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—— METROPOLITAN BOROUGH ——




AGENDA PAPERS MARKED ‘TO FOLLOW’
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 8th September 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 76727/FULL/2011 - BLOOR HOMES NORTH WEST LTD/URBAN SPLASH LTD & WOODFIELD HOUSE LTD - WOODFIELD HOUSE AND BUDENBERG BOWLING CLUB, WOODFIELD ROAD, ALTRINCHAM WA14 4ZA

To consider the attached report of the Chief Planning Officer. 
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	6. 
	APPLICATION FOR LISTED BUILDING CONSENT – 76871/LB/2011 - BLOOR HOMES NORTH WEST LTD/URBAN SPLASH LTD & WOODFIELD HOUSE LTD - WOODFIELD HOUSE, WOODFIELD ROAD, ALTRINCHAM WA14 4ED
To consider the attached report of the Chief Planning Officer. 
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	7. 
	APPLICATION FOR CONSERVATION AREA CONSENT – 76810/CAC/2011 - BLOOR HOMES NORTH WEST LTD/URBAN SPLASH LTD & WOODFIELD HOUSE LTD - BUDENBERG BOWLING CLUB, WELDON ROAD, ALTRINCHAM
To consider the attached report of the Chief Planning Officer. 
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	THERESA GRANT 
Acting Chief Executive 


	
	

	
	Contact Officer:  Michelle Cody 

Extn.:   2775
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		WARD: Altrincham

		76871/LB/2011

		DEPARTURE: No





		Listed Building Consent for demolition of Woodfield House and erection of brick wall to end elevation of existing link between Woodfield House and Linotype office building.



		Woodfield House, Woodfield Road, Altrincham, WA14 4ED






		APPLICANT:  Bloor Homes North West Ltd/Urban Splash Ltd/ Woodfield House Ltd






		AGENT: 






		RECOMMENDATION:  GRANT
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SITE


The site lies to the north west of Altrincham Town Centre and west of Manchester Road (A56) and. The site is broadly triangular in shape and presently occupied by a predominantly two-storey, part three-storey industrial building dating from the 1940’s. The building is partly occupied by a number of industrial uses and is partly vacant. The remainder of the site is predominantly hardsurfaced and provides car parking for the existing building. Along the Woodfield Road/Norman Road boundary there are a number of mature lime and birch trees which are the subject of Tree Preservation Orders. The site adjoins the Bridgewater Canal to the north, the Linotype and Machinery office building and industrial units to the west, the Budenberg HAUS Projekte apartments to the east and traditional Victorian terraced housing to the south. 


It is understood that Woodfield House was completed at the beginning of 1948, prior to 1st July. The building is physically attached to the grade II Linotype office building by a narrow covered link to the north western side of the building and running alongside the canal. The building is therefore listed due to the date of construction and physical attachment to the main office block.


The surrounding area comprises both industrial and residential uses, with industry predominant to the north and west and housing predominant to the east and south. To the immediate east lies the Budenberg HAUS Projekte residential development whilst to the south is traditional Victorian terraced housing. To the immediate west is the Linotype and Machinery Factory office building which is grade II listed, beyond which are industrial buildings which are also part of the Linotype and Machinery site. This is separated from the application site by an access road and car park serving that site. The northern boundary of the site is defined by the Bridgewater Canal, beyond which are industrial buildings and Altrincham Retail Park.


PROPOSAL


Listed Building Consent is sought for demolition of the existing building to facilitate the redevelopment of the site for housing and the relocation of Budenberg Bowling Club. Following demolition it is proposed to erect a brick wall with rendered finish to the end elevation of the existing link to the attached office building.


An application for planning permission for the redevelopment of the site has been submitted alongside this application and appears elsewhere on this agenda (Application No. 76727/FULL/2011). 

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.

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


L1 – Health, Sport, Recreation, Cultural and Education Services Provision


EM1 – Integrated Enhancement and Protection of the Region’s Environmental Assets; EM1 (C): Historic Environment


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION


Conservation Area (part of site fronting Norman Road only and not including the building)


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


ENV24 – Buildings of Special Architectural or Historic Interest


D1 – All New Development


D3 – Residential Development


RELEVANT PLANNING HISTORY

There have been various previous applications although none are of direct relevance to this application. The most recent applications include the following:-


H/52551 - Retention of roller shutters and metal cladding to exterior. Approved 12/12/01


H/53729 - Change of use of part first floor from light industrial (Use Class B1) to indoor skating park (Use Class D2). Approved 06/06/02


H/55274 - Continued use of part of second floor as a dance studio (use class D2). 


Approved 05/06/03


H/OUT/69211 – Outline application for demolition of Woodfield House and erection of a mixed use development to provide up to 955 square metres retail / café / restaurant / office space (use classes A1, A2, A3, B1, D1 and D2), 25,995 square metres residential to provide 174 maisonettes and apartments, 709 square metres creche, 1086 square metres rowing club, 271 car parking spaces and creation of new areas of landscaped open space. Application not determined.


74429/LB/2009 - Listed Building Consent for demolition of existing building. Application not determined.


APPLICANT’S SUBMISSION 


The application is accompanied by a PPS5 Statement (Statement of Significance) and Design and Access Statement which assess the significance of the building and makes the following conclusions:


· Woodfield House was constructed around 1948 and is a typical aspirational factory building of the post war period. The building design reflects pre-war art deco style in its basic detailing but is on the whole is utilitarian. Many similar buildings were constructed in England during the post war period and survive in significant numbers throughout the industrial regions of England. 


· The building has been the subject of significant alterations to its original form and is in a state of disrepair.


· It is listed only by virtue of its physical connection to the Linotype Building and would otherwise not fulfil the criteria for listing in its own right. As such Woodfield House has little or no significance and is an incongruous addition to the principal listed building being located awkwardly in front of the main façade of the Linotype Building and diminishing its significance.


· The removal of Woodfield House will enhance the setting of the Grade II listed Linotype Building revealing the important principal façade in a way that has not been possible since 1948. The proposal also provides the opportunity for redevelopment in front of the Linotype Building that better reflects the original intentions of the designers in terms of its architectural statement and enhances its significance.


CONSULTATIONS


English Heritage – Comment that it is not necessary for this application to be notified to English Heritage.


Ancient Monuments Society – No comments received


Council for British Archaeology – No comments received

Society for the Protection of Ancient Buildings – No comments received

Georgian Group – No comments received

Victorian Society – No comments received

Twentieth Century Society – No comments received

Greater Manchester Archaeological Unit – Comments are incorporated into the Observations section of this report. In summary GMAU considers that Woodfield House retains both architectural and historic significance, a significance that has unfortunately not been adequately explored in the report. Demolition of the building will arguably offer certain benefits in terms of visibility to the listed Linotype Office frontage, but will also irreversibly damage the historical significance embodied in the very public façade of Woodfield House and in its relationship to the earlier, listed Linotype Offices and the designated Linotype Estate conservation area. GMAU considers demolition would damage the legibility of historic interest embodied in the wider setting, including the listed Linotype Office and the designated conservation area.  It is GMAU’s view that all opportunities for retaining the Woodfield House frontage block facing Woodfield Road and the conservation area should be explored and encouraged. It is for the LPA to decide if it is satisfied the application demonstrates the loss of architectural and historic significance is necessary to deliver public benefits that outweigh the loss. 


REPRESENTATIONS


Neighbours – One letter received from a resident at Budenberg Haus Projekte Haus 3 raising concern how the demolition will affect them as they have a garden which extends right out to Woodfield House.


OBSERVATIONS


1.
It is understood that Woodfield House was completed at the beginning of 1948, prior to 1st July. The building is physically attached to the grade II Linotype office building by a narrow covered link to the north western side of the building and running alongside the canal. The building is therefore listed due to the date of construction and physical attachment to the main office block. The building is not within the Linotype Estate Conservation Area.


Relevant Policies


2.
In considering development affecting heritage assets, PPS5: Planning for the Historic Environment 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. Policy HE7.2 of PPS5 states 'in considering the impact of a proposal on any heritage asset, local planning authorities should take into account the particular nature of the significance of the heritage asset and the value that it holds for this and future generations. This understanding should be used by the local planning authority to avoid or minimise conflict between the heritage asset’s conservation and any aspect of the proposals'.


3.
The Draft NPPF states that heritage assets should be conserved in a manner appropriate to their significance. Of relevance to this application it states that as heritage assets are irreplaceable, any harm or loss should require clear and convincing justification. Substantial harm to or loss of a grade II Iisted building should be exceptional.


4.
Proposal ENV24 of the Revised Trafford Unitary Development Plan states that there is a general presumption in favour of the preservation of listed buildings, except where a convincing case has been made out for demolition and all possible means of retaining the building have been exhausted. Having regard to the adjacent listed office building, ENV24 also states that the Council will have special regard to the preservation of the setting of listed buildings when determining any applications for listed building consent.

Assessment


5.
Woodfield House is a predominantly two-storey, part three-storey industrial building built by the Linotype and Machinery Company in 1948. Due to the expansion of L&M in the post war period (fuelled by the devastation of the printing industry in Europe) it was built on previously undeveloped land opposite the grade II listed office building with a ground floor link sited alongside the canal. It is considered that Woodfield House possesses some interest as a post war factory building and it is noted it exhibits a strong symmetrical frontage in brick, as the original L&M building does. The frontage is symmetrically designed with the outer 5 bays on each side being of 2 storeys each with their outermost bays projecting forward. The centrally located three storey element divides equally into blocks of 3 bays either side of a full height lit staircase and entrance block with smaller windows symmetrically placed either side of the door.   Linotype offices are of differing architectural styles both exhibit strongly defined frontages in brick that are readily recognisable as being in particular stylistic traditions. A useful description of its significance is included in the supporting Design and Access Statement and by GMAU in their consultation response. The single storey security booth (not discussed in the D&A statement) is also contemporary with Woodfield House.

6.
The site was formerly a cricket pitch and the siting of the office block and this recreational area in front enabled impressive views of the L&M office building from the Bridgewater Canal. The adjacent office building is constructed from red brick with buff terracotta detailing and a roof concealed behind deep parapets. The front elevation is symmetrical with 2 storey, 7 bay range to centre, and flanking 2 and single storey ranges extending to the north and south. The plan form is a stepped linear range, extending north south and forming the frontage range to an extensive workshop development to the west. Whilst the office block appears to be the primary reason for designation, the remainder of the site is considered to be included in the listing by the virtue it is attached, pre 1st July 1948 and/or in the curtilage of the main building.   GMAU comment that whilst it might justifiably be argued that the listing was not conceived as covering Woodfield House, Woodfield House should be seen as an architecturally and historically important heritage asset in its own right, in the context of the surrounding urban setting and in the context of the company’s development.

7.
GMAU acknowledges that the demolition of Woodfield House may very well provide an opportunity to open-up a more advantageous view of the listed frontage of the Linotype Offices. This could be seen as an enhancement of the heritage interest. Yet it will be achieved through the total demolition and loss of an equally well designed and architecturally strong building whose frontage was clearly intended by Linotype to be a major part of the public face of the firm in the post-war period. This would certainly represent a very public loss of heritage significance. GMAU considers that Woodfield House retains both architectural and historic significance, a significance that has unfortunately not been adequately explored in the report. Demolition of the building will arguably offer certain benefits in terms of visibility to the listed Linotype Office frontage, but will also irreversibly damage the historical significance embodied in the very public façade of Woodfield House and in its relationship to the earlier, listed Linotype Offices and the designated Linotype Estate conservation area. GMAU considers demolition would damage the legibility of historic interest embodied in the wider setting, including the listed Linotype Office and the designated conservation area.  It is GMAU’s view that all opportunities for retaining the Woodfield House frontage block facing Woodfield Road and the conservation area should be explored and encouraged. As this is an application where the primary architectural and historic interests concern listed building consent and, arguably, impact upon the neighbouring conservation area the LPA will seek advice from the conservation officer. It is for the LPA to decide if it is satisfied the application demonstrates the loss of architectural and historic significance is necessary to deliver public benefits that outweigh the loss. 


8.
Notwithstanding the above, the building has been greatly altered and appears to be suffering from water ingress and a general lack of maintenance. The positioning of Woodfield House is also unfortunate in that it affects the significance of the primary building. Whilst it is considered that Woodfield House has some positive merits, the combination of its current condition and poor relationship with the L&M factory mean there maybe some merit in the loss of the complex should the development proposals for the site better reveal the significance of the primary designated heritage asset. Ultimately it is considered that having regard to the desirability of improving the setting of the adjacent office building, which is the primary reason for the listing, and having regard to the condition of Woodfield House the proposed demolition is acceptable in terms of PPS5 and UDP Policy ENV24.

9.
It is considered that any consent for demolition should be subject to a suitable recording condition to require a programme of archaeological building recording be undertaken prior to demolition, as recommended in PSS5 (Policy HE12.3) and by GMAU.


10.
The proposed demolition would require the making good of the end elevation to the existing link to the office building and the plans indicate a new brick wall to be constructed, finished in water resistant render, and a flat concrete roof. There is concern that the proposed rendered finish would contrast with the brick finish to the front and rear elevations the existing link and would not be of sufficient quality for a grade II listed building, therefore a condition for further details regarding the making good of this element is recommended.


RECOMMENDATION: GRANT, subject to the following conditions:


1. Standard 3 year time limit


2. List of approved plans

3. The demolition hereby permitted shall not be undertaken before a contract (or equivalent firm commitment) for carrying out works of redevelopment of the site has been made and planning permission has been granted for the redevelopment for which the contract or commitment provides, or a scheme for landscaping the site has been submitted to and approved in writing by the Local Planning Authority in accordance with the following:


(a) The landscaping scheme shall include full details of both hard and soft landscaping and include any proposed changes to existing ground levels, means of enclosure and boundary treatment, hard surfaced areas and materials, planting plans specifications and schedules (including planting size, species and numbers/densities), existing plants to be retained, and shall show how account has been taken of any underground services.


(b) In the absence of an approved development proposal for the site, the landscaping works shall be carried out in accordance with the approved details within 12 months from the commencement of the demolition hereby permitted out.


(c) Any trees or shrubs planted or retained in accordance with this condition which are removed, uprooted, destroyed, die or become severely damaged or become seriously diseased within 5 years of planting shall be replaced within the next planting season by trees or shrubs of similar size and species to those originally required to be planted, unless the Local Planning Authority gives its written consent to any variation.


4. Materials to be submitted and agreed


5. No demolition/ development shall take place until the applicant or their agents or their successors in title has secured the implementation of a programme of archaeological works in accordance with a Written Scheme of Investigation (WSI) which has been submitted to and approved in writing by the local planning authority. The development shall not be occupied until the site investigation has been completed in accordance with the programme set out in the approved WSI and provision made for the completion of all elements of that programme. The WSI shall cover the following:


1.     A phased programme and methodology of site investigation and recording to include:


- a desk-based documentary assessment


- an archaeological building survey


- (depending upon the results of the assessment/ building survey) an intra-demolition watching brief


- (depending upon the results of the assessment/ building survey)a post-demolition watching brief


2.    A programme for post investigation assessment to include:


 - analysis of the site investigation records 


- production of a final report on the significance of the archaeological, architectural and historical interest represented.


3.      Provision for publication and dissemination of the analysis and report on the site investigation.


4.      Provision for archive deposition of the report, finds and records of the site investigation.


5.      Nomination of a competent person or persons/organisation to undertake the works set out within the approved WSI.




�







LOCATION PLAN FOR APPLICATION No: - 76871/LB/2011



Scale 1:1250 for identification purposes only.



Chief Planning Officer



PO Box 96, Waterside House, Sale Waterside, Tatton Road, Sale  M33 7ZF
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		Conservation Area Consent for demolition of existing bowling club building.



		Budenberg Bowling Club, Weldon Road, Altrincham






		APPLICANT:  Bloor Homes North West Ltd/Urban Splash Ltd/Woodfield House Ltd






		AGENT: 






		RECOMMENDATION:  GRANT







[image: image1.wmf]1to11


8


10


15


WELDON ROAD


Station


60


Fire and Ambulance


50


SALCO SQUARE


3


4


Works


21


LB


3


23


El Sub Sta


20


BEMROSE AVENUE


15


LOCK ROAD


55


52


LAWRENCE ROAD


43


33


WELDON ROAD


26


17


30


72


1to12


1to3


19


Haus2


30


1to6


62


2


68


66


1to12


70


POLLEN ROAD


12


1


69


26.9m


51


57


Woodfield House


63


WOODFIELD ROAD


Budenberg


32


CC


Bridgewater Canal


Towing Path


Haus3


Ward Bdy


57


2


BEMROSE AVENUE


27


Pavilion


7


71


73


Bowling Green


34


26.7m


45


37


43


42


22


21


17


TCB


30


21


53


62


Tank




SITE


The site lies to the north west of Altrincham Town Centre and west of Manchester Road (A56). Budenberg Bowling Club is on the south side of Woodfield Road with frontages to Woodfield Road and Weldon Road and access from Weldon Road to the east. The site comprises the single storey club building, which dates from the late 1950’s or early 1960’s, the bowling green and an area of hardstanding providing car parking. The site lies within the Linotype Estate Conservation Area.

The surrounding area comprises both industrial and residential uses, with industry predominant to the north and west and housing predominant to the east and south. To the immediate east lies the Budenberg HAUS Projekte residential development whilst to the south is traditional Victorian terraced housing. To the immediate west is the Linotype and Machinery Factory office building which is grade II listed, beyond which are industrial buildings which are also part of the Linotype and Machinery site. This is separated from the application site by an access road and car park serving that site. The northern boundary of the site is defined by the Bridgewater Canal, beyond which are industrial buildings and Altrincham Retail Park.


PROPOSAL


The application seeks Conservation Area Consent for demolition of the existing bowling club building in order to facilitate the redevelopment of the site for housing. As part of this redevelopment the bowling club is to be relocated to part of the present Woodfield House site to the north and adjacent to the canal. The proposed residential development of the site and the relocation of the bowling club are the subject of a current application for planning permission which appears elsewhere on this agenda (Application No. 76727/FULL/2011). 


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.

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


L1 – Health, Sport, Recreation, Cultural and Education Services Provision


EM1 – Integrated Enhancement and Protection of the Region’s Environmental Assets; EM1 (C): Historic Environment


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION


Conservation Area


Protected Open space


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


D1 – All New Development


RELEVANT PLANNING HISTORY

H/54121 - Erection of 13 houses (on three levels) and a replacement bowling green pavilion following demolition of existing. Withdrawn in 2002


H/CC/54122 - Conservation Area Consent for demolition of existing bowling pavilion and storage building in association with proposed replacement bowling pavilion and residential development. Withdrawn in 2002


APPLICANT’S SUBMISSION 


The application is accompanied by a PPS5 Statement (Statement of Significance) which assesses the nature and significance of the building and the impact of its removal upon the character and appearance of the conservation area. The statement makes the following conclusions:


The clubhouse was constructed around the late 1950’s or early 1960’s. It is utilitarian in style, materials and construction and is of no architectural or historic merit. The building makes no contribution to the character or appearance of the conservation area.


The loss of this building will have no impact upon any heritage asset but will provide the opportunity to enhance the significance of the conservation area and contribute to positive place-shaping. Therefore the proposal to demolish the clubhouse complies with policies set out in Planning Policy Statement 5 and does not conflict with Trafford UDP Policy ENV23.


CONSULTATIONS


English Heritage – No comments received


Twentieth Century Society - No comments received

Greater Manchester Archaeological Unit - No comments received

REPRESENTATIONS


Neighbours – 5 letters of objection received, although it should be noted some of the issues raised are not relevant to an application for conservation area consent. The issues raised are summarised as follows:


· The bowling club was included in the conservation area as ‘green and open land’. Loss of this open space and its replacement with a large number of houses on a relatively small space totally contradicts the idea of a conservation area. 

· The bowling club site is recognised by many local residents as part of the local character and a landscape feature. Demolition without any plans for updating, extending or replacement for a similar purpose would contravene Trafford’s definition of a conservation area. Demolition would only be acceptable if plans for the site were sympathetic to and in adherence with the conservation area definition.

· The distance between new buildings to existing properties should be considered given that these have not previously been overlooked. No. 72 Weldon Road is not referenced on the submitted plans even though the proposal directly affects this property and its outlook.


· Residents right to light is also an issue.


· The trees opposite houses on Norman Road and within the conservation area should be retained.


· The development will add to existing congestion and parking problems on Woodfield Road, Pollen Road, Devonshire Road and Lock Road. 


· Residents parking should be introduced to existing terraced properties and Woodfield Road could potentially be made one way to alleviate congestion. 


· Insufficient car parking is being provided for the bowling club. 


· Support for the overall design but feel the development should be made from quality to match existing Linotype houses.


· Disruption to residents during the building work should be limited with limited hours and no weekends.


· Lack of notification by the applicant and also concern that residents were not made aware of this potential development when purchasing their property. 


OBSERVATIONS


1.
The site is within the Linotype Estate Conservation Area where the Council has a statutory duty to ensure development proposals preserve or enhance the character and appearance of the area. Guidance within PPS5: Planning for the Historic Environment states that in considering the impact of proposals, local planning authorities should take into account the particular significance of the heritage asset and the desirability of new development making a positive contribution to the character and distinctiveness of the historic environment.


2.
The Draft NPPF states that heritage assets should be conserved in a manner appropriate to their significance. Of relevance to this application it states that as heritage assets are irreplaceable, any harm or loss should require clear and convincing justification.


3.
The relevant policies of the UDP include ENV21 and ENV23. Proposal ENV21 states that the Council will pay particular attention to the desirability of preserving or enhancing the character or appearance of conservation areas and will judge the effect of proposals by taking particular account of those special qualities identified in the pre-designation assessments. All developments will be expected to preserve or enhance the character or appearance of the area. Proposal ENV23 sets out criteria for development proposals in conservation areas and requires development to be compatible with the character and setting of the Area and relate to street and building patterns in terms of its architectural design, siting, scale, proportions, emphasis, form, height and materials. It states that where development is to follow demolition, it will be a requirement that detailed planning permission shall be obtained before the grant of conservation area consent.

4.
The Council has also published supplementary planning guidance for the Linotype Estate Conservation Area. The Planning Guidelines: Linotype Estate Conservation Area note that the Linotype Company built houses for its employees between 1897 and 1901 and also provided the employees with recreational facilities. These were two football grounds, four tennis courts, two bowling greens, a cricket ground, a playground for children and allotments. The Guidelines make no further specific reference to the bowling green site or areas of open space.


