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—— METROPOLITAN BOROUGH ——




AGENDA PAPERS MARKED ‘TO FOLLOW’
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 11th August 2011  
Time:  6.30 p.m. 

Place:  Rooms 7 & 8, Ground Floor, Quay West, Trafford Wharf Road, Trafford Park, Manchester M17 1HH
	
	A G E N D A                      PART I
	Enclosure
No.
	Proper Officer

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



	5. 
	APPLICATION FOR PLANNING PERMISSION 76176/FULL/2010 – W. MAHER & SONS LTD – LAND AT VILLAGE WAY AND THIRD AVENUE, TRAFFORD PARK M17 1NW 

PLEASE NOTE THIS AGENDA ITEM WILL NOT BE CONSIDERED AT THIS COMMITTEE MEETING. 

	Withdrawn from consideration

	

	
	THERESA GRANT 
Acting Chief Executive 


	
	

	
	Contact Officer:  Michelle Cody 

Extn.:   2775
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PLANNING DEVELOPMENT CONTROL COMMITTEE – 11th AUGUST 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 - 11th August 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



		76815

		Sainsburys, Curzon Road, Sale. M33 7DR

		Priory

		1

		Minded to Grant



		76900

		Altrincham Interchange, Stamford New Road, Altrincham. WA14 1EN

		Altrincham

		10

		Grant



		76922

		70 Park Road, Timperley, Altrincham. WA14 5AB

		Broadheath

		46

		Refuse



		76948

		Lower Carr Green Farm, Carrgreen Lane, Warburton. WA13 9UN

		Bowdon

		55

		Minded to Grant



		76958

		Cargill, Guinness Road, Trafford Park. M17 1PA

		Gorse Hill

		66

		Grant



		77077

		Trafford Town Hall, Talbot Road, Stretford. M32 0TH

		Gorse Hill

		72

		Minded to Grant



		77081

		Trafford Town Hall, Talbot Road, Stretford. M32 0TH  

		Gorse Hill 

		83

		Minded to Grant





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



_1373799772.doc
		WARD: Priory

		76815/FULL/2011

		DEPARTURE: NO





		Two storey extension to front (south east) elevation of existing Sainsbury's foodstore to provide additional retail floorspace on ground floor (increase of 250 sq.m in retail sales floorspace) and a customer cafe on the first floor (with a total increase in the internal NET floorspace of store of 495 sq.m) with associated alterations and extension to canopy over adjoining pedestrian walkway.



		Sainsbury’s Supermarket, Curzon Road, Sale, M33 7DR






		APPLICANT:  Sainsbury's Supermarkets Ltd






		AGENT: Turley Associates






		RECOMMENDATION: MINDED TO GRANT SUBJECT TO SECTION 106 AGREEMENT
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SITE


The application relates to the existing Sainsbury’s supermarket in Sale Town Centre.  The store provides 3,542 sq.m (net internal) floorspace of which 2,783 sq.m is sales floorspace, and the remainder is laid out as a customer café, a dentist concession and ancillary circulation space.  The store is situated at the south side of the site, adjacent to Wynnstay Road.  Customer car parking extends to the north and east and a service yard is situated to the west.  Vehicle access to the site is from Ashfield Road to the north and access for delivery vehicles to the service yard is directly from Cross Street (A56).  


The store is situated in the heart of the town centre and the main parade of retail units on School Road is situated to the south of the store.  To the west on Cross Street is a mix of small secondary retail units and large office developments.  To the north and east on Ashfield Road and Claremont Road the site adjoins semi-detached and detached residential properties.   


PROPOSAL


The application seeks consent for a two storey extension to the front elevation of the existing supermarket. This extension would face the east car park.  At present the customer facilities and concession unit occupy a bay at the front of the store.  The proposed two storey extension would extend this existing bay in width and increase it in height to provide an additional first floor mezzanine level adjacent to the glazed double height entrance feature.  The application also seeks consent to enclose the existing ground floor area below the glazed entrance tower to create a new lobby area.  The existing lobby area will be converted into additional retail floorspace and incorporated into the supermarket. A new pedestrian canopy is proposed along the south east elevation.  No alterations are proposed to the car park layout or access arrangements.  


In total, there would be a 495sq.m net internal increase in the floorspace of the supermarket (a 9% increase in net sales area).   Of this, 250sq.m would be additional retail sales floorspace and 106sq.m would be additional circulation and customer facilities.  The existing café would be relocated from the ground floor to the first floor and increased in size by 134sq.m. The existing dentist concession will remain on the ground floor within the extended bay and increased in size by 5sq.m.  The checkout line within the store will move across into the space next to this dentist concession.

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

W5 – Retail Development


PROPOSALS MAP NOTATION


Sale Town Centre


Main Office Development Area

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


S1 – New Shopping Development


S3 – Improving the Main Shopping Centre


S5 – Development in Town and District Shopping Centres


S7 – Development in Sale Town Centre


RELEVANT PLANNING HISTORY

76794/FULL/2011 – Alterations to car park layout to provide six additional disabled parking bays and four additional parent and child parking bays (with an overall net loss of 15 spaces within the car park).  Withdrawn.


H/42288 – Demolition of building and erection of 5,294 sq.m foodstore with associated facilities, car parking and landscaping with closure of Eliza Street/Eden Place and Part of Curzon Road and new service access off Cross Street.  Granted 6 June 1996.


APPLICANT’S SUBMISSION 

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


Transport Statement


The proposed extension would not result in a material increase in traffic and the car park will continue to operate within capacity.  


Design and Access Statement


The design of the scheme has been based upon the need to expand and refresh the existing supermarket.  The proposed extension maintains the modern aesthetic, enhancing the existing store design and provide a pleasant and more comprehensive shopping experience for customers.   


CONSULTATIONS


LHA: No objection. The information submitted in the applicants Transport Assessment indicates that 372 car parking spaces will be required to meet demand.  The application proposes 381 car parking spaces and therefore on this basis there are no objections to the proposals on highway grounds. 

Drainage: There is a public sewer within 3m of this line of the proposed canopy.  Advised applicant contacts United Utilities to ascertain if a building over agreement or diversion is appropriate.  


Pollution and Licensing: Any comments will be included in the Additional Information Report


Greater Manchester Police Secured by Design: No comment

REPRESENTATIONS


None


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT



The site lies within Sale Town Centre as defined in Proposals S5 and S7 of the Revised Trafford UDP, which states that planning permission will normally be granted for retail development which provides, amongst other things, for the incremental growth, consolidation and improvement of the town centre (S5) and that will consolidate and enhance the vitality and viability of the centre (S7).  The proposal will result in a small extension to the existing Sainsbury supermarket, which would improve the retail offer within the foodstore and store layout.  These proposals would in turn improve the vitality and viability of this part of the town centre. The principle of the development of retail floorspace is clearly consistent with Proposals S5 ad S7 of the Revised UDP as it will enhance the vitality and viability of the town centre.



Planning Policy Statement 4: Planning for Sustainable Economic Growth (PPS4) now forms the national policy guidance on retail planning.  There is within this document a positive presumption in favour of planning applications that secure sustainable economic growth.  Policy EC10.2 of PPS4 sets out five considerations, which all planning applications for economic development should be assessed against.  These are underlined below followed by an assessment of the development proposals against each criterion.  



Whether the proposal has been planned over the lifetime of the development to limit carbon dioxide emissions and minimise vulnerability and provide resilience to climate change - The applicant’s statement maintains that the materials to be used in the minor extension will be sustainably and locally sourced where possible and considerate construction methods will be used to limit carbon dioxide emissions.  The Design and Access Statement also demonstrates that the applicant is working with Carbon Trust to become more energy efficient and reduce carbon emissions and over the past few years carbon emissions per square metre of sales have consistently decreased.  It is considered that the applicant shows a level of commitment in this respect and complies with this aspect of Policy EC10.2.



The accessibility of the proposal by a choice of means of transport including walking, cycling, public transport and the car, the effect on local traffic levels and congestion (especially on the trunk road network) after public transport and traffic management measures have been secured – The application site is considered to be well located in terms of public transport. It is situated on the A56, a Quality Bus Corridor, and is within walking distance of the Metrolink Station at Sale. In terms of pedestrian permeability, a new covered pedestrian route will extend along the south east elevation of the store (to replace the existing covered pedestrian route) to provide a link to School Road. In terms of traffic, any increase in traffic generated by the proposed development is expected to be minimal and would be accommodated by the existing network. The LHA does not object to the application on this basis and it is therefore considered that the proposal complies with this aspect of Policy EC10.2.


Whether the proposal secures a high quality and inclusive design which takes the opportunities available for improving the character and quality of the area and the way it functions – The applicant states that they intend to use materials that reflect the existing store.  Glazing at first floor in the new customer café will improve the appearance of the store.  Design is considered in more detail later in the report, nevertheless, it is considered that the proposal complies with this aspect of Policy EC10.2.


The impact on economic and physical regeneration in the area including the impact on deprived areas and social inclusion objectives –The applicant states that the proposed extension will increase and improve the existing offer at the Sainsbury supermarket in Sale improving the overall economic opportunities for the town centre.  It is therefore considered that the proposal complies with this aspect of Policy EC10.2. 


The impact on local employment – Whilst the proposed extension would not generate any additional jobs within the supermarket, the applicant states that the proposals will continue to offer job security for those currently employed at the store. The development would also provide a number of temporary construction jobs.  It is therefore considered that the proposal complies with this aspect of Policy EC10.2. 



Policy EC14 is also relevant and outlines the supporting evidence required for planning applications for main town centre uses.  Paragraph EC14.6 states that an impact assessment is required for planning applications in an existing centre which are not in accordance with the development plan and which would substantially increase the attraction of the centre to a extent that the development could have an impact on their centres.  However, this application seeks consent only for a small extension to the existing store (net internal increase in the floorspace of 495sq.m).  It is considered that it would not substantially increase the attraction of Sale Town Centre to an extent that the development will impact upon other centres.  Therefore the proposal is considered to be acceptable in this respect.   


SITING, DESIGN AND APPEARANCE


The existing supermarket building has a modern design with brick elevations, pitched roof detailing and deep eaves.  The main feature of the building is a fully glazed tower situated at the north east corner facing the vehicle access from Ashfield Road and the east car park. The store is predominantly single storey in height, although there is first floor accommodation at the west side of the building fronting the service yard which houses staff, plant and warehouse facilities.  


The proposed two storey extension would extend along the south east elevation for a length of 33.7m.  The extension would occupy the footprint of an existing bay feature but would extend at its southern end towards Wynnstay Road.  It would bring this part of the store in line with the corner tower feature and the pedestrian walkway would be realigned to reflect this.  


First floor windows to the new cafe would extend along the south east elevation overlooking the east car park.  The ground floor however would be constructed primarily in brick with two window openings.  The existing ATM machines will be relocated to the extension so that they are closer to the main entrance. A new canopy would provide cover to a pedestrian walkway along the south east elevation of the store and the existing blank brickwork where the existing ATM’s are located would be replaced with full height glazing.  The proposed extension would have a pitched roof to match the roof design of the existing building. The design of the proposed extension is considered to be acceptable and would complement the design of the existing supermarket building.    The application is therefore considered to be acceptable in this respect in accordance with Proposal D1 of the Revised Trafford Unitary Development Plan.


IMPACT ON RESIDENTIAL AMENITY


The closest residential properties are situated on Ashfield Road to the north and Claremont Road to the east.  The proposed extension would be situated to the south of the existing glazed tower feature and would have windows on its south east elevation facing towards the rear elevation of properties on Claremont Road.  The proposed extension would introduce a first floor within this part of the store which currently only has ground floor windows.  This first floor accommodation would house a coffee shop.  A distance of 71m would be retained between the proposed extension and rear garden boundary of properties on Claremont Road, with a distance of over 90m between main habitable room windows.  At this distance the proposed extension would not appear unduly overbearing nor would it result in a significant loss of privacy for the occupants of these properties. The proposal is therefore considered to be acceptable in this respect having regard to Proposal D1 of the Revised Trafford UDP.


HIGHWAYS AND CAR PARKING


The proposed development is expected to result in an increase of 1.7% in customer numbers to the store. The applicant states that 30% of this traffic is already on the local highway network and form pass-by or linked trips and therefore the additional traffic generated by the development would be immaterial.   The applicant also states that the existing car parking layout (providing 381 spaces) is more than sufficient to meet the needs of the proposed extended store.  The Local Highway Authority have assessed the proposal and has concluded that the level of car parking is acceptable for the development and that the proposal would not have a significant impact on the local highway network.   The proposal is therefore considered to be acceptable in this respect having regard to Proposals D1 and D2 of the Revised Trafford UDP.

FINANCIAL CONTRIBUTIONS



The Council’s Supplementary Planning Guidance, ‘Developer Contributions towards Red Rose Forest’ was adopted in September 2004 and seeks to further the establishment of the Red Rose Community Forest.  Under the terms of this guidance, the development falls within a category for which a financial contribution towards off-site tree planting is normally appropriate. However, it is accepted that on-site tree planting can be offset against any required Red Rose Forest contribution.  The size of the development would create a requirement for the provision of 12 additional trees. There is limited room to provide these trees within the site and a Section 106 agreement will be worded to enable a financial contribution of £310 per tree (maximum to be sought in this respect - £3,720.00).   


CONCLUSION


The proposal is considered to be acceptable in terms of its scale, design, layout, relationship to adjoining residential properties, and highway impact. It is therefore considered that the scheme complies with the relevant policies of the Revised Trafford UDP.  As such the application is recommended for approval subject to the completion of a legal agreement securing a financial contribution towards tree planting in accordance with the Council’s Supplementary Planning Guidance, ‘Developer Contributions towards Red Rose Forest’.  


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 a maximum financial contribution of £3,720.00 towards tree planting in accordance with the Council’s Supplementary Planning Guidance, ‘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. Travel Plan;


4. Amended Plans condition;

5. Submission and agreement of ground floor window treatment on south east elevation. 
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		WARD: Altrincham

		76900/FULL/2011

		DEPARTURE: No





		Redevelopment of Altrincham Interchange to include: - erection of covered interchange concourse building and facilities block; refurbishment and re-use of existing Platform 1 station buildings; demolition of existing footbridge over Stamford New Road; demolition of existing bus station building; erection of new rail footbridge following demolition of existing rail footbridge and stairs; alterations and extensions to existing canopies; alteration to pedestrian access to Moss Lane; demolition of existing bus apron and construction of new bus apron including highways alterations; other associated works INCLUDING PROVISION OF NEW CYCLE CENTRE



		Altrincham Interchange, Stamford New Road, WA14 1EN





		APPLICANT:  Transport for Greater Manchester





		AGENT: Aedas Architects Ltd





		RECOMMENDATION:  GRANT
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SITE


The application relates to the site of the Altrincham Interchange, situated on the eastern side of Stamford New Road in Altrincham Town Centre. The Interchange provides a terminus for local bus and Metrolink tram services and is also a stop on the Manchester/Chester train route. 


The site comprises a longitudinal irregular shaped area of land orientated northeast to southwest. The application site comprises a number of distinct areas. On the western edge is the taxi rank and waiting area and a Grade II listed clock tower. To the east of this is the bus apron (accessed from Stamford New Road) and bus station concourse. To the east of the concourse is the main group of station buildings, beyond which are the railway and Metrolink platforms and lines. There is an historic pedestrian footbridge crossing over the platforms and tracks. Further east and outside the application site is a car park accessed from Oakfield Road. 


The site is adjoined at the southwestern end by the Grade II listed Stamford House and a smaller single storey building known as Atlanta Chambers. There is a pedestrian route leading from the southeastern corner of the bus station concourse to Moss Lane. On the opposite side of Stamford New Road are buildings in retail, office and entertainment use including the Grade II listed Station Hotel. There is a concrete pedestrian footbridge leading from the Interchange and crossing Stamford New Road to the Stamford Quarter. There are various advertisement hoardings around the Interchange. 


The Stamford New Road Conservation Area extends into the southwestern corner of the site. 


PROPOSAL


The application proposes the redevelopment of Altrincham Interchange to include the following:


Erection of covered Interchange concourse building


The new concourse would run almost the full length of the west side of the Interchange. The enclosed concourse would be fully glazed with a roof covered with an ETFE pillow to allow natural light into the space. The concourse building would attach to the station buildings on the eastern side. The floor of the concourse would be finished with paving stones. The west façade of the concourse serves the bus stands.


Facilities block


The new block, to the north of the historic station building would have an external brick face, supported by a steel frame. The building would have concrete floors and a flat roof. A colour palate of random brick façade is proposed to reference the existing historic station building. The block would house male and female toilets, baby change, accessible WC, cleaners store, electrical intake room and lift to the rail bridge.


Refurbishment and re-use of existing Platform 1 station buildings


The Platform 1 station building dates from 1881 and is a non-designated heritage asset. Restoration is planned to the façade to replace/repair derogated stone sills and jambs, brickwork and the removal of staining caused by defective rainwater goods. The building would then be used for ticket sales and bus operators offices relocated from the 1970s building proposed for demolition. 


Erection of new rail footbridge following demolition of existing rail footbridge and stairs


Following the demolition of the existing rail footbridge, it is proposed to erect a new footbridge orientated to connect the new concourse, the light and heavy rail platforms and potentially the Altair development beyond at some point in the future. The proposed structure for the railbridge is a series of vierendeel girders which enable a series of Juliet balconies to be installed along the full length of the bridge. 


Alteration to pedestrian access to Moss Lane


A number of problems have been identified with the existing Moss Lane ramped access. The following works are proposed to address these issues: Remodelling of steps and provision of new handrails and fences; Widening of the bottom of the ramp; Improved landscaping and removal of poor shrubs and trees; New tarmacadam wearing course and improved lighting and CCTV coverage.


Demolitions


The main areas proposed for demolition are; the existing bus apron and concourse, the 1970s bus station building, the existing pedestrian footbridge dating from 1881 over the railway/Metrolink lines and the concrete footbridge over Stamford New Road. 


Cycle Centre


The plans have been amended since the original submission to include a Cycle Centre beneath the main bus station concourse. The Cycle Centre would provide storage for 108 cycles and contain 78 lockers. It would also provide shower and changing facilities. The Cycle Centre would be accessed from the southern concourse façade to prevent bikes tracking dirt onto the main concourse. TfGM have submitted a bid to DfT’s Sustainable Transport Fund for eight Cycle Point facilities across Greater Manchester. The outcome of this bid is not yet known and therefore the inclusion of the Cycle Centre in the final scheme cannot be guaranteed at this stage.


Other Works


Include the reconfiguration of the bus apron and taxi waiting areas and alterations to various platform canopies.


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


DP2 – Promote Sustainable Communities 


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


W1 – Strengthening the Regional Economy


RT1 – Integrated Transport Networks


RT2 – Managing Travel Demand


RT3 – Public Transport Framework


RT9 – Walking and Cycling


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION


Town and District Shopping Centre


Main Office Development Area


Stamford New Road Conservation Area


Quality Bus Corridor


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D13 – Energy Considerations in New Development


ENV4 – Trees, Hedgerows and Woodlands


ENV12 – Species Protection


ENV14 – Tree and Hedgerow Protection


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


ENV24 – Buildings of Special Architectural or Historic Interest


ENV28 – Rail Corridors


S6 – Development in Altrincham Town Centre


T1 – Sustainable Integrated Transport Network


T2 – High Quality Integrated Public Transport Network


T10 – Transport and Land Use in Town Centres


T11 – High Quality Public Transport Network Improvements


T17 – Providing for Pedestrians, Cyclists and the Disabled


RELEVANT PLANNING HISTORY

7/1/8454 – Transport Interchange – Approved 1974


H/ARM/01042 – Construction of a Bus Station with Associated Offices, Canteen, Kitchen, Tea Room, Shops, Lavatories and Access Road – Approved 1974


H/02816 – Erection of a Pedestrian Bridge – Approved 1976


H/12216 – Erection of Ticket Sales Office – Approved 1980 


H/25879 – Change of use from canteen (ancillary to the Altrincham Bus Station) to cafe – Approved 1987


H/48595 - Change of use of unit from buffet (Use Class A3) to retail (Class A1) and ancillary A3 – Permitted Development 2000

APPLICANT’S SUBMISSION 


The applicant has submitted a number of documents in support of the application comprising the following:


- Transport Statement


- Geotechnical and Geoenvironmental Report


- Design and Access Statement containing a PPS5 (Planning for the Historic Environment)


  Statement and including the following documents in the Appendices:


A - Consultation Report


B - Tree Survey


C - Inclusive Access Statement


D - Ecology Report


E - Bat Survey


F - Crime Impact Statement


G - PPS5 Supplementary Information


H - Pedestrian Rail Bridge Report


J – Surface Water Drainage Proposals and SUDS Statement


Two addenda have been submitted in relation to the Design and Access Statement, one to expand on the PPS5 Supplementary Information and the other in relation to the Cycle Centre.


