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AGENDA PAPERS FOR
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):



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


	
	

	2. 
	MINUTES
To receive and, if so determined, to approve as a correct record the Minutes of the meeting held on 11th August, 2011.

	
[image: image2.emf]PDC Agenda Item 2 -  PDC Minutes 11/08/11 


	

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

	To be

Tabled 
	

	4. 
	APPLICATIONS FOR PERMISSION TO DEVELOP ETC.
To consider the attached reports of the Chief Planning Officer. 
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	5. 
	APPLICATION FOR PLANNING PERMISSION 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 a report of the Chief Planning Officer. 


	To follow 


	

	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 a report of the Chief Planning Officer. 
	To follow 


	

	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 a report of the Chief Planning Officer. 


	To follow 
	

	8.
	URGENT BUSINESS (IF ANY)

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


	
	

	
	THERESA GRANT 
Acting Chief Executive 


	
	

	
	Contact Officer:  Michelle Cody 

Extn.:   2775
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PLANNING DEVELOPMENT CONTROL COMMITTEE – 8th SEPTEMBER 2011 

REPORT OF THE CHIEF PLANNING OFFICER 


APPLICATIONS FOR PERMISSION TO DEVELOP, ETC. 


PURPOSE


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


RECOMMENDATIONS


As set out in the individual reports attached. 


FINANCIAL IMPLICATIONS


None unless specified in an individual report. 


STAFFING IMPLICATIONS


None unless specified in an individual report. 


PROPERTY IMPLICATIONS


None unless specified in an individual report. 


Mr. Nick Gerrard 

Further information from: Simon Castle


Corporate Director 

Chief Planning Officer

Economic Growth & Prosperity

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


Background Papers: 


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


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


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


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


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


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


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


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

TRAFFORD METROPOLITAN BOROUGH COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE - 8th September 2011


Report of the Chief Planning Officer


INDEX OF APPLICATIONS FOR PERMISSION TO DEVELOPMENT etc. PLACED ON THE AGENDA FOR DECISION BY THE COMMITTEE


		Applications for Planning Permission 



		Application

		Site Address/Location of Development

		Ward

		Page

		Recommendation



		75115

		100 Washway Road, Sale. M33 7FX

		Ashton on Mersey

		1

		Minded to Grant



		75930

		Land known as Trafford Quays, bound by Trafford Way and Trafford Boulevard, Urmston. M17 8AT

		Davyhulme East

		11

		Minded to Grant



		75931

		Land known as Trafford Quays, bound by Trafford Way and Trafford Boulevard, Urmston. M17 8AT

		Davyhulme East

		33

		Minded to Grant



		76925

		Land between 10-18 Marple Grove, Stretford. M32 0BD

		Gorse Hill

		57

		Minded to Grant



		77010

		46 Arthog Road, Hale Barns, Altrincham. WA15 0LP

		Hale Barns 

		66

		 Minded to Grant



		77057

		Land at 15-41 Railway Street (odd nos), Altrincham. WA14 2RQ

		Altrincham

		81

		Minded to Grant



		77094

		Manchester City FC, Carrington Training Centre, Carrington Lane, Carrington. M31 4AB

		Bucklow St Martin’s 

		92

		Grant



		77154

		Bowdon Old Hall, 49 Langham Road, Bowdon. WA14 3NS

		Bowdon

		101

		Refuse



		77155

		Bowdon Old Hall, 49 Langham Road, Bowdon. WA14 3NS

		Bowdon

		110

		Refuse



		77171

		221 Ashley Road, Hale. WA15 9SZ

		Hale Central

		117

		Grant



		77199

		7/8 Goose Green, Altrincham. WA14 1DW

		Altrincham

		126

		Refuse





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



_1376292112.doc
		WARD: Ashton on Mersey

		75115/FULL/2010

		DEPARTURE: No





		Erection of a third floor above existing building resulting in a part three, part four storey building to form office accommodation (Use Class B1), erection of lift shaft and remodelling of existing elevations.



		100 Washway Road, Sale, M33 7FX





		APPLICANT:  Ravenstone UK





		AGENT: Howard & Seddon





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO A S106 AGREEMENT
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SITE


The application site is situated on the north-western side of Washway Road (A56), on the corner of Washway Road and Oakfield.  The site comprises of a three-storey office building, with car parking to the front, side and rear.  The site is currently vacant and the building appears somewhat tired and dated in appearance.  Two storey residential dwellinghouses bound the site to the rear and a parade of commercial premises bound the site to the north-east.  Offices are also situated opposite the site on the southern corner of Washway Road and Oakfield.  A doctor’s surgery is situated opposite the site on the south-eastern side of Washway Road.


PROPOSAL


The application proposes the erection of a third floor above the existing building, to form an additional 217m2 of office accommodation (use class B1).  The application also includes the erection of a lift shaft to the north-west elevation and remodelling of the existing elevations which includes external cladding of the building and the insertion of additional windows to the front elevation.  The main part of the building would be increased in height from approximately 9.5m to 12.4m with the lift shaft projecting 1.4m above this.

The application originally proposed the erection of third and fourth floors above the existing building to form office accommodation (use class B1) and remodelling of the existing elevations.  Discussions were held with the applicant following concerns that the proposal would adversely impact on neighbouring residents by reason that the development’s height and massing would have an overbearing impact and would adversely impact on the existing street scene.  It was also considered that the proposal did not provide sufficient off road car parking to serve the proposed development which would have a detrimental impact on the highway.  Amended plans have now been submitted which reduce the level of development proposed and amendments have been made to the proposed external elevations.


DRAFT NATIONAL PLANNING POLICY FRAMEWORK

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.  Together with the Regional Spatial Strategy for the North West of England (adopted September 2008), this constitutes the Development Plan for Trafford.



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

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

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


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

PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses of Existing Resources and Infrastructure


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


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION

Main Office Development Areas

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


A2 – Areas for Improvement


E10 – Main Office Development Areas

ENV5 – Community Forest


ENV16 – Tree Planting


ENV27 – Road Corridors

D1 – All New Development


D2 – Vehicle Parking


RELEVANT PLANNING HISTORY

H14468 - Replacement of deteriorated feature window with rendered brickwork and new windows – Approved with conditions 07/05/1981.


H17379 - Alterations to front elevation of 3-storey office block including erection of canopy – Approved with conditions 09/02/1983.


There have also been various advertisement applications relating to the site.


APPLICANT’S SUBMISSION 


The applicant has submitted a Design and Access Statement, and Interim Travel Plan and a PPS4 Planning Statement, which make the following comments in support of the application:- 


· The existing building is currently vacant and in need of extensive modernisation.


· The proposed design enhances the physical environment in replacing an uninteresting design of office development, also identified within supplementary planning document 2 as a site in need for redevelopment.


· The site is within a sustainable location and takes advantage of the public transport infrastructure within Sale town centre and aims to promote the use of public transport as opposed to the car.


· The site is within Sale’s commercial and office centre and would contribute to the economic prosperity of Sale in joining a diverse range of office development along the A56 corridor.


· The proposal is supportive of a local labour force which will assist in maintaining the current operations of Ravenstone UK within Sale.


· The nature of traffic in and out of the site will be unaffected as the site use remains unchanged.


Further comments made and information provided is discussed as necessary within the Observations section of the report.


CONSULTATIONS


LHA – No objections, further comments made are discussed within the Observations section of the report.

REPRESENTATIONS


22 letters of objection have been received from 20 neighbouring residents and business in relation to the originally submitted plans.  They raise the following concerns: - 


· Two additional levels on the building means that their garden will be overlooked, invading their privacy.


· Houses to the side and rear will be overshadowed, resulting in a loss of light.


· It will dominate the skyline.


· The office may operate unsocial hours and could be noisy and have lights shining out till late.


· The parking facility at the building is inadequate, extending the office will add to the problem.


· There would be an increase in traffic on Oakfield which would add to the congestion at school times.


· Access to the existing car park from Oakfield is not suitable; people tend to drive over the pavement to enter and leave.   This clearly increases the risk to pedestrians and other road-users.  The potential increase in vehicle movements will exacerbate this problem.


· An increase in traffic will result in an increase in noise.


· The extra height of two additional floors is totally out of keeping with the surrounding area.


· The general appearance of the building would be out of character with the surrounding properties.


· A high rise office block would spoil what is currently a nice residential part of Sale.


· An objector has limited parking at present for client use.  As they have elderly clientele they need parking at the front and the proposals will only serve to compound the problem.


· There are already five empty office blocks on the main run through Sale from Cross Street to Washway Road, there is not the need for additional office space.


· The application refers to the A56 corridor and plays on it being a business area and completely ignores that there are many houses to the rear and on Washway Road.


· The application does not include a Transport Statement and so the application should be refused on the grounds that insufficient information has been submitted.


· The proposal fails to meet the broad objections of PPS1.


· Some of the office locations advertised as available are located within Sale Town Centre and as such are sequentially preferable to the application site.  The proposal therefore fails to meet the guidance in PPS4.


· It will decrease property value.


A petition containing 26 signatures has also been received prior to the submission of amended plans, objecting to the application on the grounds that if the development went ahead it would result in inadequate car parking, therefore leading to people parking on local streets where there are no parking restrictions; damage to footpaths as cars enter and leave the premises; loss of privacy to local residents and increased traffic problems in the local area.


10 letters of objection have been received from neighbouring residents and businesses after they were re-consulted following the submission of amended plans; 3 of these letters are from residents / businesses that had not previously made a representation.  They state that the concerns previously raised (as detailed above) still remain.  They also raise concerns regarding the safety of the car parking layout.

OBSERVATIONS


PRINCIPLE OF PROPOSAL


1. The application site is situated outside Sale Town Centre.  The application is for the extension and modernisation of an existing B1 office building located within a designated Main Office Development Area. As such the proposal is in accordance with the up to date development plan for the Borough.  As a result of this the applicant is not required under PPS4: Planning for Sustainable Economic Growth to carry out a sequential test, therefore only Policy EC10 of PPS4 needs to be addressed by the applicant.  The applicant has submitted a statement addressing Policy EC10, which indicates that the proposed development would bring about the up-grade of a highly accessible property fronting the A56 to modern day environmental standards that will facilitate the expansion of an existing Sale based company, who are currently located on Britannia Road.  Within the Revised UDP the A56 corridor is designated as an Area for Improvement within Policy A2.  The application site is identified as a “potential opportunity” site within SPD2: A56 Corridor Development Guidelines, where redevelopment would significantly benefit the townscape and enhance activity along the corridor.  SPD2 also identifies a priority for action on this part of the A56 within Sale to include the assembly of derelict / vacant land and property with a view to bringing them back into active use.  It is considered that the proposed refurbishment and extension would help to achieve these objectives.

2. The application site is also situated within a Main Office Development Area and therefore the principle of additional office accommodation on the site is considered acceptable.  It is also recognised that the proposed development would enable an existing company within Sale to expand, which is in accordance with the fundamental principle of the draft NPPF which is a presumption in favour of sustainable development with significant weight placed on the need to support economic growth.  The principle of the proposal is therefore considered to be acceptable in policy terms and the main consideration is therefore the impact of the proposal on the amenity of neighbouring residents and highway safety.

RESIDENTIAL AMENITY


3. Two-storey residential properties bound the site to the north-west.  The proposed lift shaft to the rear elevation would project 3m higher than the existing roof, though would be set approximately 2.9m further away from the neighbouring properties than the existing rear elevation.  The lift shaft would also be only approximately 4.3m wide.  A minimum distance of 8.8m would therefore remain between the proposed lift shaft and the north-western boundary and it is considered that, given this distance, it would not have a significant overbearing impact on the neighbouring property.  