5.
The building dates from the late 1950’s or early 1960’s and is not considered to be of any architectural or historical value that would justify its retention. The PPS5 Statement submitted with the application notes that in terms of age and rarity, materials or design the clubhouse is of utilitarian form and is of no architectural interest and has no aesthetic merit. Furthermore it is a stark departure from the character and style of architecture within the conservation area and is incongruous and makes no contribution to the character or appearance of the conservation area. This is considered an accurate appraisal of the building and it is considered the building has a negative or at best neutral impact on the character and appearance of the conservation area, rather than making a positive or valuable contribution. Its demolition and replacement would therefore at least preserve and potentially enhance the character and appearance of the conservation area, subject to the proposals for its replacement being acceptable.

6.
Proposal ENV23 of the UDP states that where development is to follow demolition, it will be a requirement that detailed planning permission shall be obtained before the grant of conservation area consent. As the planning application for residential development of the site following demolition is recommended for refusal (application No. 76727/FULL/2011 - see elsewhere on this agenda), the demolition of the building without an approved scheme for its replacement would fail to comply with this policy. However, in this particular case it is considered that demolition without an approved scheme for replacement would be acceptable in terms of impact on the conservation area; the absence of a building on this site would not leave an unsightly gap which would be detrimental to the character of the area and the site could be landscaped following demolition to ensure acceptable appearance.   It is also recognised that the applicant or site owner is very unlikely to demolish the building without there being an approved scheme for its replacement.

RECOMMENDATION: GRANT, subject to the following conditions:


1. Standard 3 year time limit


2. The demolition hereby permitted shall not be undertaken before a contract (or equivalent firm commitment) for carrying out works of redevelopment of the site has been made and planning permission has been granted for the redevelopment for which the contract or commitment provides, or a scheme for landscaping the site has been submitted to and approved in writing by the Local Planning Authority in accordance with the following:


(a) The landscaping scheme shall include full details of both hard and soft landscaping and include any proposed changes to existing ground levels, means of enclosure and boundary treatment, hard surfaced areas and materials, planting plans specifications and schedules (including planting size, species and numbers/densities), existing plants to be retained, and shall show how account has been taken of any underground services.


(b) In the absence of an approved development proposal for the site, the landscaping works shall be carried out in accordance with the approved details within 12 months from the commencement of the demolition hereby permitted out.


(c) Any trees or shrubs planted or retained in accordance with this condition which are removed, uprooted, destroyed, die or become severely damaged or become seriously diseased within 5 years of planting shall be replaced within the next planting season by trees or shrubs of similar size and species to those originally required to be planted, unless the Local Planning Authority gives its written consent to any variation.
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SITE


The site lies to the north west of Altrincham Town Centre and west of Manchester Road (A56) and. The site comprises two distinct parts, Woodfield House and Budenberg Bowling Club and extends to approximately 1.74 hectares. 


The Woodfield House part of the site is broadly triangular in shape and presently occupied by a predominantly two-storey, part three-storey industrial building dating from 1948. The building is physically attached to the grade II listed Linotype and Machinery office building by a narrow covered link to the north western side of the building and running alongside the canal. The building is therefore listed due to the date of construction and physical attachment to the main office block. The building is partly occupied by a number of industrial uses and is partly vacant. The remainder of the Woodfield House site is predominantly hardsurfaced and provides car parking for the existing building. Along the Woodfield Road/Norman Road boundary there are a number of mature lime and birch trees which are the subject of Tree Preservation Orders. The site adjoins the Bridgewater Canal to the north, the Linotype and Machinery office building and industrial units to the west, the Budenberg HAUS Projekte apartments to the east and traditional Victorian terraced housing to the south. 


The Budenberg Bowling Club part of the site is on the south side of Woodfield Road, with access into the site from Weldon Road to the east. The site comprises the single storey club building, which dates from the late 1950’s or early 1960’s, the bowling green and an area of hardstanding providing car parking.


The Bowling Club part of the site and the part of the Woodfield House site adjacent to Norman Road are within the Linotype Estate Conservation Area. Woodfield House itself is not within the conservation area.


The surrounding area comprises both industrial and residential uses, with industry predominant to the north and west and housing predominant to the east and south. To the immediate east lies the Budenberg HAUS Projekte residential development whilst to the south is traditional Victorian terraced housing. To the immediate west is the Linotype and Machinery Factory office building which is grade II listed, beyond which are industrial buildings which are also part of the Linotype and Machinery site. This is separated from the application site by an access road and car park serving that site. The northern boundary of the site is defined by the Bridgewater Canal, beyond which are industrial buildings and Altrincham Retail Park.


PROPOSAL


Permission is sought for the erection of 58 new dwellings, following demolition of Woodfield House and clearance of the Budenberg Bowling Club site, including demolition of the existing pavilion. The development comprises 34 terraced/linked units, 19 detached, 4 semi-detached and 1 flat over garages. The development also includes relocation of the existing bowling club from its present site on Woodfield Road/Weldon Road to the north east corner of the application site, adjacent to the canal. 


All the proposed dwellings would be two storey and of brick construction with pitched slate roofs. They are of traditional design and materials and include pediment/gable detail to the front elevations, chimneys, panelled windows with brick detailing above windows, and lean-to canopies above front doors.

The relocation of the bowling club includes a new clubhouse, bowling green, garden store, and 7 car parking spaces. The building includes a function room, toilets, office, bar area and beer store. The proposed new bowling club facility would be leased to the club free of charge in order to guarantee their long term security; the club do not currently enjoy any security of tenure and occupy the existing site on an informal basis.


Amended plans have been submitted during the course of the application in response to comments made by officers and the LHA and Greater Manchester Police Design for Security. The amended plans make changes to the layout to address initial concerns regarding car parking provision, driveway widths, and potential crime and anti-social behaviour impacts. The amended layout has increased the number of dwellings from the original submission of 57 to 58. The elevations of some of the proposed dwellings have also been amended to address concern that the original submission included blank elevations to the street scene.

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.

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


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


DP7 – Promote Environmental Quality


RDF1 – Spatial Priorities


L1 – Health, Sport, Recreation, Cultural and Education Services Provision


L4 – Regional Housing Provision


L5 – Affordable Housing


RT2 – Managing Travel Demand


EM1 – Integrated Enhancement and Protection of the Region’s Environmental Assets; EM1 (C): Historic Environment


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION


Woodfield House


Large Sites released for Housing Development/Mixed Use Development


Adjacent to Conservation Area


Budenberg Bowling Club


Protected Open space


Conservation Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


A2 – Areas for Improvement


ENV4 – Trees, Hedgerows and Woodlands


ENV10 – Wildlife Corridors


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


ENV24 – Buildings of Special Architectural or Historic Interest


ENV29 – Canal Corridors


ENV30 – Control of Pollution


H1 – Land Release for Development


H2 – Location and Phasing of New Housing Development


H3 – Land Release for New Housing Development (HOU14)


H4 – Release of Other Land for Development


H8 – Affordable Housing


OSR1 – Open Space


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


OSR4 – Standards for Outdoor Sports Facilities Provision


OSR5 – Protection of Open Space


OSR9 – Open Space in New Housing Development


OSR14 – Recreational Use of the Bridgewater Canal


T3 – Pedestrian and Cycling Route Network


T6 – Land Use in Relation to Transport and Movement


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


T10 – Transport and Land Use in Town Centres


T17 – Providing for Pedestrians, Cyclists and the Disabled


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


D13 – Energy Considerations in New Development


RELEVANT PLANNING HISTORY

Woodfield House


There have been various previous applications but none of direct relevance to this application. The most recent applications include the following:-


H/52551 - Retention of roller shutters and metal cladding to exterior. Approved 12/12/01


H/53729 - Change of use of part first floor from light industrial (Use Class B1) to indoor skating park (Use Class D2). Approved 06/06/02


H/55274 - Continued use of part of second floor as a dance studio (use class D2). 


Approved 05/06/03


H/OUT/69211 – Outline application for demolition of Woodfield House and erection of a mixed use development to provide up to 955 square metres retail / café / restaurant / office space (use classes A1, A2, A3, B1, D1 and D2), 25,995 square metres residential to provide 174 maisonettes and apartments, 709 square metres creche, 1086 square metres rowing club, 271 car parking spaces and creation of new areas of landscaped open space. Application not determined.


74429/LB/2009 - Listed Building Consent for demolition of existing building. Application not determined.


Budenberg Bowling Club


H/54121 - Erection of 13 houses (on three levels) and a replacement bowling green pavilion following demolition of existing. Withdrawn in 2002


H/CC/54122 - Conservation Area Consent for demolition of existing bowling pavilion and storage building in association with proposed replacement bowling pavilion and residential development. Withdrawn in 2002


APPLICANT’S SUBMISSION 


The application is accompanied by the following detailed supporting statements:


Design and Access Statement


Heritage Statement (PPS5 Statement)


Transport Statement


Noise Impact Assessment


Flood Risk Assessment


Bat and Bird Survey


Consultation Statement


Crime Impact Statement


Viability Assessment


Relevant parts of these statements will be referred to in the Observations section of this report where necessary.


CONSULTATIONS


LHA – No objections and comment as follows regarding car parking provision and traffic impact:


The floorspace associated with the bowling club is approximately 172.5 sq m.  To meet the Council’s car parking standards the provision of 17 car parking spaces should be provided.  However, in this case the bowling club that will be relocating is an existing club located within the site area.  It has been suggested in writing by the bowling club, that most bowling users live locally and observations of the car parking demand at the existing site have indicated that a 5 vehicles is a good guide of the number in the car park at any one time.  Whilst this may be the case for local club members, it must be borne in mind that bowling matches feature opponents from outside the area.  The LHA is concerned that just 7 car parking spaces allocated for the bowling use may create additional parking stress on neighbouring roads in the area, that are already under considerable parking stress.



The proposals include 46 number 3 bedroom houses, 9 number 4 bedroom houses and 3 number 2 bedroom units.   To meet the Council’s car parking standards an absolute minimum of 113 car parking spaces should be provided for the residential element of the scheme, 2 car parking spaces for each 3 or 4 bedroom residential dwellinghouse and 1 car parking space each for 2 bedroom units.  The proposals include 117 car parking spaces for the residential units which provides at least 2 car parking spaces per 3 or 4 bedroom dwelling and 1 car parking space.  In addition the provision of 7 car parking spaces are provided for the bowling club.


The TA states that there are existing parking pressures on the roads surrounding the site and the LHA is currently progressing a scheme which looks to install a series of Traffic Regulation Orders on neighbouring streets.  It is therefore required as part of this development that the applicant funds the provision of required TRO’s within this site which would include the provision of junction protection measures to keep turning heads and junctions free of parked vehicles.


Greater Manchester Police Design for Security – originally raised concern over the proposed layout which has since been amended in response to these concerns and a Crime Impact Statement has also since been prepared. Comment that they would like to see the following outstanding items from the Crime Impact Statement addressed: 


· There should be no through-movement from the Linotype factory to the development site. The existing railings which form the perimeter should be repaired and a section added preventing such movements - A 1200mm fence is not considered high enough, 1600mm would be more secure and more in line with the existing railings.


· The car park to the Bowling Club should be enclosed with railings and lockable gates - I am not convinced that sufficient spaces have been provided for the bowling club. 


· To maintain the security of the rear of dwellings, communal passageways leading to rear gardens should be gated at the street end of the passageway. Gates should be 1800m high and self-closing and locking. Access gates should be located in public areas where surveillance is greatest, and not is secluded areas. 


· A window, or windows, should be included in gable end of plots 7 and 38, to improve surveillance across the parking court/bays. A strip of landscaping is also recommended as a means of introducing defensible space to the gable of plots 7 and 38, and to soften the appearance of this façade.


· The detailing to the landscape edge to the head of the cul-de-sac of Woodfield Road should respect the likelihood that residents and visitors to plots 31-33 may use the space as a means of accessing those houses. Consequently, either a pathway should be introduced to guide pedestrians, and which respects the privacy and land ownership of plot 31 (an appropriate fence may be required to prevent a desire line appearing through private garden space), or, alternatively, there should be an appropriate fence which restricts movement through this space form the said properties other than plot 31 - The proposed trip rail is not considered an adequate deterrent to pedestrian movement. 


· The plans should indicate a change of hard surface treatment to the highway within the site. Such a change of surface enhances territorial control and provides a psychological barrier to intruders. Further, and higher quality changes to hard surfaces should be introduced to the communal car parks, including the bowling club, to enhance their appearance and help define territorial control. Rules managing the use of communal car parks are more likely to be respected if the environmental quality is high. This is particularly important at the new arrangement for the car park for plots1-17, where an entrance feature e.g. gate posts would enhance the semi-private nature of this space.


The support of GMP for the scheme is dependent on all the above points being adequately addressed.

Environment Agency - No objection in principle to the proposed development but request that any approval includes the following conditions:


· The development hereby permitted shall not be commenced until such time as a scheme to limit the surface water run-off generated by the proposed development has been submitted to and approved in writing by the local planning authority.


Reason. To prevent flooding by ensuring satisfactory storage of/disposal of surface water from the site. 


The discharge of surface water from the proposed development is to be reduced compared to that which discharges from the existing site. 


The development site is identified within the Council’s Strategic Flood Risk Assessment (SFRA) as being within a ‘Critical Drainage Area’ known as the ‘Conurbation Core’. One of the aims is to reduce surface water run-off from brownfield development by 50% in critical drainage areas. 


Therefore as part of this condition, reference should be made to 'Manchester City, Salford City and Trafford Councils Level 2 Hybrid SFRA, User Guide, Final dated May 2010'.

The discharge of surface water should, wherever practicable, be by Sustainable Drainage Systems (SuDS). SuDS, in the form of grassy swales, detention ponds, soakaways, permeable paving etc., can help to remove the harmful contaminants found in surface water and can help to reduce the discharge rate.

· The development hereby permitted shall not be commenced until such time as a scheme to manage the risk of flooding from overland flow of surface water has been submitted to and approved in writing by the local planning authority.


Reason. To reduce the risk of flooding to the proposed development and future occupants. 


United Utilities – No objection provided that the following conditions are met:-


· This site must be drained on a separate system, with only foul drainage connected into the foul sewer. All surface water from this development should discharge to the 450mm surface water sewer at a rate not exceeding 501/s to meet PPS1 and PPS25.


· A public sewer crosses this site and UU will not permit building over it. UU will require an access strip width of 6.0 metres, 3.0 metres either side of the centre line of the sewer, in accordance with the current issue of “Sewers for Adoption” for maintenance or replacement. Deep rooted shrubs and trees should not be planted in the vicinity of the public sewer and overflow systems.


· Land drainage or subsoil drainage water must not be connected into the public sewer system directly or by way of private drainage pipes.


· Connection of highway drainage from the proposed development to the public wastewater network will not be permitted.


· Other informatives to applicant regarding need to contact UU etc.


Electricity North West – Advise that the application could have an impact on their infrastructure and the applicant must ensure that the development does not encroach over either the land or any ancillary rights of access or cable easements.  If planning permission is granted the applicant should verify such details by contacting Electricity North West Limited.


Transport for Greater Manchester – No comments to make


Sport England – No objection, subject to a condition being imposed requiring the replacement bowling facilities, including the replacement green, floodlighting, clubhouse and car parking, to have been constructed and made available for use in accordance with a scheme to be approved by the Local Planning Authority. The scheme shall include details of the design, specification, construction and layout of the proposed replacement bowling facilities and future management and maintenance arrangements for the site. 


Comment that the proposals will result in a substantial level of investment into new and improved facilities for the bowling club. Although not explicit within the supporting documents, the new green will be designed and constructed in accordance with recommendations from a specialist contractor and floodlighting will be included. In light of the above points, Sport England considers the scheme would be consistent with Sport England policy and paragraph 13 of PPG17.


With regards to the scheme relating to additional demand arising as a result of the new housing, in normal circumstances Sport England would encourage the LPA to secure an additional commuted sum contribution towards the demands arising from new housing on existing sport and recreation facilities. However, given that the scheme proposes a considerable level of investment into new bowls facilities which will improve the overall quality of the facilities available in this location, it is not considered necessary to seek such an additional contribution in this instance.


English Heritage - No comments and recommend the application should be determined in accordance with national and local policy guidance, and on the basis of the Council’s specialist conservation advice.


Greater Manchester Ecology Unit – No objections. Note that the survey found the buildings on site to have low potential to support bats and none were found during the site inspection.  The survey did, however, highlight the value of the adjacent canal for bats in relation to feeding and commuting.  The report makes a number of recommendations in relation to lighting, nesting birds, protection of the canal and biodiversity enhancement opportunities and GMEU suggest that these recommendations be required by condition, should permission be granted.


Highways – No objection in principle subject to satisfactory compliance with LHA design standards. The extension of Woodfield Road needs to be a cul-de-sac not joining adjacent estate as shown. Road 1 should be 5.50m c/way1.80m footways.


Drainage – Informatives to be attached to any approval as follows: 1) drainage must be arranged on a separate system with separate connections to the receiving sewerage network; 2) Developer should consider a Sustainable Urban Drainage / disposal at source solution to dealing with surface water run off; 3) It will be necessary to constrain the peak discharge rate of storm water and full details of storm water attenuation or SUDS proposals shall be submitted and approved; 4) Developer to contact United Utilities to ascertain if building over agreement or diversion may be appropriate. Also note that UU record of sewers differs from Trafford historical sewer records so detailed survey required by developer.


Street Lighting – No comments


Public Rights of Way – No comments


Pollution and Licensing – No objections in principle, although there are some concerns relating to the effect industrial noise from the area surrounding the proposal site will have on the proposed residential dwellings which form part of this application. An acoustic assessment has been submitted with the application and has been reviewed.  The assessment refers to indicative noise mitigation measures designed to achieve acoustic design criteria contained in BS 8233.  The Pollution and Licensing Section feel that it is necessary for further submission of a detailed scheme for protecting the proposed noise sensitive development from industrial noise around the site – further information has since been submitted and at the time of preparing this report is being considered by Pollution and Licensing. Any furrther comments will be included in the Additional Information Report.

Manchester Ship Canal Co – No comments received


REPRESENTATIONS


Neighbours – 19 letters of objection originally received and 4 further letters of objection received in response to the amended plans. The objections are summarised as follows:


· The bowling club part of the site is a conservation area and should be protected from development. Development on the bowling green will contravene Trafford’s definition of a conservation area. It has never been built on and should not be considered a brownfield site. 

· The bowling green is a green open space valued by many local residents in an area that has limited open space; residents will lose the view of the bowling green and well maintained greenery and of the conservation area as well as the enjoyable atmosphere and ambience of the site. 

· The Woodfield House site could be redeveloped without relocating the bowling club and destroying the existing open space. The existing bowling club site could be upgraded and improved and potentially a private commercial enterprise.


· The dwellings proposed on the bowling club site would have significant impact on outlook, overlook existing houses and affect light to gardens. Nos. 71 and 73 Woodfield Road and houses on Pollen Road would be significantly affected. 

· No. 72 Weldon Road is not referenced on the submitted plans even though the proposal directly affects this property and its outlook.


· The proposals will result in traffic, noise and disturbance which would be detrimental to amenity and construction work will inevitably cause noise and disruption and upheaval to access nearby houses.

· Concern that residents were not made aware of this potential development when purchasing their property.

· Proximity of houses to 73 Woodfield Road may affect the structure of this property. 

· Concern that the water table will rise again.


· The proposed dwellings are standard ‘new build’ with mock features and would not be to the same standard and build quality of original housing in the conservation area, contrary to Policy ENV23. e.g. the proposed chimneys would be imitation and only for appearance. New building adjacent to or within a conservation area should be contemporary architecture so a clear distinction could be made with existing period architecture. This precedent has been set by the Urban Splash development. 

· Car parking is already a major problem in the area; Woodfield Road and surrounding roads suffer from parking on both sides of the road due to high demand from existing residents, workers at the L&M site and events at John Leigh Park.  Not enough car parking was provided for the Budenberg apartments so residents park on Woodfield Road. Additional housing will result in even more demand and problems will spread to Lock Road, Lawrence Road and other roads. Two spaces per dwelling is not sufficient for residents and visitors. 

· Insufficient car parking will be provided for the new bowling club. The club often has matches with up to 25 or 30 players so the 7 spaces being proposed would result in further parking demand on already congested roads. Contrary to guidance in PPG17.

· Traffic is already a problem on Woodfield Road due to recent residential developments and industrial traffic to/from Norman Road.  Cars park on both sides of Woodfield Road making it one way and difficult for vehicles to pass, especially lorries. Pavements are also blocked with parked cars. Turning right onto the A56 is impossible - the keep clear area is often blocked preventing turning into and out of Woodfield Road. Additional traffic will make these problems worse and make life unpleasant for residents and less safe for children.

· Construction traffic will cause further problems in the locality and will be detrimental to access for emergency services.

· The existing hedgerow between the bowling club and Norman Road and Pollen Road provides privacy but it is inevitable this and the railings will be removed and replaced which would change the aspect significantly for residents with regards privacy, security and enjoyment of space. The boundary lines have also been confused as the shared land between the fence/hedge of properties on Norman Road and Pollen Road is actually divided up between respective households.


· The proposed bowling club site would be an inferior site and not as accessible and far less attractive than the existing site. It would be flanked by pylons and cement works in a hidden, dark location and its footprint will be smaller. The proposal does not make “qualitative improvements to open space for Sports and Recreational Facilities” as required by planning policy. 

· Many local residents and some bowling club members have not fully articulated their views and are disillusioned with the communication process. Lack of notification by the applicant - there should be further and more impartial explanation and consultation with local stakeholders.


Some of the letters of objection support the demolition of Woodfield House and development on that site but object to the relocation of the bowling club and high density housing proposed on that site. 


Letters of support – 7 letters have been received (inclusive of letters from Budenberg Bowling Club and Altrincham & Sale Chamber of Commerce), summarised as follows:

· Woodfield House is in a poor state of repair and should be demolished. It is a fire risk and health and safety risk to those living nearby and pigeons are causing nuisance.

· The area desperately needs regeneration to encourage more families to the neighbourhood. The proposal will regenerate the site and make Woodfield Road a far more attractive place to live, opening views of the Linotype building and the canal.


· The new housing would blend in well with surrounding houses in the conservation area and enhance the area. The trees and green fencing will also enhance the area.

· The relocation of the bowling club adjacent to the canal would create a lovely setting and secure the long term future of the Club. Other similar facilities have closed in recent years and it is vital to retain the bowling club, which provides various social activities for the community.


· The proposals provide sufficient car parking for the proposed houses and the bowling club.

