PLANNING (DEVELOPMENT CONTROL) COMMITTEE – 11th August 2011
ADDENDUM TO THE AGENDA:

ADDITIONAL INFORMATION REPORT (INCLUDING SPEAKERS)

1.0
INTRODUCTION

1.1 This report summarises information received since the Agenda was compiled including, as appropriate, suggested amendments to recommendations in the light of that information. It also lists those people wishing to address the Committee.

1.2
Where the Council has received a request to address the Committee, the applications concerned will be considered first in the order indicated in the table below. The remaining applications will then be considered in the order shown on the original agenda unless indicated by the Chairman. 

2.0
ITEM 4 – APPLICATIONS FOR PERMISSION TO DEVELOP, ETC.

REVISED ORDER OF AGENDA (SPEAKERS)

	Part 1 Applications for Planning Permission 



	Application
	Site Address/Location of Development
	Ward
	Page
	Speakers

	
	
	
	
	Against 
	For

	76815
	Sainsburys, Curzon Road, Sale. M33 7DR
	Priory
	1
	
	

	76900
	Altrincham Interchange, Stamford New Road, Altrincham. WA14 1EN
	Altrincham
	10
	(

	(


	76922
	70 Park Road, Timperley, Altrincham. WA14 5AB
	Broadheath
	46
	
	

	76948
	Lower Carr Green Farm, Carrgreen Lane, Warburton. WA13 9UN
	Bowdon
	55
	
	

	76958
	Cargill, Guinness Road, Trafford Park. M17 1PA
	Gorse Hill
	66
	
	

	77077
	Trafford Town Hall, Talbot Road, Stretford. M32 0TH
	Gorse Hill
	72
	
	

	77081
	Trafford Town Hall, Talbot Road, Stretford. M32 0TH  
	Gorse Hill 
	83
	
	


Draft National Planning Policy Framework (NPPF)

DCLG published the consultation draft of the National Planning Policy Framework (NPPF) on 25 July 2011. The NPPF is intended to bring together existing Planning Policy Statements, Planning Policy Guidance Notes and some Circulars into a single consolidated document. 

Whilst it is a consultation document and, therefore, subject to potential amendment, nevertheless it gives a clear indication of the Government’s ‘direction of travel’ in planning policy. Therefore, the draft National Planning Policy Framework is capable of being a material consideration, although the weight to be given to it will be a matter for the decision maker's planning judgment in each particular case. The current Planning Policy Statements, Guidance notes and Circulars remain in place until cancelled.

The fundamental principle of the draft NPPF is a presumption in favour of sustainable development and that significant weight should be placed on the need to support economic growth. In development management terms, the NPPF is clear that Local Planning Authorities should approve development proposals that accord with statutory plans without delay and grant permission where the Local Plan is absent, silent, indeterminate or where policies are out of date.
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 76815/FULL/2011: Sainsbury’s Supermarket, Curzon Road, Sale

OBSERVATIONS

Draft National Planning Policy Framework (NPPF)
The application proposes an extension to an existing supermarket within Sale Town Centre.  The Draft National Planning Policy Framework published in July 2011 carries forward the presumption in favour of locating new retail development in town centre locations, as outlined in PPS4, and does not introduce any additional retail tests for this type of development.  The proposal is therefore considered to be acceptable in this respect.     
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76900/FULL/2011: Altrincham Interchange, Stamford New Road, Altrincham
SPEAKER(S)
AGAINST:    Judie Collins

(Altrincham & Bowdon Civic Society)





FOR:
   Anthony Murden




(Transport for Greater Manchester – Applicant)

Applicant’s submission

The applicant has confirmed that £4.9 million of the Local Sustainable Transport Fund has been secured to launch a new project that will make cycling to work a more realistic option in a number of key commuter destinations. The Greater Manchester Commuter Cycle Project is designed to increase the number of people cycling to work and will provide almost 650 secure cycle parking spaces at a series of new Cycle Centres across Greater Manchester, including the one proposed at Altrincham Interchange.

TfGM is committed to delivering a Cycle facility at Altrincham Interchange that is a high quality facility that plays a key role in the promotion of cycling within Altrincham and the wider area.  

TfGM have commented that in further reviewing and developing the design of the Cycle facility and overall interchange proposals over the forthcoming months, they will in light of comments received as part of the planning process, work with the Council and key stakeholders to deliver the optimal solution for the cycle facility. TfGM would therefore be happy for any planning application approval, should it be forthcoming, to have a suitable condition placed against it around the maintenance and operation, access arrangements and security of the cycle point facility, being agreed with the local planning authority prior to delivery. 