Design & Access Statement


The Statement sets out the main objectives of the application area as follows:


‘The redevelopment of the existing interchange should be fit for purpose; providing a modern, fully accessible, attractive, safe, secure and comfortable, sheltered waiting environment; providing good quality, easily understood information at the point of need; being operationally capable of meeting prescribed service levels; being robust and easy to maintain; and being designed to ensure that it can be easily managed.


The new interchange design should help to make public transport a more attractive mode of travel over use of the private car. Architecturally, the building should complement the existing heritage aspects and speak of the future, of a modern transport system that is anything but second class; a building that becomes a focal point in Altrincham town centre; and a facility that Transport for Greater Manchester and others can be proud of for many years to come. The existing Altrincham Interchange does not fulfill these criteria; importantly the proposals must include balancing the heritage aspects of this facility with modern standards of build and energy efficiencies.’


The other aspects of the development dealt with in the Design and Access Statement are covered under the ‘OBSERVATIONS’ section below.


Transport Statement (Summary and Conclusions)


‘The proposed redevelopment scheme has been several years in development and numerous options have been considered to produce an optimum facility in terms of both site layout and accommodation. The proposals presented in this statement are the culmination of this process and provide for a high quality interchange which will be fully accessible, offering improvements to safety and security, as well as enhanced passenger facilities and a much improved waiting environment.


Operationally the new interchange will comprise of a one-way bus apron, able to accommodate up to a maximum of 72 bus departures per hour from 3 single and 2 double stands. There are no changes proposed to the number of bus services operating from the interchange which currently stands at 52 departures in the peak hour. The new interchange therefore provides for significant future service growth. New and improved facilities have been carefully considered and designed in agreement with key stakeholders. As a result, the highway and transport proposals will significantly enhance current provision, representing a step-change in quality, safety and convenience for interchange users and bus operators alike.


There will be no detrimental impact to the safe and efficient operation of the highway network as a consequence of the development. This can be supported by the following:


· There will be no additional traffic generated on the local highway network;


· The interchange will be compliant with appropriate national, regional and local policies/guidelines;


· Pedestrian access will be accommodated on existing desire lines with improved pedestrian crossing facilities enhancing access to Altrincham town centre and its retail core.


· Within the interchange, a fully accessible footbridge will enhance connectivity for all users across the site, as well as providing access to car parking facilities and the future Altair development.


· Cyclists will be provided with safe and convenient parking facilities throughout the interchange.


· The redevelopment will deliver road safety benefits by reducing carriageway widths, rationalising bus access movements and improving pedestrian crossings.


· The site Travel Plan will actively seek to increase the use of public transport and other sustainable modes for staff journeys’


CONSULTATIONS


Local Highway Authority – There are no objections to the proposals for the Interchange proposals within the site, they will have a negligible impact on traffic generation and will encourage modal shift by providing modern facilities for both tram, train and bus users.


The LHA has been heavily consulted throughout the design process and therefore has no objections to the proposals in principle.  The proposals look to narrow the carriageway on Stamford New Road and widen the footway at the same point, the LHA does not anticipate any significant impacts on the capacity of Stamford New Road to result from these proposals.  In addition, the existing puffin crossing will remain but be complemented by cycle access and egress points.


The taxi loop proposed will not allow taxis to pull alongside each other within the loop area itself, but should not result in an overall loss of taxi spaces overall. In addition a covered taxi waiting area has been proposed for the scheme to ensure modal choice is available at the interchange.


The proposals include four car parking spaces on-street in front of the interchange to allow for pick up and drop off of passengers or overspill taxi parking.  As yet relevant TRO’s have not been proposed, these will be provided in due course.   

The proposals include the provision of dropped kerbs and tactile paving on the buses entrance and exit from the site, the LHA finds this acceptable on highways grounds.  It is noted that the existing zebra crossing markings are due to be removed as part of these proposals, the LHA would support the removal of these markings that currently give pedestrians the impression that they have priority and that these crossing points on private land are actually controlled (and operate as zebra crossings).  


The provision of two hatched areas proposed to be installed across both the entrance and exit of the site are acceptable in principle.  However, it is felt that the extents of the yellow boxes could be reduced to ensure compliance.


There are a number of covered Sheffield stands and lockers provided within the vicinity of the puffin crossing, and whilst there are no objections to the location of these, the LHA would request that they are covered by the proposed CCTV. The CCTV plans indicate that they won’t be covered.  The LHA feels that CCTV coverage of these facilities, especially outside peak times is essential.  The LHA also understands that the existing Sheffield stands on platforms 1 and 4 are to be retained.  The LHA would request that the stands located on platform 4 are provided with cover, or relocated to a place with cover in order to meet current guidance.


It is also noted that a cycle hub is proposed as part of the scheme.  The hub will provide shower and changing facilities in addition to 108 cycle parking spaces and 78 cycle lockers for storage.  In addition, the hub is accessible from the outside of the building and  it is felt that  it  is a welcome addition to the interchanges provisions and will supplement the on-street and on platform cycle parking provision.   Whilst there are several issues still to be resolved in regard to the operation and layout of the cycle hub, it is considered that these issues can be dealt with through the application of appropriate conditions. 

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.  It is understood that the proposed surfacing will demarcate the public highway from private land within the scheme.


The LHA feels that it is essential for the Orange Cabinet that is located between the puffin crossing and one of the proposed pedestrian walkways to be resited as it is located in the centre of the desire line and will be obstructive and force pedestrians into a narrow gap between guard rail and the cabinet due to the location of the proposed cycle parking which is not shown on the Traffic Engineering Concept Proposals drawing. 


The proposed lining and signing within the scheme is acceptable on highways grounds, the illumination requirements of the signing will need to be considered at the detailed design stage.  


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


It is also understood that the proposed pedestrian footbridge is designed to fit into the Altair scheme which was granted planning permission previously and that TfGM are continually working with Nikal  (the developers of the Altair scheme) to ensure seamless integration between the two schemes.



The proposals look to make some changes to the Moss Lane approach to the site which are acceptable to the LHA.


Drainage – Recommend standard drainage informative R17


Pollution and Licensing – There are no objections to the above planning application.  It is however recommended that the following conditions are attached to any planning permission in relation to noise levels from any external units (air conditioning/plant room etc), submission of a full lighting scheme and details of fume extraction from any café areas.

The application is sited on brownfield land and as such, the following standard contaminated land conditions and informatives should be attached to any planning permission:


· Standard Condition CLC1


· Standard Condition CLC2


· Standard Informative NCLC1


Strategic Planning and Developments – Policy comments are incorporated in the body of the report under the Observations section below.


Environment Agency – The site investigation has identified the presence of elevated levels of hydrocarbon compounds within the shallow groundwater at some exploratory locations.  Shallow groundwater in exploratory locations at the southern boundary of the site also shows minor impact from volatile hydrocarbon compounds and it is possible that this is associated with migration on to site from historic contamination sources to the south.  In the absence of an onsite source we are unlikely to require remedial action in this respect.

Full justification of the parameters used in the risk modelling has not been provided and we do not agree with the way that the risks have been assessed.  However, the need for remediation will depend heavily on the mobility of the hydrocarbon fraction/s present and to date the groundwater analysis undertaken has not been detailed enough to identify this.
Therefore we recommend an additional sampling round and speciated analysis to determine the nature of the hydrocarbon contamination present.  Following this it may then be necessary to update the risk assessment accordingly to identify whether or not remedial action is required. We therefore recommend conditions be imposed on any planning permission to ensure that the risks to controlled waters are appropriately assessed and mitigated.


English Heritage – Do not wish to offer any comments on this occasion. The application should be determined in accordance with national and local policy guidance, and on the basis of the specialist conservation advice of the Local Planning Authority. 


Greater Manchester Archaeological Unit (GMAU) – Initial consultation response summarised as follows:


It is clear from the discussion presented in the report that the proposed works could potentially have some beneficial impacts for the heritage interest. For example, the demolition of the existing 1970s bus station concourse and its replacement with a visually permeable structure may facilitate a partial visual reunification of the listed clock tower and Station Hotel buildings with the station itself that would allow these heritage assets to be more easily ‘read’ and understood as a group of historically related buildings. GMAU supports proposals that will enhance the intervisibility of the various historically related elements of the railway station. 


The demolition of the 1881 pedestrian footbridge is a matter of greater concern.  GMAU feels that there remains a very strong case for recognising that the heritage significance the undesignated heritage assets (station building, platform canopies, pedestrian footbridge) cannot be entirely divorced from that invested in the clock tower. Equally, any assessment of the impact of the proposals upon heritage significance should take into consideration the collective heritage value of the designated and undesignated buildings and structures. Any application proposing the demolition of one of these assets necessarily diminishes the heritage significance of the group as a whole including that of the listed clock tower. As some of these assets sit within the designated Stamford House conservation area it also follows the impact of proposals upon the conservation area should also be considered. In view of this the GMAU recommends that in this instance the requirements placed upon any proposal for demolition should meet those set-out in PPS5 in respect of designated heritage assets.


Under PPS5 HE9.1 LPAs are advised that “there should be a presumption in favour of the conservation of designated heritage assets”, that significance can be harmed or lost through alteration or destruction or development within its setting and that substantial harm or loss “should be exceptional”. HE9.2 sets out the tests that should be met if LPAs are not to refuse consent for such an application. LPAs should be satisfied the application demonstrates that (i) the loss of significance is necessary to deliver substantial public benefits that outweigh the loss.  If not, then it should be demonstrated that (ii)(a) the nature of the heritage asset prevents all reasonable uses of the site and (b) no viable use of the heritage asset can be found in the medium term and (c) conservation through grant-funding of charitable ownership is not possible and (d) the loss of the heritage asset is outweighed by the benefits of bringing the site back into use. GMAU argues that the tests set-out in HE9.2 (ii) clearly cannot be met. The bridge and station have been in use since 1881 and continue to function. Therefore, the application fails the first test in HE9.1 (ii). This leaves HE9.2 (i). It is for the LPA to be satisfied that the application has demonstrated the loss of significance is necessary to deliver public benefits that outweigh the loss.


The application bases the case for demolition of the pedestrian footbridge almost entirely upon the Jacobs report. The ‘Major Concerns’ identified do not identify an issue that could legitimately be described as establishing necessary grounds for the loss of the pedestrian footbridge. The report is ‘indicative’ and has not been based on detailed structural investigations. At no point does the report suggest the structure is unsound or unsafe. Many of the issues raised are matters that could be addressed through future maintenance regimes and do not form the necessary grounds for demolition. The fact that the bridge does not meet current design standards is a general point that could be made of almost any historic building or structure. The report acknowledges the bridge has an indeterminate lifespan if retained but concludes by asserting that replacement of the bridge would be needed in the next 25-35 years. This assertion is made without the benefit of a detailed structural investigation or consideration of possible engineering solutions that might allow the structure to be retained indefinitely. The bridge has functioned satisfactorily for its present purpose for 130 years. The Jacobs report does not demonstrate the loss of the heritage interest is necessary.


It is GMAU’s judgement that the application fails to provide sufficient informed consideration of the bridge’s heritage significance as part of an important and closely related group of buildings and structures. The application fails to offer a historically informed assessment of the significance of the heritage assets within the curtilage of the railway station, or of the loss of heritage significance the demolition of the footbridge would bring.  GMAU considers the application fails to establish that the inevitable loss of heritage significance demolition of the footbridge would incur is necessary to deliver public benefits that outweigh the loss. GMAU does recognise however that it is for the LPA to decide if it is satisfied the application has demonstrated the loss of significance is necessary to deliver public benefits that outweigh the loss. 


Notwithstanding GMAU’s advice, should the LPA decide to grant planning consent then a condition should be attached to the planning consent requiring that a programme of archaeological building recording be undertaken, commencing ahead of the commencement of development/ demolition in accordance with Policy HE12.3 of PPS5. The programme of work would involve the production of an assessment of the available documentary evidence and an archaeological building survey of the upstanding historic fabric. Depending upon the survey/ assessment results, a watching brief may be required during demolition to record any concealed architectural or buried archaeological features. The programme of work would be followed by a phase of post-fieldwork analysis, report writing, deposition of the site archive and potentially an appropriate level of publication.  


Further comments submitted in relation to the letter dated 30th June 2011 from TfGM summarised as follows:



‘TfGM appear to argue that because the clocktower and station buildings were constructed in one suite of materials/ styles while the platform canopies and bridge were constructed in another their group significance is diminished. Their argument does nothing to diminish the historic significance of the group, all conceived, designed, constructed and operated as part of the station in 1881 and continuing as a group to this day. Buildings or structures can be listed for their special architectural and/ or historic interest. 


The letter does not redress the absence of any consideration of alternative engineering solutions that would allow the bridge to be retained. Nor does it offer a detailed structural survey to demonstrate that the bridge is incapable of being sustained. Nor does it account for the evident public interest that has been expressed in the retention of this much loved structure. However, “it is for the LPA to decide if it is satisfied the application has demonstrated the loss of significance is necessary to deliver public benefits that outweigh the loss.”’

GMP Design For Security – GMP Design for Security prepared a Crime Impact Statement (CIS) for the applicant, for submission with the application. The CIS was generally favourable to the final proposals, and subject to the contents of ‘Part B’ of the CIS, GMP Design for Security is happy to support the application. It is however requested that compliance with Part B of the CIS is conditioned in any approval, which will ensure that safety and security is addressed in the built scheme, and the ‘Safer Trams’ award is achievable for the applicant.


In relation to the amended plans including the cycle centre, comments submitted as follows:


· The proposals do not appear to address the issues raised in the CIS relating to problems with the footpath link to Moss Lane / Denmark Street. It is therefore requested that this route be closed off completely to remove potential access / escape routes for offenders. 


· The introduction of the underground cycle point causes major concerns in relation to security. It is considered that the angled canopy roof would be a target for abuse from skateboarders etc. A facility such as this would require a constant staff presence located in the basement, available all the time the facility is open for use, together with implementation of effective management procedures and access controls to prevent it becoming subject to abuse. The proposals do not appear to accommodate this and are therefore not acceptable in this regard.


Greater Manchester Ecology Unit (GMEU) – No objections to the development proposals on nature conservation grounds.

Network Rail – Network Rail have made detailed comments relating to the application which relate predominantly to outstanding issues between themselves and TfGM and points for clarification. These comments have been forwarded to TfGM who have responded to the issues raised. 


Manchester Airport – No objection


REPRESENTATIONS


Neighbours: 4 letters have been received in relation to the first set of neighbour notification letters sent out in relation to the application from the Friends of Altrincham Interchange, the Altrincham and Bowdon Civic Society, the Greater Manchester Cycling Campaign and the occupier of 51, Chiltern Drive, Hale. The contents of the letters are summarised below:


Friends of Altrincham Interchange


The Friends of Altrincham Interchange welcome this planning application. The group, with the support of several other leading groups in Altrincham, has been pleased to be involved in the extensive pre-planning consultation.


The plans as submitted meet all our specifications and we believe it is not only what the people of Altrincham desire but will significantly enhance this area of the town centre.


It has an elegance and simplicity in the layout of the busways, the taxi rank and the public realm; it also respects the iconic Altrincham clock. The new concourse building will showcase to best effect the heritage of the original buildings of Altrincham Railway Station (and will be floodlit at night as will the clock).


It will present a simple and secure fully integrated transport solution for Altrincham.


We have had our differences over the footbridges across the track and we will continue to work with the applicant to see if any elements of the original railway footbridge can be retained. This said we support the application wholeheartedly and ask the Committee to consider its grant.


Altrincham and Bowdon Civic Society


The addition of a possible fine cycle provision at the Interchange is welcomed if funding is achievable.


The Civic Society, along with Friends of Altrincham Interchange, has always felt that the historic footbridge should be maintained. We feel that the 1881 bridge could exist side by side with the new bridge as has happened in London and on the Tyne; historic engineering alongside the excitement of the new. 


The historic setting of the Interchange next to the Station Clock and Station Buildings, is a textbook case of how railway stations enhanced their setting. Notwithstanding the fact that a minor building (the clock) cannot save a major building (the station and footbridge), we cannot understand how the reversion to the Victorian splendour of the original buildings, which is a feature of the application and which would make the Interchange listable, is then destabilised by the demolition of the footbridge. 


We also understand from the correspondence with Network Rail that the new footbridge will not form a public right of way and that they have concerns about the cost of maintenance. If the Interchange is to provide a significant link between Altair and the existing town centre west of the railway, presumably the great increase in footfall envisaged by TfGM and used as justification for the demolition of the footbridge, would be from non transport users. 


We do not feel that the public consultation indicated that people wanted the old bridge demolished, but that they thought a new bridge would be nice. Previous experience with lift only disabled access on Metrolink suggests that lifts break down and the cessation of the barrow crossing would not seem to be desirable.  A major priority in the consultation was toilets but it is envisaged that the new provision would close at 17.00, just when the Interchange is at its busiest.


Altrincham is very fortunate to be having the new Interchange but we feel the significance of the footbridge is still an issue. The Civic Society has the Interchange as a major component of our Heritage Lottery Funded heritage trail so we need it to be at its best.


We are awaiting further information from Transport for Greater Manchester concerning our enquiries about the links from Altair through the Interchange to the existing town centre and would like the remaining concerns about linkage to form conditions, when as we hope, the application is approved.


Greater Manchester Cycling Campaign


Having read the enclosed Travel Plan submitted with the application, we are concerned that the proposed development has still failed to take the needs of cyclists into consideration, and to address the points raised direct to GMPTE in Nov 2010.


Historically, cycle facilities along the whole of the Metrolink line, including Altrincham, have been extremely poor, however, given the importance of this location as a major rail / tram / bus interchange, we feel that proposals to upgrade the Interchange provides an ideal opportunity to finally provide 1st class cycle facilities to enable a seamless interchange between bicycles and public transport, and encourage a modal shift from motor vehicle to bicycle.


The following facilities currently exist:


1.    Vertical cycle lockers within the bus terminus


2.    Sheffield stands located on Metrolink platform 1 under cover


3.    4 uncovered Sheffield stands on the heavy rail platform 4


The new interchange layout shown in the GMPTE’s consultation document “A better transport interchange for Altrincham” proposes Cycle Lockers & Stands to be located on the pavement beside Stamford New Road, close to the existing pelican crossing.


Our main objection is to proposed location of cycle parking, situated on the boundary of the Interchange, well away from any facilities.


Accessibility - For cyclists arriving at the Interchange from Moss Lane or Oakfield Road access points, cyclists would have to travel through both the Metrolink station and bus station, across the bus lanes and back.


Security – Compared to the current facilities, which benefit from far greater natural surveillance / CCTV, this location is far more isolated.


Cover – No mention is made of whether facilities will be covered.


Although we are happy to see some covered stands and lockers located here, additional more secure facilities will be required.


Quantity – The proposed location appears to offer limited space to provide adequate cycle facilities.


· We would like to see enough facilities to cater for 2% of passengers (with a commitment to increase this if there is further demand).


· There are two types of facilities required: Covered Sheffield stands – These should be under cover to provide long stay parking and Horizontal, large cycle lockers – providing improved security for regular cyclists.


· Facilities should be conveniently located at several locations, preferably Metrolink Platform 1, Metrolink Platform 2 and Heavy Rail Platform 4.


· Use of spare rooms as a cycle centre


· Cycle gulleys should be provided on all the staircases to assist cyclists to easily and safely wheel their bikes up and down staircases.


· Any proposals considered must be done in full consultation with local cyclists through Trafford MBC Cycle Forum.


51, Chiltern Drive, Hale


The proposed changes are excellent but there could be improvements in four areas:


· The long wall fronting the road along the track at the northern end could be made more attractive by planting a line of trees on the railway side. 


· The empty rooms in the station building could be refurbished and used as shops or a youth centre


· If there is to be no redevelopment of Station Buildings a decorative wall without adverts could be erected at the southern end of the site


· Lifts should be installed from the footbridge to the 3 platforms for the aged and disabled. 


