have been submitted to and approved in writing by the Local Planning Authority. These approved parking spaces shall be made available for parking at all times thereafter unless agreed otherwise in writing by the Local Planning Authority.


Reason: In the interests of public and highway safety and amenity and to ensure that vehicles using the parking spaces would enter and leave in a forward direction, having regard to Proposals D1 and D2 of the Revised Trafford Unitary Development Plan.

2. The main issues for consideration are whether or not the removal of the condition, resulting in a provision of no off-street car parking associated with the approved retail use at 117 Washway Road, would result in a significant increase to on-street parking pressures in the area and whether it would be preferable for the parking spaces to be allocated to the residential flats proposed in application 76704/COU/2011. 


3. The area of hardstanding which has been designated for car parking at 117 Washway Road measures 52sqm and is capable of accommodating two car parking spaces positioned side by side, although these spaces have not been formally marked out. There is sufficient space for vehicles to reverse out of these spaces and exit the 2.9m wide alleyway onto Eaton Road in a forward gear. Outside of the application site, parking restrictions are in place on Washway Road and on a section of Eaton Road which is in close proximity to the application site.


4. The wording of the condition does not stipulate whether the parking spaces should be made available to staff or visitors of the retail unit. The car parking area at No.117 is located within a private yard to the rear of the site, accessed down an alleyway, and therefore away from the public frontage of the shop unit. As such it is considered likely that the two spaces would be made solely available for staff parking and that it would be onerous to expect any spaces to be retained for customer parking. The commercial unit is set towards the end of a run of 5 properties which have occupied commercial uses at ground-floor level and some of which have recognised upper floor uses such as offices and apartments. None of these units have any formal off-street parking facilities. Therefore, the provision of no off-street parking for the retail unit at No.117 would match that currently associated with this terrace of properties, and any parking provided would clearly exceed the neighbouring provision. 


5. The hours of use for the retail unit that were suggested by the applicant of application 74227/COU/2009 are from 0900-1730 from Monday through to Saturday. During these hours, particularly through the week, on-street parking pressures on residential streets such as Eaton Road are at their lowest as many people who own cars use them to travel to work, thus freeing up space on the streets. At 35sqm in size, the public floorspace of the approved retail unit is modest and, as such, it is not expected that a large number of staff would be working at the shop at any one time. It is also recognised that the application property is situated in a relatively sustainable location, on a Quality Bus Corridor and within relatively close proximity to two Metrolink stations. 

6. Therefore, given the size of the store and its location, it is considered that there would not be a significant increase in the amount of on-street car parking generated by staff or visitors and that the likely opening hours of the shop mean that where on-street car parking does occur, it will be at a time where there are low car parking pressures on the area. Furthermore, it is acknowledged that there is a greater need for off-street car parking to be associated with the residential development proposed under 76704/COU/2011, as this use may generate a demand for vehicle parking in the evenings when car parking pressures on the area are at their highest. 


CONCLUSION


7. it is considered that the removal of condition 2 of 74227/COU/2009 could be granted without having an unduly detrimental impact on the amenities of the area and without being contrary to the principles behind Proposals D1 and D2 of the Revised Trafford UDP.  This would allow a condition to be attached to any permission that is granted in respect of application 76704/COU/2011 to ensure that the two parking spaces are provided, marked out and retained for the use of the proposed residential units. It is therefore recommended that permission is granted for the removal of the condition.


RECOMMENDATION: GRANT, subject to the following conditions: -

1. Standard


2. Compliance with all Plans


JK
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AGENDA ITEM NO.    

TRAFFORD COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE  -  14TH JULY 2011

REPORT OF THE CHIEF PLANNING OFFICER

SECTION 106 CONTRIBUTIONS – POSITION STATEMENT 2010/11

PURPOSE OF REPORT


To report to Members on the number of planning applications approved by the Committee during 2010/11 where s.106 contributions have been required and on the overall position on contributions that have been triggered, received and allocated to Council development projects since 2001/2. 

RECOMMENDATIONS


Members are requested to note the contents of the report.