Representations

Four additional letters of objection have been received since the report was completed. The letters are from the Victorian Society, Bowdon Conservation Group, the Mid Cheshire Rail Users Association and the occupiers of 12, Higher Downs, Mr.& Mrs. S Nichols. Mrs. Nichols writes in her capacity as Project Co-ordinator of the HLF Heritage of the Altrincham Area. The grounds of objection are summarised as follows:

Victorian Society

Object on the grounds that it would lead to the loss of a locally important heritage asset and that this loss is not necessary in order bring about the benefits of the station redevelopment. With appropriate repair and maintenance the bridge would have an indeterminate lifespan. There is no reason why it could not be adapted with a lift to provide disabled access. This option has not been adequately investigated.

If redevelopment in the town centre means that the capacity of the existing footbridge becomes inadequate in future, developer contributions, particularly from the developers of Altair, should be used to provide an additional footbridge. No adequate reason has been provided why the existing footbridge could not be retained and the Council is urged to refuse consent.

Other representations

Object to the demolition of the 1881 pedestrian footbridge as the original pedestrian bridge is integral to the mid-Victorian station and a key element of the history of Altrincham as an early commuter market town.

The 1881 station will feature significantly on the first of ten illustrated trail panels of historic Altrincham to be installed in 2012. Heritage tourism is now very much on the agenda for the regeneration of Altrincham town centre. Now is not the time to destroy the visual unity of the historic station

This is in line with the views of the Greater Manchester Archaeological Unit. To demolish the bridge would go against the principals of PPS5

Once the 20th century additions are removed from the front of the main station building it is understood from English Heritage that the entire station, so long as it still had its integral 1881 bridge, would then be of listable quality. 

The Station and its bridge were not included in the outline of the map of the Stamford New Road Conservation Area when it was drawn up. This was an oversight, which has resulted in there not being the level of protection that in other Boroughs would be afforded to such historic and quality buildings.

There is already level access between Platforms 1 and the middle Platforms 2/3. All that is required is a new bridge with lifts between middle Platforms 2/3 and Platform 4 and the Altair development. This smaller bridge could exist alongside the original Victorian bridge, which should be restored and refurbished and given greater visibility. TfGM have not fully explored this. 

Alternatively, new lifts could be added at Platforms 2/3 and Platform 4 to the original bridge. It is only the Altair development which is dictating that the lift on Platform 4 has to be at a fixed point and as Altair no longer includes a healthcare element it requires a new planning application.

In any event, the level crossing over the tracks should be retained to take into account any lifts breaking down or during maintenance.


The public were not consulted on the option of retaining the original bridge with lifts which would have given the best of both worlds.

It is requested that a condition be applied to wait until the new Altair planning application is submitted and work commenced, as if it does not proceed a new bridge would be better placed between Platforms 2/3 to 4. 

The original pedestrian bridge is a convenient long-established Public Right of Way. If demolished, the Right of Way would be lost as the new bridge that is proposed will not have a Public Right of Way and could be closed at night or any other time. The retention of this public right of way should be made a condition of the planning application, whichever combination of bridges occurs.
The justifications for its demolition of the original bridge on the basis of maintenance, longevity or height are not accepted as there are other examples of railway bridges or historic structures generally, in the country, where these have not been used as an excuse for demolition. 

There are also have concerns with regards to the proposal being insular in its approach in that it improves the environment linking rail, Metro, bus and taxi but does not go beyond that (apart from the Altair development).  The primary town centre remains cut off. There are no funds in place to demolish the old concrete bridge meaning the application cannot go ahead as proposed. There are no plans to replace it with a new bridge to link the station to the town.

Any funds found for the demolition of the concrete bridge should be used instead to reinstate and refurbish it to modern standards. This should be incorporated within the proposal's design and either linked directly to the new bridge, or be stand alone, if any of the ideas which involve retaining the 1881 are undertaken. Alternatively additional plans should be submitted for a new pedestrian bridge over Stamford New Road with ideally a link made with the 1881 bridge.

The Planning Brief for Altair site stated improved links between the expanded area of town to the east of the railway line and the primary shopping centre were a key requirement, through the provision of a continuous bridge to ensure that the town was not divided into two parts. 
The prospect of new toilet facilities is welcomed but a condition should be applied that they be kept open at the same time as all the transport services are running, rather than closing early as is proposed.
Observations

There is an error in paragraph 28 of the main report as it indicates that the existing footbridge over the railway cannot be seen from Stamford New Road. This is not the case as there are views of the top part of the footbridge from some vantage points on Stamford New Road. However, this does not change the analysis in this part of the report in that it is still considered that the removal of the footbridge would not have a significant visual impact on views from the listed clock tower or from the Stamford New Road Conservation Area.