Amended plans letters were sent out when the amended plans to include the proposed cycle centre were submitted. Three further letters of objection were received from the occupier of 51, Chiltern Drive, The Greater Manchester Cycling Campaign and the Trafford Cycle Forum summarised below:


51, Chiltern Drive, Hale


Re-iterates some of the points made in the initial letter submitted and adds the following additional comments:


· The wall to the north of the Interchange could be replaced by trees and the adverts could be removed.


· At the southern end the single storey building at Stamford House could be replaced by an item of better quality or concealed.


· A long footbridge from Stamford Square to Altair would unite these shopping sites


· Objection is made to the demolition of the 1880s footbridge on heritage grounds, the facility could be supplemented by lifts to the platforms.


Greater Manchester Cycling Campaign


· The assumption made in the Cycle Centre Design and Access Statement that the  stepped ramp access is the only form of access at Leeds Cycle Point appears to be false as the main access is at ground floor level. Experience of stepped accesses are that they are certainly not bicycle friendly. 


· Use of the facility by ambulant disabled people would only be possible if they ring for assistance and wait. It is unacceptable that such a facility is not fully accessible and given the above, we object to the use of any Stepped Ramp access.


· In terms of security Altrincham Cycle Centre suffers from several problems: a) The store is unmanned, b) A Call System is included at the top of the ramp, but no mention of any call system at the bottom or inside is made, c) No mention is made of how access will be controlled and is there CCTV coverage? d) The “underground” location of the facility would create a dungeon like environment which could be intimidating. Bicycles and property at Altrincham will be subject to theft and anti-social behaviour and crime


· The Altrincham Cycle Centre is located underground, with the glass stair entrance designed to be invisible against the old station building. The underground location of the facility will do nothing to create a “WOW Factor” and we would therefore object to the current underground proposal.


· No mention is made of how cyclists arriving on the opposite side of the station will access the facility. Any facility must be accessible from other platforms, particularly to / from platform 4. We would therefore like to see the new bridge incorporate “Cycle Gulleys” and cycle access be allowed in any lifts.


· There has been no attempt to locate cycle shop, repair and rental facilities at the Interchange to the detriment and reduced viability of the Cycle Centre.


· The Clothes Lockers must be large and tall enough to accommodate panniers and rucksacks as well as space to hang up clothes on hangers to dry.


· A real time train information facility should be included within the Cycle Centre.

· An electric bicycle “Charge Point” should be provided.


· Platform 1: Current Sheffield Stands should be retained. Platform 2/3: covered Sheffield Stands to be provided on this platform. Platform 4: Poor current facilities should be replaced with Covered Sheffield Stands, closer to the station building.


· No mention has been made of any directional signage within the station or surrounding road network.


· All cycle lockers must be large enough to fit larger commuting bikes, and be horizontal (allowing bikes to be wheeled in without any lifting).


· All Sheffield Stands must be under cover / shelter.


· We would like to see further consideration and consultation being given to the cancellation of funding for additional car spaces, with the funding transferred to create safe cycle / pedestrian routes to Altrincham Interchange to enable a modal shift from unnecessary car journeys to cycling / walking.

Trafford Cycle Forum


· Access to the cycle centre by steps is not acceptable in any way. The stepped access appears to be for the 2nd level where there is additional cycle storage space. The statement that Leeds Cycle Point stepped access is successful is untrue – in fact the stepped access to the Leeds cycle parking is unused when there are spaces left at ground level.


· A basement cycle centre location does not make a statement at all let alone being a show-piece and model for others. There should be prominent signage. Cycle art work like that at Deansgate Station will complement the signs and mitigate the lack of “impact”.


· The statement indicates that the cycle centre will ‘Incorporate a call system at the top of the stepped ramp, so that people who are unable or not comfortable going down the stepped ramp can gain assistance from someone who can take their cycle down for them’. A call system for access is insulting to less able people and an admission of failure in the design.


· Doors are shown opening one way only (auto doors may be better).


· Any lockers should be large enough to accommodate commuter bikes.


· Any additional cycle parking in the cycle centre should be in addition to the cycle parking at other points throughout the site. The cycle parking at other points should be reviewed.


· The generous extra car parking could be reduced to provide extra cycle parking that is needed if cycling is to be taken seriously as a viable means of transport for local people.  


· The applicant states that: ‘The Cycle Point is accessed from outside the building, from the southern concourse façade. This prevents bikes needing to enter the buildings and tracking dirt onto the concourse.” This statement is wrong – tyres of bikes are no more dirty than pram tyres and less dirty than shoes. The applicant must confirm that cyclists with their bikes will be allowed to enter the concourse to access train, ticketing. platforms and info.


· For the call system is 'someone' likely to be an official person, eg a member of the interchange's staff, or might it be a bike thief in disguise? 


· Is CCTV or a similar security measure to be included?


OBSERVATIONS


BACKGROUND


1. Altrincham Interchange is located at the heart of Altrincham Town Centre and the current facility offers residents the opportunity to travel to and from the Town Centre by bus, train, Metrolink tram and taxi and to connect to the wider public transport network. The Interchange therefore performs not only a strong local function but also a regional role.


2. Altrincham Interchange is unique within Greater Manchester in that it provides a truly multi-modal interchange facility. However the site has not seen any significant redevelopment since the 1970s and is now outdated and outmoded in terms of safety and security considerations, the needs of people with impaired mobility, and of changes in the design and layout of vehicles. The current facility fails to meet many of the new standards set by Transport for Greater Manchester, Network Rail and disability discrimination legislation. 


3. Over 4 million passenger journeys are currently facilitated by the Interchange each year, with bus and Metrolink being the main services used. Some 10% of passengers interchange within and between modes, and this proportion is set to increase. The current Interchange does not meet modern standards for safety, security and accessibility, and does not provide passengers with an overall pleasant environment. 


4. There has been substantial consultation at pre-application stage with local community groups and the general public. Local community groups consulted include Friends of Altrincham Interchange, Altrincham Town Centre Partnership, Local Disability Groups and Altrincham North and South Neighbourhood forums. With regard to public consultation approximately 4000 consultation leaflets were distributed including a letter drop of 1,100 leaflets, with just over 220 being returned. 5 staffed exhibitions took place within the consultation period with approximately 500 individuals attending in total and in addition to this, 2 unstaffed exhibitions were held, which were located in prominent buildings within Altrincham throughout the consultation period.

5. The outcome of this public consultation was generally supportive. The issues highlighted as “very important” within the consultation to date are:

· Improved bus passenger waiting area


· Combined bus, rail and Metrolink ticket office


· New fully accessible toilets including baby changing facilities


· New pedestrian footbridge connecting all four platforms


· Availability of accurate travel information


· Staff presence on site


· Maintenance of the facilities and cleansing and removal of litter


6 It is considered important that Altrincham Interchange is brought up to and beyond the minimum requirements for contemporary interchanges in order to maximise the use of public transport and to benefit the environment of Altrincham Town Centre. 

PRINCIPLE OF DEVELOPMENT


7. The proposed redevelopment of the Altrincham Interchange is considered to be acceptable in principle and is supported by a number of National, Regional and Local policies. In particular: 


National Planning Policy Guidance 13: Transport (PPG13) (2001)

8. The three key objectives of PPG13 are to:


· Promote more sustainable transport choices for both people and for moving freight;


· Promote accessibility to jobs, shopping, leisure facilities and services by public transport;


· Reduce the need to travel, especially by car


Regional Spatial Strategy (2008)


9. Policy RT3 – Public Transport Framework states that:


‘Local Authorities should work in partnership with public transport providers to improve quality and provision of public transport services’


Revised Trafford Unitary Development Plan (2006)


10. Proposal T10 – Transport and Land Use in Town Centres states that:


When considering proposals for new development in and around the town centres of Altrincham, Sale, Stretford and Urmston, the Council will have regard to: - 


i. The need to consolidate these locations as the major centres for activities attracting significant numbers of trips, especially for employment, shopping and leisure purposes; 


ii. The need to improve access to these centres, particularly opportunities to reach them by public transport, by cycle and on foot; 


iii. The need to ensure that vehicle movements within and around the centres do not exceed environmentally appropriate levels. 


11. In pursuit of (ii) above, the Council will seek to ensure appropriate provision and improvement of facilities such as bus stations and passenger shelters, bus/rail interchanges, bus turn-rounds, lay-bys and other priority measures, the provision of safe and attractive cycle routes and secure cycle parking, and the provision of safe and attractive pedestrian routes. 


12. Proposal S6 – Development In Altrincham Town Centre states that:


In addition to promoting the major development opportunities listed above, the Council will: - 


i. Promote a town square on Stamford New Road, retaining the Clock Tower as a key feature and enhancing the Stamford Buildings and the Railway Station building; 


ii. Introduce measures to reduce the flow of vehicles along Stamford New Road between Regent Road/Railway Street and Moss Lane/Cross Street and along Moss Lane to its junction with Oakfield Road/Manor Road & Cross Street; 


iii. Encourage improvements to the operation and appearance of the public transport interchange on Stamford New Road; 


iv. Implement improvements to pedestrian routes and passageways within and to the town centre. 


Core Strategy


13. The proposal is also supported by the following emerging Core Strategy Policies:


L4 – Sustainable Transport and Accessibility which states:


To facilitate the Delivery Strategy, the Council will promote the development and maintenance of a sustainable integrated transport network that is accessible and offers a choice of modes of travel to all sectors of the local community and visitors to the Borough by:


a. Supporting the modernisation/improvement of the existing highway and public transport networks as appropriate to get the best possible use out of the infrastructure that is already in place;


b. Bringing forward new highway and public transport infrastructure schemes that will improve accessibility and provide additional capacity and/or address identified congestion, access, safety and environmental impact problems to facilitate the continued safe, efficient and environmentally sustainable operation of the networks’.


14. W2 – Town Centres and Retail states that:


‘Altrincham, as the main town centre in the Borough, will be the principal focus for high quality comparison retail supported by a range of retail, service, leisure, tourism, office and other town centre-type uses, including residential. The Council considers that Altrincham Town Centre is capable of delivering amongst other things an:


· Improved public transport interchange;’


15. It is therefore accepted that the principle of the redevelopment of Altrincham Interchange is acceptable however various aspects of the redevelopment including the design and impact on heritage assets, impacts on amenity and the highway network as well as the environmental impacts must also be considered against the relevant National, Regional and Local Policies.

DESIGN AND IMPACT ON HERITAGE ASSETS


 


The Heritage Assets


16. The site of Altrincham Interchange is situated on Stamford New Road in Altrincham Town Centre and there are a number of designated heritage assets in the vicinity (as defined by Annex 2 of PPS 5). These include the Grade II listed clock tower to the west of the bus station, part of Stamford New Road Conservation Area (the northern boundary of which circumnavigates the clock tower incorporating part of the concourse), the Grade II listed Stamford House (to the south of the site) and the Grade II listed Station Hotel which is situated on the opposite side of Stamford New Road. In addition to the fact that part of the Stamford New Road Conservation Area is within the site it is also important to consider views into and out of the conservation area which could be affected by proposals at the Altrincham Interchange. 


17. The primary station building and associated footbridge forming Altrincham Interchange are directly affected by the proposals and are considered to be non-designated heritage assets (as defined by Annex 2 of PPS 5). Non-designated heritage assets are assets identified by the Local Planning Authority during the process of decision making or through the plan-making process as being valued components of the historic environment that have significance meriting consideration in planning decisions. The listed clock tower lies within the curtilage of the station buildings which are not listed and was ancillary to them. The listing of the clock tower is not considered to give rise to formal protection for the associated station buildings and footbridge.


18. The station building, footbridge and clock tower do not appear on the 1875 OS map but are present on 1910. It is noted that the clock tower appears to be sited in a landscaped area adjacent to substantial piers and lanterns with a much smaller canopy fronting the station building. It is understood the station, footbridge, clock tower and environs were designed and erected as a set piece in 1881. 


19. Altrincham Station is a single storey building constructed from red stock brick using a Flemish bond with buff sandstone dressings. The elevation facing Stamford New Road is symmetrically composed with a gable at each end and centrally placed entrance. It is noted this section has higher eaves and is given more presence by projecting forward. Historically the glass covered wrought iron canopy (demolished 1975) was sited here also adding more emphasis. The roof of the building is slated in blue/grey Welsh slate and over the main entrance forms a hipped section with small glazed atrium with a pitched roof running to the flanking gables. The station is an attractive building enlivened with polychromatic arched/cambered headers and decorative corbels, details also present on the clock. 


20. The former station forecourt between Stamford New Road and the main entrance was converted in 1976 to include a bus station resulting in the Interchange. It is likely that the existing covered walkway which cuts across the facade of the historic building was erected in this period. The site slopes considerably from the entrance of the station upwards to Stamford New Road, in the roof of the station being at eye level when approaching from Stamford New Road. A swathe of tarmac and concrete pavers covers this area interrupted by pedestrian barriers and bus stands. It is these elements and the late twentieth century additions to the Interchange which have the most impact on the settings of the surrounding listed buildings and also the significant views into and out of the conservation area along Stamford New Road. The formation of the taxi rank has also marooned the grade 2 listed clock which is the only positive feature of the concourse. The clock has been afforded a small curtilage delineated by an apron of cobbles.


21. Positioned to the rear of the station is Platform 1 which is presently covered by a wrought iron canopy. Similar canopies are present on other platforms and result in an important intact and attractive element of the station. Platforms 2 and 3 and Platform 4 are linked by a covered wrought iron and painted timber pedestrian bridge which as indicated above was erected in 1881 at the same time as the primary station building and clock tower. The bridge incorporates decorative supporting wrought iron columns with a diagonal cross (saltire) design present on the main structure.


Loss of Footbridge


22. Concerns have been raised by the GMAU and other groups regarding the removal of the existing pedestrian bridge. 


23. The Jacobs Report on the condition of the existing rail footbridge submitted by TfGM in relation to the historic footbridge states that if retained, maintenance work and costs to repair the bridge can be expected to increase year on year. They indicate that even if the bridge were retained beyond this current refurbishment, replacement would need to be carried out in the next 25-35 years.


24. However the GMAU have stated that there is not a strong enough justification as to why the existing bridge should be demolished as the structure’s condition is not unsafe and the Jacobs report readily acknowledges that there is an indeterminate lifespan that may be expected from the footbridge if it were to be retained; nor has the fact that it forms an integral part of the designed station complex been addressed. The objectors have indicated that the loss of this bridge will result in a detrimental impact on the station complex as a whole, the setting of the conservation area and group of listed buildings. It has been suggested that the existing bridge could still be utilised, possibly in addition to a new bridge.


25. It is argued by the GMAU that any assessment of the impact of the proposals upon heritage significance should take into consideration the collective heritage value of the designated and undesignated buildings and structures and that any application proposing the demolition of one of these assets necessarily diminishes the heritage significance of the groups as a whole and that therefore the requirements placed upon any proposal for demolition should meet those set out in Policy HE9.1 and HE9.2 of PPS5 in respect of designated heritage assets. 


26. HE9.2 states that 


‘Where a planning application will lead to substantial harm to or total loss of significance local planning authorities should refuse consent unless it can be demonstrated that:


(i) the substantial harm to or loss of significance is necessary in order to deliver substantial public benefits that outweigh the harm or loss.’


27. However Policy HE9 of PPS5 is not the correct policy against which to judge this proposal as it relates to designated heritage assets and the footbridge is a non-designated heritage asset being neither listed or within a conservation area. Non-designated heritage assets are dealt with under a separate policy – HE8 of PPS5. This states that 


‘The effect of an application on the significance of such a heritage asset or its setting is a material consideration in determining the application’


28. It is acknowledged that the station building, clock tower and footbridge were constructed at the same time (in 1881). However other than the fact they were constructed at the same time and that there is undoubtedly an intimate relationship between the station building and the clock tower, the relationship between the clock tower and the footbridge is much weaker visually as the footbridge cannot be viewed from Stamford New Road and therefore its removal would not have a significant visual impact on views from the listed clock tower or the Stamford New Road Conservation Area. Notwithstanding the opinions regarding the possible lifespan on the bridge a number of other issues have been identified with it by TfGM as follows:


· The bridge has no lifts to aid access for people with disabilities nor those with mobility impairments such as parents with prams.


· The bridge is narrow and does not present pedestrians with an appealing user experience nor could it accommodate the anticipated increased levels of footfall associated with the redevelopment of the town centre (in particular Altair) and forecast increase in footfall from general passenger growth on the public transport network.


· The design of the footbridge with solid timber low level panels and Georgian wired glass above obscures views of pedestrians using the bridge from the platforms presenting opportunities for anti-social behaviour.


29. For the above reasons it is considered essential that a new footbridge is erected to address all of these issues. The proposed bridge is orientated to connect the new concourse, the light and heavy rail platforms and the proposed Altair development beyond. It is difficult to see how the existing footbridge could be retained alongside the proposed footbridge given the required alignment of the new footbridge. In addition, the value of retaining the existing footbridge is questionable if it would no longer serve the purpose for which it was designed and its setting would be compromised by the new footbridge which would be sited in close proximity. Therefore while the loss of the footbridge would be regrettable and a material consideration, it is considered that does not outweigh the benefits of the redevelopment proposals which are considered highly important to the improvement of public transport facilities and the regeneration of Altrincham Town Centre. 


30. It is however recommended that as suggested in the comments submitted by GMAU a recording/archaeological condition should be attached to any approval in accordance with Policy 12.3 of PPS5.


Design


31. The Interchange site has a large and prominent frontage onto Stamford New Road. It is apparent that the integrity of the historic station buildings has been compromised by a number of 20th Century alterations and at the present time the Interchange and associated concourse do not present a positive appearance when viewed from Stamford New Road and from the Stamford New Road Conservation Area. 


32. The new concourse would run almost the full length of the west side of the Interchange and the enclosed concourse would be fully glazed with a translucent roof (covered with an ETFE pillow) to allow natural light into the space (the material to be used reflects that used on the domes in the Eden Project). The supports and juncture with the existing station roof will impinge on views of this building to some extent. However, the roof utilises a lightweight material and therefore the support column requirements for this concourse structure are minimal and as such it is not possible to reduce the number or size of columns further from that proposed.  Columns have been located with full consideration of the view from Stamford New Road to the station building façade and are sited to minimise their impact on the view of the features of the station building façade.  The bus station concourse façade is constructed from structural glazing which means that there will not be any visible external mullions, therefore maximising the view to the existing station building. It is also noted that at the present time there are a number of visual obstructions in between Stamford New Road and the station buildings as a result of two lines of canopies associated within the bus apron and existing concourse. 


33. The late 20th century additions and alterations to the Interchange have been identified as having the most detrimental impact on the settings of the surrounding listed buildings and also the significant views into and out of the conservation area along Stamford New Road. It is considered that the removal of the 20th century covered walkway to the front of the station and the improvements to the layout for the concourse forming the bus station will represent a considerable improvement to the appearance of the frontage of the Interchange. The facades of the concourse are designed to not only promote views of the existing station building but also to provide views of the clock tower from within the main concourse, which the existing concourse does not provide.


34. The historic station building is to be restored and refurbished with restoration works to include replacement/repair of degraded stone sills and jambs, brickwork and removal of staining caused by defective rain water goods. The close proximity of the 1970s concourse currently restricts views of the existing historic building. The proposed concourse structure would provide clearer views of the historic station building than are available at present and at night it is proposed to light the existing station building from within to provide passers-by with views of the station building.  


35. Notwithstanding their objection to the loss of the footbridge the GMAU have commented that the demolition of the existing 1970s bus station concourse and its replacement with a visually permeable structure may facilitate a partial visual reunification of the listed clock tower and Station Hotel buildings with the station itself that would allow these heritage assets to be more easily ‘read’ and understood as a group of historically related buildings and that they support proposals that will enhance the relationships between the various historically related elements of the railway station.


36. There were some concerns regarding the design and choice of materials for the proposed pedestrian bridge as the initially proposed cladded elevations would have resulted in blank areas at platform level. However, revised plans have been submitted to amend these cladded elevations to brick and a condition is recommended to ensure that these elevations and the elevations of the facilities block are appropriately treated. It is, however, considered that the scale and massing of the proposed facilities block are acceptable.


37. It is important that good quality materials (including the choice of colour) are used for the redevelopment as a whole and that such materials will weather well particularly in an environment that will be utilised by a variety of types of transport. Notwithstanding any indication of materials proposed to date it is considered that a condition is required to ensure that the materials to be used are of an appropriate quality. 