Budenberg Bowling Club comment as follows:


· The Club currently has 222 members and at an EGM held in December 2010 the Committee of the Club were given an overwhelming mandate by the members to support the planning application. 

· From the transition from a works social club to a members club there has been a lack of security of tenure from successive landlords. The proposals will secure the long term security for the club and allow the club to further develop and become the main focal point in the area for the local community.

· The Club currently supports nine bowling teams in seven bowling leagues and is also a member of the Altrincham Darts league, has a golf society, local bingo session for the local community and has started to explore additional opportunities which the new facilities will allow the club to pursue. 


· Members of the Club feel that the development will enhance the area whilst giving the club the opportunity to become the focal point for activities for the local community.


Altrincham & Sale Chamber of Commerce – support the proposal and comment that it will enhance this area.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.
One of the key objectives set out in PPS3 is the priority on re-using previously developed land within urban areas in preference to the development of greenfield sites. PPS3 refers to ensuring housing is developed in suitable locations which offer a range of community facilities and with good access to jobs, key services and infrastructure. In identifying suitable locations for housing development the criteria to be taken into account should include focusing new developments in locations with good public transport accessibility and/or by means other than the private car and opportunities for re-use of vacant and derelict sites or industrial land and commercial sites for providing housing as part of mixed-use town centre development. 


2.
The policies of the Regional Spatial Strategy relevant to residential development include L4, DP4 and MCR3. The criteria of Policy L4 include the requirement to maximise the re-use of vacant and under-used brownfield land and buildings in line with Policy DP4 which relates to making the best use of existing resources and infrastructure. Policy MCR3 requires plans and strategies to sustain and promote economic prosperity consistent with the environmental character of the area and the creation of attractive and sustainable communities by allowing residential development to support local regeneration strategies and to meet identified local needs, in sustainable locations which are well served by public transport.


3.

In accordance with the emerging Core Strategy Policy L1 the release of previously developed land will be released in the following order for priority. 


· Firstly derelict, vacant or underused land within the Regional Centre and Inner Areas;


· Secondly similar such land outside of the Regional Centre and Inner Areas that can be shown to contribute significantly to the achievement of the regeneration priorities set out in Policy L3 and/or strengthen and support Trafford’s 4 town centres, and,


· Thirdly other such land outside the Regional Centre and Inner Areas that can be shown to be of benefit to the achievement of the wider Plan objectives. 


The application site is located in the south city region area and therefore would be considered as a third priority for development against emerging Core Strategy policy L1. 


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


At this point in time (which is effectively at the start of a new planning policy regime), and particularly given the allocated status of the application site, it is considered it would not be possible to demonstrate from the development monitoring information that is available that this proposal would have a significant adverse impact on the Councils ability to meet the development aspirations set out in the adopted or emerging elements of the development plan or PPS3. This position will of course be kept under review. 


4.
The Draft NPPF states at that the Government's key housing objective is to increase significantly the delivery of new homes and that the planning system should aim to deliver a sufficient quantity, quality and range of housing consistent with the land use principles and other policies of the NPPF.  The NPPF also states good design is of great importance and of particular relevance to this application requires developments to optimise the potential of the site to accommodate development and respond to local character and reflect the identity of local surroundings. With regards to the historic environment it states that heritage assets should be conserved in a manner appropriate to their significance. Of relevance to this application it states that as heritage assets are irreplaceable, any harm or loss should require clear and convincing justification. Substantial harm to or loss of a grade II Iisted building should be exceptional.


Woodfield House


5.
The Woodfield House part of the site forms part of a larger area on Woodfield Road allocated under Proposal H3 (HOU14) of the UDP for mixed housing and employment use. In accordance with Proposal H3 the Land at Woodfield Road is identified for release between April 2006 to March 2011. Part of the allocation has already been developed as the Budenberg residential development. Proposal H4 is also relevant to and states that permission will normally be granted for the development and redevelopment of suitable land within the built up area for housing provided that such proposals:-


i) Are either (a) not on sites protected as open space, unless the provisions of Proposal OSR5 can be satisfied, or, (b) allocated for some other use;



ii) Comply with the relevant provisions of Proposals D1 and D3 and where appropriate Proposals ENV21 and ENV23;



iii) Do not prejudice the development or redevelopment of adjoining land.


6. 
Given the mixed use allocation under Proposal H3, it is necessary to consider the impact of a pure housing proposal on this site as currently submitted. A previous application (H/OUT/69211) was submitted on the Woodfield House site for a mixed use development consisting of 955 square metres retail/café/restaurant/office space (Use classes A1, A2, A3, B1, D1 and D2), 25,995 square metres residential to provide 194 maisonettes and apartments, 709 square metres crèche, 1086 square metres rowing club, 305 car parking spaces and creation of a new area of landscaped open space. This application has not been progressed and has not yet been determined. Whilst it is unfortunate that this current proposal consists only of a residential element, taking into account the current economic climate and the type of development that has been approved in the immediate vicinity of the site the proposal is considered to be acceptable in this regard.


7.
Having regard to the above, the proposed redevelopment of the Woodfield House part of the site for housing is considered in accordance with PPS3, the relevant policies of the RSS, Core Strategy Policy L1 and Proposals H2 and H4 of the UDP.  The site is previously developed land within a sustainable location, close to Altrincham Town Centre where comprehensive services and facilities are available and the site is well served by public transport, being within walking distance of bus stops on Manchester Road and Navigation Road Metrolink station. Altrincham Interchange is also within walking distance where rail and Metrolink services are located. Furthermore, the site is classified as a ‘most accessible’ area in the Council’s SPD1 ‘Developer Contributions to Highway and Public Transport Schemes’.

Budenberg Bowling Club


8.
The Bowling Club part of the site is designated as Protected Open Space under Proposal OSR5 in the UDP and is also located within the Linotype Estate Conservation Area.  Proposal OSR5 of the UDP states that the Council will safeguard and protect all types of open spaces described in Policy OSR1 and development of all or part of an open space will not be permitted unless:


1. It is for formal or informal recreational purposes;


2. Replacement facilities of an equivalent or greater community benefit within the locality are provided;


3. The proposed development is ancillary or complements the principal use of the site; 


4. It can be clearly demonstrated that the development would not result in a local deficiency (See Proposals OSR3 and OSR4) of recreational open space and facilities, taking account also of the site’s wider environmental and community value. 


9.
Of these criteria point 2 potentially applies to this proposed development, as replacement facilities are being provided within the locality. As the new bowling club would provide the same facilities as the existing and with the added benefit that it would be leased to the club free of charge to guarantee their long term security, it is considered that replacement facilities of an equivalent or greater community benefit would be provided. The development of this part of the site would also comply with criteria i) of Proposal H4 of the UDP as the provisions of Proposal OSR5 are satisfied.

DEMOLITION OF WOODFIELD HOUSE


10.
An application for listed building consent for demolition of Woodfield House has been submitted and appears elsewhere on this agenda (Application No. 76871/LB/2011).  In summary it is considered that the proposed demolition would improve the setting of the adjacent L&M office building (which is the primary reason for the listing), and it also acknowledged that Woodfield House has been greatly altered and is in poor condition.  The proposed demolition is acceptable in terms of PPS5 and UDP Policy ENV24.

IMPACT ON STREET SCENE AND CHARACTER OF CONSERVATION AREA


Proposed Layout


11.
The proposed development comprises 58 dwellings in total on both the Woodfield House and the Bowling Club parts of the site. The scheme includes new dwellings fronting Woodfield Road, Norman Road and Weldon Road and a new road extending from Woodfield Road to serve the new dwellings on the Woodfield House part of the site and the relocated bowling club. In general terms the proposed layout and density of the development seeks to make effective use of previously developed land whilst also having regard to the density and layout of existing development in the vicinity. 


12.
The scheme includes a mix of detached, semi-detached and terraced housing and which is of a scale and massing that would reflect that of surrounding housing in the area. It is acknowledged that a mix of housing is also encouraged by PPS3 to contribute to the creation of mixed communities.


13.
The layout includes two storey terraced dwellings fronting Woodfield Road, Norman Road and Weldon Road which would provide a street frontage in a terraced form and on a similar alignment to existing dwellings in the vicinity. It is considered these elements of the scheme would have acceptable impact within the street scene. 


14.
To the north of Woodfield Road the proposed layout includes a new road extending into the site from Woodfield Road and predominantly detached houses. This would provide a frontage to Woodfield Road before it turns into Norman Road and a frontage to the canal in the form of 7 terraced units fronting the canal. The 1910 O.S Map indicates that historically Woodfield Road dissected the current Woodfield House site and continued to the side of the Linotype Works providing access to the rear.  The proposed layout reinstates this route to some extent, albeit it would not continue as far as the Linotype Works. There is some concern that this part of the scheme results in a sporadic development of detached houses and which would not provide strong frontages to the street scene which is a key characteristic of the conservation area. Nevertheless the proposed layout would be an improvement compared to the existing situation in terms of improving the setting and better revealing the frontage of the adjacent office building (see paragraphs 20-22 of this report). 

15.
The development includes five dwellings on the Bowling Club site that do not front a road and are of a backland nature (plots 13 to 17). This form of development would be inconsistent with the pattern of development elsewhere within the conservation area as well as result in the loss of the bowling green as an existing open space, which it is considered makes an important and positive contribution to the conservation area. There are only limited areas of open space remaining in the conservation area and this particular site has always existed as open space since the erection of the estate presumably to allow recreational space for the residents. Although the application provides for replacement open space in the form of the new bowling green, this site would be further away from existing housing on the Linotype Estate, would not be appreciated by as many residents in the locality and importantly is outside of the conservation area. The existing bowling green also allows for significant views of the rear elevations of properties on Pollen Road and Lock Road. There are also views of the Budenberg building (a non-designated heritage asset) from the rear of Pollen Road and this view out of the conservation area will also be lost. It is also noted that plots 7-12 would restrict views to the rear of Pollen Road, although in urban design terms it is acknowledged these follow the pattern of development. For the above reasons it is considered that plots 13 to 17 would cause substantial harm to the significance of the conservation area, which is a designated heritage asset under Policies HE9.1 and 9.2 of PPS5. It is acknowledged that there are benefits associated with providing a new bowling club within the locality, however the relocation of the club and development of the existing site for housing do not preserve or enhance the character and appearance of the Linotype Estate Conservation Area.

Design and Materials

16.
The proposed dwellings are all two storey, which reflects the height and scale of established housing on the Linotype Estate and on Woodfield Road in the vicinity of the site and it is considered that in terms of their height, scale and overall massing, this type of development would have acceptable impact in the area.

17.
In terms of design and materials, the proposed dwellings are traditional in form, being of predominantly brick construction with pitched slate roofs. The detailing and features include pediment/gable detail to the front elevations, chimneys, panelled windows with brick detailing above windows and lean-to canopies above front doors. The style of housing in the immediate vicinity predominantly comprises traditional terraced housing on the Linotype Housing Estate built between 1896 and 1910 and terraced housing on Woodfield Road built around the same time. There are also a number of recent developments nearby, including the contemporary Budenberg HAUS Projekte adjacent to the site and three storey town houses on the former ice rink site. It is considered that the design and materials of the proposed dwellings would be appropriate in this context, sharing similar characteristics to the traditional housing in the area.  


18.
The bowling club would be relocated to the north east corner of the site adjacent to the canal and the Budenberg HAUS development. The proposed new clubhouse has been designed to complement the surrounding area whilst providing a building which will suit the needs of the club for its lifetime. It would be a single storey building constructed in brick with a pitched roof over and features a covered canopy to the rear elevation (facing the bowling green) and mock Tudor boarding to the front and rear roof pediments and the gable ends. In terms of its design and external appearance it is considered the building would be acceptable in this location.

 

19.
The northern boundary of the site adjoins the Bridgewater Canal. Proposal OSR 14 states that the Council will encourage and promote measures to improve access to and use of the Bridgewater Canal for informal recreation use; improve the use of the canal tow-path by cyclists and pedestrians where appropriate; and improve linkages to other existing or planned recreation routes. The scheme includes 7 dwellings fronting the canal and also the bowling club which ensures an active frontage to the canal and an improvement on the existing situation of Woodfield House backing on to the canal. The proposed boundary treatment along the canal is indicated as a 2.0m high acoustic fence along the boundary of the proposed dwellings and car park and 1.2m high metal railings along the new bowling club boundary. Full details of the type of fencing have not been provided, however there is concern that the proposed 2.0m high fence would present an imposing and visually intrusive form of boundary treatment when seen from the canal. It is acknowledged that such a fence is proposed to mitigate potential noise impacts from industrial uses on the opposite side of the canal and therefore the comments of Pollution and Licensing have been sought regarding the necessity for such a fence. This is still under consideration at the time of preparing this report and further comments will be included in the Additional Information Report.


IMPACT ON THE LISTED LINOTYPE OFFICE BUILDING


20.
The Linotype and Machinery building is a grade II listed building located immediately to the west of the application site. The main office block nearest the application site was constructed in 1897 and exhibits bold exterior detailing and a distinctive clock tower.  It is constructed from red brick with buff terracotta detailing and a roof concealed behind deep parapets. The front elevation is symmetrical with 2 storey, 7 bay range to centre, and flanking 2 and single storey ranges extending to the north and south. The plan form is a stepped linear range, extending north south and forming the frontage range to an extensive workshop development to the west. The front and most important elevation of the Linotype office building is approximately 17m from the application site boundary. 

21.
The construction of Woodfield House on the former cricket pitch in front of the Linotype office building has partly obscured the impressive frontage of the building. Woodfield House also presents an unattractive side elevation to the listed building. It is recognised therefore that demolition of Woodfield House and the erection of two storey dwellings would provide an opportunity to open up views of the frontage of the listed building frontage and consequently improve its setting and better reveal this heritage asset.  


22.
The proposed dwellings and layout have been designed to take into account the Linotype office building by incorporating a vista directly in front of the clock tower and it is acknowledged there would be improved views of the office building from within the development site to the immediate east of the office building. In these respects the scheme can be seen as an improvement on the existing situation, although it is considered these improvements would not be significant. The pedestrian route opposite the Linotype building allows for a vista from within the development but is limited in length and will not provide a view from outside the development site and it is considered more could be made of vistas from Woodfield Road and Norman Road. In addition it is considered a stronger frontage to the west side of the site and mirroring the L&M building could have been proposed, although it is acknowledged that the detached dwellings proposed on this side of the site would have their front elevations facing the listed office building which ensures an appropriate relationship between the development and this building.  

IMPACT ON TREES


23.
There are a number of mature trees along the Norman Road frontage of the site (mostly Limes) which are of significant amenity value to the area and contribute positively to the setting of the adjacent conservation area. These trees are the subject of group Tree Preservation Orders and it is considered essential that any redevelopment of the site does not compromise these trees. The site layout plan indicates that these trees are to be retained and there would be enhanced additional tree planting (this plan also indicates canopies are to be lifted and epicormic shoots removed on the trees to allow 2-3m high clear view into the site for security). It is considered that the dwellings proposed on the Norman Road part of the site retain sufficient distance to these trees to ensure they would not be compromised by the development.

IMPACT ON AMENITIES OF ADJACENT RESIDENTIAL OCCUPIERS


24.
Proposal D1 of the UDP requires new development not to prejudice the amenity of occupiers of adjacent property by reason of overshadowing, overlooking, visual intrusion or noise and disturbance. The Council’s Guidelines for new residential development recommends that where there would be major facing windows, two storey dwellings should retain a minimum distance of 21m across public highways and 27 metres across private gardens. Distances to rear garden boundaries from main windows should be at least 10.5 m for 2 storey houses. Where there is a main elevation facing a two storey blank gable a minimum distance of 15m should normally be provided. 


25.
The proposed dwellings at Plots 13 to 17 on the bowling club part of the site would back on to dwellings on Pollen Road, retaining a distance of between 10m to 15m to the site boundary. The existing hedgerow along this boundary is to be retained. The distance retained to the dwellings on Pollen Road would vary between approximately 17.5m and 21m to the two storey outriggers and 15.5m to 19m to the ground floor elements, however these elevations do not contain principal windows. The main rear facing windows of these dwellings would be approximately 22m or greater from the rear elevations of plots 13 to 17 which complies with the above guidelines and whilst the outlook would change significantly for these dwellings, the proposed development would not be unduly prominent or result in loss of privacy. 


26.
In relation to nos. 71 and 73 Woodfield Road, the proposed dwelling at plot 7 would be 11.5m from this boundary and 14.5m from the rear windows of no. 71. These distances generally comply with the above guidelines, although the distance retained between the gable end of plot 7 to the rear elevation of no. 71 is marginally below the guideline (by 0.5m). At these distances it is considered that the proposed development would not be overbearing to the occupiers of that property. No windows are proposed in the side elevation of plot 7 that might otherwise have raised privacy issues.  

27.
In relation to dwellings on Norman Road that back on to the existing bowling club, the gable end to plot 17 would be 6.5m from the boundary and 15m from the rear elevations of these properties. This distance complies with the above guidelines and although the development would be clearly visible from the rear of a number of dwellings it is considered to be far enough from the boundary so as not to be overbearing or result in overshadowing.

28.
The dwellings proposed on Norman Road would retain a distance of between 24m to 26m to the dwellings on the opposite side of the road which complies with the guideline of 21m across public highways and ensures on loss of privacy between dwellings.

IMPACT ON RESIDENTIAL AMENITY FOR FUTURE OCCUPIERS


29.
Proposal D3 of the UDP states the Council will have regard to the quality of the design and layout proposed for the development, including the amount of space around buildings and the quality of the environment created for occupiers of the proposed development, including daylight and sunlight requirements and privacy. For the most part the proposed layout complies with the Council’s guidelines for new residential development although there are some instances where proposed dwellings would fail to meet the guidelines; including the distance between the side gable elevation of plot 13 to the rear elevations of plots 9 and 10 and the distance from the side elevations of plots 34 and 37 to the rear elevations of plots 38, 43 and 44. However, it is acknowledged that this is a relatively high-density urban environment where it may be appropriate to apply guidelines flexibly to facilitate development on a brownfield site. It is also acknowledged that this shortfall affects dwellings proposed within the development; therefore the future occupiers of the properties would be aware of the situation before choosing to live here. Having regard to the above it is considered that the proposal would provide a satisfactory level of amenity for future occupiers of the development. 

30.
Given the proximity of industrial uses to the north of the site on the opposite side of the canal there is potential for noise or other forms of disturbance to affect the proposed housing, particularly plots 38 to 44 which are proposed adjacent to the canal. An acoustic assessment has been submitted with the application and refers to indicative noise mitigation measures designed to achieve acoustic design criteria contained in BS 8233. The Pollution and Licensing Section comment that it is necessary for further submission of a detailed scheme for protecting the proposed noise sensitive development from industrial noise around the site – further information has since been submitted and at the time of preparing this report is being considered. Any further comments will be included in the Additional Information Report.


TRAFFIC


31.
The proposed development would generate traffic onto Woodfield Road and other surrounding roads and also increase activity at the junction of Woodfield Road with the A56. It is acknowledged however, that Woodfield House is currently in industrial use and therefore any consideration of the traffic impact of the development should be considered against the impact of existing levels associated with Woodfield House, which includes HGV’s. 


32.
The application is accompanied by a Transport Statement which concludes that the site is in a sustainable location, that the traffic impact will be low and that parking provision will be sufficient. With regards to traffic impact, an 85th percentile TRICS assessment has been conducted to establish the likely number of trips generated by the proposed development. This has been compared with the existing permitted flows to develop the net impact of the proposed development which are 19 fewer arrivals and 15 more departures during the am peak and 22 more arrivals and 10 fewer departures during the pm peak. It states that the net impact of the development is negative on the traffic levels in the am peak with a nominal increase in traffic in the pm peak and when compared against background flows the increase in traffic related to the development is minimal. The Transport Statement concludes that it is likely that there will be no material impact on the operation of the local road network as a consequence of the proposed development. 

33.
Having regard to the above conclusions and that there would be a shift in the nature of traffic on local roads from industrial to residential (including a reduction in delivery vehicles and HGV’s), it is considered that the impact of the development on the immediate road network would be acceptable.   


CAR PARKING


34.
On-street parking is known to be an issue in the area due to most of the existing housing in the vicinity not having any on-site parking provision and residents of the Budenberg HAUS development also parking on-street. The Transport Statement acknowledges that this is a major issue in the area with a significant amount of vehicles currently parking on Woodfield Road and Weldon Road. The LHA comment that to meet the Council’s car parking standards an absolute minimum of 113 car parking spaces should be provided for the residential element of the scheme, 2 car parking spaces for each 3 or 4 bedroom residential dwellinghouse and 1 car parking space each for 2 bedroom units.  The proposals include 117 car parking spaces for the residential units in the form of parking courtyards, garages and driveways, which provides at least 2 car parking spaces per 3 or 4 bedroom dwelling and 1 car parking space. This level of provision complies with the Council’s standards and is consistent with guidance within PPG13: Transport. 


35.
For the bowling club 17 car parking spaces are required to meet the parking standards. The application proposes 7 spaces for use by the bowling club and therefore less than that required by standards. In support of this level of provision the Budenberg Bowling and Social Club has confirmed that this will be sufficient, as primarily the spaces are required for the staff as many members are local and prefer to walk. Whilst this may be the case for local club members, it must be borne in mind that bowling matches feature opponents from outside the area.  The LHA is concerned that just 7 car parking spaces are allocated for the bowling club and this may create additional parking stress on neighbouring roads in the area, that are already under considerable parking stress. Whilst the club has stated this would be sufficient there is no empirical evidence to support such a low level of parking.


36.
The TA states that there are existing parking pressures on the roads surrounding the site and the LHA is currently progressing a scheme which looks to install a series of Traffic Regulation Orders on neighbouring streets.  It is therefore recommended that as part of this development that the applicant funds the provision of required TROs within this site which would include the provision of junction protection measures to keep turning heads and junctions free of parked vehicles.


IMPACT ON BATS


37.
A bat and bird survey has been submitted with the application, dated July 2010. The survey concludes that no evidence of bats was found during daytime external inspections of the buildings. The main significance in respect of bats will be the potential effects upon the adjacent canal which will be used for foraging and commuting. GMEU has been consulted on the survey and note the buildings on site have low potential to support bats and none were found during the site inspection.  The survey did, however, highlight the value of the adjacent canal for bats in relation to feeding and commuting.  The report makes a number of recommendations in relation to lighting, nesting birds, protection of the canal and biodiversity enhancement opportunities and GMEU advise that these recommendations be required by condition, should permission be granted.