4. The proposed third floor extension would be set back from the rear elevation of the building.  A minimum distance of 15.2m would remain between the proposed third floor extension and the north-western boundary of the site.  Due to the set back, the proposed extension would not be fully visible from ground floor level within neighbouring residential rear gardens and thus would not have an overbearing impact on or result in a loss of light to neighbouring residents.  A terraced area is also proposed at third floor level, with access from the proposed additional office space.  A minimum distance of 7m would remain between the proposed terrace and the north-western boundary.  A 1.8m high obscure glazed screen is proposed around the perimeter of the terrace, thus ensuring that a loss of privacy would not occur from occupants of the building looking across the neighbouring residential properties and gardens.  It is also considered that the use of a glazed screen creates a lightweight structure that would not appear prominent or overbearing when viewed from neighbouring sites.


5. The concerns raised by neighbouring residents in relation to the opening hours of the offices are noted.  However, there are no restrictions at present on the opening hours of the existing offices on the site.  The proposed development would provide an additional 217m2 floor space, however would not result in a significant increase in windows to the rear elevation.  Furthermore, the additional windows proposed at third floor level to the rear elevation would be situated 15.2m away from the north-west boundary and any views from these windows towards the nearest gardens would be screened by the proposed third floor terrace area and obscure glazed screen.  It is therefore considered that it would be unreasonable to restrict the opening hours of the site and if lights are on within the building late at night, the impact would not be very different to what could operate on the site at present without the need for planning permission.


DESIGN AND VISUAL AMENITY


6. The proposed third floor extension would have a flat roof, matching that of the existing building.  The elevations of the proposed third floor extension would be predominantly glazed, particularly to the front and side elevations which give the extension a lighter-weight appearance.  In addition, the third floor would be set back from the lower floors, thus reducing the apparent massing of the building.  Although the proposed lift shaft extension would project 1.4m above the proposed third floor extension, it would be set 10m back from the front elevation and thus would not be very visible when viewed from street scene level.


7. Concerns raised by neighbouring residents with regards to the massing and design of the proposed extension are noted and it is recognised that two storey dwellinghouses bound the site to the rear and the commercial properties situated to the north-east of the site are also two storey.  However it is considered that the proposed extension would not be unduly high or adversely impact on the existing street scene.  The existing building has a maximum height of 9.5m.  The proposed third floor extension would increase the height of the building by 2.9m.  The proposed extension would also have a smaller footprint than the existing building and as previously discussed, the use of a large amount of glazing also gives the extension a lighter-weight appearance.  The ridgeline of the neighbouring commercial premises is also of a very similar height to the existing building, the neighbouring site Holland House, 1-5 Oakfield is also a large part two, part three storey building, Sale Point (formerly IBM) which is situated approximately 100m away on the same side of Washway Road is a six storey office building and Jackson House which is a five storey office building situated approximately 130m away from the site on the opposite side of Washway Road.  It is therefore considered that the proposed third floor extension would not appear over prominent or out of character with the surrounding area.


8. The proposed renovation of the site also includes the cladding of the building in large titles with a dark grey finish and goosewing grey or silver finish around the windows at first and second floor levels.  A glazed atrium is also proposed to the front elevation that would start at ground floor level and continue up to the second floor, creating a clearly identifiable entrance off Washway Road, which is in line with the Council’s SPD2: A56 Corridor Development Guidelines, which states that the primary pedestrian access to the building should be directly from the pavement on the A56.  A projecting ‘fin’ is also proposed to the front elevation adjacent to the main entrance that would continue to the third floor level, creating a feature point on the building.  Additional windows are also proposed o the front elevation.  It is considered that the proposed alterations would modernise the building, resulting in a contemporary appearance that is more in keeping with nearby office buildings within Sale along the A56, notably the recently refurbished Dalton House and Sale Point.  


9. The proposed 1.8m high screen around the proposed third floor roof terrace would be obscure glass.  It is considered that the use of glass is acceptable, particularly as it forms a lightweight structure that does not detract from the appearance of the main building.  It would also be in keeping with the modern appearance of the renovated building.


10. It is therefore considered that the design of the proposed extension and external alterations to the existing building is acceptable and would rejuvenate and bring back into use an existing tired and dated vacant building.  It is thus considered that the proposal would positively contribute to the existing street scene.


HIGHWAY SAFETY AND PARKING PROVISION


11. To meet the Council’s car parking standards, the proposed increase in floor space requires the provision of an additional seven car parking spaces.  The application does not propose additional car parking within the site.  The applicant has indicated that the existing car parking layout within the site would remain.  It is the LHA’s view that this car parking layout does not meet the Council’s dimension standards and that some of the existing spaces could require vehicles to drive up over the kerb.  


12. Nevertheless, whilst the proposal falls short of the Council’s adopted car parking standards to a limited extent, it is considered that the site is in a relatively sustainable location close to bus routes, Metrolink and the town centre and is located within a Main Office Development Area.  It is also situated within a location where there is limited on-street parking available due to the presence of no waiting at any time restrictions on many surrounding roads and therefore limited opportunity for office workers to park on surrounding residential streets.  The applicant also proposes the inclusion of secure cycle parking within the site and shower facilities to encourage staff to cycle.  


13. The applicant has submitted an interim travel plan but amendments are required to the targets within the plan. Therefore a condition is recommended requiring the submission of a revised travel plan. 


14. Therefore as the site is situated within a sustainable location; with the provision of a revised travel plan and with parking and facilities for cyclists which will ensure that sustainable travel is encouraged at the site, it is considered that the proposal is acceptable on highways grounds.


DEVELOPER CONTRIBUTIONS


15. The proposal requires a contribution towards the Red Rose Forest.  This is in accordance with Proposal ENV16 of the UDP and the Council’s Supplementary Planning Guidance ‘Developer Contributions Towards Red Rose Forest’.  The Revised UDP states that in considering development proposals throughout the Borough, the Council will impose planning conditions or negotiate planning obligations with applicants to secure the planting of trees, hedges and woodlands in a way that is fairly and reasonably related in scale and kind to the proposed development.  The total contribution for a development of this scale should be 8 trees in accordance with the SPG. If the applicant is unable to provide these trees on site, a financial contribution of £310 per tree not provided is required.  This would equate to a maximum contribution of £2,480.  This financial contribution will form part of a S106 obligation.  


CONCLUSION


16. The erection of a third floor above the existing building, resulting in a part three, part four storey building to form office accommodation and the erection of a lift shaft and remodelling of the existing elevation is considered acceptable in this Main Office Development Area.  With appropriate conditions the proposed development would not have a detrimental impact on residential amenity or highway safety.  The redevelopment of this run-down site in a prominent location is considered to have a positive impact on the character of the A56 corridor and the surrounding area and it is considered that the proposed remodeling of the building would make a positive contribution to the street scene subject to the agreement of high quality materials.  The proposal is thus considered to comply with all relevant Policies and Proposals in the Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance.

RECOMMENDATION: MINDED TO GRANT, subject to the legal agreement and conditions set out below:

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


(i) a contribution to the Red Rose Forest of £2,480  towards tree planting in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’, less £310 for each tree planted on the site as part of an approved landscaping scheme.


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


1. Standard time limit


2. List of approved plans including amended plans


3. Materials


4. All areas of the manoeuvring and parking of vehicles shall be made available for such and retained at all times.

5. Erection and retention of obscure glazed screen around the roof terrace.  Details of obscure glazing to be submitted and agreed in writing.


6. Landscaping – showing planting to be provided and/or retained.


7. Travel Plan


8. Cycle Parking


9. Contaminated Land
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		WARD: Davyhulme East

		75930/O/2010

		DEPARTURE: YES





		Outline planning application for the development of 27,870 sq.m (GIA) of BCO Grade A office accommodation (Class B1) and 1,000 sq.m. of commercial accommodation to be occupied on a flexible basis by use(s) falling within Use Classes A1, A2, A3, A4, A5 and/or D1 (clinic, health centre, creche, day nursery or consulting room only pursuant to the provisions of Part 3, Class E of the GPDO) together with the provision of a pedestrian footbridge linking the site to Trafford Bus Station and associated access, car parking and public realm/landscaping. Details provided for access with all other matters reserved for subsequent consideration (Phase 1A).



		Land known as Trafford Quays, bound by Trafford Way and Trafford Boulevard, Urmston





		APPLICANT:  Peel Investments (North) Ltd





		AGENT: Turley Associates





		RECOMMENDATION:  MINDED TO GRANT 
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SITE


The application relates to a 5.5 hectare site located to the west of the Trafford Centre.  The site forms part of a wider undeveloped area known as Trafford Quays and this application relates to the south west corner of this undeveloped area.  The site is relatively flat and comprises grass, shrubbery and flora.  A canal arm which was constructed in 2008, cuts through the west side of the site.  However, this has not yet been connected to the Manchester Ship Canal.  


To the north is land on which residential development is proposed under planning application ref. 75931/O/2010 for Phase 1B.  To the south and east are a mix of commercial developments which includes the Venus Office building, Playgolf, David Lloyd and The Swinging Bridge PH.  To the west is the remainder of the Trafford Quays site (comprising a mix of grass, trees and shrubs) and to the north is a large electricity substation.  In the wider area to the north is the Grade I listed Church of All Saints which was designed by EW Pugin. To the east of this is the Grade II listed All Saints Presbytery and to the west is the Barton Upon Irwell Conservation Area.  To the south is the M60.

PROPOSAL


The application seeks outline planning permission for the redevelopment of this site to comprise 27,870 sq.m (GIA) of BCO (British Council for Offices) Grade A office floorspace.  An additional 1,000sq.m of commercial floorspace is also proposed which would be occupied on a flexible basis by a range of uses including A1 (Shops), A2 (Financial and professional services), A3 (Cafes and restaurants), A4 (Drinking establishments), A5 (Hot food takeaways), and D1 (Non-residential institutions). Consent is also sought for a pedestrian footbridge which would span Trafford Boulevard and provide access between this development and the Trafford Centre.


The application is in outline with all matters reserved for subsequent approval except for access. The development would be served by a new vehicle access from Trafford Way. Although all matters other than access are reserved for subsequent approval, in accordance with Circular 1/2006, the applicant has specified design principles and parameters for the development.   The application is also supported by illustrative perspective drawings and site layout plans.  


The Design and Access Statement and Parameters Plan indicate that the development would comprise three separate office buildings.  Office Block A would be situated at the south west corner of the Trafford Quays site and would be designed to front the Bridgewater Circle roundabout.  Office Block B would be situated to the north adjoining Trafford Boulevard and Office Block C would be situated to the west on the north side of Trafford Way.  Office Block C would also face the canal arm and the intention is to create a high quality area of public realm around this water feature.  Each building would be a minimum of 5 storeys and a maximum of 10 storeys in height.  A covered pedestrian bridge extending between Office Blocks A and B would provide a link to the Trafford Centre car park and bus station. To the north of Office Block B two decked car parks are proposed (Blocks D and E).  These would both be between 5 and 7 storeys in height and would be situated between the proposed commercial blocks and the Electricity Substation.  In total 613 car parking spaces are proposed within these two decked car parks with an additional 122 surface car parking spaces to the south.  Consent is also sought for ancillary structures including a substation, security lodge and refuse store.  


The plans identify two additional development plots (Blocks F and G) to the west, however these do not form part of the current planning application and are excluded from the application red line boundary. The plan also identifies three residential blocks to the north however these form part of a separate planning application ref. 75931/O/2010.  This application is considered separately on this committee report.  


DRAFT NATIONAL PLANNING POLICY FRAMEWORK


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, 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.  This together with the RSS forms the Development Plan. 