38. The attractive and historic wrought iron canopies on the platforms are to remain and to be re-glazed. However given the lack of detail regarding the works to these canopies it is considered that a condition should be attached to ensure that full details of the works are submitted for the approval of the Local Planning Authority.


39. The formation of the taxi rank in the 1970s marooned the Grade II listed clock which is currently the only positive feature of the concourse. As part of the proposals the clock tower would have improved siting within a newly created area of public realm. Works to the public realm should enhance the streetscene and will benefit views from the Stamford New Road Conservation Area. Good quality hard and soft landscaping is highly important to improve the appearance of the Interchange and to enhance the listed Clock Tower and this can be ensured via condition.


40. It is also considered that the removal of the existing 20th century concrete pedestrian bridge over Stamford New Road will improve views into and out of the Stamford New Road Conservation Area. Proposals for the Moss Lane ramp area will also improve the setting of the Grade II Stamford House to some degree. 


TRANSPORT ISSUES


41. The comments of the Local Highway Authority are set out under the ‘Consultations’ section of this report.


42. It is noted that the Local Highway Authority has been heavily consulted throughout the lengthy design process and has not raised any objections to the Interchange proposals within the site. They consider that the proposals will have a negligible impact on traffic generation and will encourage modal shift by providing modern facilities for both tram, train and bus users. A number of conditions are recommended to ensure that Interchange operates soundly. 


43. Objections have been received in relation to the amended application containing the cycle centre from the Greater Manchester Cycling Campaign and the Trafford Cycle Forum. The applicants have provided additional information in relation to the objections raised and this information has been considered by the Local Highway Authority. 


44. The applicant has acknowledged that the cycle point will not be fully accessible to all members of society within the access statement; however fully accessible and covered cycle facilities are proposed as part of the planning application at the main route to the Interchange off Stamford New Road opposite the Stamford Quarter and they state that this could include some locker provision.  The Sheffield stands on Platform 1 are not proposed to be removed and existing Sheffield stands on platform 4 could be relocated to a location under the platform canopy. 


45. It has been identified that an access issue to the cycle point may occur infrequently and it is proposed to incorporate a call system. Currently the design and access statement only proposes a call point at the top of the ramp, but an additional call point within the Cycle Point is considered necessary. It is appreciated that the underground nature of the cycle point will require extra measures to be taken to improve security. The applicant has stated that the call point would be provided in combination with good lighting levels, CCTV coverage and regular roaming visits by staff at the interchange.


46. However notwithstanding the details submitted to date it is considered that a condition should be attached requiring full details of the proposed external cycle facilities and also that a scheme for the management and security of the cycle centre should be submitted for Local Planning Authority approval to ensure that accessible safe facilities are provided. 


47. With regard to signage the applicant has advised that the cycle point will be well signed and marked through the interchange and its approaches.  There will also be a marketing campaign around the cycle point projects.  When including the cycle point there was a need to minimise the visual impact that such a facility would have on the heritage elements of the interchange and as such this basement option within the concourse of the bus station results in a location that keeps to a minimum the impact on the views to the station building and is located at a prime location at the main entrance to the interchange. However, a signage condition is recommended to ensure adequate signage is provided for various aspects of the interchange.


48. With regard to other issues raised by the GMCC and Trafford Cycle Form cyclists accessing the Cycle Point from platform 4 will be able to use the 16 persons lifts on platform 4 and 1 to access the cycle point.  The lifts are large enough to accommodate a cycle.  Cycle Gulleys will not be provided on the stairs due to the risk this would expose to both cyclists and other users of the interchange should a bike fall. A bike shop, repair services and rental service are not proposed at this time. The cycle lockers will be approximately 900mm high x 300mm wide x 450mm deep. A large customer information screen is proposed to be located at the top of the cycle ramp.  This application does not include provision for car park expansion. The applicants have indicated that 2 no. cycle charging facilities for electric bikes could be provided within the cycle point and a condition has been recommended accordingly. 


49. It is considered that subject to the conditions agreed by the Local Highway Authority being attached to any approval the cycle centre and new external cycle facilities will represent a significant improvement on the existing facilities at the Interchange which, it should be noted will be retained in addition to the new facilities.


AMENITY IMPACTS


50. The application site is situated within Altrincham Town Centre and therefore a very limited number of residential properties are sited in close proximity to the Interchange. The site is predominantly surrounded by retail, office and entertainment uses, the majority of which would be likely to benefit from the redevelopment of the Interchange. However, an application was recently approved for the conversion of the first, second and third floors of the Grade II listed Stamford House into 24 residential apartments. Therefore there is the potential, if implemented, that this proposal would create a number of residential units in close proximity to the Interchange. In terms of noise and disturbance and air quality, the proposed works would not increase the amount of taxi, bus, tram or train movements on or around the site at the present time. Therefore the effect of the transport interchange on the air quality and noise produced is expected to remain unchanged. However there is scope for the operation of the Interchange to grow if demand increases in the future. However this is a long established Interchange in the heart of the town centre and any future occupiers of residential properties that may be built in the future would buy them in the knowledge of the adjacent land uses. No objections have been raised by the Pollution and Licensing Section although conditions are recommended in relation to noise levels from any external units (air conditioning/plant room etc), submission of a full lighting scheme and details of fume extraction from any café areas.

51. With regard to the actual extensions to the Interchange, the most significant built development in terms of size relate to the concourse building and facilities block. It is not considered that the development would have any detrimental impacts on the amenity of occupiers to the north, east or west due to the separation distances and the type of land uses in these areas. However, as indicated above, Stamford House (to the southwest of the proposed concourse building) may in the future contain apartments at first, second and third floor level. At the nearest point the rear of the wing of Stamford House that fronts Moss Lane would be a minimum of 37 metres way from the concourse building. While the concourse building is relatively tall it is a lightweight structure and it is also relevant that the apartments in Stamford House would be at first floor level and above. Therefore due to the separation distances involved and the relative height of the concourse building in relation to the proposed apartments it is not considered that the new development would have a material impact on the outlook from the apartments that may in the future be brought into use in Stamford House. 


52. It is therefore considered that the impacts of the proposed development on the amenity of occupiers of nearby buildings is acceptable and in accordance with Proposal D1 – All New Development of the Revised Trafford UDP. 

TREES AND ECOLOGY


53. An Arboricultural Report has been submitted in support of the application and this report found that the trees surveyed were generally found to be in fair condition.


54. The five Goat Willows indicated for removal are either in poor condition and/ or damaging the station infrastructure. 


55. One of the Goat Willows (T26) proposed for removal stands in the wooded area to the south of the original station buildings. There are other Goat Willow trees standing in this border, along with a number of Elder bushes and one Silver Birch tree. Although the arboricultural consultant has ranked these trees as capable of retention the landscape architects are proposing to remove all the vegetation from this area with the exception of one Silver Birch (T22), which the arboricultural consultants have rated as desirable for retention. It is considered that this Silver Birch is a good specimen and the only plant worthy of retention in view of the proposed landscaping of the area.


56. The landscape architect is proposing to complement the solitary retained Silver Birch with two additional trees of the same species. The proposed new trees would be supplied as heavy standards and these large trees will give some immediate impact upon planting. It is considered that the three Silver Birches will provide adequate tree cover in this relatively small area. 


57. The Silver Birch trees will be underplanted throughout with ornamental shrubs, all the proposed species being reliable and possessing desirable ornamental attributes and with 'year round interest' from flowers, berries and bark. Silver Birch is a true native tree and the Burnet Rose shrub proposed is also a native shrub. The proposed landscaping scheme is considered appropriate in this particular location. A condition relating to tree protection during construction works is recommended.


58. In addition, nine trees are proposed to be planted into tree pits set within the hardsurfaced area around the taxi rank and Clock Tower. It is considered that this will substantially improve the visual amenity of the Stamford New Road frontage of the Interchange and the setting of the listed Clock Tower. 


59. An Ecology Report and a Bat Survey have also been submitted in support of the application. The Ecology Report concludes that the site is evaluated as being of very low ecological value. The site contains very little natural habitat and less than ten native species of plant. Notwithstanding this assessment, precautions will be required in relation to the sites potential use by nesting birds. The redevelopment of the site does present several opportunities to enhance the sites biodiversity and the connectivity of the local urban landscape.  To improve the biodiversity of the site it is recommended that the landscaping plan includes native plant species or species of proven wildlife value. As indicated above the proposed landscaping scheme relates to the area between the station and Moss Lane. It is proposed that two new Silver Birch trees are planted in this area and the proposed landscaping scheme includes native species.


60. The submitted Bat Survey concludes that the site is located in a busy, built up area that is subject to a great deal of disturbance. The majority of features identified as having potential to be used by roosting bats were all deemed to be of ‘Low’ potential. Following the internal inspection confirming the absence of evidence of roosting bats, and the low likelihood of bats being present, no further survey or mitigation measures with respect to bats are considered necessary. However, contractors undertaking the works should be aware that in the extremely unlikely event that bats, or evidence of bats, were found, it is a legal requirement to stop works in that area and seek advice from Natural England on how best to proceed. This can be included as an informative should the application be granted.


61. For the above reasons it is considered that the proposal complies with the provisions of ENV4 – Trees, Hedgerows and Woodlands, ENV12 – Species Protection and ENV14 – Tree and Hedgerow Protection of the Revised Trafford UDP.


OTHER MATTERS


Contamination


62. A Geotechnical and Geoenvironmental Report has been carried out in relation to the proposals. The Environment Agency has commented that the site investigation report has identified the presence of elevated levels of hydrocarbon compounds within the shallow groundwater at some exploratory locations and that to date the groundwater analysis undertaken has not been detailed enough and have recommended that an additional sampling round and speciated analysis to determine the nature of the hydrocarbon contamination present is carried out and the risk assessment may need to be updated accordingly. Conditions have therefore been recommended to ensure that the risks to controlled waters are appropriately assessed and mitigated. The Council’s Pollution and Licensing section have identified that the application is sited on brownfield land and as such have also recommended that contaminated land conditions are attached to the planning permission if granted in accordance with Criteria xi) and xii) of Revised Trafford UDP Proposal D1 – All New Development. 


Crime


63. The GMP Design For Security were involved at pre-application stage in preparing a Crime Impact Statement (CIS) for the applicant, for submission with the application. The CIS states that the proposed development is generally consistent with the current principle and standards of Crime Prevention through Environmental Design (CPTED) thus reducing the opportunities for crime and the fear of crime.  

64. Following the submission of amended plans to include the cycle centre the GMP Design For Security have submitted amended comments raising concerns regarding the footpath link to Moss Lane and the security of the cycle centre. 


65. The pedestrian route through to Moss Lane is a well-used access into the interchange and loss of this access would increase the journey times for many users accessing the interchange, reducing its level of accessibility.  It is not therefore considered that this pedestrian route should be closed. The proposed scheme for improvements to this area include the removal of overgrown vegetation around the access and replacement with low-level easy-to-maintain planting that will open up the area, improve natural lighting and surveillance and remove potential hiding places.  New lighting and CCTV surveillance is also proposed for installation to ensure that the area within the site is covered. It is therefore considered that the proposed development has included a number of the suggestions in the CIS and that it would result in an improvement to the existing situation at the Interchange with regard to the Moss Lane pedestrian link. 


66. With regard to the cycle centre the applicant’s have indicated that the cycle centre will only be available for access to those users signing up to the cycle parking scheme.  The precise means of permitting access to the cycle point has yet to be determined but it would be controlled access (for example, using a SMART card or key fob) which would allow the automatic entrance door to open.  The cycle point access and ramp would be covered by CCTV and will be well lit.  The facility would be frequently visited by interchange staff for both operational and cleansing purposes.


67. The applicant has states that the scheme has been designed to minimise misuse; the area will be well lit and covered by CCTV, it is by the main entrance to the interchange and as such footfall will be high, the concourse customer information screen is located adjacent to the ramp which will further increase the presence of the general public, it is located directly in front of the station buildings housing interchange staff, roaming staff will be in the concourse; and means to physically prevent misuse of the angled canopy roof are being investigated but this will ensure that it will not be possible to skateboard down the ramped roof.


68. However, given the concerns raised by the GMP Design for Security and the Greater Manchester Cycling Campaign and Trafford Cycle Forum it is considered that a condition should be attached should the application be approved requiring full details of the proposed management and security of the cycle centre to be submitted for the approval of the Local Planning Authority. It is also considered that compliance with Part B of the CIS unless otherwise approved by the Local Planning Authority is conditioned in any approval. It is considered that this will ensure that safety and security is addressed in the built scheme and this will be a significant improvement on the existing situation at the Interchange. Subject to these conditions it is considered that the proposal is therefore considered to be compliant with Criteria x) of Proposal D1 – All New Development of the Revised Trafford UDP.  


Inclusive Access


69. Due to the age of the current Interchange buildings at the present time the Interchange is outmoded and does not meet modern standards for accessibility. In particular the access from the bus stands and the Metrolink platform to the rail platforms for the mobility impaired has been identified as very poor. The proposed redevelopment needs to comply with the requirements of the Disability Discrimination Act 1995 as well as current best practice. As a result an Inclusive Access statement has been prepared in support of the application which highlights that the following provisions, which impact on the accessibility, have already been included for within the plans including:


· A vehicular drop off point


· A taxi rank which includes for wheelchair boarding space.


· Appropriate use of tactile paving at crossings.


· The cycle park provisions include a wider than normal provision, to enable disabled people who use 3 wheel cycles to secure their bike.


· Three well defined entrance routes from Stamford New Road


· The use of different finishes and a kerbs, pedestrian areas and vehicular areas will be distinctly separate.


· The route to the western entrance will be laid to gradient which make the routes as gently sloping as possible, including landings for every 500mm change in level. This route will provide step free access into the interchange and a stepped alternative.


· The existing stepped access route from Moss Lane will benefit from upgrades to provide easier going steps, new tactile paving, handrails and new lighting. 


· All entrances have wide automated entrance doors.


· Provision of traditional accessible corner layout WC


· Both male and female WC’s will include for appropriate provisions to make them useable by ambulant disabled people.


· Provision of a wheelchair accessible baby changing facility.


· A travel shop will be provided giving users access to face to face assistance.


· It is intended that all platforms will benefit from appropriate tactile paving surfaces to provide warning of the changes of level.


· A new bridge will be provided linking all four platforms. This bridge will be served by new staircases which have been designed in accordance with BS8300: 2009.


· In addition to the stairs, lifts have been provided to gain step free access to the bridge. At this stage all platforms will be served by new lifts, although the lift to the island platforms of two and three, is subject to Network Rails approval.


69. It is considered that the proposed improvements to the accessibility of the Interchange will ensure that the scheme is far more inclusive than the existing situation and that everyone can use the new Interchange without undue effort. The proposal is therefore supported by  Proposal T17 – Providing for Pedestrians, Cyclists and the Disabled of the Revised Trafford UDP.


Flood Risk


70. The Altrincham Interchange site lies within Flood Zone 1 as indicated by the Environment Agency Flood Zones. The scheme has been reviewed in terms of its susceptibility to flooding as defined by the Environment Agency and PPS25. The extent of the redevelopment works is less than 1 hectare and as Flood Zone 1 is classed as “Low Probability”, in accordance with PPS25, the application does not require the preparation of a Flood Risk Assessment. The Environment Agency has not raised any objections to the proposal on the basis of flood risk.


Phasing 


71. It is of critical importance that the services currently provided by the Interchange continue to operate during the construction phases of the redevelopment works as the public transport services within the Interchange are relied upon by a large number of users. 


72. TfGM have indicated that the aspiration is that Stamford New Road bridge demolition will follow the initial Moss Lane Ramp works. The following main contract will include all bus apron, concourse, Metrolink and rail works. TfGM is working closely with key stakeholders including bus operators, Northern Rail, Stagecoach Metrolink, Trafford Council and Network Rail to develop a strategy and plan for the temporary arrangements that will enable the continued operation of public transport services from Altrincham during the construction works required for the redevelopment of the Interchange. These will be developed in detail in the lead up to the start of the main construction works at the Interchange. Rail and Metrolink Services will continue to operate from the Interchange throughout the construction phase. There will at times during the construction phase be some disruption to services but these will be well advertised and will be kept to an absolute minimum through night-time and weekend working. For a short period during construction works temporary ticketing arrangements will be in place although it is expected that the ticket office and on-platform ticketing arrangements will be largely unaffected by the works. For a large part of the construction phase the bus station areas of the interchange will be closed. TfGM has been working closely with bus operators and Trafford Council to identify a number of options for temporary bus stops and lay-over areas on the adjacent highway network together with the associated routes for services. Several of these sites will be required to accommodate the services operating from the Interchange. These temporary stop locations will be well advertised in advance of becoming operational and will be well sign-posted and marked. Where possible, stops will be provided with shelters and staff will be on hand to assist at the stops. 


73. It is therefore apparent that significant consideration has already been given to how the works can be phased to ensure that the Interchange services continue during construction to ensure reasonable continuity of service for users.


Sustainability


74. Transport for Greater Manchester aspires to achieve an excellent rating for Altrincham Interchange. However, initial BREEAM assessments suggest that an excellent rating is unlikely, but very good remains achievable. It is considered therefore that the development is in compliance with the provisions of Proposal D13 – Energy Considerations in New Development of the Revised Trafford UDP. 


CONCLUSION


75. The existing Altrincham Interchange has not seen any significant investment since the 1970’s and as a consequence is currently sub-optimal and this has resulted in unsatisfactory facilities for passengers. The Interchange is a relatively large site in a prominent location within Altrincham Town Centre and at present does not provide a particularly positive gateway into Altrincham. Neither does it contribute particularly positively to the designated heritage assets located around the site as a result of significant alterations carried out in the late 20th century. The principle of the redevelopment of the Interchange to upgrade the facilities and the appearance of the site is strongly supported by National, Regional and Local policy and consultations carried out locally indicate that the general public also appear to be supportive of the redevelopment. 


76. A number of out-dated buildings will be replaced with a modern passenger concourse but the original railway station building, valued for its heritage, will be retained and brought back into full use. Integration between different transport modes will be improved through the provision of a new fully accessible footbridge, which can also link with the proposed Altair development. It is regrettable that the historic rail footbridge will be lost as part of the development but for the reasons outlined in the report it is not considered that this material consideration outweighs the undoubted benefits of this scheme to the local environment and public transport users.  


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


1. Standard Time


2. Materials 


3. Landscaping 


4. Tree Protection 


5. Notwithstanding the details on the approved plans and prior to works commencing on site, full details of proposed works to the canopies on Platforms 1, 2 3 and 4 shall be submitted for the prior written approval of the Local Planning Authority. Works to these structures shall be carried out in accordance with the approved details.

6. Notwithstanding the details on the approved plans and prior to works commencing on site, full details of the design of the elevations of the facilities block and footbridge shall be submitted for the prior written approval of the Local Planning Authority. The buildings/structures shall thereafter be constructed in accordance with the approved details.

7. Contaminated Land 1


8. Contaminated Land 2


9. Contaminated Land 3


10. Notwithstanding the details on the approved plans and prior to works commencing on site, full details of the proposed external cycle facilities shall be submitted for the prior written approval of the Local Planning Authority. Such details shall include the relocation of the Sheffield stands on Platform 4 to a covered area. The external cycle facilities shall thereafter be constructed in accordance with the approved details.

11. Permeable Surfacing 


12. Re-location of the Orange Cabinet – details to be submitted


13. Provision of charging point in cycle centre – details to be submitted


14. Signage for cycle centre – details to be submitted


15. The development hereby approved shall be carried out in compliance with the recommendations contained within Part B of the Crime Impact Statement Ref. 2009/1140/CIS/01 unless otherwise agreed in writing with the Local Planning Authority.

16. A scheme for the management and security of the cycle centre shall be submitted for the prior written approval of the Local Planning Authority and thereafter implemented in accordance with the approved scheme. Thereafter the measures outlined in the agreed scheme must be kept operational at all times unless otherwise agreed in writing by the Local Planning Authority. 


17. CCTV scheme – details to be submitted


18. Lighting scheme – details to be submitted


19. External equipment – details to be submitted


20. Extraction units for café – details to be submitted


21. Nesting Birds


22. Archaeological Survey


[image: image7.wmf]



		WARD: Broadheath

		76922/FULL/2011

		DEPARTURE: No





		Change of use from retail (Class A1) to hot food takeaway (Class A5) and installation of flue extraction system to rear of property.



		70 Park Road, Timperley, Altrincham, WA14 5AB





		APPLICANT:  Mr Ayuob Sattari





		AGENT: Mr Mark Smith





		RECOMMENDATION:  REFUSE









Councillor Houraghan has requested that this application be determined by the Planning Development Control Committee.