Some of the points raised in the letters received since the completion of the committee report are already addressed in the main report. However, the following observations relate to the additional issues raised.

The objectors have commented that English Heritage have declined to list the station, the reason being that taken as a whole the station has been too altered in the 20th century to meet the national criteria for listing. The objectors consider that when the 20th century alterations are removed, if the footbridge were to be retained the station may become listable. However, when the 20th century additions to the station are removed, they would be replaced with the 21st century alterations proposed as part of this application. Therefore even if the footbridge where to be retained it is still highly unlikely that the station complex would be listed as a result of the significant 21st century alterations. To retain the station unaltered from its Victorian state would not be feasible given that it is a major transport Interchange.

With regard to the Conservation Area boundary, it is factually accurate that the vast majority of the station does not lie within the Stamford New Road Conservation Area. The reason for this is not known although it may again be due to the 20th century alterations to the station. However for the station or any other buildings to be included in the conservation area this would have to be the subject of public consultation and final approval by the Council. 

The objectors have proposed that either lifts are added to the existing historic bridge or that the historic bridge is retained in addition to the proposed new bridge. It is considered that either of these options would seriously impact on the setting, integrity and function of the historic footbridge and would therefore not constitute a desirable solution for the footbridge or the wider Interchange complex.

The applicant has confirmed that it is the intention to close the barrow crossing as part of the scheme in the interests of passenger safety once the fully accessible bridge is in place. This is in line with Network Rail guidance.  In case of lift failure a suitable contingency and maintenance plans will be put in place to minimise the impact of lift failure on passengers.

It would not be reasonable to the applicant to attach a planning condition to this application requiring that the work to the Interchange be delayed until a new Altair planning application is submitted. Neither would it be desirable for the works to the Interchange to be delayed for an unquantifiable period of time. 

The applicant (TfGM) and Network Rail have confirmed that via the provisions of the 1949 Transport Act railway stations are prevented  from becoming public rights of way and that the footbridge is not therefore an existing public right of way. Therefore the new bridge will only reflect the status currently in place and does not worsen the situation at the interchange. 

Objections have been made on the basis that the proposal is insular and does not promote links to Altrincham Town Centre, particularly as the existing footbridge across Stamford New Road would be removed. It should be noted that the footbridge across Stamford New Road has not be in use for some years and it is considered that the appearance of the concrete footbridge is detrimental to the visual amenity of this part of Altrincham. Consequently its retention is not considered desirable. The current application proposes an improved pedestrian environment and frontage to the Stamford Quarter shopping centre. The application proposes the narrowing of Stamford New Road and the crossing provision to the bus station concourse and Stamford New Road would be improved significantly on that which currently exists. This will enhance access between the Stamford Quarter and the Interchange. The demolition of the redundant concrete bridge over Stamford New Road forms part of the planning application and the funding arrangements for the demolition are not relevant considerations in the determination of the planning application.   
Reference is made to the planning brief for the Altair development. However, this brief relates to the Altair development and this application is for the Altrincham Interchange and is not therefore bound by development briefs for other sites. 

The applicant has indicated that it is expected that the toilets being introduced at the interchange will be open in line with times when the facility is staffed. This is expected to be through to 11pm at night. At certain facilities in the past there has been a need to close the toilets earlier than 11pm due to anti-social behaviour however this is not common practice and the opening hours of the toilet facilities are not confirmed at this stage.

Draft National Planning Policy Framework (NPPF)
The draft NPPF indicates at paragraph 185 that in weighing applications that affect directly or indirectly non designated heritage assets, a balanced judgement will be required having regard to the presumption in favour of sustainable development, the scale of any harm or loss and the significance of the heritage asset. It is considered that a balanced judgement has been displayed in this case. The proposed development is aimed at improving the attractiveness of forms of transport other than the car within a town centre and is therefore considered to be sustainable development. The loss of the existing footbridge, whilst regrettable and the proposal as a whole is not considered to result in a scale of harm either to the footbridge itself or to the setting of the nearby listed clock tower, Station Buildings, Station Hotel or from views into or out of the Stamford New Road Conservation Area that would warrant refusal of this planning application.