FLOOD RISK AND DRAINAGE


38.
A Flood Risk Assessment has been submitted with the application and notes that the site is identified as being located within Flood Zone 1 of the Environment Agency Flood Zones and as such is considered to have a low probability of fluvial/tidal flooding. The volume of attenuation that will be provided on site will be determined once a rate of discharge to the existing sewer network on and within the vicinity of the site has been agreed. Bloor Homes are in on-going discussion with United Utilities in order to agree this rate. At this stage the preferred method to achieve the required attenuation volume is to provide storage in oversized underground drainage network pipes and dedicated attenuation tanks. The drainage design including detailed attenuation calculations will be finalised at the detailed design stage.


39.
The FRA has been considered by the Environment Agency who have no objection to the proposed development but request that any approval includes the conditions set out in the consultations section above relating to submissions of schemes to limit the surface water run-off generated by the proposed development and to manage the risk of flooding from overland flow of surface water.

40.
United Utilities has no objection subject to the conditions set out in the consultations section above relating to drainage on a separate system with only foul drainage connected into the foul sewer, requirement for an access strip over the public sewer which crosses the site, land drainage or subsoil drainage water must not be connected into the public sewer system and connection of highway drainage to the public wastewater network will not be permitted.


AFFORDABLE HOUSING


41.
A residential development of this size and in this location would also be expected to contribute toward affordable housing provision in accordance with national and regional planning guidance and, more specifically, Proposal H8 of the Revised UDP and the Council’s Approved Supplementary Planning Guidance Note – Provision for New Affordable Housing Development, adopted September 2004. Based on the Housing Needs Survey 2001 and data on local house prices and incomes, the Council has set a target contribution figure of 35% of the total site development capacity for schemes in the Altrincham area. This would equate to a requirement for 20 of the 58 dwellings to be affordable. The applicant has only committed to providing 5 affordable units within the scheme (to be provided for sale at a discount to Open Market Value in perpetuity). The applicant’s case for this lower level of provision is considered in the section on viability below. 


DEVELOPER CONTRIBUTIONS


42.
Based on 58 dwellings and excluding the proposed bowling club which is being provided on a like-for-like basis, the proposed development would attract the following developer contributions:


43.
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. Although the proposed development includes a sport/recreational facility in the form of the bowling club, this arises only out of the need to relocate the existing facility (to comply with UDP Proposal OSR5) and therefore the development is not providing any additional outdoor sports or play space provision over and above existing provision.  As such the proposed development requires a contribution to off-site provision to comply with the SPG. Based on the rates set out in the SPG, a contribution of £142,095.22 would be required, with £96,351.53 toward open space provision and £45,743.69 toward outdoor sports facilities.


44.
SPD1: Developer Contributions to Highway and Public Transport Schemes sets out that a contribution toward the provision or improvement of highway and public transport schemes is required. The location is a within the ‘Most Accessible’ category of locations for the purpose of the SPD. This equates to a contribution of £12,644 towards local highway improvements and £19,372 towards public transport improvements.

45.
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 developments this is calculated at a rate of 3 trees per dwelling which generates a requirement for 174 trees.  There is scope for some or potentially all of this tree planting requirement to be provided on site, which is the preferred option, and a financial contribution toward off-site planting would be required for the remainder at a rate of £310 per tree. This would generate a maximum contribution of £53,940, less £310 per tree that is provided on site.


46.
The total financial contribution would amount to £228,051.22, less any amounts deducted to reflect on-site tree planting and on-site open space/sports facilities provision.

VIABILITY

47.
The applicant has advised that in this case the affordable housing requirement and other financial contributions detailed above affect the viability of this proposed development. They have stated that failure to demonstrate flexibility in the approach to Section 106 contributions and affordable housing will delay the delivery of this key strategic housing site in the short to medium term. In support of a case for a significantly lower amount of affordable housing being proposed (5 units) and significantly reduced financial contributions the applicant has advised that there are significant abnormal costs associated with redeveloping this site and also approximately £400,000 of costs in relation to the relocation of the Bowling Club to a new purpose built facility. 


The abnormal costs suggested by the applicant include the following:


· removal of a significant volume of peat; 


· significant ground improvement works;


· vibro stone column pile foundations for most plots; 


· gas protection measures; 


· substantial dewatering of excavations due to proximity of canal;


· remediation of contamination;


· noise attenuation measures;


· works to the canal bank.


With regards to the costs of providing a new Bowling Club facility, in support of the proposal the applicant has stated this is to be leased to the club free of charge in order to guarantee the long term security of this valuable community resource - currently the club does not enjoy any security of tenure and occupy the site on an informal basis.


48.
The viability case has been the subject of detailed discussions between officers and the applicant. In summary there is disagreement over some of the development costs being identified by the applicant as abnormal costs, which in the opinion of officers are costs to be expected on a brownfield and industrial site. Officers have had regard to the Homes and Community Agency standard appraisal model. It is also relevant to refer to guidance in the Council's SPG for affordable housing which refers specifically to cases where there may be issues in developments being able to provide affordable housing. It states that a developer should take the affordable housing requirement into account when purchasing the land and the Council does not accept situations where the developer purchases land with an assumption that the requirements for affordable provision will be reduced to ensure viability. It goes on to state that standard development costs that will not usually be considered to be abnormal include: demolition, landscaping, surveys, drainage or flood prevention measures, other matters connected with site development.  The emerging SPD1 on planning obligations which is currently at consultation stage, also states that "abnormal costs should be reflected in the price paid for the site.  Demolition of existing structures, site clearance and decontamination should be reflected in the land value.  It will not be acceptable to make allowance for known site constraints in any financial viability appraisal." It is considered that costs associated with demolition of existing structures, site clearance and decontamination as well as taking on the costs of relocating the bowling club should be reflected in the land value, not taken into account by reducing the affordable housing requirement/financial obligations.

49.
With regard to the financial contributions set out above, the developer has put forward the case that the benefits in providing a new and improved bowling club should be taken into consideration. In respect of the sports facilities element, it is acknowledged that the new bowling club would be an improvement on existing provision as the proposals would give the club security and also a better facility that will be available to the community. Therefore it is considered this can be taken into account in considering the extent of any further financial contributions necessary. This view is supported by Sport England. In relation to the open space requirement however, there would be no improvement in provision arising from the proposals as the new bowling green would replace (as required by UDP Policy OSR5) rather than improve open space provision in the area and in a less visible and accessible location.  

50.
With regards to the highways contribution, the applicant has referred to the conclusion of the Transport Assessment that the development would have no material impact on the operation of the local road network and that this should negate or reduce the contribution required. Whilst this may provide justification to reduce the local highway improvements element of the contribution (and also taking into account there would be reduced industrial traffic), it is considered that this wouldn’t be the case with the contribution required towards public transport improvements given the scale of the proposed development and the likely demands on public transport provision being greater than the existing use.  

51.
With regards to the Red Rose Forest contribution the applicant has indicated that they would look to plant as many of the required trees on site as possible in order to negate the need for a contribution towards off-site planting.

52.
In conclusion it is considered that the viability case put forward by the applicant does not justify the reduced affordable housing and contributions “offer” that has been proposed which comprises 15 less affordable units and a likely significant shortfall below the £228,051.22 financial contribution required. It is acknowledged that recent Government guidance suggests Council’s should be flexible on the affordable housing and section 106 contributions where this would aid delivery of an acceptable residential scheme. However in this case it is considered the applicant has failed to demonstrate that viability depends solely on the affordable housing and financial contributions and that the scale of the reduced “offer” is required. In respect of affordable housing, it is important to note that the emerging Core Strategy Policy L2 and Planning Obligations SPD that deals with affordable housing identifies the Altrincham area as a ‘hot market location’, and also there are relatively few sites in the south of Trafford of this size and with potential to provide affordable housing. Therefore this is a key site for the delivery of much needed affordable housing in the Altrincham area.


RECOMMENDATION: REFUSE for the following reasons:


1. The proposed residential development of the existing bowling club site, by reason of the loss of existing open space, the impact on views into and out of the conservation area and the layout of the proposed dwellings, would detract from the character and appearance of that part of the site and the Linotype Estate Conservation Area. As such the development is contrary to Proposals D1, D3, ENV21 and ENV23 of the Revised Trafford Unitary Development Plan, national guidance as set out in Planning Policy Statement 5 (PPS5): Planning for the Historic Environment and the Council's approved Planning Guidelines 'New Residential Development'.


2. The proposed development would fail to deliver a level of affordable housing compliant with the standard set out in Proposal H8 of the Revised Trafford Unitary Development Plan and adopted Supplementary Planning Guidance ‘Provision for New Affordable Housing Development’ and is therefore contrary to this policy and guidance.

3. The proposed development would fail to deliver a level of financial contribution proportionate to the scale of the development and compliant with standards set out in Proposals OSR9 and T9 of the Revised Trafford Unitary Development Plan and adopted Supplementary Planning Guidance ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ and Supplementary Planning Document 1: Developer Contributions to Highway and Public Transport Schemes and is therefore contrary to these policies and guidance.
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SITE


The site lies to the north west of Altrincham Town Centre and west of Manchester Road (A56) and. The site comprises two distinct parts, Woodfield House and Budenberg Bowling Club and extends to approximately 1.74 hectares. 


The Woodfield House part of the site is broadly triangular in shape and presently occupied by a predominantly two-storey, part three-storey industrial building dating from 1948. The building is physically attached to the grade II listed Linotype and Machinery office building by a narrow covered link to the north western side of the building and running alongside the canal. The building is therefore listed due to the date of construction and physical attachment to the main office block. The building is partly occupied by a number of industrial uses and is partly vacant. The remainder of the Woodfield House site is predominantly hardsurfaced and provides car parking for the existing building. Along the Woodfield Road/Norman Road boundary there are a number of mature lime and birch trees which are the subject of Tree Preservation Orders. The site adjoins the Bridgewater Canal to the north, the Linotype and Machinery office building and industrial units to the west, the Budenberg HAUS Projekte apartments to the east and traditional Victorian terraced housing to the south. 


The Budenberg Bowling Club part of the site is on the south side of Woodfield Road, with access into the site from Weldon Road to the east. The site comprises the single storey club building, which dates from the late 1950’s or early 1960’s, the bowling green and an area of hardstanding providing car parking.


The Bowling Club part of the site and the part of the Woodfield House site adjacent to Norman Road are within the Linotype Estate Conservation Area. Woodfield House itself is not within the conservation area.


The surrounding area comprises both industrial and residential uses, with industry predominant to the north and west and housing predominant to the east and south. To the immediate east lies the Budenberg HAUS Projekte residential development whilst to the south is traditional Victorian terraced housing. To the immediate west is the Linotype and Machinery Factory office building which is grade II listed, beyond which are industrial buildings which are also part of the Linotype and Machinery site. This is separated from the application site by an access road and car park serving that site. The northern boundary of the site is defined by the Bridgewater Canal, beyond which are industrial buildings and Altrincham Retail Park.


PROPOSAL


Permission is sought for the erection of 58 new dwellings, following demolition of Woodfield House and clearance of the Budenberg Bowling Club site, including demolition of the existing pavilion. The development comprises 34 terraced/linked units, 19 detached, 4 semi-detached and 1 flat over garages. The development also includes relocation of the existing bowling club from its present site on Woodfield Road/Weldon Road to the north east corner of the application site, adjacent to the canal. 


All the proposed dwellings would be two storey and of brick construction with pitched slate roofs. They are of traditional design and materials and include pediment/gable detail to the front elevations, chimneys, panelled windows with brick detailing above windows, and lean-to canopies above front doors.

The relocation of the bowling club includes a new clubhouse, bowling green, garden store, and 7 car parking spaces. The building includes a function room, toilets, office, bar area and beer store. The proposed new bowling club facility would be leased to the club free of charge in order to guarantee their long term security; the club do not currently enjoy any security of tenure and occupy the existing site on an informal basis.


Amended plans have been submitted during the course of the application in response to comments made by officers and the LHA and Greater Manchester Police Design for Security. The amended plans make changes to the layout to address initial concerns regarding car parking provision, driveway widths, and potential crime and anti-social behaviour impacts. The amended layout has increased the number of dwellings from the original submission of 57 to 58. The elevations of some of the proposed dwellings have also been amended to address concern that the original submission included blank elevations to the street scene.

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.

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


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


DP7 – Promote Environmental Quality


RDF1 – Spatial Priorities


L1 – Health, Sport, Recreation, Cultural and Education Services Provision


L4 – Regional Housing Provision


L5 – Affordable Housing


RT2 – Managing Travel Demand


EM1 – Integrated Enhancement and Protection of the Region’s Environmental Assets; EM1 (C): Historic Environment


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION


Woodfield House


Large Sites released for Housing Development/Mixed Use Development


Adjacent to Conservation Area


Budenberg Bowling Club


Protected Open space


Conservation Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


A2 – Areas for Improvement


ENV4 – Trees, Hedgerows and Woodlands


ENV10 – Wildlife Corridors


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


ENV24 – Buildings of Special Architectural or Historic Interest


ENV29 – Canal Corridors


ENV30 – Control of Pollution


H1 – Land Release for Development


H2 – Location and Phasing of New Housing Development


H3 – Land Release for New Housing Development (HOU14)


H4 – Release of Other Land for Development


H8 – Affordable Housing


OSR1 – Open Space


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


OSR4 – Standards for Outdoor Sports Facilities Provision


OSR5 – Protection of Open Space


OSR9 – Open Space in New Housing Development


OSR14 – Recreational Use of the Bridgewater Canal


T3 – Pedestrian and Cycling Route Network


T6 – Land Use in Relation to Transport and Movement


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


T10 – Transport and Land Use in Town Centres


T17 – Providing for Pedestrians, Cyclists and the Disabled


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


D13 – Energy Considerations in New Development


RELEVANT PLANNING HISTORY

Woodfield House


There have been various previous applications but none of direct relevance to this application. The most recent applications include the following:-


H/52551 - Retention of roller shutters and metal cladding to exterior. Approved 12/12/01


H/53729 - Change of use of part first floor from light industrial (Use Class B1) to indoor skating park (Use Class D2). Approved 06/06/02


H/55274 - Continued use of part of second floor as a dance studio (use class D2). 


Approved 05/06/03


H/OUT/69211 – Outline application for demolition of Woodfield House and erection of a mixed use development to provide up to 955 square metres retail / café / restaurant / office space (use classes A1, A2, A3, B1, D1 and D2), 25,995 square metres residential to provide 174 maisonettes and apartments, 709 square metres creche, 1086 square metres rowing club, 271 car parking spaces and creation of new areas of landscaped open space. Application not determined.


74429/LB/2009 - Listed Building Consent for demolition of existing building. Application not determined.


Budenberg Bowling Club


H/54121 - Erection of 13 houses (on three levels) and a replacement bowling green pavilion following demolition of existing. Withdrawn in 2002


H/CC/54122 - Conservation Area Consent for demolition of existing bowling pavilion and storage building in association with proposed replacement bowling pavilion and residential development. Withdrawn in 2002


APPLICANT’S SUBMISSION 


The application is accompanied by the following detailed supporting statements:


Design and Access Statement


Heritage Statement (PPS5 Statement)


Transport Statement


Noise Impact Assessment


Flood Risk Assessment


Bat and Bird Survey


Consultation Statement


Crime Impact Statement


Viability Assessment


Relevant parts of these statements will be referred to in the Observations section of this report where necessary.


CONSULTATIONS


LHA – No objections and comment as follows regarding car parking provision and traffic impact:


The floorspace associated with the bowling club is approximately 172.5 sq m.  To meet the Council’s car parking standards the provision of 17 car parking spaces should be provided.  However, in this case the bowling club that will be relocating is an existing club located within the site area.  It has been suggested in writing by the bowling club, that most bowling users live locally and observations of the car parking demand at the existing site have indicated that a 5 vehicles is a good guide of the number in the car park at any one time.  Whilst this may be the case for local club members, it must be borne in mind that bowling matches feature opponents from outside the area.  The LHA is concerned that just 7 car parking spaces allocated for the bowling use may create additional parking stress on neighbouring roads in the area, that are already under considerable parking stress.



The proposals include 46 number 3 bedroom houses, 9 number 4 bedroom houses and 3 number 2 bedroom units.   To meet the Council’s car parking standards an absolute minimum of 113 car parking spaces should be provided for the residential element of the scheme, 2 car parking spaces for each 3 or 4 bedroom residential dwellinghouse and 1 car parking space each for 2 bedroom units.  The proposals include 117 car parking spaces for the residential units which provides at least 2 car parking spaces per 3 or 4 bedroom dwelling and 1 car parking space.  In addition the provision of 7 car parking spaces are provided for the bowling club.


The TA states that there are existing parking pressures on the roads surrounding the site and the LHA is currently progressing a scheme which looks to install a series of Traffic Regulation Orders on neighbouring streets.  It is therefore required as part of this development that the applicant funds the provision of required TRO’s within this site which would include the provision of junction protection measures to keep turning heads and junctions free of parked vehicles.


Greater Manchester Police Design for Security – originally raised concern over the proposed layout which has since been amended in response to these concerns and a Crime Impact Statement has also since been prepared. Comment that they would like to see the following outstanding items from the Crime Impact Statement addressed: 


· There should be no through-movement from the Linotype factory to the development site. The existing railings which form the perimeter should be repaired and a section added preventing such movements - A 1200mm fence is not considered high enough, 1600mm would be more secure and more in line with the existing railings.


· The car park to the Bowling Club should be enclosed with railings and lockable gates - I am not convinced that sufficient spaces have been provided for the bowling club. 


· To maintain the security of the rear of dwellings, communal passageways leading to rear gardens should be gated at the street end of the passageway. Gates should be 1800m high and self-closing and locking. Access gates should be located in public areas where surveillance is greatest, and not is secluded areas. 


· A window, or windows, should be included in gable end of plots 7 and 38, to improve surveillance across the parking court/bays. A strip of landscaping is also recommended as a means of introducing defensible space to the gable of plots 7 and 38, and to soften the appearance of this façade.


· The detailing to the landscape edge to the head of the cul-de-sac of Woodfield Road should respect the likelihood that residents and visitors to plots 31-33 may use the space as a means of accessing those houses. Consequently, either a pathway should be introduced to guide pedestrians, and which respects the privacy and land ownership of plot 31 (an appropriate fence may be required to prevent a desire line appearing through private garden space), or, alternatively, there should be an appropriate fence which restricts movement through this space form the said properties other than plot 31 - The proposed trip rail is not considered an adequate deterrent to pedestrian movement. 


· The plans should indicate a change of hard surface treatment to the highway within the site. Such a change of surface enhances territorial control and provides a psychological barrier to intruders. Further, and higher quality changes to hard surfaces should be introduced to the communal car parks, including the bowling club, to enhance their appearance and help define territorial control. Rules managing the use of communal car parks are more likely to be respected if the environmental quality is high. This is particularly important at the new arrangement for the car park for plots1-17, where an entrance feature e.g. gate posts would enhance the semi-private nature of this space.


The support of GMP for the scheme is dependent on all the above points being adequately addressed.

Environment Agency - No objection in principle to the proposed development but request that any approval includes the following conditions:


· The development hereby permitted shall not be commenced until such time as a scheme to limit the surface water run-off generated by the proposed development has been submitted to and approved in writing by the local planning authority.


Reason. To prevent flooding by ensuring satisfactory storage of/disposal of surface water from the site. 


The discharge of surface water from the proposed development is to be reduced compared to that which discharges from the existing site. 


The development site is identified within the Council’s Strategic Flood Risk Assessment (SFRA) as being within a ‘Critical Drainage Area’ known as the ‘Conurbation Core’. One of the aims is to reduce surface water run-off from brownfield development by 50% in critical drainage areas. 


Therefore as part of this condition, reference should be made to 'Manchester City, Salford City and Trafford Councils Level 2 Hybrid SFRA, User Guide, Final dated May 2010'.

The discharge of surface water should, wherever practicable, be by Sustainable Drainage Systems (SuDS). SuDS, in the form of grassy swales, detention ponds, soakaways, permeable paving etc., can help to remove the harmful contaminants found in surface water and can help to reduce the discharge rate.

· The development hereby permitted shall not be commenced until such time as a scheme to manage the risk of flooding from overland flow of surface water has been submitted to and approved in writing by the local planning authority.


Reason. To reduce the risk of flooding to the proposed development and future occupants. 


United Utilities – No objection provided that the following conditions are met:-


· This site must be drained on a separate system, with only foul drainage connected into the foul sewer. All surface water from this development should discharge to the 450mm surface water sewer at a rate not exceeding 501/s to meet PPS1 and PPS25.


· A public sewer crosses this site and UU will not permit building over it. UU will require an access strip width of 6.0 metres, 3.0 metres either side of the centre line of the sewer, in accordance with the current issue of “Sewers for Adoption” for maintenance or replacement. Deep rooted shrubs and trees should not be planted in the vicinity of the public sewer and overflow systems.


· Land drainage or subsoil drainage water must not be connected into the public sewer system directly or by way of private drainage pipes.


· Connection of highway drainage from the proposed development to the public wastewater network will not be permitted.


· Other informatives to applicant regarding need to contact UU etc.


Electricity North West – Advise that the application could have an impact on their infrastructure and the applicant must ensure that the development does not encroach over either the land or any ancillary rights of access or cable easements.  If planning permission is granted the applicant should verify such details by contacting Electricity North West Limited.


Transport for Greater Manchester – No comments to make


Sport England – No objection, subject to a condition being imposed requiring the replacement bowling facilities, including the replacement green, floodlighting, clubhouse and car parking, to have been constructed and made available for use in accordance with a scheme to be approved by the Local Planning Authority. The scheme shall include details of the design, specification, construction and layout of the proposed replacement bowling facilities and future management and maintenance arrangements for the site. 


Comment that the proposals will result in a substantial level of investment into new and improved facilities for the bowling club. Although not explicit within the supporting documents, the new green will be designed and constructed in accordance with recommendations from a specialist contractor and floodlighting will be included. In light of the above points, Sport England considers the scheme would be consistent with Sport England policy and paragraph 13 of PPG17.


With regards to the scheme relating to additional demand arising as a result of the new housing, in normal circumstances Sport England would encourage the LPA to secure an additional commuted sum contribution towards the demands arising from new housing on existing sport and recreation facilities. However, given that the scheme proposes a considerable level of investment into new bowls facilities which will improve the overall quality of the facilities available in this location, it is not considered necessary to seek such an additional contribution in this instance.


English Heritage - No comments and recommend the application should be determined in accordance with national and local policy guidance, and on the basis of the Council’s specialist conservation advice.