Further information from:


Simon Castle, Chief Planning Officer, Planning and Building Control


Extension:  3111


Proper Officer for the purposes of s.100D of the Local Government Act 1972:



Chief Planning Officer


Background papers:



Minutes of all Planning Development Control Committee meetings during 2010/11

1.0
Background


1.1 The Council receives contributions from developers as a result of legal agreements under section 106 (s.106) of the Town and Country Planning Act 1990 which are tied to planning consents granted by this Committee. These contributions have to be related to the development approved and utilised for infrastructure or other improvements which mitigate the impacts of the development approved.  The basis for these contributions is set out in the adopted Unitary Development Plan and the level of contributions and the circumstances in which they are payable are set out in detail in approved Supplementary Planning Guidance documents.


1.2
This report firstly summarises all the contributions approved by the Committee during 2010/11 and secondly looks at the overall position since s.106 contributions were first requested in 2001/2.

1.3
Contributions are received for a variety of purposes and are split into the following areas:-


· Children’s play space

· Outdoor sports facilities 


· Red Rose Forest tree planting

· Affordable housing


· Highway infrastructure improvements 

· Public transport improvements

In respect of affordable housing, it should be noted that many s.106 agreements specify provision of affordable accommodation on-site within the approved development scheme and therefore no financial contributions for off-site provision are sought. It should also be noted that contributions may additionally be sought for other purposes outside the above categories but directly related to the development, e.g. investment in new sports developments and activities in relation to stadium expansion at Manchester United FC, and local employment initiatives related to industrial developments in Carrington and Partington. 


1.4
A number of conditions are attached to the contributions and are set out in the individual s.106 agreements. These usually specify the total contribution due, how the contribution is split into the areas outlined above, the general geographical area in which the contribution must be applied and the period in which the contribution must be spent. Failure to invest the contribution in accordance with the timetable set out in the agreement could lead to the contribution being repaid to the developer; this has not occurred in respect of any agreement to date.


2.0
Contributions approved during 2010/11

2.1
2010/11 has witnessed a continuing low number of planning consents sought for commercial and employment development and for larger residential developments compared to the period before the economic downturn began.  As a result the number of schemes generating contributions has again been low and the sums of money comparatively low as well, particularly for affordable housing.  However the number of schemes approved has risen since last year (53 to 58) and the total contributions across those schemes has risen (£3.6m) if one discounts the Lancashire CCC/Tesco planning decision which generated almost half of the total contributions for 2009/10 (£2.4m out of £5m) not very significant.  There have again been a number of large development schemes approved which will generate very significant financial contributions as they are built out, e.g. the industrial/commercial development of National Grid land at Common Lane, Partington (£706k), the redevelopment of the Square shopping centre at Hale Barns (£449k),and the renewal of consent for a residential apartment scheme at Warwick Road/Montague Road, Old Trafford (£418k).

2.2
In addition to the above, in July 2010, the Committee approved a modification of the existing s.106 agreement for the Barton Square shopping development at the Trafford Centre which will extend its life to 2021.  In respect of this agreement, £3m has already been drawn down for highway and public transport improvements and a further £9.8m (plus interest accrued which is currently estimated at a total figure of £10.4m) will be available to be targeted in the first instance at the construction of a Metrolink extension through Trafford Park to the Trafford Centre.  


2.3
As a result of the current difficulties in the development sector, a number of approaches have been made by applicants seeking a reduction in the contributions payable because of their perceived impact upon the viability of the approved schemes.  These requests are now assessed against a development viability model independently formulated by consultants on behalf of the Council and, where relevant, recommendations have been made to the Committee in accordance with the model’s findings.  Also the Committee has agreed to forego contributions in respect of any small residential schemes (normally single dwelling conversions) on the basis of the potential impact of the contribution on the viability of those schemes and the disproportionate administrative cost to the Council of formulating the agreement and collecting the money.  This arrangement was agreed for an initial period of 12 months from January 2010.