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

DP2 – Promoting Sustainable Communities


DP3 – Promoting Sustainable Economic Development


DP4 – Make the Best Use of Existing Resources and Infrastructure


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


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RDF1 – Spatial Priorities


W1 – Strengthening the Regional Economy


W2 – Locations for Regionally Significant Economic Development


MCR1 – Manchester City Region Priorities


MCR2 – Regional Centre and Inner Areas of Manchester City Region


PROPOSALS MAP NOTATION


Trafford Centre and its Vicinity 


Manchester Ship Canal Corridor Priority Regeneration Area

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


E11 – Development Outside Main Office Development Areas


TCA1 – The Trafford Centre and its Vicinity


T6 – Land Use in relation to Transport and Movement


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


T17 – Providing for Pedestrians, Cyclists and the Disabled


ENV15 – Community Forest


D1 – All New Development


D2 – Vehicle Parking


PRINCIPLE CORE STRATEGY POLICIES

L3 – Regeneration and Reducing Inequalities


L5 – Climate Change


L7 – Design


L8 - Planning Obligations

W1 – Economy


W2 – Town Centres and Retail

R1 – Historic Built Environment


R6 – Culture and Tourism


SL4 – Trafford Centre Rectangle


RELEVANT PLANNING HISTORY

H/63055 – Formation of a new canal arm and water taxi basin and associated infrastructure including erection of a new storage and maintenance building; formation of a new access road from Redclyffe Road; erection of a bridge over the proposed canal arm on the alignment of the Old Barton Road and car and coach parking.  Approved 12 December 2005


H/66647 - Application pursuant to Section 73 of the Town and Country Planning Act 1990 and Regulation 3 of the Town and Country Planning (Applications) Regulations 1988 for planning permission for the development permitted by planning permission H/63055 (formation of a new canal arm and water taxi basin and associated infrastructure including erection of a new storage and maintenance building; formation of a new access road from Redclyffe Road; erection of a bridge over the proposed canal arm on the alignment of the Old Barton Road and car and coach parking) without compliance with Condition 11 attached to it.  Approved 18 June 2007


APPLICANT’S SUBMISSION


The applicant has submitted a Design and Access Statement, Planning Statement, Transport Statement, Phase 1 Geo-environmental Audit, Noise and Vibration Assessment, Air Quality Assessment, Ecological Survey, and Flood Risk Assessment.  The main reports are summarised below:


Planning Statement


· The applicant proposes a unilateral undertaking within which they will covenant that they shall only implement either Phase 1A (current application) or those permissions granted in respect of the former Kratos site.  Effectively they are proposing to transfer the quantum of floorspace (27,870 sq.m) which already benefits from that consent;

· Development is proposed to meet an immediate need for the provision of BCO grade A office accommodation in Trafford;


· A Sequential Assessment has been carried out which confirms that there are no sites within or on the edge of the Borough’s town centres and Eccles Town Centre which are available, suitable and viable for the proposed development;

· The potential impact on the Borough’s town centres is considered to be low;


· The development complies with the tests in Policy EC10.2 of PPS4.

Design and Access Statement


· A set of Parameter Plans have been submitted which deal with matters such as layout, access and street hierarchy, public ream and building heights.  These are accompanied by illustrative plans which show that the floorspace can be delivered within three high quality contemporary office buildings;

· The scale of buildings proposed will create a sense of arrival to the Trafford Quays site and massing opposite the Venus development;


· Use of the ground floor level fronting the canal basin creates an animated public realm and hub of activity within this new commercial quarter.


Transport Assessment


· The impacts on the off-site road network are acceptable provided that there are some improvements to Bridgewater Circle.   These identified improvements are the first phase of the implementation of the major consented Western Gateway Infrastructure Scheme (WGIS);

· The identified improvements include a bus lane on Trafford Way approaching Bridgewater Circle.  This will encourage buses to route through Trafford Quays.

CONSULTATIONS


Pollution and Licensing:


Air Quality


The submitted Air Quality Assessment and supplementary information is considered to be appropriate.  It identified the worst case scenario and has applied an appropriate background level given the development proposed for the area.  The assessment concludes that the development would not add any new receptors to the air quality management area and will not have a significant impact on local air quality. As concluded in the assessment, the implementation of travel plans and other such measures to encourage sustainable transportation will reduce traffic emissions and a travel plan condition should be attached to ensure that these measures are implemented.  


Contamination


The site falls within 250m of a known landfill site or area of ground that has the potential to create gas.  It is also brownfield land.  Therefore recommend standard contamination conditions are attached should planning permission be granted.  

LHA: No objection, and comment as follows:

Parking 


To meet the Council’s car parking standards 1115 car parking spaces should be provided for the office floorspace and an additional 67 car parking spaces for the commercial floorspace.  The application proposes 735 car parking spaces overall which is approximately 62% of the car parking standard.   However, these standards are seen as a maximum, and as the applicant intends to retain the roads within this application as private roads, the spaces on street can be considered as part of the available parking provision.  Therefore any parking issues should be contained within the private roads.

It is noted that of the public highways in the vicinity of the site: Trafford Boulevard is a clearway, Trafford Way has ‘no waiting at any time’ restrictions in place, but Redclyffe Road currently has no restrictions and it is felt that in light of the under provision of parking within the site and its close proximity that appropriate waiting restrictions will be required to be installed at the developers cost as part of any approval, to ensure that parking does not block the carriageway on this stretch. 


In terms of cycle parking, the number of spaces proposed is considered to be acceptable.  However, the Council would advise that the short stay cycle parking should be provided as Sheffield style racks with multiple-point locking to secure the front and back wheels; these should be well spaced; and it is imperative that these are under cover and well lit, overlooked by the public or staff or at least by CCTV cameras.  The staff spaces should be provided as secure long stay parking and therefore in lockers or a secure compound.  The motorcycle parking spaces would need to have some kind of street furniture for a bike to be secured to and in a well overlooked position.  


Trip Generation


The proposed office use is designated as a ‘like for like’ swap with the Kratos office development that was already granted planning permission previously at an alternative location within Trafford Park.  The trip generation generated from the office use is therefore seen as ‘like for like’ and consideration should only be given to the additional commercial elements of the scheme. 

No allowance has been made in the figures provided for an inter-relationship between the two applications (Phases 1A and 1B), one being a generator and one an attractor of trips.  All the forecasts are assumed to be off-site as a worst case assumption for impact purposes.  


Ellesmere Circle- The Ellesmere Circle modelling results demonstrate that the only arm operating around practical capacity is the Barton Dock Road arm which is currently in the base modelling 0.90 Ratio of Flow to Capacity (RFC).  With the introduction of Phase 1A this is unchanged, principally as the majority of the trips generated by the proposals are already loaded onto the network as part of the Kratos approval.  However, this increases to 0.92 marginally when Phase 1B is introduced, the resultant impact would be one further vehicle queuing on the Barton Dock Road arm of Ellesmere Circle.  It is not considered that this is a significant change and it is also borne in mind that Ellesmere Circle will experience significant improvements when the WGIS scheme is installed.


Bridgewater Circle - The Bridgewater Circle modelling results demonstrate that with the proposed junction improvements in place (in the AM Peak hour in 2016 with Phases 1A and 1B installed) that whilst no arms are at capacity several are seen to be approaching capacity including Trafford Boulevard (SB) Trafford Centre Car Park 1 and a circulatory link. The PM Peak indicates that the scheme would operate acceptably with just the existing layout in place, offering a net operational improvement with the inclusion of the proposed scheme.  Therefore the modelling indicates that the Bridgewater Circle can accommodate the developments prior to the further introduction of the WGIS consented scheme.


The junction improvements proposed as part of this section refer to Figure 44 in the applicant’s Transport Assessment and provide an additional turning lane from Trafford Boulevard onto Trafford Way northbound and also to provide a bus lane on Trafford Way on the approach to the junction itself which will help give priority to buses passing through Trafford Quays.  Whilst there are no objections in principle to these proposals, it is noted that the drawings submitted are just indicative, further detailed design drawings are required to be submitted and approved by the LPA and the works will be required to be delivered through a Section 278 agreement with the Council.


M60 Junction 10 – The modelling results demonstrate that with the proposed junction improvements in place (set out in Figure 46), that there are some increased queues as a result of Phase 1A but none that cause significant practical or operational changes to the public highway governed by the LHA.  It is noted that the Degree of Saturation on the Barton Road arm of the junction is proposed to increase and is approaching capacity, however, this is only a slight increase from the existing situation.


Whilst there are no objections in principle to these proposals, it is noted that the drawings submitted are just indicative, further detailed design drawings are required to be submitted and approved by the LPA and the works will be required to be delivered through a Section 278 agreement with the Council.


Access


The proposed access for Phase 1A is taken off Trafford Way and is proposed to be installed as a priority junction with the right turn outbound physically prevented by an enlarged central island on the access road and the existing central reservation on Trafford Way. 


The right turn into the site from Trafford Way is deemed to be approaching capacity.  In order for this movement to be possible, a break will need to be made in the central reservation of Trafford Way.  All works will need to be carried out at the developers cost either through a Section 278 agreement either by the LHA or by the developer under the LHA’s supervision.


Travel Plan


The site requires a travel plan for the commercial element of the development and the office development.

Summary


On this basis there are no objections to the proposals in their current form subject to:


· All the roads within the site being retained as private,


· The provision of Traffic Regulation Orders on Redcylffe Road at the developers cost.

· The provision of cycle and motorcycle parking as described by the LHA,


· The delivery of the highway improvements proposed for Bridgewater Circle and M60 Junction 10 prior to the occupation of any of the units.


· Amendments to the Phase 1A access to ensure no delay is caused in the AM Peak.


· Travel Plan conditions.

Manchester City Council: The most significant element of the application relates to a 27,870 sq.m BCO Grade A office floorspace.  There are concerns about the impact of additional prime office floorspace in this out-of-centre location, particularly if it has the potential to be of a type which might undermine the City and Regional Centre office markets.  However, in light of what is understood about this site in relation to the nearby Kratos site, it is agreed not to object to the current planning applications for the development at Trafford Quays on the basis that the applicant agrees through a unilateral undertaking/Section 106 agreement not to implement any planning permission for equivalent B1 office space on the Kratos site.  Understand that early steps are being taken for Trafford, Salford and Manchester on the development of a strategic planning framework for the area.  This will enable all parties to be confident that this strategic location is developed in a way that complements investment elsewhere in Greater Manchester, and in particular within the City and Regional Centre.  


Salford City Council: The most significant element of the application relates to a 27,870 sq.m BCO Grade A office floorspace.  Salford has concerns about the impact of additional prime office floorspace in this out of centre location, particularly if it has the potential to be of a type which might undermine the City and Regional Centre office markets.  However, in light of what is understood about this site in relation to the nearby Kratos site, it is agreed not to object to the current planning applications for the development at Trafford Quays on the basis that the applicant agrees through a unilateral undertaking/Section 106 agreement not to implement any planning permission for equivalent B1 office space on the Kratos site.  Understand that early steps are being taken for Trafford, Salford and Manchester on the development of a strategic planning framework for the area.  This will enable all parties to be confident that this strategic location is developed in a way that complements investment elsewhere in Greater Manchester, and in particular within the City and Regional Centre.  


Highways Agency: No objection.  It is concluded that the proposed development will not have a significant impact on the strategic road network given the removal of the Kratos permission.  However should planning permission be granted, recommend travel plan conditions are attached.


Environment Agency: No objection, provided the following planning conditions are imposed:

· Submission and agreement of proposed floor levels in compliance with FRA;


· Submission and agreement of a scheme to regulate surface water run-off to greenfield rates


· Submission and agreement of flood resilience measures in accordance with FRA.


  
Based on the Geotechnical report submitted, the EA states that the site may be associated with potentially contaminative historical land uses which may pose a risk to the underlying principal aquifer, Manchester Ship Canal and Bridgewater Canal. A contamination condition is therefore recommended which ensures any risks posed to these controlled waters receptors are adequately addressed. 


Note that there are two bodies of water present to the south of the site associated with the Water Taxi Berth site. Whilst we do not currently consider these to be controlled waters, the proposed development links the water bodies to the Manchester Ship Canal and would then become controlled waters. We also note that the report recommends an intrusive site investigation. We support this and recommend that suitable controlled waters assessment is undertaken which may include taking groundwater and surface water samples. 


English Heritage (EH): Object.  The information submitted with the application is insufficient to fully assess the heritage impacts of the proposals on designated and undesignated heritage assets or the Conservation Area, particularly the setting of All Saints Church and Presbytery. A full Heritage Appraisal ought to be undertaken of the site areas by a specialist heritage consultant.  However they state that they are particularly concerned about planning application ref. 75931/OUT/2010 (Phase 1B - residential development) rather than application ref. 75930/OUT/3010 (Phase 1A – offices) given its relationship and proximity to All Saints.  The comments provided in their letter specifically relate to the Phase 1B residential application which is considered in a separate report on this agenda.  