Greater Manchester Ecology Unit – No objections. Note that the survey found the buildings on site to have low potential to support bats and none were found during the site inspection.  The survey did, however, highlight the value of the adjacent canal for bats in relation to feeding and commuting.  The report makes a number of recommendations in relation to lighting, nesting birds, protection of the canal and biodiversity enhancement opportunities and GMEU suggest that these recommendations be required by condition, should permission be granted.


Highways – No objection in principle subject to satisfactory compliance with LHA design standards. The extension of Woodfield Road needs to be a cul-de-sac not joining adjacent estate as shown. Road 1 should be 5.50m c/way1.80m footways.


Drainage – Informatives to be attached to any approval as follows: 1) drainage must be arranged on a separate system with separate connections to the receiving sewerage network; 2) Developer should consider a Sustainable Urban Drainage / disposal at source solution to dealing with surface water run off; 3) It will be necessary to constrain the peak discharge rate of storm water and full details of storm water attenuation or SUDS proposals shall be submitted and approved; 4) Developer to contact United Utilities to ascertain if building over agreement or diversion may be appropriate. Also note that UU record of sewers differs from Trafford historical sewer records so detailed survey required by developer.


Street Lighting – No comments


Public Rights of Way – No comments


Pollution and Licensing – No objections in principle, although there are some concerns relating to the effect industrial noise from the area surrounding the proposal site will have on the proposed residential dwellings which form part of this application. An acoustic assessment has been submitted with the application and has been reviewed.  The assessment refers to indicative noise mitigation measures designed to achieve acoustic design criteria contained in BS 8233.  The Pollution and Licensing Section feel that it is necessary for further submission of a detailed scheme for protecting the proposed noise sensitive development from industrial noise around the site – further information has since been submitted and at the time of preparing this report is being considered by Pollution and Licensing. Any furrther comments will be included in the Additional Information Report.

Manchester Ship Canal Co – No comments received


REPRESENTATIONS


Neighbours – 19 letters of objection originally received and 4 further letters of objection received in response to the amended plans. The objections are summarised as follows:


· The bowling club part of the site is a conservation area and should be protected from development. Development on the bowling green will contravene Trafford’s definition of a conservation area. It has never been built on and should not be considered a brownfield site. 

· The bowling green is a green open space valued by many local residents in an area that has limited open space; residents will lose the view of the bowling green and well maintained greenery and of the conservation area as well as the enjoyable atmosphere and ambience of the site. 

· The Woodfield House site could be redeveloped without relocating the bowling club and destroying the existing open space. The existing bowling club site could be upgraded and improved and potentially a private commercial enterprise.


· The dwellings proposed on the bowling club site would have significant impact on outlook, overlook existing houses and affect light to gardens. Nos. 71 and 73 Woodfield Road and houses on Pollen Road would be significantly affected. 

· No. 72 Weldon Road is not referenced on the submitted plans even though the proposal directly affects this property and its outlook.


· The proposals will result in traffic, noise and disturbance which would be detrimental to amenity and construction work will inevitably cause noise and disruption and upheaval to access nearby houses.

· Concern that residents were not made aware of this potential development when purchasing their property.

· Proximity of houses to 73 Woodfield Road may affect the structure of this property. 

· Concern that the water table will rise again.


· The proposed dwellings are standard ‘new build’ with mock features and would not be to the same standard and build quality of original housing in the conservation area, contrary to Policy ENV23. e.g. the proposed chimneys would be imitation and only for appearance. New building adjacent to or within a conservation area should be contemporary architecture so a clear distinction could be made with existing period architecture. This precedent has been set by the Urban Splash development. 

· Car parking is already a major problem in the area; Woodfield Road and surrounding roads suffer from parking on both sides of the road due to high demand from existing residents, workers at the L&M site and events at John Leigh Park.  Not enough car parking was provided for the Budenberg apartments so residents park on Woodfield Road. Additional housing will result in even more demand and problems will spread to Lock Road, Lawrence Road and other roads. Two spaces per dwelling is not sufficient for residents and visitors. 

· Insufficient car parking will be provided for the new bowling club. The club often has matches with up to 25 or 30 players so the 7 spaces being proposed would result in further parking demand on already congested roads. Contrary to guidance in PPG17.

· Traffic is already a problem on Woodfield Road due to recent residential developments and industrial traffic to/from Norman Road.  Cars park on both sides of Woodfield Road making it one way and difficult for vehicles to pass, especially lorries. Pavements are also blocked with parked cars. Turning right onto the A56 is impossible - the keep clear area is often blocked preventing turning into and out of Woodfield Road. Additional traffic will make these problems worse and make life unpleasant for residents and less safe for children.

· Construction traffic will cause further problems in the locality and will be detrimental to access for emergency services.

· The existing hedgerow between the bowling club and Norman Road and Pollen Road provides privacy but it is inevitable this and the railings will be removed and replaced which would change the aspect significantly for residents with regards privacy, security and enjoyment of space. The boundary lines have also been confused as the shared land between the fence/hedge of properties on Norman Road and Pollen Road is actually divided up between respective households.


· The proposed bowling club site would be an inferior site and not as accessible and far less attractive than the existing site. It would be flanked by pylons and cement works in a hidden, dark location and its footprint will be smaller. The proposal does not make “qualitative improvements to open space for Sports and Recreational Facilities” as required by planning policy. 

· Many local residents and some bowling club members have not fully articulated their views and are disillusioned with the communication process. Lack of notification by the applicant - there should be further and more impartial explanation and consultation with local stakeholders.


Some of the letters of objection support the demolition of Woodfield House and development on that site but object to the relocation of the bowling club and high density housing proposed on that site. 


Letters of support – 7 letters have been received (inclusive of letters from Budenberg Bowling Club and Altrincham & Sale Chamber of Commerce), summarised as follows:

· Woodfield House is in a poor state of repair and should be demolished. It is a fire risk and health and safety risk to those living nearby and pigeons are causing nuisance.

· The area desperately needs regeneration to encourage more families to the neighbourhood. The proposal will regenerate the site and make Woodfield Road a far more attractive place to live, opening views of the Linotype building and the canal.


· The new housing would blend in well with surrounding houses in the conservation area and enhance the area. The trees and green fencing will also enhance the area.

· The relocation of the bowling club adjacent to the canal would create a lovely setting and secure the long term future of the Club. Other similar facilities have closed in recent years and it is vital to retain the bowling club, which provides various social activities for the community.


· The proposals provide sufficient car parking for the proposed houses and the bowling club.

Budenberg Bowling Club comment as follows:


· The Club currently has 222 members and at an EGM held in December 2010 the Committee of the Club were given an overwhelming mandate by the members to support the planning application. 

· From the transition from a works social club to a members club there has been a lack of security of tenure from successive landlords. The proposals will secure the long term security for the club and allow the club to further develop and become the main focal point in the area for the local community.

· The Club currently supports nine bowling teams in seven bowling leagues and is also a member of the Altrincham Darts league, has a golf society, local bingo session for the local community and has started to explore additional opportunities which the new facilities will allow the club to pursue. 


· Members of the Club feel that the development will enhance the area whilst giving the club the opportunity to become the focal point for activities for the local community.


Altrincham & Sale Chamber of Commerce – support the proposal and comment that it will enhance this area.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.
One of the key objectives set out in PPS3 is the priority on re-using previously developed land within urban areas in preference to the development of greenfield sites. PPS3 refers to ensuring housing is developed in suitable locations which offer a range of community facilities and with good access to jobs, key services and infrastructure. In identifying suitable locations for housing development the criteria to be taken into account should include focusing new developments in locations with good public transport accessibility and/or by means other than the private car and opportunities for re-use of vacant and derelict sites or industrial land and commercial sites for providing housing as part of mixed-use town centre development. 


2.
The policies of the Regional Spatial Strategy relevant to residential development include L4, DP4 and MCR3. The criteria of Policy L4 include the requirement to maximise the re-use of vacant and under-used brownfield land and buildings in line with Policy DP4 which relates to making the best use of existing resources and infrastructure. Policy MCR3 requires plans and strategies to sustain and promote economic prosperity consistent with the environmental character of the area and the creation of attractive and sustainable communities by allowing residential development to support local regeneration strategies and to meet identified local needs, in sustainable locations which are well served by public transport.


3.

In accordance with the emerging Core Strategy Policy L1 the release of previously developed land will be released in the following order for priority. 


· Firstly derelict, vacant or underused land within the Regional Centre and Inner Areas;


· Secondly similar such land outside of the Regional Centre and Inner Areas that can be shown to contribute significantly to the achievement of the regeneration priorities set out in Policy L3 and/or strengthen and support Trafford’s 4 town centres, and,


· Thirdly other such land outside the Regional Centre and Inner Areas that can be shown to be of benefit to the achievement of the wider Plan objectives. 


The application site is located in the south city region area and therefore would be considered as a third priority for development against emerging Core Strategy policy L1. 


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


At this point in time (which is effectively at the start of a new planning policy regime), and particularly given the allocated status of the application site, it is considered it would not be possible to demonstrate from the development monitoring information that is available that this proposal would have a significant adverse impact on the Councils ability to meet the development aspirations set out in the adopted or emerging elements of the development plan or PPS3. This position will of course be kept under review. 


4.
The Draft NPPF states at that the Government's key housing objective is to increase significantly the delivery of new homes and that the planning system should aim to deliver a sufficient quantity, quality and range of housing consistent with the land use principles and other policies of the NPPF.  The NPPF also states good design is of great importance and of particular relevance to this application requires developments to optimise the potential of the site to accommodate development and respond to local character and reflect the identity of local surroundings. With regards to the historic environment it states that heritage assets should be conserved in a manner appropriate to their significance. Of relevance to this application it states that as heritage assets are irreplaceable, any harm or loss should require clear and convincing justification. Substantial harm to or loss of a grade II Iisted building should be exceptional.


Woodfield House


5.
The Woodfield House part of the site forms part of a larger area on Woodfield Road allocated under Proposal H3 (HOU14) of the UDP for mixed housing and employment use. In accordance with Proposal H3 the Land at Woodfield Road is identified for release between April 2006 to March 2011. Part of the allocation has already been developed as the Budenberg residential development. Proposal H4 is also relevant to and states that permission will normally be granted for the development and redevelopment of suitable land within the built up area for housing provided that such proposals:-


i) Are either (a) not on sites protected as open space, unless the provisions of Proposal OSR5 can be satisfied, or, (b) allocated for some other use;



ii) Comply with the relevant provisions of Proposals D1 and D3 and where appropriate Proposals ENV21 and ENV23;



iii) Do not prejudice the development or redevelopment of adjoining land.


6. 
Given the mixed use allocation under Proposal H3, it is necessary to consider the impact of a pure housing proposal on this site as currently submitted. A previous application (H/OUT/69211) was submitted on the Woodfield House site for a mixed use development consisting of 955 square metres retail/café/restaurant/office space (Use classes A1, A2, A3, B1, D1 and D2), 25,995 square metres residential to provide 194 maisonettes and apartments, 709 square metres crèche, 1086 square metres rowing club, 305 car parking spaces and creation of a new area of landscaped open space. This application has not been progressed and has not yet been determined. Whilst it is unfortunate that this current proposal consists only of a residential element, taking into account the current economic climate and the type of development that has been approved in the immediate vicinity of the site the proposal is considered to be acceptable in this regard.


7.
Having regard to the above, the proposed redevelopment of the Woodfield House part of the site for housing is considered in accordance with PPS3, the relevant policies of the RSS, Core Strategy Policy L1 and Proposals H2 and H4 of the UDP.  The site is previously developed land within a sustainable location, close to Altrincham Town Centre where comprehensive services and facilities are available and the site is well served by public transport, being within walking distance of bus stops on Manchester Road and Navigation Road Metrolink station. Altrincham Interchange is also within walking distance where rail and Metrolink services are located. Furthermore, the site is classified as a ‘most accessible’ area in the Council’s SPD1 ‘Developer Contributions to Highway and Public Transport Schemes’.

Budenberg Bowling Club


8.
The Bowling Club part of the site is designated as Protected Open Space under Proposal OSR5 in the UDP and is also located within the Linotype Estate Conservation Area.  Proposal OSR5 of the UDP states that the Council will safeguard and protect all types of open spaces described in Policy OSR1 and development of all or part of an open space will not be permitted unless:


1. It is for formal or informal recreational purposes;


2. Replacement facilities of an equivalent or greater community benefit within the locality are provided;


3. The proposed development is ancillary or complements the principal use of the site; 


4. It can be clearly demonstrated that the development would not result in a local deficiency (See Proposals OSR3 and OSR4) of recreational open space and facilities, taking account also of the site’s wider environmental and community value. 


9.
Of these criteria point 2 potentially applies to this proposed development, as replacement facilities are being provided within the locality. As the new bowling club would provide the same facilities as the existing and with the added benefit that it would be leased to the club free of charge to guarantee their long term security, it is considered that replacement facilities of an equivalent or greater community benefit would be provided. The development of this part of the site would also comply with criteria i) of Proposal H4 of the UDP as the provisions of Proposal OSR5 are satisfied.

DEMOLITION OF WOODFIELD HOUSE


10.
An application for listed building consent for demolition of Woodfield House has been submitted and appears elsewhere on this agenda (Application No. 76871/LB/2011).  In summary it is considered that the proposed demolition would improve the setting of the adjacent L&M office building (which is the primary reason for the listing), and it also acknowledged that Woodfield House has been greatly altered and is in poor condition.  The proposed demolition is acceptable in terms of PPS5 and UDP Policy ENV24.

IMPACT ON STREET SCENE AND CHARACTER OF CONSERVATION AREA


Proposed Layout


11.
The proposed development comprises 58 dwellings in total on both the Woodfield House and the Bowling Club parts of the site. The scheme includes new dwellings fronting Woodfield Road, Norman Road and Weldon Road and a new road extending from Woodfield Road to serve the new dwellings on the Woodfield House part of the site and the relocated bowling club. In general terms the proposed layout and density of the development seeks to make effective use of previously developed land whilst also having regard to the density and layout of existing development in the vicinity. 


12.
The scheme includes a mix of detached, semi-detached and terraced housing and which is of a scale and massing that would reflect that of surrounding housing in the area. It is acknowledged that a mix of housing is also encouraged by PPS3 to contribute to the creation of mixed communities.


13.
The layout includes two storey terraced dwellings fronting Woodfield Road, Norman Road and Weldon Road which would provide a street frontage in a terraced form and on a similar alignment to existing dwellings in the vicinity. It is considered these elements of the scheme would have acceptable impact within the street scene. 


14.
To the north of Woodfield Road the proposed layout includes a new road extending into the site from Woodfield Road and predominantly detached houses. This would provide a frontage to Woodfield Road before it turns into Norman Road and a frontage to the canal in the form of 7 terraced units fronting the canal. The 1910 O.S Map indicates that historically Woodfield Road dissected the current Woodfield House site and continued to the side of the Linotype Works providing access to the rear.  The proposed layout reinstates this route to some extent, albeit it would not continue as far as the Linotype Works. There is some concern that this part of the scheme results in a sporadic development of detached houses and which would not provide strong frontages to the street scene which is a key characteristic of the conservation area. Nevertheless the proposed layout would be an improvement compared to the existing situation in terms of improving the setting and better revealing the frontage of the adjacent office building (see paragraphs 20-22 of this report). 

15.
The development includes five dwellings on the Bowling Club site that do not front a road and are of a backland nature (plots 13 to 17). This form of development would be inconsistent with the pattern of development elsewhere within the conservation area as well as result in the loss of the bowling green as an existing open space, which it is considered makes an important and positive contribution to the conservation area. There are only limited areas of open space remaining in the conservation area and this particular site has always existed as open space since the erection of the estate presumably to allow recreational space for the residents. Although the application provides for replacement open space in the form of the new bowling green, this site would be further away from existing housing on the Linotype Estate, would not be appreciated by as many residents in the locality and importantly is outside of the conservation area. The existing bowling green also allows for significant views of the rear elevations of properties on Pollen Road and Lock Road. There are also views of the Budenberg building (a non-designated heritage asset) from the rear of Pollen Road and this view out of the conservation area will also be lost. It is also noted that plots 7-12 would restrict views to the rear of Pollen Road, although in urban design terms it is acknowledged these follow the pattern of development. For the above reasons it is considered that plots 13 to 17 would cause substantial harm to the significance of the conservation area, which is a designated heritage asset under Policies HE9.1 and 9.2 of PPS5. It is acknowledged that there are benefits associated with providing a new bowling club within the locality, however the relocation of the club and development of the existing site for housing do not preserve or enhance the character and appearance of the Linotype Estate Conservation Area.

Design and Materials

16.
The proposed dwellings are all two storey, which reflects the height and scale of established housing on the Linotype Estate and on Woodfield Road in the vicinity of the site and it is considered that in terms of their height, scale and overall massing, this type of development would have acceptable impact in the area.

17.
In terms of design and materials, the proposed dwellings are traditional in form, being of predominantly brick construction with pitched slate roofs. The detailing and features include pediment/gable detail to the front elevations, chimneys, panelled windows with brick detailing above windows and lean-to canopies above front doors. The style of housing in the immediate vicinity predominantly comprises traditional terraced housing on the Linotype Housing Estate built between 1896 and 1910 and terraced housing on Woodfield Road built around the same time. There are also a number of recent developments nearby, including the contemporary Budenberg HAUS Projekte adjacent to the site and three storey town houses on the former ice rink site. It is considered that the design and materials of the proposed dwellings would be appropriate in this context, sharing similar characteristics to the traditional housing in the area.  


18.
The bowling club would be relocated to the north east corner of the site adjacent to the canal and the Budenberg HAUS development. The proposed new clubhouse has been designed to complement the surrounding area whilst providing a building which will suit the needs of the club for its lifetime. It would be a single storey building constructed in brick with a pitched roof over and features a covered canopy to the rear elevation (facing the bowling green) and mock Tudor boarding to the front and rear roof pediments and the gable ends. In terms of its design and external appearance it is considered the building would be acceptable in this location.

 

19.
The northern boundary of the site adjoins the Bridgewater Canal. Proposal OSR 14 states that the Council will encourage and promote measures to improve access to and use of the Bridgewater Canal for informal recreation use; improve the use of the canal tow-path by cyclists and pedestrians where appropriate; and improve linkages to other existing or planned recreation routes. The scheme includes 7 dwellings fronting the canal and also the bowling club which ensures an active frontage to the canal and an improvement on the existing situation of Woodfield House backing on to the canal. The proposed boundary treatment along the canal is indicated as a 2.0m high acoustic fence along the boundary of the proposed dwellings and car park and 1.2m high metal railings along the new bowling club boundary. Full details of the type of fencing have not been provided, however there is concern that the proposed 2.0m high fence would present an imposing and visually intrusive form of boundary treatment when seen from the canal. It is acknowledged that such a fence is proposed to mitigate potential noise impacts from industrial uses on the opposite side of the canal and therefore the comments of Pollution and Licensing have been sought regarding the necessity for such a fence. This is still under consideration at the time of preparing this report and further comments will be included in the Additional Information Report.


IMPACT ON THE LISTED LINOTYPE OFFICE BUILDING


20.
The Linotype and Machinery building is a grade II listed building located immediately to the west of the application site. The main office block nearest the application site was constructed in 1897 and exhibits bold exterior detailing and a distinctive clock tower.  It is constructed from red brick with buff terracotta detailing and a roof concealed behind deep parapets. The front elevation is symmetrical with 2 storey, 7 bay range to centre, and flanking 2 and single storey ranges extending to the north and south. The plan form is a stepped linear range, extending north south and forming the frontage range to an extensive workshop development to the west. The front and most important elevation of the Linotype office building is approximately 17m from the application site boundary. 

21.
The construction of Woodfield House on the former cricket pitch in front of the Linotype office building has partly obscured the impressive frontage of the building. Woodfield House also presents an unattractive side elevation to the listed building. It is recognised therefore that demolition of Woodfield House and the erection of two storey dwellings would provide an opportunity to open up views of the frontage of the listed building frontage and consequently improve its setting and better reveal this heritage asset.  


22.
The proposed dwellings and layout have been designed to take into account the Linotype office building by incorporating a vista directly in front of the clock tower and it is acknowledged there would be improved views of the office building from within the development site to the immediate east of the office building. In these respects the scheme can be seen as an improvement on the existing situation, although it is considered these improvements would not be significant. The pedestrian route opposite the Linotype building allows for a vista from within the development but is limited in length and will not provide a view from outside the development site and it is considered more could be made of vistas from Woodfield Road and Norman Road. In addition it is considered a stronger frontage to the west side of the site and mirroring the L&M building could have been proposed, although it is acknowledged that the detached dwellings proposed on this side of the site would have their front elevations facing the listed office building which ensures an appropriate relationship between the development and this building.  

IMPACT ON TREES


23.
There are a number of mature trees along the Norman Road frontage of the site (mostly Limes) which are of significant amenity value to the area and contribute positively to the setting of the adjacent conservation area. These trees are the subject of group Tree Preservation Orders and it is considered essential that any redevelopment of the site does not compromise these trees. The site layout plan indicates that these trees are to be retained and there would be enhanced additional tree planting (this plan also indicates canopies are to be lifted and epicormic shoots removed on the trees to allow 2-3m high clear view into the site for security). It is considered that the dwellings proposed on the Norman Road part of the site retain sufficient distance to these trees to ensure they would not be compromised by the development.

IMPACT ON AMENITIES OF ADJACENT RESIDENTIAL OCCUPIERS


24.
Proposal D1 of the UDP requires new development not to prejudice the amenity of occupiers of adjacent property by reason of overshadowing, overlooking, visual intrusion or noise and disturbance. The Council’s Guidelines for new residential development recommends that where there would be major facing windows, two storey dwellings should retain a minimum distance of 21m across public highways and 27 metres across private gardens. Distances to rear garden boundaries from main windows should be at least 10.5 m for 2 storey houses. Where there is a main elevation facing a two storey blank gable a minimum distance of 15m should normally be provided. 


25.
The proposed dwellings at Plots 13 to 17 on the bowling club part of the site would back on to dwellings on Pollen Road, retaining a distance of between 10m to 15m to the site boundary. The existing hedgerow along this boundary is to be retained. The distance retained to the dwellings on Pollen Road would vary between approximately 17.5m and 21m to the two storey outriggers and 15.5m to 19m to the ground floor elements, however these elevations do not contain principal windows. The main rear facing windows of these dwellings would be approximately 22m or greater from the rear elevations of plots 13 to 17 which complies with the above guidelines and whilst the outlook would change significantly for these dwellings, the proposed development would not be unduly prominent or result in loss of privacy. 