2.4
The breakdown of contributions approved by the Committee during 2009/10 are as set out below:

		

		No. of schemes*

		Value*

		Common Lane, Partington

		The Square, Hale Barns

		Total value



		Play space




		27

		£211,557

		

		£23,314

		£234,871



		Outdoor sports




		26

		£192,874

		

		£11,068

		£203,942



		Play space/outdoor sports

		8

		£222,506

		

		

		£222,506



		Red Rose Forest

		41

		£616,350

		£276,992

		£15,810

		£909,152



		Affordable housing

		2

		£214,317


+ 16 units

		

		

		£214,317

+16 units



		Highways




		23

		£303,726

		£153,764

		£35,109

		£492,599



		Public transport




		25

		£643,433

		£274,790

		£363,921

		£1,282,144



		Highways/public transport

		2

		£75,160

		

		

		£75,160



		Total

		58

		£2,479,923

		£705,546

		£449,222

		£3,634,691





* Excluding Common Lane, Partington and The Square, Hale Barns

3.0
Allocation and spending of contributions received up to March 2011

3.1
Between 2001/2 and 20010/11 £8.2 millions of contributions have become payable to the Council (excluding the Barton Square contributions – see 2.2 above).  Of this, £5.2 millions have been spent on, or committed to, eligible projects within the Council’s capital programme.  


3.2
The level of s.106 contributions received or which have become payable to date and the actual amounts spent on or committed to schemes are as follows: 

		

		Play Space/ Outdoor Sports  £000

		Red   Rose Forest


£000

		Affordable Housing £000

		Highways/Public Transport*  £000

		Total      £000



		Amounts Received/


Receivable

		

		

		

		

		



		Pre 2005/06

		1,935

		45

		1,092

		388

		3,460



		2006/07

		116

		38

		

		947

		1,101



		2007/08

		256

		40

		

		255

		551



		2008/09

		70

		41

		

		166

		277



		2009/10

		297

		93

		132

		408

		930



		2010/11

		33

		76

		110

		1,663

		1,882



		Total Received/


Receivable

		2,707

		333

		1,334

		3,827

		8,201



		

		

		

		

		

		



		Amounts Applied

		

		

		

		

		



		Spent

		(1,768)

		(24)

		(984)

		(1,900)

		(4,676)



		Committed to schemes

		(133)

		(13)

		(108)

		(229)

		(483)



		Add Interest

		74

		18

		5

		45

		141



		Balance Available

		880

		314

		247

		1,742

		3,183



		

		

		

		

		

		



		Barton Square**

		

		

		

		c.13,400**

		





* Includes contributions from Manchester United FC and businesses in Trafford Park, which are to be used on specific infrastructure improvements.

** Excluded from previous figures.  

3.3
The table above shows total contributions of £8.2m which have either been received by or are due to the Council. Of this £8.2m, £4.7m had been spent by the end of 2010/11 and a further £0.5m had been committed to schemes in the Capital Investment Programme. Appendix 1 shows how the contributions have been applied to date.

3.4
In respect of the Barton Square contributions, £3m has already been drawn down of which £0.4m has been spent on improvements to the Old Trafford Metrolink stop and £2.6m is expected to be utilised for the express busway scheme through Trafford Park to the Trafford Centre.    

3.5
In addition a number of s.106 agreements are in place where development has not yet proceeded.  Should these developments proceed then further sums will become payable to the Council. As at April 2011 these amount to over £11m. Procedures are in place within the Planning service to monitor the progress on these developments and in the event trigger points are reached then notification will be sent to Legal Services to pursue the amounts due.  


3.6
A total of £3.2m has been received or is receivable but as of yet has not been committed.  Appendix 2 shows a summary of contribution type and the area in which it can be spent.