Greater Manchester Archaeology Unit (GMAU): Recommend the applicant be required to submit an archaeological assessment and evaluation as part of a PPS5 heritage statement and submit this for consideration as part of the application.  However, should the local planning authority decide it has sufficient information to grant planning permission recommend a planning condition is attached requiring a programme of archaeological work to be undertaken before the development is commenced.  This, depending on the results, may be followed by a phase pf post-excavation analysis, report writing and deposition of the site archive and potentially an appropriate level of publication.  


Greater Manchester Ecology Unit (GMEU): Whilst GMEU do not disagree with the overall findings of the survey, they do disagree with the reports overall evaluation that the application site is of negligible value for nature conservation.  Whilst accept that the application site is not designated for its nature conservation interest and does not support any specially protected species, the site is one for the few remaining areas of semi-natural, relatively undisturbed landscape in the area, adjacent to the Ship Canal wildlife corridor, and as such does support some local biodiversity interest.  In the outline plans, there appears to be little consideration given to nature conservation interests and or to the recommendations for biodiversity enhancement made in the applicant’s own ecology report.  The development will result in the loss of the areas of semi-natural greenspace and consequent losses to plant species number and structural variety which will reduce local biodiversity interests.  Therefore do not object but make the following recommendations:


1. A landscape condition should be attached which requires the applicant to submit a landscape and habitat scheme that complements the Wildlife Corridor function and provides proposals for the biodiversity enhancement of the area generally.  Also recommend that consideration be given to the retention and enhancement of the wet grassland and marshy area.  


2. No vegetation clearance shall take place during the optimum nesting season (March to July inclusive)


3. Himalayan balsam has been found on the site.  A method statement should be submitted and prepared which shows how this plant will be controlled during the course of the development.  


Greater Manchester Police Secured by Design: No objection.  However, the proposed development is very large and crime and disorder implications need to be addressed at the design stage.  A condition should be attached therefore, should planning permission be granted, which requires the developer to prepare and submit a statement detailing crime prevention measures to reduce the risk of each element of the development attracting crime and disorder.

Electricity North West: The development is shown to be adjacent to or affect Electricity North West operational land or electricity distribution assets.  Where the development is adjacent to operational land, the applicant must ensure that the development does not encroach over either the land or any ancillary rights of access or cable easements.  


United Utilities:  No objection provided the following conditions are met:


· A public sewer crosses the site and we will not permit building over it.  Require an access strip width of 13 metres, 6.5m either side of the centre line.  Deep rooted shrubs and trees should not be planted in the vicinity of the public sewer and overflow systems.  


· The site must be drained on a separate system with only foul drainage connected into the foul sewer.  Surface water should discharge to a SUDS system


· No surface water from this development should be discharged to the combined sewer network.  

Transport for Greater Manchester (TfGM): Any comments will be included in the Additional Information Report.

City Airport: No objection subject to the following conditions being met as the scheme progresses:


· That the applicant, on submitting the full detailed planning application is able to provide drawings to confirm that all buildings and structure heights within the development do not penetrate any of the safeguarded surfaces;


· That the applicant ensures that as part of the development the guidance issued by the Civil Aviation Authority AN03 Bird Hazard – landscaping is considered to ensure that there will be no increased attraction to bird activity at the site.


Manchester Airport: No objection. 

REPRESENTATIONS


3 emails/letters of objection have been received.  This includes 2 emails/letters from residents of Salford on the opposite side of Manchester Ship Canal and 1 from a resident of Davyhulme.  The main points raised are:


· Impact on highway/pedestrian safety - The roads in the vicinity are already significantly overcrowded.  Redclyffe Road and the adjoining Barton Swing Bridge would be placed under additional loading from the development and this area has already been highlighted as being at a risk of adversely high traffic loadings.  There are already often delays of up to 20 minutes at the traffic lights.


· The proposal that all traffic will turn left from Trafford Way onto Trafford Boulevard will mean that all traffic will have to go around Redclyffe Circle and back down Trafford Boulevard or along Barton Dock Road. These roads already suffer from congestion and often come to a standstill.  

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application site is identified as part of the Trafford Centre Rectangle, a Strategic Location in the emerging Trafford Core Strategy where it is envisaged that 2 hectares of land for new offices will come forward in the period between 2011 and 2016. The application proposal is assessed against the policies in the Revised Trafford UDP, RSS and Core Strategy below. 


Revised Trafford UDP 


2. The application site is located within the ‘Trafford Centre and Its Vicinity’ allocation of the Revised Trafford UDP.  Proposal TCA1 states that development within this area will not be permitted if it is demonstrated that it, or its phasing, will have a material adverse impact upon established town centres or undermine regeneration priorities elsewhere.  This part of the Trafford Centre allocation is not designated for any specific use.  The site also falls within the Manchester Ship Canal Corridor Priority Regeneration Area.  Policy A1 applies and states that the Council is committed to the regeneration of this area through, amongst other things, the redevelopment of land.  


3. Proposals E7 and E10 of the Revised Trafford UDP designate areas within the Borough for employment and office development.  These designations cover Trafford Park to the north, but do not include the application site or the wider Trafford Centre area.  The application must therefore be assessed against Proposal E11 –Development Outside Main Office Development Areas.  This proposal states that office developments would normally be permitted on sites which are currently or formerly in industrial/commercial or residential use, which have ready access to the trunk and primary road network and to Metrolink or other railway stations where such proposals: do not conflict with any other proposals or policies of this plan and can be satisfactorily integrated with existing or planned development; are of a scale and design appropriate to the area in which they are located; and can be satisfactorily accommodated on the proposed site without undue harm or nuisance to the occupiers of surrounding properties.  The justification text also states that “Restriction of all office development to the identified office areas would be over rigid.  Certain locations outside the designated areas would give rise to few problems and would therefore be acceptable in principle. Such flexibility would allow the development of a greater range of property to suit the needs of a wider variety of types of business to the general benefit of the local economy.”  

4. Compliance with other policies and proposals in the Revised Trafford UDP; (scale; design; and impact on surrounding properties) is considered in detail in the ‘Design and Appearance’, ‘Residential Amenity’ and ‘Access and Traffic’ sections below.  However, in relation to each matter it is considered that the proposal would be acceptable and would not therefore be contrary to Proposal E11.  

Emerging Core Strategy


5. 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.  The Trafford Core Strategy is the first of Trafford's LDF documents to be produced and will replace key elements of the Trafford UDP. It is at an advanced stage in its production and is currently at the Examination stage. The Trafford Core Strategy therefore provides the most up to date expression of the Council's strategic planning policy and as such should be considered (where appropriate) as a material consideration, alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications.


6. Policy W1 of the Core Strategy is relevant and sets out in broad terms how the Council’s economic land will be brought forward.  This policy clearly states that the Trafford Centre Rectangle, within which the site lies, is to become a key focus for employment development (including B1) where it supports employment regeneration initiatives.  Policy W1 however also states that B1 uses should be focussed in the Regional Centre of Manchester.  

7. The ‘Trafford Centre Rectangle’ is also identified in the Core Strategy as one of five strategic locations.  Policy SL4 states that this area is a strategic part of the Borough.  The application site forms part of the wider Trafford Quays area which the policy identifies as an area which is suitable for a major mixed use development providing new residential neighbourhoods together with commercial, leisure and community facilities and substantial improvements to the public transport infrastructure. In particular the wider Trafford Quays site is considered suitable to deliver 1,050 residential units (primarily family accommodation), commercial office space and community facilities.  


8. Policy SL4 specifically states that development on the Trafford Quays site must comprise the following which are relevant to this application:

· Community facilities including convenience retail, school provision and health facilities of a scale appropriate to the needs of the new community;


· An attractive, direct pedestrian link across Trafford Boulevard, connecting Trafford Quays to the Trafford Centre Bus Station, and the Trafford Centre;


· The routing, through the site, of local public transport provision;


· To protect, preserve and enhance the setting of Pugin’s Grade I listed Church of All Saints and the Grade II Presbytery; and


· An assessment of biodiversity must be carried out prior to development and appropriate sites for nature conservation must be provided to compensate for any loss.


9. The policy also includes a detailed phasing strategy which indicates that between 2011 and 2016, 250 housing units and 2 hectares of office floorspace are expected to come forward.  These development proposals in conjunction with residential development forming part of planning application ref. 75931/O/2011 (Phase 1B) are intended to meet this phasing strategy. It is considered that the development proposals comply therefore with Policies SL4 and W1 of the Emerging Core Strategy.  


PPS4 – ‘Planning for Sustainable Economic Growth’


10. PPS4 published in December 2009 states that town centre uses, including offices, should be located in existing centres, followed by edge of centre locations and then out of centre sites, with a preference to sites which are well served by a range of means of transport.   


11. The site is not within a designated town centre and in accordance with PPS4 (Policies EC15, EC16 and EC17) the applicant must demonstrate that the development is of an appropriate scale; that there are no more sequentially preferable sites; and that there would be no unacceptable impact on existing town centres.  Policy EC10 is also relevant and states that all main town centre uses, such as offices, should be assessed to determine whether or not they would secure sustainable economic growth.  


The Sequential Test – Policy EC15

12. In accordance with Policy EC15 of PPS4, the applicant has carried out an assessment of sequentially preferable sites within the borough.  They have assessed only town centre and edge of centre sites (but not allocated out of centre sites as they maintain that the application site comprises an ‘edge of centre’ location for offices due to its proximity to a transport interchange (Trafford Centre Bus Station)). In dismissing each of these sites, the applicant concludes that there are no sites which are suitable for the proposed development; which would be commercially viable; or which are available at the present time.  The applicant also states that this conclusion is consistent with those reached by the Council in the approval of applications for the former Kratos site (ref. H/OUT/66496 and H/OUT/70189), a recent application at Junction 10 for a BCO grade A office building (74815/O/2010) and the independent findings of the Trafford and Other Town Centre Uses Study (January 2010).  


13. The Council is satisfied that in respect of BCO Grade A office use, the sequential assessment submitted is acceptable and that there are no other sequentially preferable sites which are considered to be available, suitable and viable.  It is also noted that the draft National Planning Policy Framework proposes to remove the requirement for applicants for office development to carry out a sequential and impact test and this represents a further material consideration in support of the proposed development. The proposal is therefore considered to comply with Policy EC15 of PPS4 in this respect.


Impact Test – Policy EC16


14. Policy EC16 (a) requires applicants to consider the impact of the proposal on existing, committed and planned public and private investment in a centre or centres in the catchment area of the proposal.  The applicant concludes in this respect that it is accepted that future investment may be prejudiced and the proposed development may result in the relocation of some companies from existing town centre sites.  However, the decision to move to a BCO Grade A space with its associated higher rental costs will almost certainly be driven by a business need to upgrade.  Hence this relocation may occur in any event.  In such circumstances this may be to locations outside of Trafford.  

15. Policy EC16 (c) requires applicants to assess the impact of the proposed development on the development of allocated sites outside town centres in accordance with the development plan. The applicant has provided an assessment of the potential impact on the five strategic locations and two ‘places’ identified in the emerging Core Strategy. They conclude that the proposed development is unlikely to prejudice the achievement of the Council’s strategic objectives for these sites and that there appears to be little risk of significant negative impacts.


16. The applicant also highlights that their intention is to provide a unilateral undertaking which states that they would not implement the Kratos office development (H/OUT/70189) if Phase 1A is granted and implemented.  This would therefore represent a straightforward swap for the same quantum of floorspace within the Trafford Centre Rectangle and the impact would therefore be no greater than that which has already been approved.  The proposal is therefore considered to be acceptable in this respect.  Furthermore, as stated above the Draft National Planning Policy Framework no longer proposes that applicants for office developments would be required to carry out an impact assessment.  