26.
In relation to nos. 71 and 73 Woodfield Road, the proposed dwelling at plot 7 would be 11.5m from this boundary and 14.5m from the rear windows of no. 71. These distances generally comply with the above guidelines, although the distance retained between the gable end of plot 7 to the rear elevation of no. 71 is marginally below the guideline (by 0.5m). At these distances it is considered that the proposed development would not be overbearing to the occupiers of that property. No windows are proposed in the side elevation of plot 7 that might otherwise have raised privacy issues.  

27.
In relation to dwellings on Norman Road that back on to the existing bowling club, the gable end to plot 17 would be 6.5m from the boundary and 15m from the rear elevations of these properties. This distance complies with the above guidelines and although the development would be clearly visible from the rear of a number of dwellings it is considered to be far enough from the boundary so as not to be overbearing or result in overshadowing.

28.
The dwellings proposed on Norman Road would retain a distance of between 24m to 26m to the dwellings on the opposite side of the road which complies with the guideline of 21m across public highways and ensures on loss of privacy between dwellings.

IMPACT ON RESIDENTIAL AMENITY FOR FUTURE OCCUPIERS


29.
Proposal D3 of the UDP states the Council will have regard to the quality of the design and layout proposed for the development, including the amount of space around buildings and the quality of the environment created for occupiers of the proposed development, including daylight and sunlight requirements and privacy. For the most part the proposed layout complies with the Council’s guidelines for new residential development although there are some instances where proposed dwellings would fail to meet the guidelines; including the distance between the side gable elevation of plot 13 to the rear elevations of plots 9 and 10 and the distance from the side elevations of plots 34 and 37 to the rear elevations of plots 38, 43 and 44. However, it is acknowledged that this is a relatively high-density urban environment where it may be appropriate to apply guidelines flexibly to facilitate development on a brownfield site. It is also acknowledged that this shortfall affects dwellings proposed within the development; therefore the future occupiers of the properties would be aware of the situation before choosing to live here. Having regard to the above it is considered that the proposal would provide a satisfactory level of amenity for future occupiers of the development. 

30.
Given the proximity of industrial uses to the north of the site on the opposite side of the canal there is potential for noise or other forms of disturbance to affect the proposed housing, particularly plots 38 to 44 which are proposed adjacent to the canal. An acoustic assessment has been submitted with the application and refers to indicative noise mitigation measures designed to achieve acoustic design criteria contained in BS 8233. The Pollution and Licensing Section comment that it is necessary for further submission of a detailed scheme for protecting the proposed noise sensitive development from industrial noise around the site – further information has since been submitted and at the time of preparing this report is being considered. Any further comments will be included in the Additional Information Report.


TRAFFIC


31.
The proposed development would generate traffic onto Woodfield Road and other surrounding roads and also increase activity at the junction of Woodfield Road with the A56. It is acknowledged however, that Woodfield House is currently in industrial use and therefore any consideration of the traffic impact of the development should be considered against the impact of existing levels associated with Woodfield House, which includes HGV’s. 


32.
The application is accompanied by a Transport Statement which concludes that the site is in a sustainable location, that the traffic impact will be low and that parking provision will be sufficient. With regards to traffic impact, an 85th percentile TRICS assessment has been conducted to establish the likely number of trips generated by the proposed development. This has been compared with the existing permitted flows to develop the net impact of the proposed development which are 19 fewer arrivals and 15 more departures during the am peak and 22 more arrivals and 10 fewer departures during the pm peak. It states that the net impact of the development is negative on the traffic levels in the am peak with a nominal increase in traffic in the pm peak and when compared against background flows the increase in traffic related to the development is minimal. The Transport Statement concludes that it is likely that there will be no material impact on the operation of the local road network as a consequence of the proposed development. 

33.
Having regard to the above conclusions and that there would be a shift in the nature of traffic on local roads from industrial to residential (including a reduction in delivery vehicles and HGV’s), it is considered that the impact of the development on the immediate road network would be acceptable.   


CAR PARKING


34.
On-street parking is known to be an issue in the area due to most of the existing housing in the vicinity not having any on-site parking provision and residents of the Budenberg HAUS development also parking on-street. The Transport Statement acknowledges that this is a major issue in the area with a significant amount of vehicles currently parking on Woodfield Road and Weldon Road. The LHA comment that to meet the Council’s car parking standards an absolute minimum of 113 car parking spaces should be provided for the residential element of the scheme, 2 car parking spaces for each 3 or 4 bedroom residential dwellinghouse and 1 car parking space each for 2 bedroom units.  The proposals include 117 car parking spaces for the residential units in the form of parking courtyards, garages and driveways, which provides at least 2 car parking spaces per 3 or 4 bedroom dwelling and 1 car parking space. This level of provision complies with the Council’s standards and is consistent with guidance within PPG13: Transport. 


35.
For the bowling club 17 car parking spaces are required to meet the parking standards. The application proposes 7 spaces for use by the bowling club and therefore less than that required by standards. In support of this level of provision the Budenberg Bowling and Social Club has confirmed that this will be sufficient, as primarily the spaces are required for the staff as many members are local and prefer to walk. Whilst this may be the case for local club members, it must be borne in mind that bowling matches feature opponents from outside the area.  The LHA is concerned that just 7 car parking spaces are allocated for the bowling club and this may create additional parking stress on neighbouring roads in the area, that are already under considerable parking stress. Whilst the club has stated this would be sufficient there is no empirical evidence to support such a low level of parking.


36.
The TA states that there are existing parking pressures on the roads surrounding the site and the LHA is currently progressing a scheme which looks to install a series of Traffic Regulation Orders on neighbouring streets.  It is therefore recommended that as part of this development that the applicant funds the provision of required TROs within this site which would include the provision of junction protection measures to keep turning heads and junctions free of parked vehicles.


IMPACT ON BATS


37.
A bat and bird survey has been submitted with the application, dated July 2010. The survey concludes that no evidence of bats was found during daytime external inspections of the buildings. The main significance in respect of bats will be the potential effects upon the adjacent canal which will be used for foraging and commuting. GMEU has been consulted on the survey and note the buildings on site have low potential to support bats and none were found during the site inspection.  The survey did, however, highlight the value of the adjacent canal for bats in relation to feeding and commuting.  The report makes a number of recommendations in relation to lighting, nesting birds, protection of the canal and biodiversity enhancement opportunities and GMEU advise that these recommendations be required by condition, should permission be granted.


FLOOD RISK AND DRAINAGE


38.
A Flood Risk Assessment has been submitted with the application and notes that the site is identified as being located within Flood Zone 1 of the Environment Agency Flood Zones and as such is considered to have a low probability of fluvial/tidal flooding. The volume of attenuation that will be provided on site will be determined once a rate of discharge to the existing sewer network on and within the vicinity of the site has been agreed. Bloor Homes are in on-going discussion with United Utilities in order to agree this rate. At this stage the preferred method to achieve the required attenuation volume is to provide storage in oversized underground drainage network pipes and dedicated attenuation tanks. The drainage design including detailed attenuation calculations will be finalised at the detailed design stage.


39.
The FRA has been considered by the Environment Agency who have no objection to the proposed development but request that any approval includes the conditions set out in the consultations section above relating to submissions of schemes to limit the surface water run-off generated by the proposed development and to manage the risk of flooding from overland flow of surface water.

40.
United Utilities has no objection subject to the conditions set out in the consultations section above relating to drainage on a separate system with only foul drainage connected into the foul sewer, requirement for an access strip over the public sewer which crosses the site, land drainage or subsoil drainage water must not be connected into the public sewer system and connection of highway drainage to the public wastewater network will not be permitted.


AFFORDABLE HOUSING


41.
A residential development of this size and in this location would also be expected to contribute toward affordable housing provision in accordance with national and regional planning guidance and, more specifically, Proposal H8 of the Revised UDP and the Council’s Approved Supplementary Planning Guidance Note – Provision for New Affordable Housing Development, adopted September 2004. Based on the Housing Needs Survey 2001 and data on local house prices and incomes, the Council has set a target contribution figure of 35% of the total site development capacity for schemes in the Altrincham area. This would equate to a requirement for 20 of the 58 dwellings to be affordable. The applicant has only committed to providing 5 affordable units within the scheme (to be provided for sale at a discount to Open Market Value in perpetuity). The applicant’s case for this lower level of provision is considered in the section on viability below. 


DEVELOPER CONTRIBUTIONS


42.
Based on 58 dwellings and excluding the proposed bowling club which is being provided on a like-for-like basis, the proposed development would attract the following developer contributions:


43.
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. Although the proposed development includes a sport/recreational facility in the form of the bowling club, this arises only out of the need to relocate the existing facility (to comply with UDP Proposal OSR5) and therefore the development is not providing any additional outdoor sports or play space provision over and above existing provision.  As such the proposed development requires a contribution to off-site provision to comply with the SPG. Based on the rates set out in the SPG, a contribution of £142,095.22 would be required, with £96,351.53 toward open space provision and £45,743.69 toward outdoor sports facilities.


44.
SPD1: Developer Contributions to Highway and Public Transport Schemes sets out that a contribution toward the provision or improvement of highway and public transport schemes is required. The location is a within the ‘Most Accessible’ category of locations for the purpose of the SPD. This equates to a contribution of £12,644 towards local highway improvements and £19,372 towards public transport improvements.

45.
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 developments this is calculated at a rate of 3 trees per dwelling which generates a requirement for 174 trees.  There is scope for some or potentially all of this tree planting requirement to be provided on site, which is the preferred option, and a financial contribution toward off-site planting would be required for the remainder at a rate of £310 per tree. This would generate a maximum contribution of £53,940, less £310 per tree that is provided on site.


46.
The total financial contribution would amount to £228,051.22, less any amounts deducted to reflect on-site tree planting and on-site open space/sports facilities provision.

VIABILITY

47.
The applicant has advised that in this case the affordable housing requirement and other financial contributions detailed above affect the viability of this proposed development. They have stated that failure to demonstrate flexibility in the approach to Section 106 contributions and affordable housing will delay the delivery of this key strategic housing site in the short to medium term. In support of a case for a significantly lower amount of affordable housing being proposed (5 units) and significantly reduced financial contributions the applicant has advised that there are significant abnormal costs associated with redeveloping this site and also approximately £400,000 of costs in relation to the relocation of the Bowling Club to a new purpose built facility. 


The abnormal costs suggested by the applicant include the following:


· removal of a significant volume of peat; 


· significant ground improvement works;


· vibro stone column pile foundations for most plots; 


· gas protection measures; 


· substantial dewatering of excavations due to proximity of canal;


· remediation of contamination;


· noise attenuation measures;


· works to the canal bank.


With regards to the costs of providing a new Bowling Club facility, in support of the proposal the applicant has stated this is to be leased to the club free of charge in order to guarantee the long term security of this valuable community resource - currently the club does not enjoy any security of tenure and occupy the site on an informal basis.


48.
The viability case has been the subject of detailed discussions between officers and the applicant. In summary there is disagreement over some of the development costs being identified by the applicant as abnormal costs, which in the opinion of officers are costs to be expected on a brownfield and industrial site. Officers have had regard to the Homes and Community Agency standard appraisal model. It is also relevant to refer to guidance in the Council's SPG for affordable housing which refers specifically to cases where there may be issues in developments being able to provide affordable housing. It states that a developer should take the affordable housing requirement into account when purchasing the land and the Council does not accept situations where the developer purchases land with an assumption that the requirements for affordable provision will be reduced to ensure viability. It goes on to state that standard development costs that will not usually be considered to be abnormal include: demolition, landscaping, surveys, drainage or flood prevention measures, other matters connected with site development.  The emerging SPD1 on planning obligations which is currently at consultation stage, also states that "abnormal costs should be reflected in the price paid for the site.  Demolition of existing structures, site clearance and decontamination should be reflected in the land value.  It will not be acceptable to make allowance for known site constraints in any financial viability appraisal." It is considered that costs associated with demolition of existing structures, site clearance and decontamination as well as taking on the costs of relocating the bowling club should be reflected in the land value, not taken into account by reducing the affordable housing requirement/financial obligations.

49.
With regard to the financial contributions set out above, the developer has put forward the case that the benefits in providing a new and improved bowling club should be taken into consideration. In respect of the sports facilities element, it is acknowledged that the new bowling club would be an improvement on existing provision as the proposals would give the club security and also a better facility that will be available to the community. Therefore it is considered this can be taken into account in considering the extent of any further financial contributions necessary. This view is supported by Sport England. In relation to the open space requirement however, there would be no improvement in provision arising from the proposals as the new bowling green would replace (as required by UDP Policy OSR5) rather than improve open space provision in the area and in a less visible and accessible location.  

50.
With regards to the highways contribution, the applicant has referred to the conclusion of the Transport Assessment that the development would have no material impact on the operation of the local road network and that this should negate or reduce the contribution required. Whilst this may provide justification to reduce the local highway improvements element of the contribution (and also taking into account there would be reduced industrial traffic), it is considered that this wouldn’t be the case with the contribution required towards public transport improvements given the scale of the proposed development and the likely demands on public transport provision being greater than the existing use.  

51.
With regards to the Red Rose Forest contribution the applicant has indicated that they would look to plant as many of the required trees on site as possible in order to negate the need for a contribution towards off-site planting.

52.
In conclusion it is considered that the viability case put forward by the applicant does not justify the reduced affordable housing and contributions “offer” that has been proposed which comprises 15 less affordable units and a likely significant shortfall below the £228,051.22 financial contribution required. It is acknowledged that recent Government guidance suggests Council’s should be flexible on the affordable housing and section 106 contributions where this would aid delivery of an acceptable residential scheme. However in this case it is considered the applicant has failed to demonstrate that viability depends solely on the affordable housing and financial contributions and that the scale of the reduced “offer” is required. In respect of affordable housing, it is important to note that the emerging Core Strategy Policy L2 and Planning Obligations SPD that deals with affordable housing identifies the Altrincham area as a ‘hot market location’, and also there are relatively few sites in the south of Trafford of this size and with potential to provide affordable housing. Therefore this is a key site for the delivery of much needed affordable housing in the Altrincham area.


RECOMMENDATION: REFUSE for the following reasons:


1. The proposed residential development of the existing bowling club site, by reason of the loss of existing open space, the impact on views into and out of the conservation area and the layout of the proposed dwellings, would detract from the character and appearance of that part of the site and the Linotype Estate Conservation Area. As such the development is contrary to Proposals D1, D3, ENV21 and ENV23 of the Revised Trafford Unitary Development Plan, national guidance as set out in Planning Policy Statement 5 (PPS5): Planning for the Historic Environment and the Council's approved Planning Guidelines 'New Residential Development'.


2. The proposed development would fail to deliver a level of affordable housing compliant with the standard set out in Proposal H8 of the Revised Trafford Unitary Development Plan and adopted Supplementary Planning Guidance ‘Provision for New Affordable Housing Development’ and is therefore contrary to this policy and guidance.

3. The proposed development would fail to deliver a level of financial contribution proportionate to the scale of the development and compliant with standards set out in Proposals OSR9 and T9 of the Revised Trafford Unitary Development Plan and adopted Supplementary Planning Guidance ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ and Supplementary Planning Document 1: Developer Contributions to Highway and Public Transport Schemes and is therefore contrary to these policies and guidance.



�







LOCATION PLAN FOR APPLICATION No: - 76727/FULL/2011



Scale 1:2500 for identification purposes only.



Chief Planning Officer



PO Box 96, Waterside House, Sale Waterside, Tatton Road, Sale  M33 7ZF



Top of this page points North







                      











Planning Committee – 8th September 2011 

Page 1




_1376460173.doc
		WARD: Altrincham

		76727/FULL/2011

		DEPARTURE: No





		Erection of 58 dwellings and relocation of existing bowling club, including erection of club building following demolition of Woodfield House and existing bowling club building.



		Woodfield House and Budenberg Bowling Club, Woodfield Road, Altrincham, WA14 4ZA 






		APPLICANT:  Bloor Homes North West Ltd/Urban Splash Ltd & Woodfield House Ltd






		AGENT: None






		RECOMMENDATION:  REFUSE








[image: image1.wmf]

SITE


The site lies to the north west of Altrincham Town Centre and west of Manchester Road (A56) and. The site comprises two distinct parts, Woodfield House and Budenberg Bowling Club and extends to approximately 1.74 hectares. 


The Woodfield House part of the site is broadly triangular in shape and presently occupied by a predominantly two-storey, part three-storey industrial building dating from 1948. The building is physically attached to the grade II listed Linotype and Machinery office building by a narrow covered link to the north western side of the building and running alongside the canal. The building is therefore listed due to the date of construction and physical attachment to the main office block. The building is partly occupied by a number of industrial uses and is partly vacant. The remainder of the Woodfield House site is predominantly hardsurfaced and provides car parking for the existing building. Along the Woodfield Road/Norman Road boundary there are a number of mature lime and birch trees which are the subject of Tree Preservation Orders. The site adjoins the Bridgewater Canal to the north, the Linotype and Machinery office building and industrial units to the west, the Budenberg HAUS Projekte apartments to the east and traditional Victorian terraced housing to the south. 


The Budenberg Bowling Club part of the site is on the south side of Woodfield Road, with access into the site from Weldon Road to the east. The site comprises the single storey club building, which dates from the late 1950’s or early 1960’s, the bowling green and an area of hardstanding providing car parking.


The Bowling Club part of the site and the part of the Woodfield House site adjacent to Norman Road are within the Linotype Estate Conservation Area. Woodfield House itself is not within the conservation area.


The surrounding area comprises both industrial and residential uses, with industry predominant to the north and west and housing predominant to the east and south. To the immediate east lies the Budenberg HAUS Projekte residential development whilst to the south is traditional Victorian terraced housing. To the immediate west is the Linotype and Machinery Factory office building which is grade II listed, beyond which are industrial buildings which are also part of the Linotype and Machinery site. This is separated from the application site by an access road and car park serving that site. The northern boundary of the site is defined by the Bridgewater Canal, beyond which are industrial buildings and Altrincham Retail Park.


PROPOSAL


Permission is sought for the erection of 58 new dwellings, following demolition of Woodfield House and clearance of the Budenberg Bowling Club site, including demolition of the existing pavilion. The development comprises 34 terraced/linked units, 19 detached, 4 semi-detached and 1 flat over garages. The development also includes relocation of the existing bowling club from its present site on Woodfield Road/Weldon Road to the north east corner of the application site, adjacent to the canal. 


All the proposed dwellings would be two storey and of brick construction with pitched slate roofs. They are of traditional design and materials and include pediment/gable detail to the front elevations, chimneys, panelled windows with brick detailing above windows, and lean-to canopies above front doors.

The relocation of the bowling club includes a new clubhouse, bowling green, garden store, and 7 car parking spaces. The building includes a function room, toilets, office, bar area and beer store. The proposed new bowling club facility would be leased to the club free of charge in order to guarantee their long term security; the club do not currently enjoy any security of tenure and occupy the existing site on an informal basis.


Amended plans have been submitted during the course of the application in response to comments made by officers and the LHA and Greater Manchester Police Design for Security. The amended plans make changes to the layout to address initial concerns regarding car parking provision, driveway widths, and potential crime and anti-social behaviour impacts. The amended layout has increased the number of dwellings from the original submission of 57 to 58. The elevations of some of the proposed dwellings have also been amended to address concern that the original submission included blank elevations to the street scene.

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.

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


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


DP7 – Promote Environmental Quality


RDF1 – Spatial Priorities


L1 – Health, Sport, Recreation, Cultural and Education Services Provision


L4 – Regional Housing Provision


L5 – Affordable Housing


RT2 – Managing Travel Demand


EM1 – Integrated Enhancement and Protection of the Region’s Environmental Assets; EM1 (C): Historic Environment


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION


Woodfield House


Large Sites released for Housing Development/Mixed Use Development


Adjacent to Conservation Area


Budenberg Bowling Club


Protected Open space


Conservation Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


A2 – Areas for Improvement


ENV4 – Trees, Hedgerows and Woodlands


ENV10 – Wildlife Corridors


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


ENV24 – Buildings of Special Architectural or Historic Interest


ENV29 – Canal Corridors


ENV30 – Control of Pollution


H1 – Land Release for Development


H2 – Location and Phasing of New Housing Development


H3 – Land Release for New Housing Development (HOU14)


H4 – Release of Other Land for Development


H8 – Affordable Housing


OSR1 – Open Space


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


OSR4 – Standards for Outdoor Sports Facilities Provision


OSR5 – Protection of Open Space


OSR9 – Open Space in New Housing Development


OSR14 – Recreational Use of the Bridgewater Canal


T3 – Pedestrian and Cycling Route Network


T6 – Land Use in Relation to Transport and Movement


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


T10 – Transport and Land Use in Town Centres


T17 – Providing for Pedestrians, Cyclists and the Disabled


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


D13 – Energy Considerations in New Development


RELEVANT PLANNING HISTORY

Woodfield House


There have been various previous applications but none of direct relevance to this application. The most recent applications include the following:-


H/52551 - Retention of roller shutters and metal cladding to exterior. Approved 12/12/01


H/53729 - Change of use of part first floor from light industrial (Use Class B1) to indoor skating park (Use Class D2). Approved 06/06/02


H/55274 - Continued use of part of second floor as a dance studio (use class D2). 


Approved 05/06/03


H/OUT/69211 – Outline application for demolition of Woodfield House and erection of a mixed use development to provide up to 955 square metres retail / café / restaurant / office space (use classes A1, A2, A3, B1, D1 and D2), 25,995 square metres residential to provide 174 maisonettes and apartments, 709 square metres creche, 1086 square metres rowing club, 271 car parking spaces and creation of new areas of landscaped open space. Application not determined.


74429/LB/2009 - Listed Building Consent for demolition of existing building. Application not determined.


Budenberg Bowling Club


H/54121 - Erection of 13 houses (on three levels) and a replacement bowling green pavilion following demolition of existing. Withdrawn in 2002


H/CC/54122 - Conservation Area Consent for demolition of existing bowling pavilion and storage building in association with proposed replacement bowling pavilion and residential development. Withdrawn in 2002


APPLICANT’S SUBMISSION 


The application is accompanied by the following detailed supporting statements:


Design and Access Statement


Heritage Statement (PPS5 Statement)


Transport Statement


Noise Impact Assessment


Flood Risk Assessment


Bat and Bird Survey


Consultation Statement


Crime Impact Statement


Viability Assessment


Relevant parts of these statements will be referred to in the Observations section of this report where necessary.