APPENDIX 1


		Capital Projects financed from Developer Contributions



		Project

		Actual Expenditure to 31/3/09


£’000

		Committed


£’000



		

		

		



		Play Space/Outdoor Sports 

		

		



		

		Improvements - Stamford Park, Hale 

		189

		



		

		Environmental Projects - Wellfield Lane Playground 

		28

		



		

		Disabled Access - Worthington Park, Sale

		53

		



		

		Play Area - Harley Road / Symons Road, Sale 

		93

		2



		

		Improvements -  John Leigh Park, Altrincham

		121

		29



		

		Pickering Lodge, Timperley

		60

		



		

		Disabled Access - Victoria Park 

		105

		



		

		Drainage works and car park resurface - Turn Moss Playing Fields 

		211

		



		

		Play area - Bankhall Lane, Hale

		37

		3



		

		Play area - Newton Park, Timperley

		108

		



		

		Nansen Street, Gorse Hill

		34

		



		

		Play area - John Leigh Park, Altrincham

		52

		



		

		Play area - Longford Park, Stretford

		64

		



		

		Play area - Moor Nook Park, Sale Moor

		28

		2



		

		Improvements - Longford Park 

		149

		



		

		Altrincham Ice rink

		350

		



		

		Play area - Nansen Park

		30

		



		

		Environmental Projects - Stamford New Road 

		32

		



		

		Environmental Projects - Northenden Road, Sale 

		25

		



		

		Transferred to revenue

		

		97



		

		Total Play Space/Outdoor Sports

		1,768

		133



		

		

		

		



		Red Rose Forest 

		

		



		

		Play area improvements - Kelsall Street 

		

		9



		

		Gorse Street, Gorse Hill

		14

		



		

		Broadheath, Altrincham

		10

		



		

		Revenue

		

		4



		

		Total Red Rose Forest

		24

		13



		

		

		

		



		Affordable Housing

		

		



		

		Longford Road, Stretford

		13

		



		

		Broomwood Estate, Timperley

		190

		



		

		Sale West Estate (IVHA)

		89

		



		

		Marple Grove, Stretford

		30

		



		

		Broad Road, Sale

		211

		



		

		Urmston Town Centre

		150

		



		

		Hale Methodist Church development

		167

		



		

		Cornbrook Court homeless unit, Old Trafford

		126

		



		

		Tung Sing HA - Roseneath Rd, Urmston

		8

		108



		

		Total Affordable Housing

		984

		108



		

		

		

		



		Highways/Public Transport (inc MUFC)

		

		



		

		Old Trafford Metrolink Station 

		1,200

		



		

		Traffic Calming - Wythenshawe Road 

		3

		5



		

		Accessibility - A56, Navigation Road

		

		15



		

		Barton Dock Road – Ped Crossing at ASDA

		100

		



		

		Canal Road, Timperley

		3

		106



		

		Lostock Skate Park 

		321

		24



		

		Trafford Park travel plan

		19

		



		

		Integrated transport – Football Foundation

		111

		64



		

		Broadheath primary School – relocation of speed boundary

		

		15



		

		Pedestrian improvements – Chill Factor-e

		5

		



		

		To support revenue expenditure 

		103

		



		

		Total Highways 

		1,900

		229



		

		

		

		



		

		Total Section 106 Contributions

		4,676

		483





APPENDIX 2

Analysis of uncommitted developer contributions by type and geographical area


		

		Play Space/ Outdoor Sports


£000

		Red Rose Forest


£000

		Affordable Housing


£000

		Highways/ Public transport

£000

		Total


£000



		Uncommitted Contributions 

		

		

		

		



		Analysis by Area: 

		

		

		

		

		



		Stretford/Old Trafford

		232

		170

		247

		150

		689



		Sale

		87

		4

		

		25

		116



		Urmston*

		43

		86

		

		10,236*

		10,363*



		Altrincham

		361

		53

		

		1,685

		2,099



		Partington/Carrington 

		48

		

		

		47

		95



		No area restriction 

		108

		

		

		

		108



		TOTAL

		880

		314

		247

		12,142*

		13,582*





* Includes outstanding Barton Square contribution. 
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AGENDA ITEM NO.    

TRAFFORD COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE  -  14TH JULY 2011

REPORT OF THE CHIEF PLANNING OFFICER

SECTION 106 CONTRIBUTIONS – POSITION STATEMENT 2010/11

PURPOSE OF REPORT


To report to Members on the number of planning applications approved by the Committee during 2010/11 where s.106 contributions have been required and on the overall position on contributions that have been triggered, received and allocated to Council development projects since 2001/2. 