SITE


The application relates to a two storey property within a parade of shops on the south side of Park Road which is designated as a Neighbourhood Shopping Centre.  The shops are set back from the main road, separated by a wide forecourt area.  There is additional customer parking on the main road and on Bollin Drive to the west of the site. The unit is currently vacant and was previously in use as a newsagents / convenience store.


The surrounding area is primarily residential with some flats above the parade of shops, new apartments on the opposite side of Park Road and more traditional housing surrounding.  Units 84 and 86 Park Road, at the opposite end of the parade of shops are currently in use as hot food takeaways. Both these units have been takeaways for a number of years (planning records indicate no. 86 was approved in 1994 whilst for no. 84 the only record is for a flue approved in 2000).


PROPOSAL


Permission is sought for change of use of the premises from retail use (Class A1) to a hot food takeaway (Class A5) and the installation of a flue extraction system to rear of property. A fixed litter bin is also proposed to the front of the property. No other alterations are proposed to the building.


The proposed hours of opening are stated as 11.00 am until 10.00 pm for all days of the week including Sundays and Bank Holidays


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


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION


Neighbourhood Shopping Centre


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


S10 – Local and Neighbourhood Shopping Centre


S14 – Non Shop Uses Within Local and Neighbourhood Shopping Centres


D1 – All New Development


D2 – Vehicle Parking


D9 – Hot Food Take Away Shops


RELEVANT PLANNING HISTORY

76065/COU/2010 - Change of use from retail (Class A1) to hot food takeaway (Class A5); installation of flue extraction system to rear of property. Refused 05/01/11


76459/COU/2011 – Change of use from retail (Class A1) to hot food takeaway (Class A5); installation of flue extraction system to rear of property. Refused 13/04/11


APPLICANT’S SUBMISSION 


A Design and Access Statement has been submitted in support of the application and the main points are summarised as follows:


· Since the refusal of the previous application the convenience store has been forced to close as predicted.


· The applicant has received full support from the premises on either side to change the use to a fast food takeaway.


· The proposal would provide a cuisine unique to the area.


· The façade of the property would remain as existing, with the exception of the hoarding displaying the name of the establishment.


· The extracting flue system will be approached with full consideration to the neighbouring properties occupants and installed so as to have as minimal an impact as possible. The system would be in compliance with Environmental Health criteria for filtering the air from the cooking equipment. The flue would be fitted with a silencer to ensure noise levels do not reach levels that would disturb adjacent properties.


· The property has fallen victim to graffiti vandalism to the façade and the area of wall surrounding the cash machine has been affected. It is highly likely the shuttering could soon be vandalised.


· It is in the interest of the local community and the impact on the street scene to get the premises back in use as soon as possible.


The applicant has also advised that since the application was submitted, there have been two criminal damages due to the property being vacant. When the property was in use no criminal incidents had taken place. The first incident took place on 18th June 2011 (Ref 105534M/11) and the second took place on 3rd July 2011 (Ref 114166P/11). The applicant states that it is evident that those who are carrying out anti-social behaviour are being attracted towards this empty premises, which in return is having a negative impact on the local community. The application should be approved so that the entire neighbourhood can benefit and can live without fear of regular occurring crime in this area.  


CONSULTATIONS


LHA – No objections

Greater Manchester Police (Design for Security) – Any comments will be included in the Additional Information Report.


Pollution and Licensing – Comment on the requirements necessary relating to noise and extraction/ventilation.


Drainage – Suitable arrangements must be incorporated into the private drainage system to prevent the discharge of grease, fats or solid food waste to the public sewerage system. 

REPRESENTATIONS


4 letters of objection received from the occupiers of nearby properties, summarised as follows:


· The proposed flue would be right next to the bedroom window of the flat at 68b and the noise and smell will mean the occupier cannot open this window.


· There are already takeaways with nowhere to sit and people often sit outside the door to the next door flat which is very intimidating. People in this area create mess, noise and nuisance.


· There are already two hot food takeaways in this row of shops and also hot food supplies in the Spar shop and bakery either side of no. 70 and others a short distance away. There is no necessity for another takeaway.


· Neighbours on Downs Drive have to put up with the smell from flues to the existing takeaways, especially in the summer months. The proposal would add to this and the flue would also be unsightly.


· Since the premises were converted to takeaways there has been more rubbish lying around even though there are bins, creating an unsightly mess and potential for vermin. Another takeaway would add to this problem. People leave their rubbish on the door step of the door to the flat above.


· Neighbours already experience a high level of noise in the early morning, during the day and late at night due to the high volume of traffic, deliveries at the Spar and noise from people hanging around the Spar and takeaways. A further takeaway opening late into the night would add to this noise and be more problematic for residents opposite.


· Retail outlets that open late at night and attract noisy and often drunk patrons are not appropriate in a residential area directly opposite apartments.


· There will be further disturbance in the access passage behind the shops as additional waste removal will be required. The access road is showing signs of neglect.


· Additional parking problems will be created on the main and side roads in an area which is constantly busy with traffic.


23 letters of support (inclusive of 2 letters that were submitted with the application) and a petition signed by 47 residents and customers have been received. Although some of the letters and signatures are from local residents a significant number are from outside the immediate area. Comments summarised as follows:


· The proposal will raise the profile and attract an influx of a wider community which will be good for business in the area.


· The Timperley area is short of anywhere supplying takeaway pizza. The proposal would provide more variety for the local community and a much needed contrast to the existing takeaways.


· It is difficult to find quality food in this area during lunch time, especially for students attending the local college.


· Due to the premises being vacant there has been two incidents of criminal damage and also signs of vandalism and graffiti in the front elevation. Having the building occupied during the day and late evening will stop criminals targeting the area.


OBSERVATIONS


BACKGROUND


1.
Two previous applications for change of use to a hot food takeaway were both recently been refused earlier this year, the most recent application for the following three reasons: 1) Noise and disturbance likely to be created by the customer activity within and outside the premises and kitchen activities particularly late at night (and also having regard to the cumulative impact of this proposal together with other late night opening premises in this parade); 2) A failure to demonstrate that the proposed flue would totally mitigate odours from cooking food at the premises and that there would be no adverse impact upon the amenities of the neighbouring residential properties from odours or noise; 3) The proposed flue would be visually intrusive to the detriment of the amenities of residents of adjacent flats.


2.
The current application is identical to the previously refused application with the only difference being that the shop has since closed and has experienced vandalism and graffiti.


PRINCIPLE OF DEVELOPMENT


3.
Proposal S14 of the Revised UDP advises that planning permission will only be granted for changes of use from Class A1 to non shops purposes where proposals conform with the provisions of Proposals D1 and D2 and will not cause significant harm to the character, diversity and vitality of the centre’s principal role as a shopping centre available to local residents.  In assessing the potential effect of particular proposals the Council will take into account the following:


i) The number and location of other non-retail uses in the centre including outstanding commitments for such uses;


ii) The number and duration of vacancies among units in the centre;


iii) The ability of the centre to continue to meet the small scale top-up day to day shopping needs of local residents, especially in areas where access to retail facilities is a problem, and,


iv) The availability of retail facilities in the surrounding area, their accessibility and ability to continue to meet the small scale top-up day to day shopping needs of residents.


4. 
There are already two takeaways within this parade of shops and the loss of an existing unit from retail to takeaway use would be a further departure from the principle function of the centre as a shopping centre available to local residents. However, of the nine units within this terrace five of these would still be in retail use and it is considered this would be sufficient to ensure the Neighbourhood Centre as a small shopping facility for local residents would not be undermined.

IMPACT ON RESIDENTIAL AMENITY


5.
Proposal D9 sets out specific criteria against which hot food takeaways will be considered, including any noise and disturbance likely to be caused to nearby residential properties and any nuisance due to smells and the Council’s SPG for Hot Food Takeaway Shops advises that:


· There should be no undue noise or disturbance likely to be caused to occupiers of nearby residential properties;


· Applications for hot food takeaways in small shopping parades (e.g. no more than 6-8 shops) in quiet residential surroundings are likely to be refused.


· Applications for hot food takeaways where there is residential accommodation nearby on either side (e.g. flats over shops and/or close opposite are likely to be refused.


· Applications for hot food takeaways where an immediately adjoining or adjacent building is in solely residential use are likely to be refused.


 

6.
The application form indicates opening hours of 11.00 am until 10.00 pm for all days of the week including Sundays and Bank Holidays.  This is the same as the most recently refused application (76459/COU/2011).  In relation to potential noise and disturbance arising from takeaways, the SPG advises that:


“When a takeaway is located in a largely residential area, activity at these times when an area is expected to be quiet can be disturbing to any nearby residents. The particularly noticeable parts of the activity arise from the noise and disturbance created by customers arriving at and leaving the premises, or from customers lingering in the vicinity, including conversations and noise from vehicles arriving and departing with opening and closing of car doors, engines starting and revving and from car radios. An important part of the assessment of an application will therefore be how close the use is to residential property, how many residential properties might be affected, and how busy or noisy the area is already in the late evening or on Sundays, e.g. from traffic or other late evening uses.”


In the previous application it was considered that given the close proximity of the unit to residential properties (namely the neighbouring flats at nos. 68b and 70 on the first floor) that the proposal would be detrimental to the amenities of the occupants in particular as a result of odours, noise and general disturbance particularly late at night. There has been no change to the proposal since the previous refusal, therefore it is still considered it would give rise to odours, noise and general disturbance to the detriment of nearby occupiers.


7.
In addition to the above, the cumulative impact of the creation of an additional takeaway use within this terrace would be detrimental to the amenity of the surrounding area.  Paragraph 4.8.1 of the SPG advises that:


“The existence of other hot food takeaways in the immediate vicinity may create a busy environment within which one or more such use may fit without much harm.  However, there may be cases where the cumulative effect of several of these uses together is so great that the limit of what is acceptable has been reached.  This might arise for any or all or a combination of the problems discussed above e.g. noise and disturbance, parking congestion, highway safety, shopping centre vitality, smell, litter or visual effects.”


8.
Since the previous application was refused the store has closed and the fact that it is now vacant has contributed to instances of graffiti and vandalism to the building. It is acknowledged that if the property is brought back into use, this anti-social behaviour is less likely to occur and in this respect the application would have a positive impact for the area. However, it is considered this benefit would not justify approving a use that, for the above reasons, is considered would have a detrimental effect on the amenities enjoyed by adjoining and nearby residents.


VISUAL AMENITY


9.
Proposal D9 and D1 also require regard to be had to the visual impact of the proposal on the surrounding area. In the previous application it was considered that the flue to the rear of the premises would not be detrimental to the visual amenity of the area in this location however concern is raised regarding the impact upon neighbouring residents as a result of visual intrusion given the close proximity to windows as well as noise and odour.

HIGHWAY SAFETY / CAR PARKING


10.
The application form indicates the property has one car parking space and there is also parking available to the front of the premises off Park Road. The LHA comment that in the Council’s car parking standards, A1 and A5 uses are seen as like for like and therefore there are no objections to the proposals on highways grounds.


RECOMMENDATION: REFUSE for the following reasons:


1. The proposed use of this property as a hot food takeaway shop by reason of the noise and disturbance likely to be created by the customer activity generated within and outside the premises and kitchen activities particularly late at night (and also having regard to the cumulative impact of this proposal together with other late night opening premises in this parade) would be unduly detrimental to the amenities that occupiers of adjoining and nearby residential properties might reasonably expect to enjoy. As such the proposal would be contrary to Proposals D1 and D9 of the Revised Trafford Unitary Development Plan and the Council's approved 'Planning Guidelines Hot Food Takeaway Shops'.

2. The applicant has failed to demonstrate that the proposed flue would totally mitigate odours from cooking food at the premises and that there would be no adverse impact upon the amenities of the neighbouring residential properties from odours or noise.  As such the proposal is contrary to Proposals D1 and D9 of the Revised Trafford Unitary Development Plan and the Council's approved 'Planning Guidelines Hot Food Takeaway Shops'.

3. The proposed flue by reason of its size, design and position would be visually intrusive to the detriment of the amenities of residents of adjacent flats contrary to Proposals D1 and D9 of the Revised Trafford Unitary Development Plan and the Council's approved 'Planning Guidelines Hot Food Takeaway Shops'.





		WARD: Bowdon

		76948/FULL/2011

		DEPARTURE: No





		Conversion of existing agricultural barn and shippon building to create 2 no. residential dwellings, incorporating a single storey rear extension following demolition of existing single storey lean-to and existing attached stables; associated landscaping to create private gardens and parking.



		Lower Carr Green Farm, Carrgreen Lane, Warburton, WA13 9UN





		APPLICANT:  Mr T Harris





		AGENT: Hayes & Partners





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO S106 AGREEMENT









SITE


The application site contains a former agricultural barn and shippon building lying to the north of the main farmhouse on the Lower Carr Green Farm.  The farm is a working livestock farm although activity on site does not appear to be at maximum capacity.  


The application property is situated facing the existing farmhouse on the northern side of the traditional farmyard.  An access route for farm traffic runs east to west along the northern elevation of the application property.  There is currently a timber lean-to stable and a detached timber stable building associated with the application property.  The property has first floor accommodation to part of the building only and this was traditionally used as a hay loft with external stair access to the eastern side.


The site is accessed via a lane off Carr Green Lane.  There are agricultural fields to the north, west and east of the application property and the existing working farm buildings and farmhouse lie to the south.  The trans-pennine trail, running along the former railway line, lies immediately to the south of the farm.


The site is within the Green Belt and is within an area of special landscape protection.  


PROPOSAL

Permission is sought for the conversion of the existing agricultural barn and shippon building to create 2 no. residential dwellings, incorporating a single storey rear extension following demolition of existing single storey lean-to and existing attached stables, along with the associated landscaping to create private gardens and provision of parking.


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


DP2 – Promote Sustainability


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


RDF4 – Green Belts


L4 – Regional Housing Provision


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION


Green Belt


Area of Landscape Protection


Wildlife Corridors


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands


ENV10 – Wildlife Corridors


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting


ENV17 – Areas of Landscape Protection


H1 – Land Release for Development


H4 – Housing Development


OSR9 – Open Space in New Housing Development


C4 – Green Belt


C5 – Development in the Green Belt


C6 – Building Conversions in the Green Belt


C7 – Extensions to buildings in the Green Belt


D1 – All New Development  


D2 – Vehicle Parking


D3 – Residential Development


RELEVANT PLANNING HISTORY

H/13798: Erection of detached bungalow


REFUSED, 12/03/1981


H/30636: Erection of livestock building to replace existing dilapidated building.


APPROVED, 20/02/1990


H/41597: Continued use of agricultural buildings for stabling of horses and use of agricultural land for associated exercising and grazing of horses


APPROVED, 28/02/1996

CONSULTATIONS


LHA – Received prior to amended plans – The proposals are for the conversion of an existing agricultural barn and shippon building to create 2 no residential dwellings, incorporating a single storey rear extension following the demolition of existing single storey lean to and existing attached stables; associated landscaping to create private gardens and parking.



The proposals are for a 3 bedroom unit and a 4 bedroom unit.  To meet the parking standards for the units the provision of 3 spaces should be made for the 4 bedroom unit and 2 parking spaces for the 3 bedroom unit.  However, the LHA is willing to accept the provision of 2 car parking spaces per unit as long as the car parking for the existing residential use is unchanged.


The proposals include a double garage for the 3 bedroom unit and a double driveway for the 4 bedroom unit.  Whilst there are no objections in principle to the proposals, there are some amendments required in order for the proposals to be acceptable on highways grounds.  The car parking spaces for the 4 bedroom unit will need to be widened to 5.5m for a double driveway and the hedge cut back on the access/egress side as the visibility is too restricted in the proposals.


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.


GMEU – responded as follows:


· The survey was undertaken by a licensed ecologist and appears to have used reasonable effort to assess the structures and the surrounding area for their suitability to support protected species.


· All British species of bats are European Protected Species under the Habitats Regulations 2010. The bat survey comprised an internal and external inspection of the built structures. 


· The survey did not involve a bat activity survey and was at a time when although bats are still active they have dispersed from maternity roosts. However, it is my opinion that this does not invalidate the survey findings.


· The report concluded that there was no evidence of current usage by roosting bats and that the buildings and other structures were found to have low and/or negligible potential to support bats. NO further survey work was recommended.


· The report advised that as a matter of good practise and as a precautionary measure all roof coverings, window/door frames and their lintels should be removed carefully by hand. If at any stage bats are found or suspected then work should cease and advice sought and implemented from the bat consultant. I would recommend a condition be attached to any permission if granted to ensure that this precautionary approach is adopted.


· The ecologist observed that the present structures were utilised by nesting birds including swallows. Most species of birds are protected whilst nesting (Wildlife & Countryside Act 1984) and as such I would recommend a condition to ensure that works do not commence during the bird breeding season (March - July inclusive). I would recommend that as a biodiversity enhancement measure that three swallow nest boxes are provided in suitable situations (ie the open car port), to allow for the continued opportunity for this species to nest.


· The plans identify a small pond to the northeast of the existing cluster of buildings. However, it is reported that this pond has dried up and become terrestrialised. In addition, the proposal is to be implemented within a very close footprint of the existing structures. Therefore, I do not consider great crested newt (European Protected Species) to be a material consideration in the determination of this application.


In conclusion, the GMEU is satisfied that this application can be forwarded for determination. It is recommended that a number of conditions be applied to any permission if granted to ensure both the continued precautionary approach to protected species and that biodiversity enhancements are undertaken as the proposal is implemented.


United Utilities (Water and Electricity) – No objection to the proposal.  Informative notes have been submitted and these should be forwarded on to the applicant.


Environment Agency – No objections 


Drainage – No objections


REPRESENTATIONS


1 no. letter was received from Warburton Parish Council:


· Potential access and conflict issues from passing farm traffic.  


· If scheme complies with Warburton Village Design Statement in its construction there are no objections


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


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



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



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



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



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


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


 


Proposal C6 of the Revised Trafford UDP reflects this advice and states that the change of use of buildings in the Green Belt will normally be permitted subject to these criteria. Proposals D1 and D3 would also be of relevance and require new development to have acceptable impact on the character of the surrounding area.


 


2.
Having regard to the above, the principle of conversion of the barn to residential use is considered acceptable, subject to the alterations necessary to convert the building being sympathetic to its character and the impact of the proposed domestic curtilage on the openness of the Green Belt, particularly in terms of its size, any new boundary treatment and areas of hardstanding.


IMPACT ON GREEN BELT


3.
Guidance at paragraph 3.8 of PPG2 and Proposal C6 of the Revised UDP state that the form, bulk and general design of the building should be in keeping with the surroundings and respect both local building styles and materials and the form and detailing of the existing building. Proposal C7 states rebuilding or extending buildings in a manner or to an extent which significantly affects their character or increases their impact on the Green Belt will normally not be permitted. In this case, the existing building is a simple former agricultural building, originally constructed as a shippon for cows and has most recently been used for stabling for up to 15 horses.  It appears to have been built in the 1940’s and is brick built with a corrugated roof that will require replacing.  There are timber lean-to structures which also provide stabling facilities.  The character derives mostly from its modest size, traditional materials of construction and its L-shaped form with dual pitched roof.  Traditional external stairs serve the former hay loft.  The building is currently vacant save for containing a small number of kennels for the farm dogs and storage space for farmyard equipment. 


4.
The proposed conversion seeks to retain the brick built structure with minimal additions and interventions, with the only significant changes being a single storey extension to the rear, replacing the larger, existing, timber lean-to structure (5 no. stables); the demolition of the existing detached timber stable block, sited 1m from the eastern elevation of the L-shaped building; replacement of the existing roof; new and replacement windows and door openings with some minor alterations to the existing.  


5.
The proposed extension is comparatively modest in size, being single storey and with a footprint of only 6.4m x 5.4m.  By comparison, the lean-to stable block this will replace has a footprint of 15.5m x 5.4m and as such, it is considered that the proposed extension would not significantly affect the character of the building nor increase its impact on the Green Belt. In terms of Green Belt policy for house extensions, the proposal is considered a limited extension and would not be a disproportionate addition over and above the size of the original building.


6. 
The existing roof is corrugated asbestos cement sheeting and it is proposed to replace this with blue slate, which is considered to be in keeping with the vernacular architecture.