CONSULTATIONS


LHA – No objections and comment as follows regarding car parking provision and traffic impact:


The floorspace associated with the bowling club is approximately 172.5 sq m.  To meet the Council’s car parking standards the provision of 17 car parking spaces should be provided.  However, in this case the bowling club that will be relocating is an existing club located within the site area.  It has been suggested in writing by the bowling club, that most bowling users live locally and observations of the car parking demand at the existing site have indicated that a 5 vehicles is a good guide of the number in the car park at any one time.  Whilst this may be the case for local club members, it must be borne in mind that bowling matches feature opponents from outside the area.  The LHA is concerned that just 7 car parking spaces allocated for the bowling use may create additional parking stress on neighbouring roads in the area, that are already under considerable parking stress.



The proposals include 46 number 3 bedroom houses, 9 number 4 bedroom houses and 3 number 2 bedroom units.   To meet the Council’s car parking standards an absolute minimum of 113 car parking spaces should be provided for the residential element of the scheme, 2 car parking spaces for each 3 or 4 bedroom residential dwellinghouse and 1 car parking space each for 2 bedroom units.  The proposals include 117 car parking spaces for the residential units which provides at least 2 car parking spaces per 3 or 4 bedroom dwelling and 1 car parking space.  In addition the provision of 7 car parking spaces are provided for the bowling club.


The TA states that there are existing parking pressures on the roads surrounding the site and the LHA is currently progressing a scheme which looks to install a series of Traffic Regulation Orders on neighbouring streets.  It is therefore required as part of this development that the applicant funds the provision of required TRO’s within this site which would include the provision of junction protection measures to keep turning heads and junctions free of parked vehicles.


Greater Manchester Police Design for Security – originally raised concern over the proposed layout which has since been amended in response to these concerns and a Crime Impact Statement has also since been prepared. Comment that they would like to see the following outstanding items from the Crime Impact Statement addressed: 


· There should be no through-movement from the Linotype factory to the development site. The existing railings which form the perimeter should be repaired and a section added preventing such movements - A 1200mm fence is not considered high enough, 1600mm would be more secure and more in line with the existing railings.


· The car park to the Bowling Club should be enclosed with railings and lockable gates - I am not convinced that sufficient spaces have been provided for the bowling club. 


· To maintain the security of the rear of dwellings, communal passageways leading to rear gardens should be gated at the street end of the passageway. Gates should be 1800m high and self-closing and locking. Access gates should be located in public areas where surveillance is greatest, and not is secluded areas. 


· A window, or windows, should be included in gable end of plots 7 and 38, to improve surveillance across the parking court/bays. A strip of landscaping is also recommended as a means of introducing defensible space to the gable of plots 7 and 38, and to soften the appearance of this façade.


· The detailing to the landscape edge to the head of the cul-de-sac of Woodfield Road should respect the likelihood that residents and visitors to plots 31-33 may use the space as a means of accessing those houses. Consequently, either a pathway should be introduced to guide pedestrians, and which respects the privacy and land ownership of plot 31 (an appropriate fence may be required to prevent a desire line appearing through private garden space), or, alternatively, there should be an appropriate fence which restricts movement through this space form the said properties other than plot 31 - The proposed trip rail is not considered an adequate deterrent to pedestrian movement. 


· The plans should indicate a change of hard surface treatment to the highway within the site. Such a change of surface enhances territorial control and provides a psychological barrier to intruders. Further, and higher quality changes to hard surfaces should be introduced to the communal car parks, including the bowling club, to enhance their appearance and help define territorial control. Rules managing the use of communal car parks are more likely to be respected if the environmental quality is high. This is particularly important at the new arrangement for the car park for plots1-17, where an entrance feature e.g. gate posts would enhance the semi-private nature of this space.


The support of GMP for the scheme is dependent on all the above points being adequately addressed.

Environment Agency - No objection in principle to the proposed development but request that any approval includes the following conditions:


· The development hereby permitted shall not be commenced until such time as a scheme to limit the surface water run-off generated by the proposed development has been submitted to and approved in writing by the local planning authority.


Reason. To prevent flooding by ensuring satisfactory storage of/disposal of surface water from the site. 


The discharge of surface water from the proposed development is to be reduced compared to that which discharges from the existing site. 


The development site is identified within the Council’s Strategic Flood Risk Assessment (SFRA) as being within a ‘Critical Drainage Area’ known as the ‘Conurbation Core’. One of the aims is to reduce surface water run-off from brownfield development by 50% in critical drainage areas. 


Therefore as part of this condition, reference should be made to 'Manchester City, Salford City and Trafford Councils Level 2 Hybrid SFRA, User Guide, Final dated May 2010'.

The discharge of surface water should, wherever practicable, be by Sustainable Drainage Systems (SuDS). SuDS, in the form of grassy swales, detention ponds, soakaways, permeable paving etc., can help to remove the harmful contaminants found in surface water and can help to reduce the discharge rate.

· The development hereby permitted shall not be commenced until such time as a scheme to manage the risk of flooding from overland flow of surface water has been submitted to and approved in writing by the local planning authority.


Reason. To reduce the risk of flooding to the proposed development and future occupants. 


United Utilities – No objection provided that the following conditions are met:-


· This site must be drained on a separate system, with only foul drainage connected into the foul sewer. All surface water from this development should discharge to the 450mm surface water sewer at a rate not exceeding 501/s to meet PPS1 and PPS25.


· A public sewer crosses this site and UU will not permit building over it. UU will require an access strip width of 6.0 metres, 3.0 metres either side of the centre line of the sewer, in accordance with the current issue of “Sewers for Adoption” for maintenance or replacement. Deep rooted shrubs and trees should not be planted in the vicinity of the public sewer and overflow systems.


· Land drainage or subsoil drainage water must not be connected into the public sewer system directly or by way of private drainage pipes.


· Connection of highway drainage from the proposed development to the public wastewater network will not be permitted.


· Other informatives to applicant regarding need to contact UU etc.


Electricity North West – Advise that the application could have an impact on their infrastructure and the applicant must ensure that the development does not encroach over either the land or any ancillary rights of access or cable easements.  If planning permission is granted the applicant should verify such details by contacting Electricity North West Limited.


Transport for Greater Manchester – No comments to make


Sport England – No objection, subject to a condition being imposed requiring the replacement bowling facilities, including the replacement green, floodlighting, clubhouse and car parking, to have been constructed and made available for use in accordance with a scheme to be approved by the Local Planning Authority. The scheme shall include details of the design, specification, construction and layout of the proposed replacement bowling facilities and future management and maintenance arrangements for the site. 


Comment that the proposals will result in a substantial level of investment into new and improved facilities for the bowling club. Although not explicit within the supporting documents, the new green will be designed and constructed in accordance with recommendations from a specialist contractor and floodlighting will be included. In light of the above points, Sport England considers the scheme would be consistent with Sport England policy and paragraph 13 of PPG17.


With regards to the scheme relating to additional demand arising as a result of the new housing, in normal circumstances Sport England would encourage the LPA to secure an additional commuted sum contribution towards the demands arising from new housing on existing sport and recreation facilities. However, given that the scheme proposes a considerable level of investment into new bowls facilities which will improve the overall quality of the facilities available in this location, it is not considered necessary to seek such an additional contribution in this instance.


English Heritage - No comments and recommend the application should be determined in accordance with national and local policy guidance, and on the basis of the Council’s specialist conservation advice.


Greater Manchester Ecology Unit – No objections. Note that the survey found the buildings on site to have low potential to support bats and none were found during the site inspection.  The survey did, however, highlight the value of the adjacent canal for bats in relation to feeding and commuting.  The report makes a number of recommendations in relation to lighting, nesting birds, protection of the canal and biodiversity enhancement opportunities and GMEU suggest that these recommendations be required by condition, should permission be granted.


Highways – No objection in principle subject to satisfactory compliance with LHA design standards. The extension of Woodfield Road needs to be a cul-de-sac not joining adjacent estate as shown. Road 1 should be 5.50m c/way1.80m footways.


Drainage – Informatives to be attached to any approval as follows: 1) drainage must be arranged on a separate system with separate connections to the receiving sewerage network; 2) Developer should consider a Sustainable Urban Drainage / disposal at source solution to dealing with surface water run off; 3) It will be necessary to constrain the peak discharge rate of storm water and full details of storm water attenuation or SUDS proposals shall be submitted and approved; 4) Developer to contact United Utilities to ascertain if building over agreement or diversion may be appropriate. Also note that UU record of sewers differs from Trafford historical sewer records so detailed survey required by developer.


Street Lighting – No comments


Public Rights of Way – No comments


Pollution and Licensing – No objections in principle, although there are some concerns relating to the effect industrial noise from the area surrounding the proposal site will have on the proposed residential dwellings which form part of this application. An acoustic assessment has been submitted with the application and has been reviewed.  The assessment refers to indicative noise mitigation measures designed to achieve acoustic design criteria contained in BS 8233.  The Pollution and Licensing Section feel that it is necessary for further submission of a detailed scheme for protecting the proposed noise sensitive development from industrial noise around the site – further information has since been submitted and at the time of preparing this report is being considered by Pollution and Licensing. Any furrther comments will be included in the Additional Information Report.

Manchester Ship Canal Co – No comments received


REPRESENTATIONS


Neighbours – 19 letters of objection originally received and 4 further letters of objection received in response to the amended plans. The objections are summarised as follows:


· The bowling club part of the site is a conservation area and should be protected from development. Development on the bowling green will contravene Trafford’s definition of a conservation area. It has never been built on and should not be considered a brownfield site. 

· The bowling green is a green open space valued by many local residents in an area that has limited open space; residents will lose the view of the bowling green and well maintained greenery and of the conservation area as well as the enjoyable atmosphere and ambience of the site. 

· The Woodfield House site could be redeveloped without relocating the bowling club and destroying the existing open space. The existing bowling club site could be upgraded and improved and potentially a private commercial enterprise.


· The dwellings proposed on the bowling club site would have significant impact on outlook, overlook existing houses and affect light to gardens. Nos. 71 and 73 Woodfield Road and houses on Pollen Road would be significantly affected. 

· No. 72 Weldon Road is not referenced on the submitted plans even though the proposal directly affects this property and its outlook.


· The proposals will result in traffic, noise and disturbance which would be detrimental to amenity and construction work will inevitably cause noise and disruption and upheaval to access nearby houses.

· Concern that residents were not made aware of this potential development when purchasing their property.

· Proximity of houses to 73 Woodfield Road may affect the structure of this property. 

· Concern that the water table will rise again.


· The proposed dwellings are standard ‘new build’ with mock features and would not be to the same standard and build quality of original housing in the conservation area, contrary to Policy ENV23. e.g. the proposed chimneys would be imitation and only for appearance. New building adjacent to or within a conservation area should be contemporary architecture so a clear distinction could be made with existing period architecture. This precedent has been set by the Urban Splash development. 

· Car parking is already a major problem in the area; Woodfield Road and surrounding roads suffer from parking on both sides of the road due to high demand from existing residents, workers at the L&M site and events at John Leigh Park.  Not enough car parking was provided for the Budenberg apartments so residents park on Woodfield Road. Additional housing will result in even more demand and problems will spread to Lock Road, Lawrence Road and other roads. Two spaces per dwelling is not sufficient for residents and visitors. 

· Insufficient car parking will be provided for the new bowling club. The club often has matches with up to 25 or 30 players so the 7 spaces being proposed would result in further parking demand on already congested roads. Contrary to guidance in PPG17.

· Traffic is already a problem on Woodfield Road due to recent residential developments and industrial traffic to/from Norman Road.  Cars park on both sides of Woodfield Road making it one way and difficult for vehicles to pass, especially lorries. Pavements are also blocked with parked cars. Turning right onto the A56 is impossible - the keep clear area is often blocked preventing turning into and out of Woodfield Road. Additional traffic will make these problems worse and make life unpleasant for residents and less safe for children.

· Construction traffic will cause further problems in the locality and will be detrimental to access for emergency services.

· The existing hedgerow between the bowling club and Norman Road and Pollen Road provides privacy but it is inevitable this and the railings will be removed and replaced which would change the aspect significantly for residents with regards privacy, security and enjoyment of space. The boundary lines have also been confused as the shared land between the fence/hedge of properties on Norman Road and Pollen Road is actually divided up between respective households.


· The proposed bowling club site would be an inferior site and not as accessible and far less attractive than the existing site. It would be flanked by pylons and cement works in a hidden, dark location and its footprint will be smaller. The proposal does not make “qualitative improvements to open space for Sports and Recreational Facilities” as required by planning policy. 

· Many local residents and some bowling club members have not fully articulated their views and are disillusioned with the communication process. Lack of notification by the applicant - there should be further and more impartial explanation and consultation with local stakeholders.


Some of the letters of objection support the demolition of Woodfield House and development on that site but object to the relocation of the bowling club and high density housing proposed on that site. 


Letters of support – 7 letters have been received (inclusive of letters from Budenberg Bowling Club and Altrincham & Sale Chamber of Commerce), summarised as follows:

· Woodfield House is in a poor state of repair and should be demolished. It is a fire risk and health and safety risk to those living nearby and pigeons are causing nuisance.

· The area desperately needs regeneration to encourage more families to the neighbourhood. The proposal will regenerate the site and make Woodfield Road a far more attractive place to live, opening views of the Linotype building and the canal.


· The new housing would blend in well with surrounding houses in the conservation area and enhance the area. The trees and green fencing will also enhance the area.

· The relocation of the bowling club adjacent to the canal would create a lovely setting and secure the long term future of the Club. Other similar facilities have closed in recent years and it is vital to retain the bowling club, which provides various social activities for the community.


· The proposals provide sufficient car parking for the proposed houses and the bowling club.

Budenberg Bowling Club comment as follows:


· The Club currently has 222 members and at an EGM held in December 2010 the Committee of the Club were given an overwhelming mandate by the members to support the planning application. 

· From the transition from a works social club to a members club there has been a lack of security of tenure from successive landlords. The proposals will secure the long term security for the club and allow the club to further develop and become the main focal point in the area for the local community.

· The Club currently supports nine bowling teams in seven bowling leagues and is also a member of the Altrincham Darts league, has a golf society, local bingo session for the local community and has started to explore additional opportunities which the new facilities will allow the club to pursue. 


· Members of the Club feel that the development will enhance the area whilst giving the club the opportunity to become the focal point for activities for the local community.


Altrincham & Sale Chamber of Commerce – support the proposal and comment that it will enhance this area.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.
One of the key objectives set out in PPS3 is the priority on re-using previously developed land within urban areas in preference to the development of greenfield sites. PPS3 refers to ensuring housing is developed in suitable locations which offer a range of community facilities and with good access to jobs, key services and infrastructure. In identifying suitable locations for housing development the criteria to be taken into account should include focusing new developments in locations with good public transport accessibility and/or by means other than the private car and opportunities for re-use of vacant and derelict sites or industrial land and commercial sites for providing housing as part of mixed-use town centre development. 


2.
The policies of the Regional Spatial Strategy relevant to residential development include L4, DP4 and MCR3. The criteria of Policy L4 include the requirement to maximise the re-use of vacant and under-used brownfield land and buildings in line with Policy DP4 which relates to making the best use of existing resources and infrastructure. Policy MCR3 requires plans and strategies to sustain and promote economic prosperity consistent with the environmental character of the area and the creation of attractive and sustainable communities by allowing residential development to support local regeneration strategies and to meet identified local needs, in sustainable locations which are well served by public transport.


3.

In accordance with the emerging Core Strategy Policy L1 the release of previously developed land will be released in the following order for priority. 


· Firstly derelict, vacant or underused land within the Regional Centre and Inner Areas;


· Secondly similar such land outside of the Regional Centre and Inner Areas that can be shown to contribute significantly to the achievement of the regeneration priorities set out in Policy L3 and/or strengthen and support Trafford’s 4 town centres, and,


· Thirdly other such land outside the Regional Centre and Inner Areas that can be shown to be of benefit to the achievement of the wider Plan objectives. 


The application site is located in the south city region area and therefore would be considered as a third priority for development against emerging Core Strategy policy L1. 


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


At this point in time (which is effectively at the start of a new planning policy regime), and particularly given the allocated status of the application site, it is considered it would not be possible to demonstrate from the development monitoring information that is available that this proposal would have a significant adverse impact on the Councils ability to meet the development aspirations set out in the adopted or emerging elements of the development plan or PPS3. This position will of course be kept under review. 


4.
The Draft NPPF states at that the Government's key housing objective is to increase significantly the delivery of new homes and that the planning system should aim to deliver a sufficient quantity, quality and range of housing consistent with the land use principles and other policies of the NPPF.  The NPPF also states good design is of great importance and of particular relevance to this application requires developments to optimise the potential of the site to accommodate development and respond to local character and reflect the identity of local surroundings. With regards to the historic environment it states that heritage assets should be conserved in a manner appropriate to their significance. Of relevance to this application it states that as heritage assets are irreplaceable, any harm or loss should require clear and convincing justification. Substantial harm to or loss of a grade II Iisted building should be exceptional.


Woodfield House


5.
The Woodfield House part of the site forms part of a larger area on Woodfield Road allocated under Proposal H3 (HOU14) of the UDP for mixed housing and employment use. In accordance with Proposal H3 the Land at Woodfield Road is identified for release between April 2006 to March 2011. Part of the allocation has already been developed as the Budenberg residential development. Proposal H4 is also relevant to and states that permission will normally be granted for the development and redevelopment of suitable land within the built up area for housing provided that such proposals:-


i) Are either (a) not on sites protected as open space, unless the provisions of Proposal OSR5 can be satisfied, or, (b) allocated for some other use;



ii) Comply with the relevant provisions of Proposals D1 and D3 and where appropriate Proposals ENV21 and ENV23;



iii) Do not prejudice the development or redevelopment of adjoining land.


6. 
Given the mixed use allocation under Proposal H3, it is necessary to consider the impact of a pure housing proposal on this site as currently submitted. A previous application (H/OUT/69211) was submitted on the Woodfield House site for a mixed use development consisting of 955 square metres retail/café/restaurant/office space (Use classes A1, A2, A3, B1, D1 and D2), 25,995 square metres residential to provide 194 maisonettes and apartments, 709 square metres crèche, 1086 square metres rowing club, 305 car parking spaces and creation of a new area of landscaped open space. This application has not been progressed and has not yet been determined. Whilst it is unfortunate that this current proposal consists only of a residential element, taking into account the current economic climate and the type of development that has been approved in the immediate vicinity of the site the proposal is considered to be acceptable in this regard.


7.
Having regard to the above, the proposed redevelopment of the Woodfield House part of the site for housing is considered in accordance with PPS3, the relevant policies of the RSS, Core Strategy Policy L1 and Proposals H2 and H4 of the UDP.  The site is previously developed land within a sustainable location, close to Altrincham Town Centre where comprehensive services and facilities are available and the site is well served by public transport, being within walking distance of bus stops on Manchester Road and Navigation Road Metrolink station. Altrincham Interchange is also within walking distance where rail and Metrolink services are located. Furthermore, the site is classified as a ‘most accessible’ area in the Council’s SPD1 ‘Developer Contributions to Highway and Public Transport Schemes’.

Budenberg Bowling Club


8.
The Bowling Club part of the site is designated as Protected Open Space under Proposal OSR5 in the UDP and is also located within the Linotype Estate Conservation Area.  Proposal OSR5 of the UDP states that the Council will safeguard and protect all types of open spaces described in Policy OSR1 and development of all or part of an open space will not be permitted unless:


1. It is for formal or informal recreational purposes;


2. Replacement facilities of an equivalent or greater community benefit within the locality are provided;


3. The proposed development is ancillary or complements the principal use of the site; 


4. It can be clearly demonstrated that the development would not result in a local deficiency (See Proposals OSR3 and OSR4) of recreational open space and facilities, taking account also of the site’s wider environmental and community value. 


9.
Of these criteria point 2 potentially applies to this proposed development, as replacement facilities are being provided within the locality. As the new bowling club would provide the same facilities as the existing and with the added benefit that it would be leased to the club free of charge to guarantee their long term security, it is considered that replacement facilities of an equivalent or greater community benefit would be provided. The development of this part of the site would also comply with criteria i) of Proposal H4 of the UDP as the provisions of Proposal OSR5 are satisfied.

DEMOLITION OF WOODFIELD HOUSE


10.
An application for listed building consent for demolition of Woodfield House has been submitted and appears elsewhere on this agenda (Application No. 76871/LB/2011).  In summary it is considered that the proposed demolition would improve the setting of the adjacent L&M office building (which is the primary reason for the listing), and it also acknowledged that Woodfield House has been greatly altered and is in poor condition.  The proposed demolition is acceptable in terms of PPS5 and UDP Policy ENV24.

IMPACT ON STREET SCENE AND CHARACTER OF CONSERVATION AREA


Proposed Layout


11.
The proposed development comprises 58 dwellings in total on both the Woodfield House and the Bowling Club parts of the site. The scheme includes new dwellings fronting Woodfield Road, Norman Road and Weldon Road and a new road extending from Woodfield Road to serve the new dwellings on the Woodfield House part of the site and the relocated bowling club. In general terms the proposed layout and density of the development seeks to make effective use of previously developed land whilst also having regard to the density and layout of existing development in the vicinity. 


12.
The scheme includes a mix of detached, semi-detached and terraced housing and which is of a scale and massing that would reflect that of surrounding housing in the area. It is acknowledged that a mix of housing is also encouraged by PPS3 to contribute to the creation of mixed communities.


13.
The layout includes two storey terraced dwellings fronting Woodfield Road, Norman Road and Weldon Road which would provide a street frontage in a terraced form and on a similar alignment to existing dwellings in the vicinity. It is considered these elements of the scheme would have acceptable impact within the street scene. 


14.
To the north of Woodfield Road the proposed layout includes a new road extending into the site from Woodfield Road and predominantly detached houses. This would provide a frontage to Woodfield Road before it turns into Norman Road and a frontage to the canal in the form of 7 terraced units fronting the canal. The 1910 O.S Map indicates that historically Woodfield Road dissected the current Woodfield House site and continued to the side of the Linotype Works providing access to the rear.  The proposed layout reinstates this route to some extent, albeit it would not continue as far as the Linotype Works. There is some concern that this part of the scheme results in a sporadic development of detached houses and which would not provide strong frontages to the street scene which is a key characteristic of the conservation area. Nevertheless the proposed layout would be an improvement compared to the existing situation in terms of improving the setting and better revealing the frontage of the adjacent office building (see paragraphs 20-22 of this report). 