RECOMMENDATIONS


Members are requested to note the contents of the report.


Further information from:


Simon Castle, Chief Planning Officer, Planning and Building Control


Extension:  3111


Proper Officer for the purposes of s.100D of the Local Government Act 1972:



Chief Planning Officer


Background papers:



Minutes of all Planning Development Control Committee meetings during 2010/11

1.0
Background


1.1 The Council receives contributions from developers as a result of legal agreements under section 106 (s.106) of the Town and Country Planning Act 1990 which are tied to planning consents granted by this Committee. These contributions have to be related to the development approved and utilised for infrastructure or other improvements which mitigate the impacts of the development approved.  The basis for these contributions is set out in the adopted Unitary Development Plan and the level of contributions and the circumstances in which they are payable are set out in detail in approved Supplementary Planning Guidance documents.


1.2
This report firstly summarises all the contributions approved by the Committee during 2010/11 and secondly looks at the overall position since s.106 contributions were first requested in 2001/2.

1.3
Contributions are received for a variety of purposes and are split into the following areas:-


· Children’s play space

· Outdoor sports facilities 


· Red Rose Forest tree planting

· Affordable housing


· Highway infrastructure improvements 

· Public transport improvements

In respect of affordable housing, it should be noted that many s.106 agreements specify provision of affordable accommodation on-site within the approved development scheme and therefore no financial contributions for off-site provision are sought. It should also be noted that contributions may additionally be sought for other purposes outside the above categories but directly related to the development, e.g. investment in new sports developments and activities in relation to stadium expansion at Manchester United FC, and local employment initiatives related to industrial developments in Carrington and Partington. 


1.4
A number of conditions are attached to the contributions and are set out in the individual s.106 agreements. These usually specify the total contribution due, how the contribution is split into the areas outlined above, the general geographical area in which the contribution must be applied and the period in which the contribution must be spent. Failure to invest the contribution in accordance with the timetable set out in the agreement could lead to the contribution being repaid to the developer; this has not occurred in respect of any agreement to date.


2.0
Contributions approved during 2010/11

2.1
2010/11 has witnessed a continuing low number of planning consents sought for commercial and employment development and for larger residential developments compared to the period before the economic downturn began.  As a result the number of schemes generating contributions has again been low and the sums of money comparatively low as well, particularly for affordable housing.  However the number of schemes approved has risen since last year (53 to 58) and the total contributions across those schemes has risen (£3.6m) if one discounts the Lancashire CCC/Tesco planning decision which generated almost half of the total contributions for 2009/10 (£2.4m out of £5m) not very significant.  There have again been a number of large development schemes approved which will generate very significant financial contributions as they are built out, e.g. the industrial/commercial development of National Grid land at Common Lane, Partington (£706k), the redevelopment of the Square shopping centre at Hale Barns (£449k),and the renewal of consent for a residential apartment scheme at Warwick Road/Montague Road, Old Trafford (£418k).

2.2
In addition to the above, in July 2010, the Committee approved a modification of the existing s.106 agreement for the Barton Square shopping development at the Trafford Centre which will extend its life to 2021.  In respect of this agreement, £3m has already been drawn down for highway and public transport improvements and a further £9.8m (plus interest accrued which is currently estimated at a total figure of £10.4m) will be available to be targeted in the first instance at the construction of a Metrolink extension through Trafford Park to the Trafford Centre.  


2.3
As a result of the current difficulties in the development sector, a number of approaches have been made by applicants seeking a reduction in the contributions payable because of their perceived impact upon the viability of the approved schemes.  These requests are now assessed against a development viability model independently formulated by consultants on behalf of the Council and, where relevant, recommendations have been made to the Committee in accordance with the model’s findings.  Also the Committee has agreed to forego contributions in respect of any small residential schemes (normally single dwelling conversions) on the basis of the potential impact of the contribution on the viability of those schemes and the disproportionate administrative cost to the Council of formulating the agreement and collecting the money.  This arrangement was agreed for an initial period of 12 months from January 2010.