Policy EC10.2 Tests

17. Policy EC10.2 of PPS4 introduces a requirement to assess all commercial developments against five impact tests including resilience to climate change accessibility; inclusivity and quality of design; economic and physical regeneration; and local employment.  An appraisal of the proposal against each of these is outlined below:

18. Whether the proposal has been planned over the lifetime of the development to limit carbon dioxide emissions and minimise vulnerability and provide resilience to climate change - The applicant’s statement maintains that the proposed development will be designed and constructed to BREEAM ‘Very Good’ standard and anticipates incorporating Green Guide A or A+ rated building materials, grey water recycling and low flow taps.  It is considered that the applicant has shown a reasonable level of commitment in this respect and complies with this aspect of Policy EC10.2 a.


19. The accessibility of the proposal by a choice of means of transport including walking, cycling, public transport and the car, the effect on local traffic levels and congestion (especially on the trunk road network) after public transport and traffic management measures have been secured –The site is identified as an ‘accessible’ area in the Council’s SPD1.  It is within 500m walking distance of the Trafford Bus Station and the applicant intends to provide an enclosed pedestrian walkway over Trafford Boulevard which will provide a direct connection between the development and this bus station.  A Travel Plan has been submitted which outlines measures to assist in promoting sustainable travel and cycle parking and shower facilities form part of the application.  In terms of traffic impacts, the applicant’s Transport Assessment demonstrates that there is sufficient capacity within the local highway network to accommodate the additional vehicular flows generated by Phase 1A in isolation and cumulatively with residential development proposed for Phase 1B, although some improvements to the Bridgewater Circle junction are identified.   The LHA does not object to the application on this basis.  It is therefore considered that the proposal complies with this aspect of Policy EC10.2.

20. Whether the proposal secures a high quality and inclusive design which takes the opportunities available for improving the character and quality of the area and the way it functions – The application is in outline at this stage and details of appearance, layout and scale are reserved for subsequent consideration.  Nevertheless, the applicant states that it is their intention to deliver a high quality design with the creation of landmark buildings with a scale, form and orientation that will anchor the important corner location which the site occupies in relation to the Trafford Centre and sports village area. The proposal is therefore considered to be acceptable in this respect in compliance with Policy EC10.2c.   


21. The impact on economic and physical regeneration in the area including the impact on deprived areas and social inclusion objectives – The applicant states that this application represents the first phase in the development of Trafford Quays.  It proposes the development of a high quality office scheme and landmark buildings within the Manchester Ship Canal Priority Regeneration Area which will deliver significant physical and economic benefits.  The proposals are therefore considered to be acceptable in this respect.  


22. The impact on local employment – The applicant states that the office building, once occupied, has the potential to accommodate 1,466 employees. The development as BCO Grade A office accommodation will appeal to indigenous businesses which are looking to expand and ‘trade up’ from their existing accommodation.  The proposals will therefore allow the retention of existing businesses and attraction of new businesses.  A number of jobs will also be created during the construction period.  


23. The application is therefore considered to comply with the tests in Policy EC10.2 of PPS4.

Draft National Planning Policy Framework

24. The Draft National Planning Policy Framework states that “Development that is sustainable should go ahead, without delay - a presumption in favour of sustainable development that is the basis for every plan, and every decision.” (Ministerial Foreword). Sustainable development is defined as change for the better without making worse lives for future generations.  


25. The draft framework further states that the Government is committed to securing sustainable economic growth and in considering applications, the LPA should apply a presumption in favour of sustainable development and seek to find solutions to overcome any substantial planning objections where practical and consistent with the framework.  As outlined above, the draft framework also proposes the removal of the requirement in PPS4 for applicants of office developments to carry out sequential and impact assessments.  


26. The proposed development represents economic development which would provide high quality offices in a modern commercial hub.  The site is considered to be relatively sustainable in terms of its location, and the applicant has outlined their intention to ensure high environmental standards are secured.  There are not considered to be any substantial objections to the proposed development and the application is therefore considered to comply with the Draft National Planning Policy Framework.

Conclusion on Principle of Development


27. It is considered that the application meets the tests outlined within PPS4.   Based on the information  presented by the applicant, this conclusion is based only on BCO grade A offices (to be tied down by condition) and that the applicant enters into a unilateral undertaking or other legal agreement  restricting them from implementing both this current planning application and the former Kratos site planning permission (ref.  H/OUT/70189).  The two applications propose the same quantum of floorspace, however Trafford Quays site is considered to be more accessible and a more suitable environment for this type of development due to the location of existing office developments in this area and a range of other high quality developments.   This proposal, in conjunction with other existing developments and approved permissions will create a commercial hub in this part of the Trafford Centre Rectangle.  The application will help to achieve the aims of both regional and local planning policies and will assist Trafford in its role of contributing to the North West’s growth agenda in line with the Trafford UDP, RSS and the emerging Trafford Core Strategy.  The application is therefore considered to be acceptable in principle.  

DESIGN AND IMPACT ON STREETSCENE 


28. As the application is submitted in outline with approval sought only for means of access, any comments on the design of the proposed office building are necessarily limited at this stage. However, in accordance with Circular 01/2006 the applicant’s Design and Access Statement and illustrative layouts/perspectives outline the fundamental design principles for the development.


29. This supporting information indicates three office buildings of between 5 and 10 storeys in height, each of a different layout and design.   Block A would be situated at the south west corner of the application site adjacent to the Bridgewater Circle roundabout and to the south of the pedestrian walkway.  Block B would be situated to the north of this on the opposite side of the covered walkway and Block C will be situated to the west at the end of the canal arm.  Illustrative drawings provided indicate that these buildings will be similar in design and appearance to the nearby ‘Venus’ development with a similar high level of public realm and landscaping.  Car parking would be provided within two decked car parks to the north (Blocks D and E).  


30. The scale and amount of development proposed is considered to be acceptable and is considered to be in keeping with the height and scale of a number of other existing nearby developments, including the Chill Factor e, Venus office building, the Trafford Centre and the Barton Square tower.  The proposed development would provide a landmark feature at a prominent gateway to the Trafford Quays and Trafford Centre for passing motorists on Trafford Boulevard.  As a BCO grade A development, the applicant intends to use high quality materials and provide a high quality landscaped setting.  The development as proposed at this stage is considered to be acceptable in accordance with Proposal D1 of the Revised Trafford Unitary Development Plan in this respect.


RESIDENTIAL AMENITY


31. The closest residential properties are situated over 400m to the west in Salford on the opposite side of the Manchester Ship Canal.  These properties are situated close to the canal with their rear elevations facing towards it.  They will therefore have a view of the proposed development from both rooms at ground floor and first floor and from their rear gardens.  Nevertheless, at this distance the proposed development (of between 5 and 10 storeys) would not overshadow these properties or result in a significant loss of light.  Furthermore, the development would not appear overly intrusive and future office workers would not have a detailed view of these properties.  

32. The impact of the development on the residential amenity of existing neighbouring properties is considered to be acceptable. The development therefore complies with Proposal D1 of the Revised Trafford Unitary Development Plan in this respect.


ACCESS AND TRAFFIC IMPACTS


33. Government guidance in PPG13 emphasises the Government’s aim to reduce the need to travel and to make use of alternative means of transport other than the motor car. The application site is relatively well served by public transport facilities.  Bus stops on Redclyffe Road provide frequent services to Eccles and services from the Bus Station at the Trafford Centre run to Urmston, Manchester, Altrincham, Flixton, Stretford, Stockport and the surrounding area.  The site is also readily accessible to anyone in the local area cycling and proposals to extend the Metrolink line would further improve the accessibility of the site. The applicant proposes to provide a new enclosed pedestrian link between the development and the Trafford Centre Bus Station and provide secure cycle parking for future occupants.  


34. The applicant proposes a number of alterations on the local highway network to ensure the development would not have a significant impact on the surrounding highways.  These improvements are as follows:


· The introduction of bus lane on Trafford Way approach which could be signalled separately from the other Trafford Way lanes and activated only on demand;


· The addition of a flared lane on Trafford Boulevard for the left turn into Trafford Way


35. In addition the LHA recommend the following:


· The introduction of waiting restrictions on Redclyffe Road.  


36. The proposed vehicle access to the site for Phase 1A will be from Trafford Way in the form of a priority junction.  This has been designed to prevent a right turn out of the site.  Vehicle access to Phase 1B (residential development) is via a priority junction at Redclyffe Road to the north.  This access has already been constructed.  The applicant states that their intention is to prevent ‘through’ traffic, other than buses between these two areas.  To achieve this, a bus gate is proposed within Phase 1B to prevent other vehicle through movements (other than for emergency service vehicles).  However, this is not intended to prevent pedestrians and cyclists from moving between these areas. 


37. The LHA is satisfied, from the information submitted, that the development proposed with the improvements outlined would operate satisfactorily.  A condition is recommended which requires the highway works proposed to be agreed in writing.   A second condition is recommended which requires the applicant to submit agree and implement a detailed Travel Plan with measurable targets. 


38. Subject to these conditions, it is considered that the proposed development is acceptable in highway terms.

FLOOD RISK

39. The site falls within the floodplain of the Manchester Ship Canal as defined by the Strategic Flood Risk Assessment for Manchester, Salford and Trafford.  The applicant has submitted a Flood Risk Assessment and this report was updated through the course of the application as a result of negotiations between the applicant and the Environment Agency (EA).  On the basis of the additional information submitted the EA have confirmed that the application is considered to be acceptable in flood risk terms subject to a list of conditions being attached should planning permission be granted. 


ECOLOGICAL APPRAISAL

40. The applicant’s Ecological Survey states that the proposed development will result in the loss of grassland and other common plants such as brambles and nettles.  They state that these plants are not uncommon or scarce and that the effects of the development of Phase 1A on biodiversity, including flora and fauna, will be very minor and inconsequential.  Furthermore, no protected animal species were identified on the application site.  The Greater Manchester Ecology Unit (GMEU) have assessed the proposals and advised that they disagree with the applicant’s conclusions in this respect.  They state that whilst the site does not support any specially protected species, it is one of the few remaining areas of semi-natural relatively undisturbed landscape adjacent to the Ship Canal and as such it does support some local biodiversity interest.  However, they do not object to the application provided that any future landscaping scheme for the development provides an environment that will complement the Wildlife Corridor function of the Ship Canal and enhancement of the biodiversity of the area general.  They suggest, in particular, that attention is paid to retaining and enhancing the nature conservation of wet grassland and marshy areas to the west of the Phase 1 application site. They also recommend a bird breeding condition which restricts the removal of vegetation between March and July (inclusive) and a condition which requires the control of Himalayan Balsam, an invasive species which has been found on the site.  

DEVELOPER CONTRIBUTIONS TOWARDS THE RED ROSE FOREST


41. In accordance with Policy ENV16, significant tree planting should be included in any future landscaping proposals for the development. More details of the expected provision are included in the Adopted SPG ‘Developer Contributions to the Red Rose Forest’. 


42. Based on the amount of office and commercial floorspace proposed, there is a requirement for 929 standard trees to be planted.  As some tree planting may be proposed on site, the calculation for the trees required as a commuted sum would be reduced by £310.00 for every tree provided on site/off site, from the maximum figure of £287,990.00.  


DEVELOPER CONTRIBUTIONS TOWARDS HIGHWAY AND PUBLIC TRANSPORT IMPROVEMENTS

43. The Council’s SPD1 - ‘Developer Contributions to Highway and Public Transport Schemes’ was adopted on 6 March 2007 and applies to all major developments such as this. Contributions will be used by the Council and TfGM to implement public transport and highways improvement schemes within the locality of the new development. The site falls within an ‘Accessible’ area as defined by the SPD and therefore the relevant contribution based on the floorspace of the development would be £261,699.00. This would be split between a highway network contribution (£74,691.00) and a public transport contribution (£187,008.00).  

44. The above does not however include the required SPD1 or Red Rose Forest contribution for the 1,000sq.m of flexible commercial floorspace proposed on the ground floor of the office buildings.   The applicant states that it is unknown whether the full amount of commercial floorspace proposed will be developed out and what type of uses would occupy this floorspace.  It is therefore considered appropriate to include the relevant calculations from SPD1 and the Red Rose Forest SPG in the Section 106 legal agreement which would require payment upon the occupation of each commercial unit.  