7. 
The vast majority of the proposed windows and doors would all be installed within existing openings, ensuring minimal intervention to the original building. The new windows would be timber which is appropriate for a former agricultural building and will retain its character.


8. 
The proposed residential curtilages are identified on plan number 3589_04 rev. C and is considered to be appropriate in scale.  A proportion of the existing farm yard in front of the farm house will be within the curtilage of the 3 bedroom property, which will also contain a double garage, a side garden where the existing detached stable block is now located and a small rear garden.  The 3 bedroom property will front the farm yard (south).  The 4 bedroom property will have 2 no. vehicular parking spaces to the north and the front door and entrance hall will be located to the northern side.  A small garden will be located to the south of the 4 bed property with this wrapping around the east and northeast of the property.  It is considered the proposed 2 no. residential curtilages are both proportionate and reasonable for the size of the dwellings and would not significantly impact on the openness of the Green Belt.


9.
It is recommended any permission is subject to a condition removing permitted development rights for extensions and alterations to the building, the erection of outbuildings and hard surfaces in order to ensure such further development does not harm the openness of the Green Belt.


IMPACT ON RESIDENTIAL AMENITY


10.
The only other residential property in the immediate vicinity is the existing farmhouse dwelling, which sits opposite the application property.  There is a distance of 21m across the farmyard between the facing windows on the southern elevation of the application property and the northern elevation of the existing farmhouse.  Additionally, the majority of the application property facing the existing farmhouse is single storey, with the two storey structure mostly offset to the northeast.  This, coupled with the fact that the applicant is the owner of the farmhouse, is sufficient to allay any concern in terms of residential amenity.  


ACCESS AND CAR PARKING


11.
The existing vehicular access to the farm site is off Carr Green Lane, and is effectively a single track road with grass borders and hedge planting beyond, running down both sides.  This does not permit 2-way vehicular traffic on a tarmac surface although there is opportunity for vehicles to pass.  There is some concern with the potential impact on movement of farm vehicles to and from the farm, particularly if residential vehicles are using the site more frequently than currently is the case.  However, the likelihood of conflict and safety concerns is not considered to be significantly greater than the existing situation.  The application property was granted permission to be used to stable up to 15 horses as a livery (1996).  It is considered that if this permitted use was to be resurrected (it is unclear whether this has reverted back to an agricultural use or not), the potential impact from comings and goings of owners of up to 15 horses would be greater than that of residents and visitors to the proposed dwellings, particularly during the working day when agricultural vehicle/residential vehicle conflict potential would be most likely.  This is a strong material consideration.  Furthermore, the LHA has not raised any objections in terms of access to and from the farm site.  


12.
A minimum of two car parking spaces are to be provided per dwelling. This level of provision is in accordance with the Council’s car parking standards.  There was initial concern that the layout of the parking area for the 4 bedroom house was not in accordance with the Councils standard dimensions for double driveways and the visibility splay was inadequate for vehicles reversing safely (see comments of LHA above).  However, amended plans have identified a driveway width of 5.5m and visibility as been improved with the introduction of a path to the eastern side of the driveway and a small splay of the hedge.  As such, it is now considered that the parking arrangement is acceptable.


IMPACT ON BATS AND BIRDS


13.
A Protected Species Survey Report has been submitted following a preliminary bat and bird survey in September 2010, which found no evidence suggesting bat use and concluding that no further survey work is required.  Several recommendations were made and these should be adhered to where relevant through the imposition of a condition.  


14.
The ecologist also observed that the present structures were utilised by nesting birds including swallows. Most species of birds are protected whilst nesting (Wildlife & Countryside Act 1984) and as such a condition to ensure that works do not commence during the bird breeding season (March - July inclusive) should be attached to any permission.  Furthermore, in line with the recommendation of the GMEU, it is considered that as a biodiversity enhancement measure, three swallow nest boxes should be provided (through a condition) in suitable situations (ie the open car port), to allow for the continued opportunity for this species to nest.


15. No barn owls were recorded during the survey.


DEVELOPER CONTRIBUTIONS


16.
The SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ applies to all new residential developments and the site is in an area of deficiency. No play space or sports facilities are to be provided within the proposed development; therefore a contribution to off-site provision would normally be required to comply with the SPG. Based on the rates set out in the SPG, a contribution of £5,282.69 would be required, with £3,582.07 toward open space provision and £1,700.62 toward outdoor sports facilities. 


17.
In accordance with the provisions of Proposal ENV16 of the Revised UDP and the SPG ‘Developer Contributions Towards Red Rose Forest’, the developer is required to make a contribution towards tree planting in the area. For residential development this is calculated at a rate of 3 trees per dwelling.   There is scope for this number of trees to be provided on site, which is preferred to tree planting off-site.  If the trees are ultimately to be provided on site then the approval of their location and species can be agreed as part of a landscape scheme condition.  If the trees are not to be provided on site then a contribution of £1,860.00 (calculated at £310 per tree), less £310 per additional tree to be provided on site, is required to satisfy the Red Rose Forest contribution.  


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 financial contribution up to £7,142.69, comprising:-


· A financial contribution of £3,582.07 towards open space provision 


· A financial contribution of £1,700.62 towards outdoors sports facilities provision.


· A financial contribution of £1.860.00 towards Red Rose Forest/off site planting less £310 for each additional tree provided on site.


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


1. Standard 3 year time limit.

2. List of Approved Plans.

3. Materials samples/details to be submitted and approved (including rainwater goods, utility meter boxes and joinery details and specification of windows and doors).

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

5. Provision and retention of 2 parking spaces per dwelling.

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

7. Demolition should not take place during the bird mating season (March - July inclusive) and a minimum of 3 no. swallows nest boxes should be erected in accordance with details which shall first be submitted to and approved in writing by the LPA.  These nest boxes should be implemented in accordance with the approved details prior to the next bird mating season following commencement of development.


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


9. Curtilage of properties as shown by green and blue lines on submitted plan 3589_04 rev. D.

10. Permeable surfacing for hardstanding.

MW






		WARD: Gorse Hill

		76958/FULL/2011

		DEPARTURE: No 





		Erection of 2 no. storage silos.



		Cargill, Guinness Road, Trafford Park, Manchester, M17 1PA






		APPLICANT:  Cargill 






		AGENT: Mr Adrian Taylor






		RECOMMENDATION:  GRANT 










SITE


The Cargill site comprises 16.6 hectares of land within Trafford Park and is bound to the north by Manchester Ship Canal, Centenary Way to the east and Guinness Road Trading Estate to the west.  


The site comprises various process plant buildings that manufacture products supplied to the food and drink industry. The main industrial process which occurs at the site primarily involves glucose production. The industrial process and existing large scale plant is well established on site. 


PROPOSAL


The application proposes the erection of two silos for storage purposes. The silos would be located to the north west of the existing wheat process building. The steel flour storage silo would measure 26m tall and 6m in diameter and would be painted beige. The steel starch supply tank would measure 14.5m tall and 6m in diameter and would be clad in goosewing grey plastisol coated profiled metal cladding.  


It is proposed to locate these two silos adjacent to four existing silos sited west of the existing wheat process building, approximately 50m and 70m from the north boundary of the site abutting the Manchester Ship Canal. 


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


DP2 – Promote Sustainable Communities


DP3 - Promote Sustainable Economic Development 


DP4 – Make the Best Use of Existing Resources and Infrastructure 


DP7 – Promote Environmental Quality


PROPOSALS MAP NOTATION


Wildlife Corridor


Trafford Park Core Industrial Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


TP1 – Trafford Park Core Industrial Area


E7 – Main Industrial Areas


D1 – All New Development


D4 – Industrial Development


ENV10 - Wildlife Corridor


RELEVANT PLANNING HISTORY

The site is an extensive industrial site and has submitted numerous planning applications in connection with the development of the site and its processes.  


CONSULTATIONS


HSE – Does not advise, on safety grounds, against the granting of planning permission in this case.


Pollution and Licensing – The application site has a history of industrial use and therefore may be contaminated and is situated on brownfield land. A condition is recommended for the submission of a contaminated land report for investigative, remedial and protective works if necessary.


Environment Agency - No objection in principle. Advise applicant of requirement to apply for variation of Environmental Permit.


Built Environment – No comment.


REPRESENTATIONS


None received.


APPLICANT’S SUBMISSION


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


· Cargill operate various process plant buildings at the Trafford Park site, manufacturing products supplied to the food and drink industry.


· The plant has been well established on site for a number of years.


· Proposal is to erect 2 no. storage silos.


· Cargill’s existing wheat plant process building occupies 3100 sq.m. It is proposed to introduce two new silos adjacent to the northwest corner of the existing wheat process building.


· The silos comprise:


1. A new 6m diameter steel flour storage silo with a maximum height above ground of 25m (painted beige).


2. A new 3.6m diameter steel starch supply tank with plastisol coated profiled metal cladding with a maximum height above ground of 14.5m (goosewing grey metal cladding to match the elevations of the adjacent wheat process building).


· Access to the silos would be via the existing roadways within the site


· The layout and size of the silos is to suit storage requirements within the wheat process building. 


· The height of the proposed new silos would be no higher than the existing adjacent identical silos.


OBSERVATIONS

PRINCIPLE OF DEVELOPMENT


1. There are no Policies or Proposals within the Revised UDP or the RSS which presume against this type of development in this location.  The new plant is ancillary to the existing industrial process that occurs on the site and performs the same operation. The application site lies within the Trafford Park Core Industrial Area and within a Main Industrial Area on the Revised Trafford Unitary Development Plan and therefore the proposed extension to an existing industrial unit associated with the industrial operations on the site are acceptable in principle and considered to comply with Proposals TP1 and E7 of the Revised UDP.


DESIGN AND VISUAL IMPACT


2. The proposed location of two new silos is to the north west of the existing wheat process building. This respective area is located approximately 20m south of four large silos that are sited approximately 40m south of the north boundary adjacent to Manchester Canal. The wheat process building is clad in goosewing grey metal cladding and measures approximately 25m tall. There are four existing silos sited adjacent to the wheat process building to the north west measuring approximately 26m in height.


3. The proposed starch silo, measuring 14.5m tall and 6m in diameter, would be located 4m south of the existing silos directly adjacent to the wheat process building. The proposed silo would not be visible directly from the north as it would be screened by the existing four large scale silos and would sit behind the proposed 25m tall flour silo being considered in this application. The proposal would be screened by the wheat process building to the east and south. There is a more open vantage point to the north east across the Manchester Ship Canal. The proposal starch silo would be read against the existing wheat building that measures 25m tall from this viewpoint. The use of matching materials, goosewing grey cladding, will help the silo blend in with the existing plant on site.   


4. The proposed flour silo, measuring 26m tall and 6m in diameter, would be located west of the existing 26m tall silos and wheat process building. As the proposed silo would be sited adjacent to an identical silo of matching proportions, the viewpoint from the west would not change. The large scale silos directly to the north would screen this silo from an external viewpoint. It would entirely screened to the west and south by the existing silos and plant buildings. The main viewpoint from which the silo extension will be visible is to the Manchester Ship Canal to the north east. From this vantage point, it would be read against the existing silos and building, and as it would be constructed in materials matching the identical silos, there would be a minimal visual impact. 


5. Therefore, given the scale of the existing plant machinery on site, the proposed two silos would be screened by surrounding buildings, would be fit for its industrial purpose and would not appear unduly prominent or out of character with the industrial vicinity. The siting and design of the proposed silos is therefore considered acceptable and to not unduly impact on the character of the surrounding area.


RESIDENTIAL AMENITY


6. As the site is situated within the heart of Trafford Park, there are no residential properties near the site.  As such the proposal would not impact on the amenity of residents within the Borough.


WILDLIFE CORRIDOR


7. As the proposal would be contained within site, adjacent to existing silos and sited on existing hard standing, there would be no adverse impact on the wildlife corridor. 


ACCESS, HIGHWAYS AND CAR PARKING


8. The proposal would not change vehicular movement around the site and would not result in a loss of any existing parking provision on the site. The proposal does not represent the intensification of traffic within the site and is therefore considered acceptable on highways grounds.


OTHER MATTERS


9. The Environment Agency and Environment Protection have advised of the implications of the proposal for the site’s Environmental Permit regulated by the Environment Agency and advised that there will be a need to vary the permit under separate legislation (Environmental Permit Process). This is acknowledged however it is a separate type of consent which would not prevent the granting of planning permission.


RECOMMENDATION: GRANT, subject to the following conditions:


1. Standard


2. Compliance with submitted plans


3. Matching materials 




		WARD: Gorse Hill

		77077/LB/2011

		DEPARTURE: No





		Variation of condition 3 (approved plans condition) of Listed Building consent ref 76273/LB/2011 (Demolition of existing 1980's Town Hall extension and erection of replacement two storey extension; refurbishment of 1930's listed Town Hall building and external walks) to include the addition of the fire doors within listed Town Hall building and minor amendments to the external facades of the new extension.



		Trafford Town Hall, Talbot Road, Stretford, M32 0TH





		APPLICANT:  Shepherd Developments





		AGENT: 5 Plus Architects





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO REFERAL TO SOS









SITE


The application relates to the Grade II listed Trafford Town Hall situated at the junction of Talbot Road and Warwick Road in Old Trafford.  The building opened in 1933 and was designed by architects Bradshaw, Gass and Hope of Bolton who specialised in municipal buildings. It was built originally to serve as the Town Hall for the Borough of Stretford.   However, under local government reorganisation in 1974 the building became the civic centre for the Borough of Trafford.  The main frontage of the building faces Talbot Road with two wings stretching back on either side, one of which fronts Warwick Road.   In 1983 a four storey extension was erected to the north side of the building to provide additional office floorspace.  Between the two buildings is a small enclosed courtyard which is used as parking.  


The application site is roughly rectangular in shape with the building situated at the north east corner.  To the south of the building is the sunken garden, which also dates from 1933.  


The site is adjoined on all sides by a mix of developments.  To the north are two storey semi detached properties on Hornby Road and Barlow Road.  Situated on the opposite side of Warwick Road to the north east is an 11 storey apartment block Warwickgate House, two large Victorian brick semi-detached properties which have been converted into offices and a six storey 1970’s brick office block.  On the opposite side of Talbot Road to the east and south east is a large office block occupied by Kellogg’s and Old Trafford Cricket Ground.  To the south west is the Greater Manchester Police headquarters.  


The listing report for the town hall issued by the Department for Culture, Media and Sport (DCMS) in March 2007 summarises both the architectural and historic importance of the building.  In terms of its architecture, it states that the building possesses special architectural interest on account of its exterior; its planning and internal decoration; its intactness and the quality of its sculptural embellishment. The listing states that the special interest is concentrated in the principal elevations and main public rooms. In terms of its historic interest, it states that it is an example of inter war municipal architecture undertaken with government assistance during the depression and local municipal pride.   The 1983 extension is specifically excluded from the listing. 


PROPOSAL


Applications for full planning permission (ref.76272/FULL/2011) and Listed Building Consent (ref. 76273/LB/2011) for the demolition of the 1980’s extension, refurbishment of the 1930’s listed town hall and erection of a replacement two storey extension were considered and approved by members of the Planning and Development Committee on the 10th March 2011.  The Listed Building Consent application was subsequently notified to the Secretary of State in accordance with Section 82 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and Regulation 13 of the Planning (Listed Building and Conservation Areas) Regulations 1990.  Having considered the information submitted, the Secretary of State granted consent for the development on the 6 June 2011.


This application has been submitted as the applicant now proposes amendments to the design of the external façade and alterations to the plant enclosure on the roof of the proposed two storey extension and proposes to introduce fire doors within the listed town hall building (variation of condition 3 – approved drawings).  The proposed amendments are summarised below:


Works to Listed Building


· The addition of fire doors adjacent to the main staircase on the ground and first floor level corridors within the listed Town Hall.  


Works to Proposed Extension


· Removal of biomass boiler within the proposed extension and associated 6.6m high flues on roof;


· Increase in the size of the plant enclosure on the roof to accommodate additional plant and equipment;


· Increase in the number of vertical columns along north east (facing Warwick Road) and south west (facing car park) elevations so that they are repeated every 3m rather than every 6m.  This creates a stronger vertical emphasis to the design.  The vertical columns would also protrude slightly less than the previous proposal, approximately 150mm beyond the face of the glazing. 


· The removal of all vertical columns/panels on the north west elevation (facing rear gardens of properties on Barlow Road) so that this elevation comprises glazing only with a brick plinth. 


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


DP2 – Promote Sustainable Communities


DP3 - Promote Sustainable Economic Development


DP4 – Make the Best Use of Existing Resources and Infrastructure


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


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RDF1 – Spatial Priorities


W1 – Strengthening the Regional Economy


RT2 – Managing Travel Demand


EM17 – Renewable Energy


PROPOSALS MAP NOTATION


Gorse Hill Priority Regeneration Area


Main Office Development Areas


Protected Open Space (sunken garden only)


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


A1- Priority Regeneration Areas


ENV1 – Flood Risk


ENV16 – Tree Planting


ENV24 – Buildings of Special Architectural and Historic Interest


ENV25 - New Uses for Listed Buildings and Buildings within Conservation Areas


ENV26 – Archaeological Sites


E10 – Main Office Development Area


OSR1 – Open Space


OSR5 – Protected Open Space


S1 – New Shopping Development


S11 – Development Outside Established Centres


D1 – All New Development


D2 – Vehicle Parking


PRINCIPAL SUBMISSION CORE STRATEGY POLICIES


L5 – Climate Change


L7 - Design


L8 – Planning Obligations


SL4 – Lancashire County Cricket Club Area


RELEVANT PLANNING HISTORY

H26277 – Provision of additional car parking areas and installation of car park access control equipment.  Deemed consent 19 January 1988

H34658 – Construction of ramped access to main entrance of Town Hall and the raising of the ground level of the front driveway.  Refused 28 January 1992


H/LPA/LB/68940 – Listed Building Consent for closing up of existing single door opening in partition wall.  Approved 3 October 2008

74107/FULL/2009 – Formation of 36 additional car parking spaces for temporary period of five years.  Approved with conditions 14 December 2009


74393/FULL/2010 - Part full/part outline planning application for redevelopment of Old Trafford Cricket Ground and erection of food superstore.  Full consent sought for the erection of a (Class A1) food superstore (measuring 15,500 sqm gross internal area) incorporating car parking plus associated petrol filling station, landscaping and infrastructure; creation of pedestrian link between Talbot Road and Chester Road; demolition and replacement of existing Old Trafford Cricket Ground stands and other associated buildings/structures to create a new cricket stadium (Class D2) with new media players and education building, extension to existing cricket school, reconfigured and extended members pavilion, spectator seating, hospitality and ancillary facilities including food and non food retail units, replay/scoreboard screens, sightscreens, 6 no. 60m high floodlighting columns and other associated cricket ground equipment.   Outline consent sought for extension to Trafford Lodge hotel (class C1) including the creation of a maximum of 82 no. additional hotel rooms, a new fitness suite and a brasserie with details sought for means of access and layout with all other matters reserved for subsequent consideration.  Approved 29 September 2010. The Council recently successfully defended an appeal court challenge by Derwent Holdings.


76272/FULL/2011 –Full planning application for demolition of existing 1980’s Town Hall extension and erection of replacement two storey extension;  Refurbishment of 1930’s Listed Town Hall building to provide office space with associated public customer service facility, training and conference facilities, new restaurant and café (for office and community use).  Erection of two level decked car park, alterations to surface level car park, provision of new vehicles access from Talbot Road, internal alterations to access road and associated landscaping works to include remodelling pf sunken garden.  Granted 6 June 2011 


76273/LB/2011 - Listed Building Consent for the demolition of existing 1980's Town Hall extension and erection of replacement two storey extension; refurbishment of 1930's listed Town Hall building to provide office space with associated public customer service facility, training and conference facilities, new restaurant and cafe (for office and community use).  External works to include alterations to windows; construction of disabled ramp to civic entrance steps; creation of opening in brickwork to north west elevation to provide first floor link to proposed extension; provision of terraces attached to south west elevation and courtyard elevation.  Internal works to include partial demolition of corridor walls and doors on basement, ground, first and second floors; alterations to Council Debating Chamber.  Partial demolition of boundary wall to create new vehicle access from Talbot Road, associated landscaping works to include remodelling of sunken garden and internal courtyard.  Granted by Secretary of State 6 June 2011.


CONSULTATIONS


English Heritage: Our specialist staff have considered the information received and do not wish to offer any comment on this occasion.  Therefore recommend that the application is determined in accordance with national and local policy guidance and on the basis of the Council’s expert conservation advice.   