2.4
The breakdown of contributions approved by the Committee during 2009/10 are as set out below:

		

		No. of schemes*

		Value*

		Common Lane, Partington

		The Square, Hale Barns

		Total value



		Play space




		27

		£211,557

		

		£23,314

		£234,871



		Outdoor sports




		26

		£192,874

		

		£11,068

		£203,942



		Play space/outdoor sports

		8

		£222,506

		

		

		£222,506



		Red Rose Forest

		41

		£616,350

		£276,992

		£15,810

		£909,152



		Affordable housing

		2

		£214,317


+ 16 units

		

		

		£214,317

+16 units



		Highways




		23

		£303,726

		£153,764

		£35,109

		£492,599



		Public transport




		25

		£643,433

		£274,790

		£363,921

		£1,282,144



		Highways/public transport

		2

		£75,160

		

		

		£75,160



		Total

		58

		£2,479,923

		£705,546

		£449,222

		£3,634,691





* Excluding Common Lane, Partington and The Square, Hale Barns

3.0
Allocation and spending of contributions received up to March 2011

3.1
Between 2001/2 and 20010/11 £8.2 millions of contributions have become payable to the Council (excluding the Barton Square contributions – see 2.2 above).  Of this, £5.2 millions have been spent on, or committed to, eligible projects within the Council’s capital programme.  


3.2
The level of s.106 contributions received or which have become payable to date and the actual amounts spent on or committed to schemes are as follows: 

		

		Play Space/ Outdoor Sports  £000

		Red   Rose Forest


£000

		Affordable Housing £000

		Highways/Public Transport*  £000

		Total      £000



		Amounts Received/


Receivable

		

		

		

		

		



		Pre 2005/06

		1,935

		45

		1,092

		388

		3,460



		2006/07

		116

		38

		

		947

		1,101



		2007/08

		256

		40

		

		255

		551



		2008/09

		70

		41

		

		166

		277



		2009/10

		297

		93

		132

		408

		930



		2010/11

		33

		76

		110

		1,663

		1,882



		Total Received/


Receivable

		2,707

		333

		1,334

		3,827

		8,201



		

		

		

		

		

		



		Amounts Applied

		

		

		

		

		



		Spent

		(1,768)

		(24)

		(984)

		(1,900)

		(4,676)



		Committed to schemes

		(133)

		(13)

		(108)

		(229)

		(483)



		Add Interest

		74

		18

		5

		45

		141



		Balance Available

		880

		314

		247

		1,742

		3,183



		

		

		

		

		

		



		Barton Square**

		

		

		

		c.13,400**

		





* Includes contributions from Manchester United FC and businesses in Trafford Park, which are to be used on specific infrastructure improvements.

** Excluded from previous figures.  

3.3
The table above shows total contributions of £8.2m which have either been received by or are due to the Council. Of this £8.2m, £4.7m had been spent by the end of 2010/11 and a further £0.5m had been committed to schemes in the Capital Investment Programme. Appendix 1 shows how the contributions have been applied to date.

3.4
In respect of the Barton Square contributions, £3m has already been drawn down of which £0.4m has been spent on improvements to the Old Trafford Metrolink stop and £2.6m is expected to be utilised for the express busway scheme through Trafford Park to the Trafford Centre.    

3.5
In addition a number of s.106 agreements are in place where development has not yet proceeded.  Should these developments proceed then further sums will become payable to the Council. As at April 2011 these amount to over £11m. Procedures are in place within the Planning service to monitor the progress on these developments and in the event trigger points are reached then notification will be sent to Legal Services to pursue the amounts due.  


3.6
A total of £3.2m has been received or is receivable but as of yet has not been committed.  Appendix 2 shows a summary of contribution type and the area in which it can be spent.