CONCLUSION


45. The application site is identified as a Strategic Location in the emerging Core Strategy and the proposed development would comply with Policy SL4 which relates to this strategic proposal.  The development is considered to be acceptable in principle and in terms of its design, residential amenity, the highway network and the sustainability of the location. It is considered to be in compliance with all relevant Revised Trafford Unitary Development Plan Policies and Proposals, the Emerging Core Strategy, PPS4 and the Draft National Planning Framework and is recommended for approval accordingly.


46. The proposed development represents a departure from the development plan, and in accordance with the Town and Country Planning (Consultation) (England) Direction 2009 must be referred to the Secretary of State for consideration.  


47. Subject to the Secretary of State deciding not to intervene, it is recommended that outline permission should be granted, subject to completion of a unilateral undertaking/Section 106 Agreement to secure financial contributions towards highway and public transport improvements, off-site tree planting, the implementation of either the Phase 1A or Kratos development only, and subject to appropriate conditions.


RECOMMENDATION: MINDED TO GRANT

A) That should the Council be MINDED TO GRANT planning permission for the development that the application be notified to the Secretary of State under the Town and Country Planning (Consultation) Direction.


B) That should the Secretary of State decide not to intervene, that the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement(s) to secure the following:


· £74,691.00 towards highway network improvements

· £187,008.00 towards public transport improvements; and 


· A maximum of £287,990.00 towards the Red Rose Forest.

· Additional SPD1 and Red Rose Forest contributions as required for 1,000 sq.m of commercial floorspace in accordance with the Council’s adopted SPD and SPG;

· Implementation of either Kratos permissions or Phase 1A permission only;

· Financial contribution for bond for the delivery of waiting restrictions on Redclyffe Road.

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


1. Outline condition 1;


2. Outline condition 2;


3. Provision of Access Facilities Condition No.1;


4. Retention of Access Facilities Condition;


5. Contamination Condition;


6. Commercial Travel Plan Condition – commencement of development;


7. Commercial Travel Plan Condition – occupation of development;


8. The development shall be constructed to a specification appropriate to a BCO ‘grade A’ office and shall only be occupied as BCO 'grade A' office floorspace as defined in the British Council for Offices Guide 2005;


9. The gross internal office floorspace shall not exceed, 27,870sq.m;


10. Submission and approval of scheme for the disposal of foul and surface waters which regulates surface water run off to greenfield rates;


11. Submission and agreement of flood resilience measures in accordance with FRA.


12. Submission and agreement of details of internal floor levels and implementation in accordance with agreed levels. 


13. Development permitted shall be carried out in accordance with the Proposed Development Parameters outlined within the submitted Design and Access Statement;

14. Archeology condition;


15. Implementation of air quality mitigation measures;


16. Condition to comply with requirements of Barton Airport;


17. Provision of Cycle/motorcycle parking condition.

18. Prior to occupation, implementation of highway improvements to Bridgewater Circle and Junction 10;

19. Submission and agreement of phasing strategy for delivery of pedestrian walkway;

20. Strategic landscape condition to include nature conservation measures to complement the Wildlife Corridor and to include timescale for implementation;

21. Removal of invasive species;

22. Bird Breeding condition;

23. Crime and Disorder condition.
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		WARD: Davyhulme East

		75931/O/2010

		DEPARTURE: Yes





		Outline planning application for the development of a maximum of 250 homes and 1,000 sq.m. of commercial accommodation to be occupied on a flexible basis by use(s) falling within Use Classes A1, A2, A3, A4, A5 and/or D1 (clinic, health centre, creche, day nursery or consulting room only pursuant to the provisions of Part 3, Class E, of the GPDO) together with associated access, parking and public realm/landscaping works. Details provided for access with all other matters reserved for subsequent consideration (Phase 1B).



		Land known as Trafford Quays, bound by Trafford Way and Trafford Boulevard, Urmston 





		APPLICANT:  Peel Investments (North) Ltd





		AGENT: Turley Associates





		RECOMMENDATION: MINDED TO GRANT 
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SITE


The application relates to a 5.5 hectare site located to the west of the Trafford Centre.  The site forms part of a wider undeveloped area known as Trafford Quays and this application relates to the north east corner of this undeveloped area.  The site has a gentle gradient that slopes upwards from the south east corner of the site.  A canal arm which was constructed in 2008 cuts through the west side of the site.  However, this has not yet been connected to the nearby Manchester Ship Canal.  


To the south is land on which office development is proposed under planning application ref 75930/O/2010 for Phase 1A.  Beyond this is a mix of commercial developments including the Venus office building, Playgolf and David Lloyd leisure centre.  To the east is a large electricity substation and the Swinging Bridge PH.  To the north is Redclyffe Road, the Grade I listed Church of All Saints and the Grade II listed All Saints Presbytery both of which were designed by EW Pugin.  To the west is further undeveloped land within Trafford Quays, the Barton Upon Irwell Conservation Area and the Manchester Ship Canal. On the opposite side of the canal are residential properties within Salford.

PROPOSAL


The application seeks outline planning permission for the redevelopment of this site to comprise 250 homes and an additional 1,000 sq.m of commercial accommodation which would be occupied on a flexible basis by a range of uses including A1 (Shops), A2 (Financial and professional services), A3 (Cafes and restaurants), A4 (Drinking Establishments), A5 (Hot Food Takeaways) and D1 (Non-residential institutions – restricted to certain uses within class).  


The application is in outline with all matters reserved for subsequent approval except for access.  The development would be served by the existing vehicle access on Redclyffe Road and a hierarchy of roads are proposed through the application site.  In accordance with Circular 1/2006, the applicant has specified design principles and parameters for the development.  Illustrative perspective drawings and building floor types seek to demonstrate that the quantum of development proposed could be accommodated within these parameters.


The Design and Access Statement and Parameters Plans indicate that the development would be split into three separate residential blocks - A, B and C.  At the north side of the application site would be a small area of open space for future residents. 

Residential Block A would be situated at the north corner of the site.  The intention is that this block would comprise 42 no. family houses of between 2 and 4 storeys in height.  The illustrative material submitted shows that the majority (39) of these properties would extend around the perimeter of the block, with 3 units provided within a large central courtyard.  This courtyard would also provide surface car parking for the surrounding properties.  


Residential Block B would be situated in the centre of the application site and would comprise 93 dwellings of between 3-7 storeys in height.  This would include a mix of town houses, family apartments and starter homes with private gardens and terraces. As above, the properties would be arranged around the perimeter of the block.  Car parking would be provided within a single level basement car park with a landscaped courtyard above.   


Residential Block C would be located at the south east corner of the application site adjacent to the proposed office development for application ref. 75930/O/2010 (Phase 1A).  In total 114 no. units would be provided within apartments which would extend around the perimeter of the block and extending from 4-10 storeys in height.  The applicant states that it is their intention that the low rise element would be located at the north side of this block with the taller elements on the south side, fronting the canal arm.  Car parking would be accommodated within a two level basement car park which would be situated below a central courtyard.  The 1,000 sq,m of commercial floorspace, which also forms part of this application, would be located on the south side of this block, facing the canal arm. 


The plan also identifies three office blocks to the south. However, these form part of a separate planning application ref. 75930/O/2010.  This application is considered separately on this committee agenda.  


DRAFT NATIONAL PLANNING POLICY FRAMEWORK


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.  This together with the RSS now forms the Development Plan.



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

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

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


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

PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 - Promote Sustainable Economic Development


DP4 – Make the Best Use of Existing Resources and Infrastructure


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


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RDF1 – Spatial Priorities


W1 – Strengthening the Regional Economy


RT2 – Managing Travel Demand


EM17 – Renewable Energy


MCR1 – Manchester City Region Priorities


MCR2 – Regional Centre and Inner Areas of Manchester City Region.  

REVISED UDP PROPOSALS MAP NOTATION


Trafford Centre and its Vicinity


Manchester Ship Canal Corridor Priority Regeneration Area

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


TCA1 – The Trafford Centre and its Vicinity


T6 – Land Use in Relation to Transport and Movement


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


T17 – Providing for Pedestrians, Cyclists and the Disabled


ENV15 – Community Forest


D1 – All New Development


D2 – Vehicle Parking


H1 – Land Release for Development


H2 – Location and Phasing of New Development


H4 – Release of Other Land for Development


H8 – Affordable Housing


PRINCIPAL CORE STRATEGY POLICIES

L1 – Land for New Homes


L2 – Meeting Housing Needs


L3 – Regeneration and Reducing Inequalities


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


W1 – Economy


W2 – Town Centres and Retail


R1 - Historic Built Environment


SL4 – Trafford Centre Rectangle


RELEVANT PLANNING HISTORY

H/63055 – Formation of a new canal arm and water taxi basin and associated infrastructure including erection of a new storage and maintenance building; formation of a new access road from Redclyffe Road; erection of a bridge over the proposed canal arm on the alignment of the Old Barton Road and car and coach parking.  Approved 12 December 2005


H/66647 - Application pursuant to Section 73 of the Town and Country Planning Act 1990 and Regulation 3 of the Town and Country Planning (Applications) Regulations 1988 for planning permission for the development permitted by planning permission H/63055 (formation of a new canal arm and water taxi basin and associated infrastructure including erection of a new storage and maintenance building; formation of a new access road from Redclyffe Road; erection of a bridge over the proposed canal arm on the alignment of the Old Barton Road and car and coach parking) without compliance with Condition 11 attached to it.  Approved 18 June 2007


APPLICANT’S SUBMISSION


The applicant has submitted a Design and Access Statement, Planning Statement, Transport Statement, Phase 1 Geo-environmental Audit, Noise and Vibration Assessment, Air Quality Assessment, Ecological Survey, and Flood Risk Assessment.  The main reports are summarised below:


Planning Statement


· Two thirds of the homes shall be provided as family homes and 30% shall be made available as affordable housing.  These commitments specifically respond to local housing needs;


· The development will provide a housing mix which assists in the creation of a sustainable community allowing residents to trade up and down and with only a modest number of one bedroom units;


· The illustrative architectural material demonstrates how the proposed development can be brought forward in a manner which respects the setting of the nearby All Saints Church, Presbytery and Conservation Area;


· The development complies with the emerging Core Strategy and PPS3.


Design and Access Statement


· A set of Parameter Plans have been submitted which deal with matters such as layout, access and street hierarchy, public ream and building heights.  These are accompanied by illustrative plans which show that the floorspace can be delivered within three residential blocks;


· Additional uses on the southern side of Block C will create an animated frontage to the new canal basin.  


· Private and semi-private amenity space is accommodated within the rear courtyards created by the perimeter blocks.  


Transport Assessment (TA)


· The impacts on the off-site road network are considered to be acceptable and could be accommodated on the existing highway network.  


CONSULTATIONS


Drainage: Due to the extent of these proposals, recommend a condition which requires attenuation of SUDs.  Details to be submitted to and agreed in writing with LPA prior to the commencement of development.


Pollution and Licensing:


Air Quality


The submitted Air Quality Assessment and supplementary Information submitted is considered to be appropriate.  It identifies the worst case scenario and has applied an appropriate background level given the development proposed for the area.  The assessment concludes that the development would not add any new receptors to the air quality management area and would not have a significant impact on local air quality. As concluded in the assessment, the implementation of travel plans and other such measures to encourage sustainable transportation will reduce traffic emissions and a travel plan condition should be attached to ensure that these measures are implemented.  


Contamination


The site falls within 250m of a known landfill site or area of ground that has the potential to create gas.  It is also brownfield land.  Therefore recommend standard contamination conditions are attached should planning permission be granted.  


LHA: No objection.  Comments as follows:


Parking


To meet the Council’s parking standards 500 car parking spaces should be provided for the 250 residential units (2 spaces per unit) and 67 additional car parking spaces for the 1,000 sq.m of commercial floorspace.  The applicant states that 383 car parking spaces can be provided for the 250 homes which equates to a ratio of 1.5 car parking spaces per dwelling (or 67%).  There is no parking proposed for the commercial use. However, as the Council’s car parking standards are seen as maximum standards and the highways within the site are to be kept private, any parking issues should be contained within the private roads.