Recommendation
It is considered that wording of Condition 16 should be amended slightly to read as follows:

‘A scheme for the management and security of and access to 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. ‘

It is considered that the following two additional conditions should be attached:

· Compliance with plans 

· Notwithstanding the details on the approved plans and prior to works commencing on site, full details of the proposed covered taxi waiting area shall be submitted for the prior written approval of the Local Planning Authority. The covered taxi waiting area shall thereafter be constructed in accordance with the approved details.
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76922/FULL/2011: 70 Park Road, Timperley, Altrincham
  
Draft National Planning Policy Framework (NPPF)
It is recognized that the fundamental principle of the draft National Planning Policy Framework is a presumption in favour of sustainable development and that significant weight should be placed on the need to support economic growth. The NPPF also states that Local Planning Authorities should approved development proposals that accord with statutory plans. However, in this case, it is considered that the proposed development would not accord with Proposals D1 and D9 of the Revised Trafford Unitary Development Plan for the reasons given in the main report. 

It is also noted that paragraph 173 of the NPPF states that planning decisions should aim to “avoid noise from giving rise to significant adverse impacts on health and quality of life as a result of new development” and paragraph 171 states that local decisions should ensure that “new development is appropriate for its location, having regards to the effect of pollution on health…or general amenity, taking account of the potential sensitivity of the area…to adverse effects from pollution.”

It is therefore considered that, whilst the policy guidance in the draft NPPF has been taken into account in the assessment of this application, any benefits in terms of supporting economic growth would be outweighed by the detrimental impacts in terms of noise and disturbance, odours and the visual impact of the flue. It is therefore considered that, in this case, the policies of the draft NPPF do not indicate that there should be any alteration to the recommendation in the main report. 
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76948/FULL/2011:  Lower Carr Green Farm, Carrgreen Lane, Warburton
Draft National Planning Policy Framework (NPPF)

The application has been considered in relation to the policies in the draft NPPF. Paragraph 107 states that "the Government's key housing objective is to increase significantly the delivery of new homes."  Paragraph 144 states that appropriate forms of development in the Green Belt include "the extension or alteration of a building provided that it does not result in disproportionate additions over and above the size of the original building."  It is not considered that these policies indicate that there should be any significant difference in the way that the application has been assessed or any alteration to the recommendation in the main report.

Observations

In response to the comments made by Warburton Parish Council, it is considered that the proposal complies with the Warburton Village Design Statement, which seeks to ensure that the conversion of buildings such as this one are undertaken in a sympathetic manner.
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76958/FULL/2011: Cargill, Guinness Road, Trafford Park 

Draft National Planning Policy Framework (NPPF)

The application has been considered in relation to the policies in the draft NPPF. The fundamental principle of the draft NPPF is a presumption in favour of sustainable development and that significant weight should be placed on the need to support economic growth.  It is not considered that these policies indicate that there should be any significant difference in the way that the application has been assessed or any alteration to the recommendation in the main report.
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 77077/LB/2011: Trafford Town Hall, Talbot Road, Stretford

Draft National Planning Policy Framework (NPPF)
The Draft National Planning Policy Framework published in July 2011 states that heritage assets should be conserved in a manner appropriate to their significance.  The application proposes works to repair and extend a Grade II Listed Building in a manner which would not significantly detract from its architectural and historic significance.  The works proposed are therefore considered comply with the emerging framework in this respect.     
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 77081/FULL/2011: Trafford Town Hall, Talbot Road, Stretford

CONSULTATIONS

Renewal and Environmental Protection: As the application proposes the removal of the biomass flues, there is no objection to the proposed removal of condition 31.

Greater Manchester Police Secured By Design: No comments
Electricity NorthWest: The development is shown to be adjacent to or affect Electricity North West operational land or electricity distribution assets. Where the development is adjacent to operational land the applicant must ensure that the development does not encroach over either the land or any ancillary rights or access or cable easements.  

Draft National Planning Policy Framework (NPPF) 
The Draft National Planning Policy Framework published in July 2011 states that heritage assets should be conserved in a manner appropriate to their significance.  The application proposes works to repair and extend a Grade II Listed Building in a manner which would not significantly detract from its architectural and historic significance.  The works proposed are therefore considered comply with the emerging framework in this respect.     

MR. NICK GERRARD 

CORPORATE DIRECTOR 

ECONOMIC GROWTH & PROSPERITY
FOR FURTHER INFORMATION PLEASE CONTACT:

Simon Castle, Chief Planning Officer

Planning Department, P O Box No 96, Waterside House, Sale Waterside, 

Sale, M33 7ZF

Telephone 0161 912 3111
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