Twentieth Century Society:  Any comments received will be included in the Additional Information report


Ancient Monuments Society:  Any comments received will be included in the Additional Information report


REPRESENTATIONS


None 


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. Trafford Town Hall is a Grade II listed building and therefore guidance within PPS5: Planning for the Historic Environment is relevant to the application. In considering the impact of proposals, PPS5 requires local planning authorities to take into account the particular significance of the heritage asset and take into account the desirability of new development making a positive contribution to the character and distinctiveness of the historic environment. The consideration of design should include scale, height, massing, alignment, materials and use. It also refers to managed change sometimes being necessary if heritage assets are to be maintained for the long term. 


2. Proposal ENV24 of the Revised Trafford Unitary Development Plan set out various criteria for development affecting buildings of special architectural or historic interest. In summary Proposal ENV24 states that the Council will seek to preserve buildings of architectural or historical interest by ensuring that all proposals for the alteration or extension of listed buildings are in keeping with the character and special interest of the building and having special regard to the preservation of the setting of listed buildings. 


3. The principle of the wider redevelopment and refurbishment of the town hall has been established by planning permission ref. 76272/FULL/2011 and Listed Building Consent ref. 76273/LB/2011. The current application proposes amendments to the approved redevelopment and refurbishment proposals and these are considered in turn below.  


Internal Alterations to Listed Building


4. Within the listed town hall building, the applicant proposes an additional set of fire doors in the ground and first floor corridors to the north east side of the main staircase.  These are considered necessary to meet fire regulations.  These fire doors would be positioned within existing stone architraves in the corridors.  The design, position and attachment to historic fabric of the doors will be an important consideration and at this stage the applicant has only limited information in this respect.  It is therefore recommended that a condition is attached which requires the submission and agreement of detailed drawings at a scale of 1:20 so that this matter can be considered further.  Nevertheless, the provision of fire doors in this position is considered to be acceptable.  


External Alterations to Proposed Extension


5. The application also proposes amendments to the design of the proposed town hall extension.  The proposed amendments are as follows:


· Removal of biomass boiler and associated 6.6m high flues on roof of proposed extension;


· Increase in the size of the plant enclosure on the roof to accommodate additional plant and equipment;


· Increase in number of vertical columns along north east (facing Warwick Road) and south west (facing car park) elevations so that they are repeated every 3m rather than every 6m.  This creates a stronger vertical emphasis to the design.  The vertical columns would also protrude slightly less than the previous proposal, approximately 150mm beyond the face of the glazing. 


· The removal of all vertical columns on the north west elevation (facing rear gardens of properties on Barlow Road) so that this elevation comprises glazing only with a brick plinth. 


6. The removal of the biomass boiler and associated flues follows a decision by the Council to omit this element from the development proposals.  The previous committee report raised concerns about the design and appearance of these flues, which would extend 6.6m above the roof of the proposed extension and when combined would have a width of 1.6m.  In particular the report stated that “It is recognised that this aspect of the proposal will have some detrimental impact on the setting of the listed building and will detract from the design quality of the proposed extension.” However, the report concluded that this element was justified as it would achieve the highest standards in terms of low carbon emissions for the building.  A single flue will remain on the roof of the proposed extension and this will serve a gas boiler within the building.  However, this flue would be relocated to within the proposed plant area in the centre of the building and would measure only 3.2m in height above the roof line, significantly less than the previous biomass flues.  The removal of the biomass boiler and associated flues would therefore significantly improve the design and appearance of the proposed extension and reduce the impact of the proposals on the setting of the Listed Building.  


7. The applicant is still seeking to achieve an ‘Excellent’ BREEAM rating (The Building Research Establishment’s system of rating the sustainability of buildings) and the removal of the biomass boiler has had a significant impact on this.  This is one of the reasons why alterations are proposed to the external elevations of the proposed extension.  The proposed alterations to the elevations will help to reduce heat loss through the façade and solar gain, therefore reducing the amount of space which is required to be cooled in summer.  The applicant also states that the proposed alterations seek to address comments made at a Places Matter review held in December 2010 which, whilst generally positive, suggested refinements to improve the proportions of the elevations and the relationship of the proposed extension with the listed Town Hall elevations.  The proposed increase in the number of vertical columns along the north east and south west elevations would create a stronger vertical emphasis to the building and seek to repeat the same vertical articulation which is evident on the Town Hall elevations.  The proposed amendments to the elevations and removal of the biomass flues would therefore significantly improve the appearance of the proposed extension and would improve its relationship with the listed Town Hall.   The applicant is still seeking to achieve an ‘Excellent’ BREEAM rating and the proposal therefore still complies with policies in the Regional Spatial Strategy for the North West and Revised UDP which seek to promote developments that maximise energy conservation and efficiency and the use of renewable energy and minimise the emission of greenhouse gases.


8. The applicant also seeks consent to increase the size of the plant enclosure on the roof of the proposed extension.  The enclosure would be the same height (2.4m) and width (8m), however it would extend an additional 4.4m in length towards the Warwick Road frontage.  This enclosure would however be situated well away (18.8m) from the Warwick Road elevation and would be screened in part by a projecting ‘box’ feature on the front of this elevation.  Given its distance from the main elevations and its height, the proposal is considered to be acceptable in this respect and would not unduly impact on the setting of the Listed Building.   


CONCLUSION


9. The introduction of fire doors within the building corridors is considered necessary to meet fire regulations and their proposed position will not be detrimental to the architectural and historic interest of the Listed Building.  The proposed amendments to the elevations of the extension would improve the design, appearance, and impact on the setting of the Listed Building.  The removal of the biomass boiler and its associated flues on the roof of the extension also represents a significant improvement in terms of the overall design and appearance of the development.  Whilst this does pose difficulties for the architect who is seeking to achieve an ‘Excellent’ BREEAM rating, it is hoped that this can still be achieved through the alterations proposed to the external elevations.  


10. As with the previous application, the proposal would deliver the repair and refurbishment of the listed town hall building which has evidence of water ingress and other maintenance problems and would achieve a high quality landscaped setting to the listed building.  All other internal and external alterations to the building and landscaping works to the surrounding area were considered under the previous application and the situation in each respect remains unchanged.  The proposal is therefore considered to be acceptable in this respect in compliance with the relevant policies of the Revised Trafford UDP, the emerging Core Strategy and PPS5. 


11. As this is an application submitted on behalf of the Local Authority for Listed Building Consent within its own area, the application is required to be notified to the Secretary of State in accordance with Section 82 of the Planning (Listed Buildings and Conservation Areas Act 1990 and Regulation 13 of the Planning (Listed Building and Conservation Areas) Regulations 1990, 


RECOMMENDATION: 

(A) That the Council is MINDED TO GRANT planning permission for the development and that the application be notified to the Secretary of State under Section 82 of the Planning (Listed Buildings and Conservation Areas Act 1990 and Regulation 13 of the Planning (Listed Building and Conservation Areas) Regulations 1990.


(B) That should the Secretary of State decide not to intervene, that the application will propose a satisfactory development for the site, subject to the following conditions:-


1. Standard condition;


2. Materials condition;


3. Approved drawings;


4. Landscaping condition;


5. Landscaping maintenance scheme;    


6. Submission and agreement of lighting scheme within building;


7. Submission and agreement of programme of recording heritage assets of building; 


8. Bat survey to be carried out prior to works within roof of listed town hall;


9. Submission and agreement of materials and detailed design prior to commencement of works to create disabled access ramps on Warwick Road frontage;


10. Submission and agreement of materials and detailed design prior to commencement of terrace within courtyard;


11. Submission and agreement of materials and detail design prior to commencement of disabled access ramp within courtyard;


12. Submission and agreement of materials and detailed design prior to commencement of terrace and creation of door openings on south west elevation.


13. Submission and agreement of canopy detail within sunken garden;


14. Notwithstanding submitted landscaping drawing, submission and agreement are landscaping scheme for agreement of materials;


15. Submission and agreement of details of secondary glazing;


16. Submission and agreement of scheme for construction process for internal demolition works to town hall;


17. Submission and agreement of details of all proposed internal works including ventilation, electrical wiring, fixtures and fittings;


18. Submission and agreement of full details of repair works to sunken garden walls and fountain;


19. Submission and agreement of signage strategy for town hall and proposed extension;


20. Submission and agreement of detailed drawings of treatment of end elevation of north wing of town hall building; 


21. Submission and agreement of painting scheme;


22. Submission and agreement of plastering scheme;


23. Submission and agreement of required works to architraves associated with the turning of doors;


24. Submission and agreement of details of all proposed new doors (to include proposed fire doors);


25. Notwithstanding submitted drawings, submission and agreement of all works to corridor walls;


26. Submission and agreement of all works to internal ceiling of second floor.


27. Submission and agreement of details for works to repair external stonework on building;


28. Submission and agreement of scheme for pointing on building;


29. Submission and agreement of all proposed rainwater goods;


30. Submission and agreement of structural report including programme of repairs to clock tower and roof;


31. Submission and agreement of a salvage scheme for all historic fixtures and fittings for reuse within the building;


32. Submission and agreement of a schedule of repairs for all existing windows and doors (including replacement of failed Upvc with replicate wood windows);


33. Submission and agreement of scheme for protection of town hall building during demolition and construction phase;


34. Submission of scheme for protection of internal architectural features during construction;


35. Submission and agreement of details of new partition walls;


36. Repairs of any existing features damaged during the construction period.


37. Submission and agreement of details for proposed fire doors in ground and first floor corridors.


VM






		WARD: Gorse Hill

		77081/FULL/2011

		DEPARTURE: No





		Variation of condition 2 (approved plans condition) seeking minor amendments to external facade of proposed extension and removal of condition 31 (deletion of biomass flues) of full planning permission ref 76272/FULL/2011 (Demolition of existing 1980's Town Hall extension; and erection of replacement two storey extension; refurbishment of 1930's listed Town Hall building and external works).



		Trafford Town Hall, Talbot Road, Stretford, M32 0TH





		APPLICANT:  Shepherd Developments





		AGENT: 5 Plus Architects





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application relates to the grade II listed Trafford Town Hall situated at the junction of Talbot Road and Warwick Road in Old Trafford.  The building opened in 1933 and was designed by architects Bradshaw, Gass and Hope of Bolton who specialised in municipal buildings. It was built originally to serve as the Town Hall for the Borough of Stretford.   However, under local government reorganisation in 1974 the building became the civic centre for the Borough of Trafford.  The main frontage of the building faces Talbot Road with two wings stretching back on either side, one of which fronts Warwick Road.   In 1983 a four storey extension was erected to the north side of the building to provide additional office floorspace.  Between the two buildings is a small enclosed courtyard which is used as parking.  


The application site is roughly rectangular in shape with the building situated at the north east corner.  To the south of the building is the sunken garden, which also dates from 1933.  


The site is adjoined on all sides by a mix of developments.  To the north are two storey semi detached properties on Hornby Road and Barlow Road.  Situated on the opposite side of Warwick Road to the north east is an 11 storey apartment block Warwickgate House, two large Victorian brick semi-detached properties which have been converted into offices and a six storey 1970’s brick office block.  On the opposite side of Talbot Road to the east and south east is a large office block occupied by Kellogg’s and Old Trafford Cricket Ground.  To the south west is the Greater Manchester Police headquarters.  


PROPOSAL


Applications for full planning permission (ref.76272/FULL/2011) and Listed Building Consent (ref. 76273/LB/2011) for the demolition of the 1980’s extension, refurbishment of the 1930’s listed town hall and erection of a replacement two storey extension were considered and approved by members of the Planning and Development Committee on the 10th March 2011.  A Section 106 legal agreement was subsequently completed and the decision notice issued on the 6 June 2011.  The town hall has now been vacated and preliminary works have started on site.  


This application has been submitted as the applicant now proposes amendments to the design of the external façade of the proposed two storey extension (variation of condition 2) and consent to remove a condition requiring a management scheme in relation to the biomass flues (removal of condition 31).  The proposed amendments to the design of the building are summarised below:


· Removal of biomass boiler within the proposed extension and associated 6.6m high flues on roof;


· Increase in the size of the plant enclosure on the roof to accommodate additional plant and equipment;


· Increase in the number of vertical columns along north east (facing Warwick Road) and south west (facing car park) elevations so that they are repeated every 3m rather than every 6m.  This creates a stronger vertical emphasis to the design.  The vertical columns would also protrude slightly less than the previous proposal, approximately 150mm beyond the face of the glazing. 


· The removal of all vertical columns/panels on the north west elevation (facing rear gardens of properties on Barlow Road) so that this elevation comprises glazing only with a brick plinth. 


The application plans also show an additional set of fire doors within the listed 1930’s town hall building.  Whilst this element requires Listed Building Consent it does not require planning permission and is not therefore covered within this committee report.  


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


DP2 – Promote Sustainable Communities


DP3 - Promote Sustainable Economic Development


DP4 – Make the Best Use of Existing Resources and Infrastructure


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


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RDF1 – Spatial Priorities


W1 – Strengthening the Regional Economy


RT2 – Managing Travel Demand


EM17 – Renewable Energy


PROPOSALS MAP NOTATION


Gorse Hill Priority Regeneration Area


Main Office Development Areas


Protected Open Space (sunken garden only)


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


A1- Priority Regeneration Areas


ENV1 – Flood Risk


ENV16 – Tree Planting


ENV24 – Buildings of Special Architectural and Historic Interest


ENV25 - New Uses for Listed Buildings and Buildings within Conservation Areas


ENV26 – Archaeological Sites


E10 – Main Office Development Area


H9 – Priority Regeneration Area: Gorse Hill


H10 – Priority Regeneration Area: Old Trafford


OSR1 – Open Space


OSR5 – Protected Open Space


S1 – New Shopping Development


S11 – Development Outside Established Centres


T6 – Land Use in Relation to Transport and Movement


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


T17 – Providing for Pedestrians, Cyclists and the Disabled


D1 – All New Development


D2 – Vehicle Parking


D13 – Energy Considerations in New Development


RELEVANT PLANNING HISTORY

H26277 – Provision of additional car parking areas and installation of car park access control equipment.  Deemed consent 19 January 1988.


H34658 – Construction of ramped access to main entrance of Town Hall and the raising of the ground level of the front driveway.  Refused 28 January 1992


H/LPA/LB/68940 – Listed Building Consent for closing up of existing single door opening in partition wall.  Approved 3 October 2008.


74107/FULL/2009 – Formation of 36 additional car parking spaces for temporary period of five years.  Approved with conditions 14 December 2009.


74393/FULL/2010 - Part full/part outline planning application for redevelopment of Old Trafford Cricket Ground and erection of food superstore.  Full consent sought for the erection of a (Class A1) food superstore (measuring 15,500 sqm gross internal area) incorporating car parking plus associated petrol filling station, landscaping and infrastructure; creation of pedestrian link between Talbot Road and Chester Road; demolition and replacement of existing Old Trafford Cricket Ground stands and other associated buildings/structures to create a new cricket stadium (Class D2) with new media players and education building, extension to existing cricket school, reconfigured and extended members pavilion, spectator seating, hospitality and ancillary facilities including food and non food retail units, replay/scoreboard screens, sightscreens, 6 no. 60m high floodlighting columns and other associated cricket ground equipment.   Outline consent sought for extension to Trafford Lodge hotel (class C1) including the creation of a maximum of 82 no. additional hotel rooms, a new fitness suite and a brasserie with details sought for means of access and layout with all other matters reserved for subsequent consideration.  Approved 29 September 2010. The Council recently successfully defended an appeal court challenge by Derwent Holdings.


76272/FULL/2011 –Full planning application for demolition of existing 1980’s Town Hall extension and erection of replacement two storey extension;  Refurbishment of 1930’s Listed Town Hall building to provide office space with associated public customer service facility, training and conference facilities, new restaurant and café (for office and community use).  Erection of two level decked car park, alterations to surface level car park, provision of new vehicles access from Talbot Road, internal alterations to access road and associated landscaping works to include remodelling pf sunken garden.  Granted 6 June 2011 


76273/LB/2011 - Listed Building Consent for the demolition of existing 1980's Town Hall extension and erection of replacement two storey extension; refurbishment of 1930's listed Town Hall building to provide office space with associated public customer service facility, training and conference facilities, new restaurant and cafe (for office and community use).  External works to include alterations to windows; construction of disabled ramp to civic entrance steps; creation of opening in brickwork to north west elevation to provide first floor link to proposed extension; provision of terraces attached to south west elevation and courtyard elevation.  Internal works to include partial demolition of corridor walls and doors on basement, ground, first and second floors; alterations to Council Debating Chamber.  Partial demolition of boundary wall to create new vehicle access from Talbot Road, associated landscaping works to include remodelling of sunken garden and internal courtyard.  Granted 6 June 2011


CONSULTATIONS


LHA: Any comments received will be included in the Additional Information Report

Pollution and Licensing: Any comments received will be included in the Additional Information Report

English Heritage: Our specialist staff have considered the information received and do not wish to offer any comment on this occasion.  Therefore recommend that the application is determined in accordance with national and local policy guidance and on the basis of the Council’s expert conservation advice.   


Twentieth Century Society:  Any comments received will be included in the Additional Information report


Manchester Airport: No objection. The proposed development has been examined from an aerodrome safeguarding aspect and does not conflict with any safeguarding criteria.  Accordingly, Manchester Airport has no safeguarding objections to the proposal.  


Environment Agency: No comment.  

REPRESENTATIONS


None 


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The principle of the wider redevelopment and refurbishment proposals has been established by planning permission ref. 76272/FULL/2011 and Listed Building Consent ref. 76273/LB/2011.  The layout, quantum of floorspace and range of uses proposed remains the same as these previous applications and the proposals are therefore considered to be acceptable in principle. 


DESIGN AND APPEARANCE 


2. The application proposes amendments to the design of the proposed Town Hall extension.  The proposed amendments are as follows:


· Removal of biomass boiler and associated 6.6m high flues on roof of proposed extension;


· Increase in the size of the plant enclosure on the roof to accommodate additional plant and equipment;


· Increase in number of vertical columns along north east (facing Warwick Road) and south west (facing car park) elevations so that they are repeated every 3m rather than every 6m.  This creates a stronger vertical emphasis to the design.  The vertical columns would also protrude slightly less than the previous proposal, approximately 150mm beyond the face of the glazing. 


· The removal of all vertical columns on the north west elevation (facing rear gardens of properties on Barlow Road) so that this elevation comprises glazing only with a brick plinth. 


3. The removal of the biomass boiler and associated flues follows a decision by the Council to omit this element from the development proposals.  The previous committee report raised concerns about the design and appearance of these flues, which would extend 6.6m above the roof of the proposed extension and when combined would have a width of 1.6m.  In particular the report stated that “It is recognised that this aspect of the proposal will have some detrimental impact on the setting of the listed building and will detract from the design quality of the proposed extension.” However, the report concluded that this element was justified as it would achieve the highest standards in terms of low carbon emissions for the building.  A single flue will remain on the roof of the proposed extension and this will serve a gas boiler.  However, this flue would be relocated to within the proposed plant area in the centre of the building and would measure only 3.2m in height above the roof line.  The removal of the biomass boiler and associated flues would therefore significantly improve the design and appearance of the proposed extension and reduce the impact of the proposals on the setting of the Listed Building.  


4. The applicant is still seeking to achieve an ‘Excellent’ BREEAM rating (The Building Research Establishment’s system of rating the sustainability of buildings) and the removal of the biomass boiler has had a significant impact on this.  This is one of the reasons why alterations are proposed to the external elevations of the proposed extension.  The proposed alterations to the elevations will help to reduce heat loss through the façade and solar gain, therefore reducing the amount of space which is required to be cooled in summer.  The applicant also states that the proposed alterations seek to address comments made at a Places Matter review held in December 2010 which, whilst generally positive, suggested refinements to improve the proportions of the elevations and the relationship of the proposed extension with the listed Town Hall elevations.  The proposed increase in the number of vertical columns along the north east and south west elevations would create a stronger vertical emphasis to the building and seek to repeat the same vertical articulation which is evident on the Town Hall elevations.  The proposed amendments to the elevations and removal of the biomass flues would therefore significantly improve the appearance of the proposed extension and would improve its relationship with the listed Town Hall.   The applicant is still seeking to achieve an ‘Excellent’ BREEAM rating and the proposal therefore still complies with policies in the Regional Spatial Strategy for the North West and Revised UDP which seek to promote developments that maximise energy conservation and efficiency and the use of renewable energy and minimise the emission of greenhouse gases.