In terms of cycle parking, 50 spaces should be provided for the residential use and 5 for the commercial floorspace. All residential parking should be provided as secure locker/compound parking, the commercial parking will need to be a mix of short stay Sheffield stands and secure cycle parking areas for staff. Therefore the provision of 55 cycle parking spaces is required overall.  The applicant states that 566 cycle parking spaces could be provided; this doesn’t include the cycle parking that would be available in dwellings with private garages and garden areas.  


The short stay cycle parking proposed should be provided as Sheffield style racks with multiple-point locking to secure the front and back wheels.  These should be well spaced and it is imperative that these are under cover and well lit, overlooked by the public or staff or at least by CCTV cameras.  The staff spaces should be provided as secure long stay parking and therefore in lockers or a secure compound.


It is noted that at present there is no detail of residential motorcycle parking.  In terms of the motorcycle parking the spaces would need to have some kind of street furniture for a bike to be secured to and in a well overlooked position following similar criteria to the standards cycle parking.  


It is noted in respect of the public highways in the vicinity of the site: Trafford Boulevard is a clearway, Trafford Way has no waiting at any time restrictions in place, but Redclyffe Road currently has no restrictions in place and it is felt that in light of the under provision of parking within the site for Phase 1A and 1B and its close proximity to the residential elements of the development that appropriate waiting restrictions will be required to be installed at the developers cost as part of any approval, to ensure that parking does not block the carriageway on this stretch. 


Trip Generation


No allowance has been made for the inter-relationship between the two applications (Phase 1A and 1B), one being a generator and other an attractor of trips.  All the forecasts are assumed to be off-site as a worst case assumption for impact purposes.

Ellesmere Circle - The Ellesmere Circle modelling results demonstrate that the only arm operating around practical capacity is the Barton Dock Road arm which is currently in the base modelling 0.90 Ratio of Flow to Capacity (RFC).  With the introduction of Phase 1A this is unchanged, principally as the majority of the trips generated by the proposals are already loaded onto the network as part of the Kratos approval.  However, this increases to 0.92 RFC representing a marginal increase when Phase 1B is introduced. The resultant impact would be one further vehicle queuing on the Barton Dock Road arm of Ellesmere Circle.  Is it not considered that this is a significant change and it is also borne in mind that Ellesmere Circle will experience significant improvements when the full Western Gateway Infrastructure Scheme (WGIS) is installed.


Bridgewater Circle - The Bridgewater Circle modelling results demonstrate that with the proposed junction improvements in place (in the AM Peak hour in 2016 with Phases 1A and 1B installed) that whilst no arms are at capacity several are seen to be approaching capacity including Trafford Boulevard, Trafford Centre Car Park 1 and a circulatory link. The PM Peak indicates that the scheme would operate acceptably with just the existing layout in place, offering a net operational improvement with the inclusion of the proposed scheme.  Therefore the modelling indicates that the Bridgewater Circle can accommodate the developments prior to the introduction of the WGIS consented scheme.


The junction improvements proposed include the provision of an additional turning lane from Trafford Boulevard onto Trafford Way northbound and also to provide a bus lane on Trafford Way on approach to the junction itself which will help give priority to buses passing through Trafford Quays.  Whilst there are no objections in principle to these proposals, it is noted that the drawings submitted are just indicative, further detailed design drawings are required to be submitted and approved by the LPA and the works will be required to be delivered through a Section 278 agreement with the Council.


M60 Junction 10 - The M60 Junction 10 modelling results demonstrate that with the proposed junction improvements in place that are set out in Figure 46 (and form part of the WGIS consented scheme for Junction 10) that there is an insignificant change with the inclusion of the Phase 1B development but that with the inclusion of the Phase 1A development and the cumulative scenario that there are some increased queues but none that cause significant practical or operational changes to the public highway governed by the LHA.  It is noted that the Degree of Saturation on the Barton Road arm of the junction is proposed to increase and is approaching capacity.  However, this is only a slight increase from the existing situation.


Whilst there are no objections in principle to these proposals, it is noted that the drawings submitted are indicative, and further detailed design drawings are required to be submitted and approved by the LPA and the works will be required to be delivered through a Section 278 agreement with the Council.


Access


The access arrangements for Phase 1B are already in place, the modelling provided in the TA indicates two different scenarios Phase 1B trip generation only and a cumulative assessment of Phase 1A and Phase 1B.  The assessments demonstrate a maximum Ratio of Flow to Capacity of 0.22 and therefore there are no issues that result from the access based on the capacity assessments provided.


Travel Plan


The site requires a travel plan for the commercial element of the development.  It is noted that framework travel plans have been submitted with the TA.


Summary


On this basis, there are no objections to the proposals in their current form subject to:


· All the roads within the site being retained as private,


· The provision of Traffic Regulation Orders on Redcylffe Road at the developers cost,


· The provision of adequate cycle and motorcycle parking as described by the LHA,


· The delivery of the highway improvements proposed for Bridgewater Circle and M60 Junction 10 prior to the occupation of any of the units.


· Travel Plan conditions.

Manchester City Council: No Objection.  Understand that early steps are being taken for Trafford, Salford and Manchester on the development of a strategic planning framework for the area.  This will enable all parties to be confident that this strategic location is developed in a way that complements investment elsewhere in Greater Manchester, and in particular within the City and Regional Centre.  


Salford City Council: No Objection.  Understand that early steps are being taken for Trafford, Salford and Manchester on the development of a strategic planning framework for the area.  This will enable all parties to be confident that this strategic location is developed in a way that complements investment elsewhere in Greater Manchester, and in particular within the City and Regional Centre.  


Highways Agency: No objection.  It is concluded that the proposed development will not have a significant impact on the strategic road network given the removal of the Kratos permission.  However, should planning permission be granted, recommend travel plan conditions are attached.


Environment Agency (EA): No objection, subject to the following conditions:


· Submission and agreement of surface water drainage scheme for the site;


· Contamination condition.


Transport for Greater Manchester (TfGM): No objection.  TfGM criteria for subsidised bus services has a target to maximise the number of people living within 250m of a bus stop with a service every 30 minutes or 400m of a bus stop with a service every 15 minutes.  The applicant states that 6 bus routes are capable of diversion through the site.  However this is dependant on the bus operator’s willingness to divert services which would be driven by commercial or operational benefits. In order for this to be possible the access points and internal roads should be designed to accommodate buses and include potential stopping places.  All potential residents should be informed of the intention to reroute services through the site and the intention to improve public transport services.  

English Heritage (EH): Object.  The information submitted with the application is insufficient to fully assess the heritage impacts of the proposals on designated and undesignated heritage assets or the Conservation Area, particularly the setting of All Saints Church and Presbytery. A full Heritage Appraisal ought to be undertaken of the site area by a specialist heritage consultant.  Concerned that application ref.75931/O/2010 remains in outline given its proximity to All Saints.  Whilst support the overall masterplan layout and the promise of high quality housing and public realm design, this information is indicative only at this stage and provides no certainty as to the appearance or impacts of the development on the setting of heritage assets or the character and appearance of the Conservation Area. The impacts and datum levels of the 2 storey apartments and other housing within Block A are unclear and the information provided suggests that flat roofs may be utilitised.  Also remain to be convinced that the layout, size and design of the proposed new landscaping close to All Saints will be sufficient to preserve or enhance its setting, or that sufficient attention has been given to identifying opportunities for changes in the setting of heritage assets to enhance or better reveal their significance.  For these reasons English Heritage do not support the applications in their present form and recommend that they are refused as being contrary to the provisions of Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 (As Amended) and policies in PPS5.  


Greater Manchester Archaeology Unit (GMAU): Recommend the applicant be required to submit an archaeological assessment and evaluation and submit this for consideration as part of the application.  However, should the local planning authority decide it has sufficient information to grant planning permission recommend a planning condition is attached requiring a programme of archaeological work to be undertaken before the development is commenced.  This, depending on the results, may be followed by a phase of post-excavation analysis, report writing and deposition of the site archive and potentially an appropriate level of publication.  


Greater Manchester Ecology Unit (GMEU): Whilst GMEU do not disagree with the overall findings of the survey, they do disagree with the reports overall evaluation that the application site is of negligible value for nature conservation.  Whilst accept that the application site is not designated for its nature conservation interest and does not support any specially protected species, the site is one for the few remaining areas of semi-natural, relatively undisturbed landscape in the area, adjacent to the Ship Canal wildlife corridor, and as such does support some local biodiversity interest.  In the outline plans, there appears to be little consideration given to nature conservation interests and or to the recommendations for biodiversity enhancement made in the applicant’s own ecology report.  The development will result in the loss of the areas of semi-natural greenspace and consequent losses to plant species number and structural variety which will reduce local biodiversity interests.  Therefore do not object but make the following recommendations:


4. A landscape condition should be attached which requires the applicant to submit a landscape and habitat scheme that complements the Wildlife Corridor function and provides proposals for the biodiversity enhancement of the area generally.  Also recommend that consideration be given to the retention and enhancement of the wet grassland and marshy area.  


5. No vegetation clearance shall take place during the optimum nesting season (March to July inclusive)


6. Himalayan balsam has been found on the site.  A method statement should be submitted and prepared which shows how this plant will be controlled during the course of the development.  


Greater Manchester Police Secured by Design: No objection.  However, the proposed development is very large and crime and disorder implications need to be addressed at the design stage.  A condition should be attached therefore, should planning permission be granted, which requires the developer to prepare and submit a statement detailing crime prevention measures to reduce the risk of each element of the development attracting crime and disorder.

Electricity North West: The development is shown to be adjacent to or affect Electricity North West operational land or electricity distribution assets.  Where the development is adjacent to operational land, the applicant must ensure that the development does not encroach over either the land or any ancillary rights of access or cable easements.  


United Utilities:  No objection provided the following conditions are met:


· A public sewer crosses the site and we will not permit building over it.  Require an access strip width of 13m, 6.5m either side of the centre line.  Deep rooted shrubs and trees should not be planted in the vicinity of the public sewer and overflow systems.  


· No surface water from this development should be discharged to the combined sewer network.  The site must be drained on a separate system with only foul drainage connected into the foul sewer.  Surface water should discharge to a SUDS system.


City Airport: No objection subject to the following conditions being met as the scheme progresses:


· That the application, on submitting the full detailed planning application is able to provide drawings to confirm that all buildings and structure heights within the development do not penetrate any of the safeguarded surfaces;


· That the applicant ensures that as part of the development the guidance issued by the Civil Aviation Authority AN03 Bird Hazard – landscaping is considered to ensure that there will be no increased attraction to bird activity at the site.


Manchester Airport: No objection. 


REPRESENTATIONS


4 letters/emails of objection have been received.  This includes 3 letters/emails from residents of Salford on the opposite side of the Manchester Ship Canal and 1 from a resident of Davyhulme.  The main points raised are:


· Impact on highway/pedestrian safety - The roads in the vicinity are already significantly overcrowded.  Redclyffe Road and the adjoining Barton Swing Bridge would be placed under additional loading from the development and this area has already been highlighted as being at a risk of adversely high traffic loadings.  There are already often delays of up to 20 minutes at the traffic lights.


· The proposal that all traffic will turn left from Trafford Way onto Trafford Boulevard will mean that all traffic will have to go around Redclyffe Circle and back down Trafford Boulevard or along Barton Dock Road. These roads already suffer from congestion and often come to a standstill.  


· Occupants of some of these properties will have a direct view of my house and garden.  This is a violation of my privacy in my own home. 


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application site is identified as part of the Trafford Centre Rectangle, a Strategic Location in the emerging Trafford Core Strategy where it is envisaged that 250 new homes will come forward in the period between 2011 and 2016. The application proposal is assessed against the policies in the Revised Trafford UDP, RSS and Core Strategy below. 