APPENDIX 1


		Capital Projects financed from Developer Contributions



		Project

		Actual Expenditure to 31/3/09


£’000

		Committed


£’000



		

		

		



		Play Space/Outdoor Sports 

		

		



		

		Improvements - Stamford Park, Hale 

		189

		



		

		Environmental Projects - Wellfield Lane Playground 

		28

		



		

		Disabled Access - Worthington Park, Sale

		53

		



		

		Play Area - Harley Road / Symons Road, Sale 

		93

		2



		

		Improvements -  John Leigh Park, Altrincham

		121

		29



		

		Pickering Lodge, Timperley

		60

		



		

		Disabled Access - Victoria Park 

		105

		



		

		Drainage works and car park resurface - Turn Moss Playing Fields 

		211

		



		

		Play area - Bankhall Lane, Hale

		37

		3



		

		Play area - Newton Park, Timperley

		108

		



		

		Nansen Street, Gorse Hill

		34

		



		

		Play area - John Leigh Park, Altrincham

		52

		



		

		Play area - Longford Park, Stretford

		64

		



		

		Play area - Moor Nook Park, Sale Moor

		28

		2



		

		Improvements - Longford Park 

		149

		



		

		Altrincham Ice rink

		350

		



		

		Play area - Nansen Park

		30

		



		

		Environmental Projects - Stamford New Road 

		32

		



		

		Environmental Projects - Northenden Road, Sale 

		25

		



		

		Transferred to revenue

		

		97



		

		Total Play Space/Outdoor Sports

		1,768

		133



		

		

		

		



		Red Rose Forest 

		

		



		

		Play area improvements - Kelsall Street 

		

		9



		

		Gorse Street, Gorse Hill

		14

		



		

		Broadheath, Altrincham

		10

		



		

		Revenue

		

		4



		

		Total Red Rose Forest

		24

		13



		

		

		

		



		Affordable Housing

		

		



		

		Longford Road, Stretford

		13

		



		

		Broomwood Estate, Timperley

		190

		



		

		Sale West Estate (IVHA)

		89

		



		

		Marple Grove, Stretford

		30

		



		

		Broad Road, Sale

		211

		



		

		Urmston Town Centre

		150

		



		

		Hale Methodist Church development

		167

		



		

		Cornbrook Court homeless unit, Old Trafford

		126

		



		

		Tung Sing HA - Roseneath Rd, Urmston

		8

		108



		

		Total Affordable Housing

		984

		108



		

		

		

		



		Highways/Public Transport (inc MUFC)

		

		



		

		Old Trafford Metrolink Station 

		1,200

		



		

		Traffic Calming - Wythenshawe Road 

		3

		5



		

		Accessibility - A56, Navigation Road

		

		15



		

		Barton Dock Road – Ped Crossing at ASDA

		100

		



		

		Canal Road, Timperley

		3

		106



		

		Lostock Skate Park 

		321

		24



		

		Trafford Park travel plan

		19

		



		

		Integrated transport – Football Foundation

		111

		64



		

		Broadheath primary School – relocation of speed boundary

		

		15



		

		Pedestrian improvements – Chill Factor-e

		5

		



		

		To support revenue expenditure 

		103

		



		

		Total Highways 

		1,900

		229



		

		

		

		



		

		Total Section 106 Contributions

		4,676

		483





APPENDIX 2

Analysis of uncommitted developer contributions by type and geographical area


		

		Play Space/ Outdoor Sports


£000

		Red Rose Forest


£000

		Affordable Housing


£000

		Highways/ Public transport

£000

		Total


£000



		Uncommitted Contributions 

		

		

		

		



		Analysis by Area: 

		

		

		

		

		



		Stretford/Old Trafford

		232

		170

		247

		150

		689



		Sale

		87

		4

		

		25

		116



		Urmston*

		43

		86

		

		10,236*

		10,363*



		Altrincham

		361

		53

		

		1,685

		2,099



		Partington/Carrington 

		48

		

		

		47

		95



		No area restriction 

		108

		

		

		

		108



		TOTAL

		880

		314

		247

		12,142*

		13,582*





* Includes outstanding Barton Square contribution. 
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