15.
The development includes five dwellings on the Bowling Club site that do not front a road and are of a backland nature (plots 13 to 17). This form of development would be inconsistent with the pattern of development elsewhere within the conservation area as well as result in the loss of the bowling green as an existing open space, which it is considered makes an important and positive contribution to the conservation area. There are only limited areas of open space remaining in the conservation area and this particular site has always existed as open space since the erection of the estate presumably to allow recreational space for the residents. Although the application provides for replacement open space in the form of the new bowling green, this site would be further away from existing housing on the Linotype Estate, would not be appreciated by as many residents in the locality and importantly is outside of the conservation area. The existing bowling green also allows for significant views of the rear elevations of properties on Pollen Road and Lock Road. There are also views of the Budenberg building (a non-designated heritage asset) from the rear of Pollen Road and this view out of the conservation area will also be lost. It is also noted that plots 7-12 would restrict views to the rear of Pollen Road, although in urban design terms it is acknowledged these follow the pattern of development. For the above reasons it is considered that plots 13 to 17 would cause substantial harm to the significance of the conservation area, which is a designated heritage asset under Policies HE9.1 and 9.2 of PPS5. It is acknowledged that there are benefits associated with providing a new bowling club within the locality, however the relocation of the club and development of the existing site for housing do not preserve or enhance the character and appearance of the Linotype Estate Conservation Area.

Design and Materials

16.
The proposed dwellings are all two storey, which reflects the height and scale of established housing on the Linotype Estate and on Woodfield Road in the vicinity of the site and it is considered that in terms of their height, scale and overall massing, this type of development would have acceptable impact in the area.

17.
In terms of design and materials, the proposed dwellings are traditional in form, being of predominantly brick construction with pitched slate roofs. The detailing and features include pediment/gable detail to the front elevations, chimneys, panelled windows with brick detailing above windows and lean-to canopies above front doors. The style of housing in the immediate vicinity predominantly comprises traditional terraced housing on the Linotype Housing Estate built between 1896 and 1910 and terraced housing on Woodfield Road built around the same time. There are also a number of recent developments nearby, including the contemporary Budenberg HAUS Projekte adjacent to the site and three storey town houses on the former ice rink site. It is considered that the design and materials of the proposed dwellings would be appropriate in this context, sharing similar characteristics to the traditional housing in the area.  


18.
The bowling club would be relocated to the north east corner of the site adjacent to the canal and the Budenberg HAUS development. The proposed new clubhouse has been designed to complement the surrounding area whilst providing a building which will suit the needs of the club for its lifetime. It would be a single storey building constructed in brick with a pitched roof over and features a covered canopy to the rear elevation (facing the bowling green) and mock Tudor boarding to the front and rear roof pediments and the gable ends. In terms of its design and external appearance it is considered the building would be acceptable in this location.

 

19.
The northern boundary of the site adjoins the Bridgewater Canal. Proposal OSR 14 states that the Council will encourage and promote measures to improve access to and use of the Bridgewater Canal for informal recreation use; improve the use of the canal tow-path by cyclists and pedestrians where appropriate; and improve linkages to other existing or planned recreation routes. The scheme includes 7 dwellings fronting the canal and also the bowling club which ensures an active frontage to the canal and an improvement on the existing situation of Woodfield House backing on to the canal. The proposed boundary treatment along the canal is indicated as a 2.0m high acoustic fence along the boundary of the proposed dwellings and car park and 1.2m high metal railings along the new bowling club boundary. Full details of the type of fencing have not been provided, however there is concern that the proposed 2.0m high fence would present an imposing and visually intrusive form of boundary treatment when seen from the canal. It is acknowledged that such a fence is proposed to mitigate potential noise impacts from industrial uses on the opposite side of the canal and therefore the comments of Pollution and Licensing have been sought regarding the necessity for such a fence. This is still under consideration at the time of preparing this report and further comments will be included in the Additional Information Report.


IMPACT ON THE LISTED LINOTYPE OFFICE BUILDING


20.
The Linotype and Machinery building is a grade II listed building located immediately to the west of the application site. The main office block nearest the application site was constructed in 1897 and exhibits bold exterior detailing and a distinctive clock tower.  It is constructed from red brick with buff terracotta detailing and a roof concealed behind deep parapets. The front elevation is symmetrical with 2 storey, 7 bay range to centre, and flanking 2 and single storey ranges extending to the north and south. The plan form is a stepped linear range, extending north south and forming the frontage range to an extensive workshop development to the west. The front and most important elevation of the Linotype office building is approximately 17m from the application site boundary. 

21.
The construction of Woodfield House on the former cricket pitch in front of the Linotype office building has partly obscured the impressive frontage of the building. Woodfield House also presents an unattractive side elevation to the listed building. It is recognised therefore that demolition of Woodfield House and the erection of two storey dwellings would provide an opportunity to open up views of the frontage of the listed building frontage and consequently improve its setting and better reveal this heritage asset.  


22.
The proposed dwellings and layout have been designed to take into account the Linotype office building by incorporating a vista directly in front of the clock tower and it is acknowledged there would be improved views of the office building from within the development site to the immediate east of the office building. In these respects the scheme can be seen as an improvement on the existing situation, although it is considered these improvements would not be significant. The pedestrian route opposite the Linotype building allows for a vista from within the development but is limited in length and will not provide a view from outside the development site and it is considered more could be made of vistas from Woodfield Road and Norman Road. In addition it is considered a stronger frontage to the west side of the site and mirroring the L&M building could have been proposed, although it is acknowledged that the detached dwellings proposed on this side of the site would have their front elevations facing the listed office building which ensures an appropriate relationship between the development and this building.  

IMPACT ON TREES


23.
There are a number of mature trees along the Norman Road frontage of the site (mostly Limes) which are of significant amenity value to the area and contribute positively to the setting of the adjacent conservation area. These trees are the subject of group Tree Preservation Orders and it is considered essential that any redevelopment of the site does not compromise these trees. The site layout plan indicates that these trees are to be retained and there would be enhanced additional tree planting (this plan also indicates canopies are to be lifted and epicormic shoots removed on the trees to allow 2-3m high clear view into the site for security). It is considered that the dwellings proposed on the Norman Road part of the site retain sufficient distance to these trees to ensure they would not be compromised by the development.

IMPACT ON AMENITIES OF ADJACENT RESIDENTIAL OCCUPIERS


24.
Proposal D1 of the UDP requires new development not to prejudice the amenity of occupiers of adjacent property by reason of overshadowing, overlooking, visual intrusion or noise and disturbance. The Council’s Guidelines for new residential development recommends that where there would be major facing windows, two storey dwellings should retain a minimum distance of 21m across public highways and 27 metres across private gardens. Distances to rear garden boundaries from main windows should be at least 10.5 m for 2 storey houses. Where there is a main elevation facing a two storey blank gable a minimum distance of 15m should normally be provided. 


25.
The proposed dwellings at Plots 13 to 17 on the bowling club part of the site would back on to dwellings on Pollen Road, retaining a distance of between 10m to 15m to the site boundary. The existing hedgerow along this boundary is to be retained. The distance retained to the dwellings on Pollen Road would vary between approximately 17.5m and 21m to the two storey outriggers and 15.5m to 19m to the ground floor elements, however these elevations do not contain principal windows. The main rear facing windows of these dwellings would be approximately 22m or greater from the rear elevations of plots 13 to 17 which complies with the above guidelines and whilst the outlook would change significantly for these dwellings, the proposed development would not be unduly prominent or result in loss of privacy. 


26.
In relation to nos. 71 and 73 Woodfield Road, the proposed dwelling at plot 7 would be 11.5m from this boundary and 14.5m from the rear windows of no. 71. These distances generally comply with the above guidelines, although the distance retained between the gable end of plot 7 to the rear elevation of no. 71 is marginally below the guideline (by 0.5m). At these distances it is considered that the proposed development would not be overbearing to the occupiers of that property. No windows are proposed in the side elevation of plot 7 that might otherwise have raised privacy issues.  

27.
In relation to dwellings on Norman Road that back on to the existing bowling club, the gable end to plot 17 would be 6.5m from the boundary and 15m from the rear elevations of these properties. This distance complies with the above guidelines and although the development would be clearly visible from the rear of a number of dwellings it is considered to be far enough from the boundary so as not to be overbearing or result in overshadowing.

28.
The dwellings proposed on Norman Road would retain a distance of between 24m to 26m to the dwellings on the opposite side of the road which complies with the guideline of 21m across public highways and ensures on loss of privacy between dwellings.

IMPACT ON RESIDENTIAL AMENITY FOR FUTURE OCCUPIERS


29.
Proposal D3 of the UDP states the Council will have regard to the quality of the design and layout proposed for the development, including the amount of space around buildings and the quality of the environment created for occupiers of the proposed development, including daylight and sunlight requirements and privacy. For the most part the proposed layout complies with the Council’s guidelines for new residential development although there are some instances where proposed dwellings would fail to meet the guidelines; including the distance between the side gable elevation of plot 13 to the rear elevations of plots 9 and 10 and the distance from the side elevations of plots 34 and 37 to the rear elevations of plots 38, 43 and 44. However, it is acknowledged that this is a relatively high-density urban environment where it may be appropriate to apply guidelines flexibly to facilitate development on a brownfield site. It is also acknowledged that this shortfall affects dwellings proposed within the development; therefore the future occupiers of the properties would be aware of the situation before choosing to live here. Having regard to the above it is considered that the proposal would provide a satisfactory level of amenity for future occupiers of the development. 

30.
Given the proximity of industrial uses to the north of the site on the opposite side of the canal there is potential for noise or other forms of disturbance to affect the proposed housing, particularly plots 38 to 44 which are proposed adjacent to the canal. An acoustic assessment has been submitted with the application and refers to indicative noise mitigation measures designed to achieve acoustic design criteria contained in BS 8233. The Pollution and Licensing Section comment that it is necessary for further submission of a detailed scheme for protecting the proposed noise sensitive development from industrial noise around the site – further information has since been submitted and at the time of preparing this report is being considered. Any further comments will be included in the Additional Information Report.


TRAFFIC


31.
The proposed development would generate traffic onto Woodfield Road and other surrounding roads and also increase activity at the junction of Woodfield Road with the A56. It is acknowledged however, that Woodfield House is currently in industrial use and therefore any consideration of the traffic impact of the development should be considered against the impact of existing levels associated with Woodfield House, which includes HGV’s. 


32.
The application is accompanied by a Transport Statement which concludes that the site is in a sustainable location, that the traffic impact will be low and that parking provision will be sufficient. With regards to traffic impact, an 85th percentile TRICS assessment has been conducted to establish the likely number of trips generated by the proposed development. This has been compared with the existing permitted flows to develop the net impact of the proposed development which are 19 fewer arrivals and 15 more departures during the am peak and 22 more arrivals and 10 fewer departures during the pm peak. It states that the net impact of the development is negative on the traffic levels in the am peak with a nominal increase in traffic in the pm peak and when compared against background flows the increase in traffic related to the development is minimal. The Transport Statement concludes that it is likely that there will be no material impact on the operation of the local road network as a consequence of the proposed development. 

33.
Having regard to the above conclusions and that there would be a shift in the nature of traffic on local roads from industrial to residential (including a reduction in delivery vehicles and HGV’s), it is considered that the impact of the development on the immediate road network would be acceptable.   


CAR PARKING


34.
On-street parking is known to be an issue in the area due to most of the existing housing in the vicinity not having any on-site parking provision and residents of the Budenberg HAUS development also parking on-street. The Transport Statement acknowledges that this is a major issue in the area with a significant amount of vehicles currently parking on Woodfield Road and Weldon Road. The LHA comment that to meet the Council’s car parking standards an absolute minimum of 113 car parking spaces should be provided for the residential element of the scheme, 2 car parking spaces for each 3 or 4 bedroom residential dwellinghouse and 1 car parking space each for 2 bedroom units.  The proposals include 117 car parking spaces for the residential units in the form of parking courtyards, garages and driveways, which provides at least 2 car parking spaces per 3 or 4 bedroom dwelling and 1 car parking space. This level of provision complies with the Council’s standards and is consistent with guidance within PPG13: Transport. 


35.
For the bowling club 17 car parking spaces are required to meet the parking standards. The application proposes 7 spaces for use by the bowling club and therefore less than that required by standards. In support of this level of provision the Budenberg Bowling and Social Club has confirmed that this will be sufficient, as primarily the spaces are required for the staff as many members are local and prefer to walk. Whilst this may be the case for local club members, it must be borne in mind that bowling matches feature opponents from outside the area.  The LHA is concerned that just 7 car parking spaces are allocated for the bowling club and this may create additional parking stress on neighbouring roads in the area, that are already under considerable parking stress. Whilst the club has stated this would be sufficient there is no empirical evidence to support such a low level of parking.


36.
The TA states that there are existing parking pressures on the roads surrounding the site and the LHA is currently progressing a scheme which looks to install a series of Traffic Regulation Orders on neighbouring streets.  It is therefore recommended that as part of this development that the applicant funds the provision of required TROs within this site which would include the provision of junction protection measures to keep turning heads and junctions free of parked vehicles.


IMPACT ON BATS


37.
A bat and bird survey has been submitted with the application, dated July 2010. The survey concludes that no evidence of bats was found during daytime external inspections of the buildings. The main significance in respect of bats will be the potential effects upon the adjacent canal which will be used for foraging and commuting. GMEU has been consulted on the survey and note the buildings on site have low potential to support bats and none were found during the site inspection.  The survey did, however, highlight the value of the adjacent canal for bats in relation to feeding and commuting.  The report makes a number of recommendations in relation to lighting, nesting birds, protection of the canal and biodiversity enhancement opportunities and GMEU advise that these recommendations be required by condition, should permission be granted.


FLOOD RISK AND DRAINAGE


38.
A Flood Risk Assessment has been submitted with the application and notes that the site is identified as being located within Flood Zone 1 of the Environment Agency Flood Zones and as such is considered to have a low probability of fluvial/tidal flooding. The volume of attenuation that will be provided on site will be determined once a rate of discharge to the existing sewer network on and within the vicinity of the site has been agreed. Bloor Homes are in on-going discussion with United Utilities in order to agree this rate. At this stage the preferred method to achieve the required attenuation volume is to provide storage in oversized underground drainage network pipes and dedicated attenuation tanks. The drainage design including detailed attenuation calculations will be finalised at the detailed design stage.


39.
The FRA has been considered by the Environment Agency who have no objection to the proposed development but request that any approval includes the conditions set out in the consultations section above relating to submissions of schemes to limit the surface water run-off generated by the proposed development and to manage the risk of flooding from overland flow of surface water.

40.
United Utilities has no objection subject to the conditions set out in the consultations section above relating to drainage on a separate system with only foul drainage connected into the foul sewer, requirement for an access strip over the public sewer which crosses the site, land drainage or subsoil drainage water must not be connected into the public sewer system and connection of highway drainage to the public wastewater network will not be permitted.


AFFORDABLE HOUSING


41.
A residential development of this size and in this location would also be expected to contribute toward affordable housing provision in accordance with national and regional planning guidance and, more specifically, Proposal H8 of the Revised UDP and the Council’s Approved Supplementary Planning Guidance Note – Provision for New Affordable Housing Development, adopted September 2004. Based on the Housing Needs Survey 2001 and data on local house prices and incomes, the Council has set a target contribution figure of 35% of the total site development capacity for schemes in the Altrincham area. This would equate to a requirement for 20 of the 58 dwellings to be affordable. The applicant has only committed to providing 5 affordable units within the scheme (to be provided for sale at a discount to Open Market Value in perpetuity). The applicant’s case for this lower level of provision is considered in the section on viability below. 


DEVELOPER CONTRIBUTIONS


42.
Based on 58 dwellings and excluding the proposed bowling club which is being provided on a like-for-like basis, the proposed development would attract the following developer contributions:


43.
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. Although the proposed development includes a sport/recreational facility in the form of the bowling club, this arises only out of the need to relocate the existing facility (to comply with UDP Proposal OSR5) and therefore the development is not providing any additional outdoor sports or play space provision over and above existing provision.  As such the proposed development requires a contribution to off-site provision to comply with the SPG. Based on the rates set out in the SPG, a contribution of £142,095.22 would be required, with £96,351.53 toward open space provision and £45,743.69 toward outdoor sports facilities.


44.
SPD1: Developer Contributions to Highway and Public Transport Schemes sets out that a contribution toward the provision or improvement of highway and public transport schemes is required. The location is a within the ‘Most Accessible’ category of locations for the purpose of the SPD. This equates to a contribution of £12,644 towards local highway improvements and £19,372 towards public transport improvements.

45.
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 developments this is calculated at a rate of 3 trees per dwelling which generates a requirement for 174 trees.  There is scope for some or potentially all of this tree planting requirement to be provided on site, which is the preferred option, and a financial contribution toward off-site planting would be required for the remainder at a rate of £310 per tree. This would generate a maximum contribution of £53,940, less £310 per tree that is provided on site.


46.
The total financial contribution would amount to £228,051.22, less any amounts deducted to reflect on-site tree planting and on-site open space/sports facilities provision.

VIABILITY

47.
The applicant has advised that in this case the affordable housing requirement and other financial contributions detailed above affect the viability of this proposed development. They have stated that failure to demonstrate flexibility in the approach to Section 106 contributions and affordable housing will delay the delivery of this key strategic housing site in the short to medium term. In support of a case for a significantly lower amount of affordable housing being proposed (5 units) and significantly reduced financial contributions the applicant has advised that there are significant abnormal costs associated with redeveloping this site and also approximately £400,000 of costs in relation to the relocation of the Bowling Club to a new purpose built facility. 


The abnormal costs suggested by the applicant include the following:


· removal of a significant volume of peat; 


· significant ground improvement works;


· vibro stone column pile foundations for most plots; 


· gas protection measures; 


· substantial dewatering of excavations due to proximity of canal;


· remediation of contamination;


· noise attenuation measures;


· works to the canal bank.


With regards to the costs of providing a new Bowling Club facility, in support of the proposal the applicant has stated this is to be leased to the club free of charge in order to guarantee the long term security of this valuable community resource - currently the club does not enjoy any security of tenure and occupy the site on an informal basis.


48.
The viability case has been the subject of detailed discussions between officers and the applicant. In summary there is disagreement over some of the development costs being identified by the applicant as abnormal costs, which in the opinion of officers are costs to be expected on a brownfield and industrial site. Officers have had regard to the Homes and Community Agency standard appraisal model. It is also relevant to refer to guidance in the Council's SPG for affordable housing which refers specifically to cases where there may be issues in developments being able to provide affordable housing. It states that a developer should take the affordable housing requirement into account when purchasing the land and the Council does not accept situations where the developer purchases land with an assumption that the requirements for affordable provision will be reduced to ensure viability. It goes on to state that standard development costs that will not usually be considered to be abnormal include: demolition, landscaping, surveys, drainage or flood prevention measures, other matters connected with site development.  The emerging SPD1 on planning obligations which is currently at consultation stage, also states that "abnormal costs should be reflected in the price paid for the site.  Demolition of existing structures, site clearance and decontamination should be reflected in the land value.  It will not be acceptable to make allowance for known site constraints in any financial viability appraisal." It is considered that costs associated with demolition of existing structures, site clearance and decontamination as well as taking on the costs of relocating the bowling club should be reflected in the land value, not taken into account by reducing the affordable housing requirement/financial obligations.

49.
With regard to the financial contributions set out above, the developer has put forward the case that the benefits in providing a new and improved bowling club should be taken into consideration. In respect of the sports facilities element, it is acknowledged that the new bowling club would be an improvement on existing provision as the proposals would give the club security and also a better facility that will be available to the community. Therefore it is considered this can be taken into account in considering the extent of any further financial contributions necessary. This view is supported by Sport England. In relation to the open space requirement however, there would be no improvement in provision arising from the proposals as the new bowling green would replace (as required by UDP Policy OSR5) rather than improve open space provision in the area and in a less visible and accessible location.  

50.
With regards to the highways contribution, the applicant has referred to the conclusion of the Transport Assessment that the development would have no material impact on the operation of the local road network and that this should negate or reduce the contribution required. Whilst this may provide justification to reduce the local highway improvements element of the contribution (and also taking into account there would be reduced industrial traffic), it is considered that this wouldn’t be the case with the contribution required towards public transport improvements given the scale of the proposed development and the likely demands on public transport provision being greater than the existing use.  

51.
With regards to the Red Rose Forest contribution the applicant has indicated that they would look to plant as many of the required trees on site as possible in order to negate the need for a contribution towards off-site planting.

52.
In conclusion it is considered that the viability case put forward by the applicant does not justify the reduced affordable housing and contributions “offer” that has been proposed which comprises 15 less affordable units and a likely significant shortfall below the £228,051.22 financial contribution required. It is acknowledged that recent Government guidance suggests Council’s should be flexible on the affordable housing and section 106 contributions where this would aid delivery of an acceptable residential scheme. However in this case it is considered the applicant has failed to demonstrate that viability depends solely on the affordable housing and financial contributions and that the scale of the reduced “offer” is required. In respect of affordable housing, it is important to note that the emerging Core Strategy Policy L2 and Planning Obligations SPD that deals with affordable housing identifies the Altrincham area as a ‘hot market location’, and also there are relatively few sites in the south of Trafford of this size and with potential to provide affordable housing. Therefore this is a key site for the delivery of much needed affordable housing in the Altrincham area.


RECOMMENDATION: REFUSE for the following reasons:


1. The proposed residential development of the existing bowling club site, by reason of the loss of existing open space, the impact on views into and out of the conservation area and the layout of the proposed dwellings, would detract from the character and appearance of that part of the site and the Linotype Estate Conservation Area. As such the development is contrary to Proposals D1, D3, ENV21 and ENV23 of the Revised Trafford Unitary Development Plan, national guidance as set out in Planning Policy Statement 5 (PPS5): Planning for the Historic Environment and the Council's approved Planning Guidelines 'New Residential Development'.


2. The proposed development would fail to deliver a level of affordable housing compliant with the standard set out in Proposal H8 of the Revised Trafford Unitary Development Plan and adopted Supplementary Planning Guidance ‘Provision for New Affordable Housing Development’ and is therefore contrary to this policy and guidance.

3. The proposed development would fail to deliver a level of financial contribution proportionate to the scale of the development and compliant with standards set out in Proposals OSR9 and T9 of the Revised Trafford Unitary Development Plan and adopted Supplementary Planning Guidance ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ and Supplementary Planning Document 1: Developer Contributions to Highway and Public Transport Schemes and is therefore contrary to these policies and guidance.
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