5. The applicant also seeks consent to increase the size of the plant enclosure on the roof of the proposed extension.  The enclosure would be the same height (2.4m) and width (8m), however it would extend an additional 4.4m in length towards the Warwick Road frontage.  This enclosure would however be situated well away (18.8m) from the Warwick Road elevation and would be screened in part by a projecting ‘box’ feature on the front of this elevation.  Given its distance from the main elevations and its height, the proposal is considered to be acceptable in this respect and would not unduly impact on the setting of the Listed Building.   


RESIDENTIAL AMENITY


6. The proposed extension would have the same footprint and dimensions as the development which was approved in June 2011.  However, minor alterations are proposed to the design of the elevations of the proposed extension including the north west elevation (facing towards the rear garden boundary of properties on Barlow Road).  


7. On the north west elevation, the approved drawings show three large pre-cast panels (each measuring 3.5m in width).  These panels have been removed in the current submission so that the elevation would now consist almost entirely of glazing.  The two external staircases would however remain within the recessed features. Given the distance retained between the proposed extension and these properties (41m), the reduction in height of the extension when compared to the existing building and the presence of mature planting along the boundary it is considered that the proposed development as amended would not result in a significant loss of privacy nor would it overshadow the rear gardens of these properties.  The proposal is therefore considered to be acceptable in this respect.


FINANCIAL CONTRIBUTIONS


8. As stated above, the quantum of floorspace and type/range of uses within the proposed development has not changed and the required financial contributions therefore remains the same as the previous application ref. 76272/FULL/2011:


· Red Rose Forest – requirement of 164 trees (maximum to be sought in this respect - £50,840).   


· Developer Contributions to Highway and Public Transport Schemes’ (SPD1) – requirement for contribution only towards public transport improvements.  Based on the floorspace and type of development proposal this would be £26,415.00.  


9. These financial contributions are covered by a Section 106 legal agreement which is linked to the approved planning permission ref 76272/FUL/2011.  However, should committee members grant planning permission, a deed of variation will be required to tie this Section 106 agreement to this subsequent planning application.  


CONCLUSION 


10. The proposed amendments to the elevations (variation of Condition 2) would improve the design, appearance, and impact on the setting of the Listed Building and would not unduly impact on the amenity of surrounding residents.  The removal of the biomass boiler and its associated flues on the roof of the extension also represents a significant improvement in terms of the overall design and appearance of the development.  Whilst this does pose difficulties for the architect who is seeking to achieve an ‘Excellent’ BREEAM rating, it is hoped that this can still be achieved through alterations proposed to the external elevations.  


11. Given the amendments to delete the biomass boilers and flues from the proposals, it is also accepted that there is no longer any requirement for Condition 31 (requirement for a management scheme in relation to the biomass flues). 


12. As with the previous application, the proposal would deliver the repair and refurbishment of the listed town hall building which has evidence of water ingress and other maintenance problems and would achieve a high quality landscaped setting to the listed building.  Matters such as car parking, access arrangements, crime and ecology were considered to be acceptable under the previous application and the situation in each respect remains unchanged.   It is therefore considered that the scheme complies with the relevant policies of the Revised Trafford UDP and emerging Core Strategy and national planning policy guidance. As such the application is recommended for approval subject to the completion of a legal agreement securing financial contributions towards public transport improvements and Red Rose Forest.


RECOMMENDATION: Minded To Grant Subject to Legal Agreement

(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement seeking a maximum total financial contribution of £77,255.00 to be split as follows:


· £50,840.00 (maximum) towards Red Rose Forest and


· £26,415.00 towards Public Transport improvements.  


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


38. Standard condition


39. List of approved plans


40. Materials condition including walls, roofs, doors, windows, canopies, rainwater goods etc.


41. Landscaping condition


42. Landscaping maintenance scheme


43. Tree Protection


44. No removal of trees (other than those shown to be removed on approved plans)


45. Submission of detailed design, materials and finishes for ramps, retaining walls and handrails at main entrance.  


46. Noise levels of plant and equipment in accordance with submitted Noise Assessment


47. Landfill Gas Contamination condition


48. Implementation of mitigation measures outlined in FRA


49. Provision of servicing strategy for vehicles


50. Provision of marking/signage scheme for visitor parking


51. Restriction of exit manoeuvres onto Warwick Road on MUFC match days  


52. Submission and implementation of lighting scheme


53. Cycle Parking


54. Programme of recording of heritage assets of building including recording roof of cold war bunker 


55. Restriction of hours of use for proposed restaurant and café.  


56. Bat survey to be carried out prior to works within roof of listed town hall


57. Submission and agreement of materials and detailed design prior to commencement of works to create disabled ramp on Warwick Road frontage;


58. Submission and agreement of materials and detailed design prior to commencement of terrace within courtyard;


59. Submission and agreement of materials and detail design prior to commencement of disabled access ramp within courtyard;


60. Submission and agreement of materials and detailed design prior to commencement of terrace and creation of door opening on south west elevation.


61. Submission of material samples for elevations of car park prior to commencement of decked car park. 


62. Submission and agreement of detailed scheme for green screen prior to the commencement of the decked car park


63. Submission and agreement of canopy detail within sunken garden;


64. Notwithstanding submitted landscaping drawing, submission and agreement are landscaping scheme for agreement of materials


65. Details of fixed plant and noise assessment and mitigation for fixed plant


66. Detailed design, finish and materials of flues


67. Submission of Construction Management Plan


68. Submission and agreement of design and appearance of external staircases on west elevation of proposed extension;


69. Submission and agreement of electric vehicle charging infrastructure;
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PLANNING DEVELOPMENT CONTROL COMMITTEE



14th JULY, 2011 


PRESENT: 



Councillor Bunting (In the Chair), 



Councillors Dr. Barclay, Chilton, Fishwick, Gratrix, Hooley, O’Sullivan (Substitute), Mrs. Reilly, Shaw, Smith, Walsh and Whetton. 


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


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



Planner (Mr. G. Davies),  



Traffic Manager (Mr. G. Williamson),


Solicitor (Ms. J. Cobern), 



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Cornes and Mrs. Houraghan. 


APOLOGIES 



Apologies for absence were received from Councillors Malik and Mrs. Ward. 

16. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 9th June, 2011, be approved as a correct record and signed by the Chairman. 


17. 
ADDITIONAL INFORMATION REPORT 



The Chief Planning Officer submitted a report informing Members of additional information received regarding applications for planning permission to be determined by the Committee. 




RESOLVED:  That the report be received and noted. 


18. 
APPLICATIONS FOR PERMISSION TO DEVELOP ETC.

		

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





		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		76438/HHA/2011 – Goldcrest Brands – Quinta, Hawley Lane, Hale Barns. 

		

		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. 





		

		76575/FULL/2011 – Urmston Masonic Hall Ltd – Urmston Masonic Club, 15 Westbourne Road, Urmston. 

		

		Erection of a part two storey, part single storey extension to existing club building with semi subterranean basement to provide additional social accommodation, storage areas and a caretaker’s flat with associated amendments to car parking.  Resubmission of 75153/FULL/2010. 





		

		[Note:  Councillor Shaw declared a Personal and Prejudicial Interest in Application 76575/FULL/2011, as the Applicant is known to him, and left the room during consideration of this item. 


Councillor Walsh declared a Personal Interest in Application 76575/FULL/2011, as he is an acquaintance of a member of the public in attendance for this item.]






		

		76669/FULL/2011 – Spark Property UK Ltd – 127 Northenden Road, Sale. 



		

		Installation of enclosed external staircase to rear to provide access to first floor. 



		

		76761/HHA/2011 – Mr. K. Miah – 44 Skaife Road, Sale. 

		

		Erection of balcony including roof and side panel. 





		

		[Note:  Councillor Hooley, having called the application in to be determined by the Planning Development Control Committee and having represented the occupiers of a neighbouring property, left the room whilst the Committee proceeded to determine the application.]





		

		76838/HHA/2011 – Mr. Brynn Hodgson – 3 Swaylands Drive, Sale. 

		

		Erection of a single storey side and part front extension. 





		

		76915/FULL/2011 – Capital Shopping Centres Group Plc – Barton Square, Phoenix Way, Barton Dock Road, Trafford Park. 

		

		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. 





		

		76933/VAR/2011 – Mr. Nick Sissons – 117 Washway Road, Sale. 

		

		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. 





		

		(b)
Permission refused for reasons now determined 





		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		76788/FULL/2011 – Mr. Hemant Patel – 2 Deansgate Lane, Timperley, Altrincham. 

		

		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. 







19. 
APPLICATION FOR OUTLINE PLANNING PERMISSION 75656/O/2010 – P. FAHEY & SONS – P. FAHEY & SONS LTD, GLOBE TRADING ESTATE, 88-118 CHORLTON ROAD, OLD TRAFFORD 


The Chief Planning Officer submitted a report concerning an application for outline planning permission for access with matters of appearance, layout, scale and landscaping reserved for the erection of a part four storey, part three storey mixed use development incorporating 2154 sqm retail floorspace, 686 sqm managed workspace, 502 sqm leisure (Use Class D2) and 19 three bedroom and 88 two bedroom residential properties with associated landscaping and car parking after demolition of the existing buildings on site. 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a financial contribution of £565,516.77 to be split as follows:- 

· 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’.


· 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.


· 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’.


· 25% Affordable Housing with 27 units transferred to a Registered Social Landlord. 



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



[Note:  Councillor Whetton declared a Personal Interest in Application 75656/O/2010, as his partner is employed by Trafford Housing Trust.]

20.
APPLICATION FOR PLANNING PERMISSION 76110/FULL/2010 – FALLOWS GOWEN PARTNERSHIP LTD – ROSSMILL FARM, ROSSMILL LANE, HALE BARNS


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




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a total financial contribution of £3,347.50 (comprising £1,639.25 towards open space provision, £778.25 towards outdoor 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). 


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

21. 
APPLICATION FOR LISTED BUILDING CONSENT 76113/LB/2010 – FALLOWS GOWEN PARTNERSHIP LTD – ROSSMILL FARM, ROSSMILL LANE, HALE BARNS 


The Chief Planning Officer submitted a report concerning an application for Listed Building Consent for internal and external alterations to barn and outbuilding in association with conversion to separate dwelling and garage.  




RESOLVED:  That the Council is minded to grant Listed Building Consent, subject to the issuing of associated planning permission 76110/FULL/2010.

(1) That the application will propose satisfactory works to the Listed Building subject to the issuing of planning permission 76110/FULL/2010. 


(2)
That upon the issuing of the above planning permission, Listed Building Consent  be granted subject to the conditions and standard reasons now determined. 

22. 
APPLICATION FOR OUTLINE PLANNING PERMISSION 76556/O/2011 – HOWARD AND SEDDON – LAND TO THE REAR OF 1 HARCOURT CLOSE, URMSTON   


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





RESOLVED – 


(1) That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a maximum total contribution of £3,855.32 comprising of:- 


· A contribution to children’s play space and outdoor sports provision of £2,925.32 split between a contribution of £1,942.82 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). 


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


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


23. 
APPLICATION FOR PLANNING PERMISSION 76618/FULL/2011 – MR. BERNARD KENNY – 18 ORCHARD ROAD, ALTRINCHAM  



The Chief Planning Officer submitted a report concerning an application for planning permission for the demolition of existing outbuilding, erection of one pair of semi-detached dwellinghouses with new vehicular accesses. 




RESOLVED - 

(1) That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a financial contribution totalling £7,590.37 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 towards Red Rose Forest/off-site planting less £310 for each additional tree provided on-site as part of an approved landscaping scheme. 


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


24.
APPLICATION FOR PLANNING PERMISSION 76672/FULL/2011 – HONDA (UK) CARS – 776 CHESTER ROAD, STRETFORD 



The Chief Planning Officer submitted a report concerning an application for planning permission for the demolition of existing car showroom and workshop building 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.




RESOLVED - 

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


· A contribution to public transport improvements of £7,181 in accordance with the Council’s SPD, ‘Developer Contributions to Highway and Public Transport Schemes’

· A maximum contribution of £7,130 toward tree planting in accordance with the Council’s SPG ‘Developer Contributions towards Red Rose Forest’.



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


25.
APPLICATION FOR CHANGE OF USE 76704/COU/2011 – MR. NICK SISSONS – 117 WASHWAY ROAD, SALE 



The Chief Planning Officer submitted a report concerning an application for the Change of Use of office accommodation on first and second floors to two self-contained flats.




RESOLVED - 


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


· 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’ 


· 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’.


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


26.
APPLICATION FOR CHANGE OF USE 76241/FULL/2010 – ADAM GEOFFREY MANAGEMENT LTD – VICTORIA WAREHOUSE, TRAFFORD PARK ROAD, TRAFFORD PARK


The Chief Planning Officer submitted a report concerning an application for Change of Use of existing buildings to accommodate a hotel (775 bedrooms) and associated facilities in Use Class D1 (conference and display uses), D2 (assembly and leisure including indoor sport, fitness, dance hall, concert hall) and nightclub (sui generis).  Erection of a single storey extension to form entrance and reception area, associated external treatments, car parking, demolition of existing loading bay and other works. 




RESOLVED – 


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


· A financial contribution of up to £427,903 (plus an appropriate allowance for inflation) and that the Chief Planning Officer be given delegated power to include a provision to allow phasing of the payment over a maximum of 5 years from the date the payment falls due provided he is satisfied that there are legitimate reasons linked to viability and/or legal necessity to justify its inclusion.


· That the maximum financial contribution to be allocated as follows £131,473 towards highway infrastructure improvements and £206,565 towards public transport improvements in accordance with the Council’s SPD1 ‘Developer Contributions to Highway and Public Transport Schemes’ and contribution to the Red Rose Forest of £89,865 towards tree planting in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’, less £310 for each tree planted on the site as part of an approved landscaping scheme, together with appropriate allowance for inflation. 


· A car parking management and servicing strategy to include shuttle bus operation and valet parking operation, the provision of 1809 off site car parking spaces, servicing and coach parking arrangements; monitoring of on site car park on match / event days at MUFC.


· A management plan relating to the restrictions on the hotel / event space on match / event days at MUFC.



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


27.
APPLICATION FOR OUTLINE PLANNING PERMISSION H/OUT/55673 – THE NATIONAL TRUST/REDROW HOMES (NW) LTD/BRYANT HOMES (NORTH) LTD – LAND AT BROOKSIDE FARM, OFF SINDERLAND ROAD, BROADHEATH

The Chief Planning Officer submitted a report concerning an application for outline planning permission for the development of land for residential purposes (70 units), local shopping centre (approx. 1,486 sq.m of retail floorspace), community facilities and associated public open space and local access road (application in outline with all matters reserved for a subsequent approval).





RESOLVED – 


(1) That, for the reasons set out in the report, the proposals for a financial contribution towards the off-site provision of affordable housing be accepted as a replacement for the on-site provision of affordable housing, this contribution to amount to 20% of the achieved open market sales value of the 22 residential units identified and agreed by the Council and the developer and which is currently estimated to be £765,800 based upon independent valuation figures.

(2) That the Director of Legal and Democratic Services be authorised to formulate and complete a Deed of Variation to the existing Legal Agreement linked to the outline planning permission granted in respect of land to the north of the railway line (H/OUT/41981) to secure this financial contribution.

28. 
SECTION 106 CONTRIBUTIONS – POSITION STATEMENT 2010/11


The Chief Planning Officer submitted a report informing Members of the number of planning applications approved by the Committee during 2010/11 where Section 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.




RESOLVED:  That Members noted the contents of the report. 


29.
SECTION 106 AGREEMENTS – RELAXATION OF CONTRIBUTIONS FOR SMALL RESIDENTIAL SCHEMES


This item was withdrawn from consideration at this Committee meeting. 


The meeting commenced at 6.30 p.m. and concluded at 8.25 p.m.
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AGENDA ITEM NO.


TRAFFORD BOROUGH COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE  -  11th August 2011


REPORT OF THE CHIEF PLANNING OFFICER


S.106 AGREEMENTS  -  RELAXATION OF CONTRIBUTIONS FOR SMALL RESIDENTIAL SCHEMES


PURPOSE


To consider whether it is appropriate to extend the period previously agreed for the temporary suspension of the requirement for s.106 contributions for children’s play space, outdoor sports provision and Red Rose tree planting in respect of small residential schemes.   


RECOMMENDATIONS


It is recommended that;


(i) The Council continue to not require the payment of contributions towards children’s play space and/or outdoor sports provision and/or Red Rose tree planting in respect of small residential schemes where these combined contributions would total less than £2,000.


(ii) This decision is reviewed either when the Council introduces its own locally determined fee structure for planning applications later in 2011 or no later than January 2012.


Further Information from:


Simon Castle, Planning and Building Control


Extension:  3111


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



Chief Planning Officer


Background papers :


Supplementary Planning Guidance documents PG28: Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums and PG29: Developer Contributions towards Red Rose Forest


INTRODUCTION


1. 
In January 2010 the Planning Committee resolved to introduce a policy of not


requiring the payment of contributions towards children’s play space and/or outdoor sports provision and/or Red Rose tree planting in respect of small residential schemes where these combined contributions would total less than £2,000.  This approach was intended to be reviewed in January 2011 but this review has not been possible until now.


2.
The reasons for adopting the approach were twofold.  Firstly a number of applicants had expressed concern about these contributions when the scheme involved the creation of only one or two new dwellings.  They pointed out that the contributions and costs of the related legal agreement that is required often represent a significant proportion of the overall development cost of the conversion/newbuild scheme and can have a serious impact on the overall viability of the scheme, particularly in the current economic climate.  This is because the cost to the applicants is not just the value of the contribution but also the cost to them of employing a solicitor to prepare or vet the s.106 agreement and also the Council’s legal costs which are added to the overall contribution payable to the Council.  This latter sum can vary between £250 and £650. 


3.
Secondly, for the Council, there is also the issue of the cost-effectiveness of securing the payment of the contributions and the subsequent application of the funds received. Clearly the Council is able to recover its legal costs in preparing such an agreement.  However the value of the contribution has to be balanced against planning officer time spent in establishing and agreeing the level of contribution, the administrative cost of ensuring the contribution is received at the appropriate time, and officer time spent in ensuring the money can be allocated to a relevant scheme and spent within the timeframe specified within the agreement.  While it is considered important to negotiate and collect s.106 contributions to spend on projects to mitigate the impact of development schemes, officers have become aware of the organisational costs of doing this and therefore of the lack of cost effectiveness of small contributions.


4.
 At the time of the Committee decision, it was reported that had this approach been adopted for small residential development schemes during 2009 then 11 developments would have benefitted from the exemption to a combined value of approximately £16,800.  Since the policy was introduced in January 2010 just 7 schemes have benefited to a potential value of £12,000 (over the longer period of 18 months).  Had the threshold been set at £3,000, then only 3 more schemes would have benefitted.  


5.
Given the limited number of development schemes that have benefitted, then it would be appropriate to question the overall value of the approach in encouraging schemes of this type.  Alternatively it might be argued that the threshold that has been set is too low and should be raised to introduce further encouragement to such schemes.  However at this point in time it is recommended that for the reasons set out below such a decision be deferred and the current approach be retained.


6.
The Government has announced that it intends to introduce new regulations which will allow each council to set its own planning application fees.  At present planning application fees are prescribed nationally and for the majority of councils fee income covers only a proportion of the cost of dealing with planning applications.  The Government has indicated that the new regulations will enable councils to cover the full cost of dealing with planning applications but only on a cost recovery basis, that is, it will not cover other aspects of the planning service e.g. enforcement and plan-making, and it cannot be seen as a means to generate a surplus.  The Government recognises that this means that planning application fees will increase for many types of development (although not necessarily for all) and significantly in many cases.  In respect of small residential development schemes (both changes of use and new-build), the current planning application fee for the creation of a single dwelling is £335.  It is probable that this fee will rise significantly to cover the Council’s actual costs of dealing with this type of application.  As a significant increase of fee would be an additional cost to promoters of these schemes, then any change to, or continuation of, the s.106 exemption should only be considered in the context of the change in fee level.  It is therefore recommended that the review of the s.106 exemption policy should be deferred until the new planning application fee regime is agreed.


7.
It is anticipated that the new fee regulations will be published to allow the introduction of the new fee regime during the autumn of this year.  Should there be delays in this timetable well into 2012, then it is recommended that the Committee agree that any review should take place at the latest in January 2012.        

sjc
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