The Revised Trafford UDP

2. The application site is located within the ‘Trafford Centre and Its Vicinity’ allocation of the Revised Trafford UDP.  Proposal TCA1 states that development within this area will not be permitted if it is demonstrated that it, or its phasing, will have a material adverse impact upon established town centres or would undermine regeneration priorities elsewhere.  This part of the Trafford Centre allocation is not designated for any specific use.  The site also falls within the Manchester Ship Canal Corridor Priority Regeneration Area.  Policy A1 applies and states that the Council is committed to the regeneration of this area through, amongst other things, the redevelopment of land.  


3. Proposal H1 of the Revised Trafford UDP states that the Council will ensure that sufficient land is released for development to achieve the annual average rate of new housing provision in Regional Planning Guidance (now Regional Spatial Strategy).  Proposals H2 and H4 state that in releasing land for housing development, the Council will permit high quality development within the existing urban area with first priority on the re-use of previously developed land and vacant buildings followed by the use of previously undeveloped land which is well located in relation to established areas of housing, jobs, local community services and facilities; which avoids the use of important areas of open space; which is accessible by public transport and other non-car modes of travel; and which respects and enhances the quality and character of the local building environment. Proposal H8 states that the Council will encourage and promote the provision of new housing to meet the needs of local people who cannot afford to rent or buy housing available on the open market.  


4. In relation to these policies, the site is greenfield land but is relatively well connected to established areas of existing community services and facilities and relatively accessible by public transport and other non car modes of travel.  It also falls within a priority regeneration area and the proposed development includes a significant proportion of affordable housing.  



Regional Spatial Strategy (RSS)


5. Policy L4 of the North West of England Plan Regional Spatial Strategy to 2021 published by the Secretary of State in September 2008 significantly raised the annual average requirement figure for the Borough from a net (excluding clearance) figure of 310 dwellings a year to a net figure of 578. Additionally, this requirement is expressly described as a minimum​ figure. 


6. Policy DP4 states that priority should be given to developments in locations consistent with the regional and sub-regional spatial frameworks set out in the document and sub-regional policies. This requires development to build upon existing concentrations of activities and infrastructure and not require major new investment in infrastructure. Development should accord with a sequential approach where existing buildings and previously developed land within settlements are used first. Sustainable construction and efficiency in resource use should be promoted.


7. Policy RDF1 identifies 3 priorities for growth. The first priority for growth should be the Regional Centres of Manchester and Liverpool. The second priority should be the Inner Areas surrounding these centres, with emphasis placed on areas in need of regeneration. The third priority is the centres and inner areas of a number of important towns and cities, which includes Altrincham. Outside of these areas, Policies L4, MCR1 and MCR3 of the Regional Spatial Strategy make it clear that new housing development proposals in sustainable locations well served by public transport should be allowed where they support local regeneration strategies and/or meet identified local needs.  


8. The RSS did not detail the boundary of the Regional Centre or Inner Areas, instead it was expected that these would be determined through the various Local Development Frameworks. In May 2011 the Council proposed a change to the Examination which extended the boundary of the Inner Area within Trafford, so that the whole of the Trafford Centre Rectangle should be included within the Inner Area, thus making this location a focus for residential development in line with Policy MCR2 of RSS

9. Given that the site falls within the Inner Area and the proposed development of 250 residential units involves a mix of house types and tenure (including 30% affordable housing) in this relatively sustainable location it is considered to comply with Policies in the Regional Spatial Strategy for the North West.



Core Strategy


10. 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.  The Trafford Core Strategy is the first of Trafford's LDF documents to be produced and will replace key elements of the Trafford UDP. It is at an advanced stage in its production and is currently at the Examination stage. The Trafford Core Strategy therefore provides the most up to date expression of the Council's strategic planning policy and as such should be considered (where appropriate) as a material consideration, alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications.


11. The ‘Trafford Centre Rectangle’ is identified in the Core Strategy as one of five strategic locations.  Policy SL4 applies and recognises that this area is a strategic part of the Borough.  The application site forms part of the Trafford Quays area which the policy identifies as an area which is suitable for a major mixed use development providing new residential neighbourhoods together with commercial, leisure and community facilities and substantial improvements to the public transport infrastructure. In particular the wider Trafford Quays site is considered suitable to deliver a minimum of 1,050 residential units (primarily family accommodation), commercial office space and community facilities during the lifetime of the plan.  


12. Policy SL4 of the submitted Core Strategy states that development on the Trafford Quays site must comprise the following which are relevant to this application:

· Community facilities including convenience retail, school provision and health facilities of a scale appropriate to the needs of the new community;


· The re-routing, through the site, of local public transport provision;


· To protect, preserve and enhance the setting of Pugin’s Grade I listed Church of All Saints and the Grade II Presbytery;


· That 30% of the new residential provision will be affordable housing;


· That residential development is not located in areas of potentially poor air quality.


13. Since submission, however, it is important to note that the 30% target for affordable housing has been removed and that this element of the policy now states that the provision of affordable housing must be made in accordance with Policy L2.   


14. The application proposes 30% affordable housing and a range of house types to meet the Council’s identified housing needs.  It is considered that this proposed approach to affordable housing would be in conformity with both versions of Policy SL4.


15. The policy also includes a detailed phasing strategy which indicates that between 2011 and 2016, 250 housing units and 2 hectares of office floorspace are expected to come forward across the whole of the Trafford Centre Rectangle.  These development proposals, in conjunction with office development forming part of planning application ref. 75930/O/2011 Phase 1A are intended to be in line with this phasing strategy.


16. Policy L1 sets the overall housing land requirements for the Borough over the life time of the Plan. It proposes the release of sufficient land to accommodate a minimum of 11,800 dwellings through to 2026. As illustrated by Table L1, this figure includes an allowance of 1050 dwellings within the Trafford Centre Rectangle, of which it is anticipated that 250 units would be developed up to 2015/16. The Council’s Strategic Planning Department has confirmed that the number of units proposed would comply with this element of the policy

17. Policy L1 states that the Council will adopt an indicative target of 80% for the provision of all new housing on brownfield land over the Plan period. Policy L1 states that to achieve this, the Council will release previously developed land and sustainable urban area green-field land, in the following order of priority:


· Firstly, land within the Regional Centre and Inner Areas;


· Secondly, land 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 land that can be shown to be of benefit to the achievement of the wider Plan objectives set out in Chapters 4 and 5 of this Plan.


18. This represents a change to the submitted text of the Core Strategy, reflecting discussions during the Examination process.


19. As outlined above, the site falls within the Inner Area boundary and is considered to be vacant and underused land.  Whilst there is evidence in the historical maps of previous development on land to the west of this application site, there is no evidence of any development on this part of the application site.  It is therefore considered to be ‘greenfield’.  Nevertheless, given its sustainable location within the Inner Area, it is considered to be a priority for housing development in accordance with Policy L1.  The policy further states that the development of greenfield land will only be considered where it can be demonstrated that the proposed development will be capable of creating sustainable communities; will contribute significantly to the Plan’s overall objectives, including the economic growth of the City Region and the provision of affordable housing; and where it can be demonstrated that the development of that land will not compromise the Council’s achievement of its brownfield land target over the Plan period; and that without its release, the Council’s 5-year housing land supply target could not be delivered. It should be noted however, that the Submitted Core Strategy makes it clear that the distribution and phasing of the land for residential development contained in Policy L1 has been arrived at following the order of priority set out above and that where development is proposed on green-field land (specifically at the Trafford Centre Rectangle), the provisions of those tests have been met. Furthermore the Core Strategy, through Table L1, demonstrates that the distribution proposed within Policy L1 (including the proposed development on this site) meets the indicative 80% target proportion of housing provision to use brown-field land. For these reasons, the Council’s Strategic Planning Department have confirmed that the number of units proposed would not compromise the Council’s achievement of their brownfield target. The proposal is therefore considered to comply with this policy. 


20. Policy L2 identifies the housing needs for the borough and states that the Council will seek family accommodation (3+bedrooms) and a greater percentage of smaller accommodation in a form which is suitable for families.  The applicant proposes a mix of properties of which two thirds they maintain would comprise family accommodation (in town houses or large apartments).  They also propose 30% affordable housing. The mix of housing types and tenure proposed as part of this application is considered to be consistent with this emerging policy.


21. It is considered that the development proposals comply with Policies SL4, L1 and L2 of the Emerging Core Strategy.  


PPS3 – ‘Housing’

22. The latest version of PPS3 published in June 2010 sets out the Government’s planning policy framework for housing development.  The document states that the planning system should seek to deliver high quality housing which is well designed; a mix of housing both in terms of tenure and price; and development in a suitable location with good access to jobs, services and infrastucture.  It also provides a national target of 60% of new housing on previously developed land.   In terms of density the document states that developments should have regard to the characteristics of the area.  Whilst this is not a previously developed site, the proposal would not compromise the Council’s achievement of the overall brownfield targets across the Borough and the development is considered to comply with all other aspects of this PPS.


Draft National Planning Policy Framework

23. The Draft National Planning Policy Framework states that “Development that is sustainable should go ahead, without delay - a presumption in favour of sustainable development that is the basis for every plan, and every decision.” (Ministerial Foreword). Sustainable development is defined loosely at this stage as a change for the better without making worse lives for future generations.  


24. The draft framework further states that for many years there has been a large gap between the demand for new homes and the supply and that the shortage of new homes means that the housing needs and aspirations of communities are not being met, leading to significant problems of affordability, particularly for those seeking to buy their first home. It recognises that Local Planning Authorities (LPA) are best placed to identify land for new housing development and states that Council’s must maintain a rolling five-year supply of deliverable housing sites to ensure choice and competition in the housing market, and this should include an additional 20 per cent of sites within the five-year supply.  It further states that LPA’s should apply a presumption in favour of sustainable development and seek to find solutions to overcome any substantial planning objections where practical and consistent with the framework. 


25. The draft NPPF also proposes to remove the nationally set previously developed land (PDL) target favouring, instead, a locally defined approach. In so doing the draft NPPF expects local councils to define their own PDL target based on local circumstances. It is important to note in respect of this that the indicative 80% PDL target contained within the Submitted Core Strategy is locally distinctive and supported by robust evidence, it is not considered to be an arbitrary, centrally imposed figure and it is considered, therefore, that the provisions of Policy L1, set out above remain valid.


26. The site is identified for housing development in the emerging Core Strategy and is considered to be a relatively sustainable location, located in close proximity to the Trafford Centre Bus Station in an area which could be served by forthcoming proposals for Metrolink through Trafford Park.  Whilst there is an objection from English Heritage to this planning application, the applicant has sought to address their concerns through the submission of amended plans and additional information. The impact of the development on adjoining heritage assets is considered in detail below.  Nevertheless the application is considered to comply with the Draft National Planning Policy Framework.

Conclusion on Principle of Development


27. Whilst the site is not allocated for residential development in the Revised Trafford UDP, it is identified for this purpose in the emerging Core Strategy and in accordance with the policies of the Regional Spatial Strategy and national planning guidance is considered to be a suitable location for this type of development.  The application is therefore considered to be acceptable in principle.  


DESIGN AND IMPACT ON STREETSCENE 


28. As the application is submitted in outline with approval sought only for means of access, any comments on the design of the proposed office building are necessarily limited at this stage. However, in accordance with Circular 01/2006 the applicant’s Design and Access Statement and Parameter Plans outline the fundamental design principles for the development.


29. This supporting information indicates three residential blocks with development between 2 and 10 storeys in height, each laid out around central courtyards.  The height of the development increases from the north to the south.  A hierarchy of streets is proposed around each of these blocks which each differ in size, appearance and function and includes the following:


· Lanes - Less formal semi-private shared surface residential routes with on-street parking and pavements separated from the main carriageway, typically located between blocks and measuring between 12m-15.5m in width;


· Street Type 1 – Residential street with separate pavements and carriageways measuring between 15.5m and 21.5m in width;


· Street Type 2
- Residential street as above but wider to accommodate bus access measuring between 22.5m and 28m in width;


· Boulevards - 
A wide formal tree-lined road with continuous building lines measuring between18.5m-22.5m in width through the centre of the application site.  


30. Within this road network, the three urban blocks are defined on the parameters plan by ‘minimum’ and ‘maximum’ building lines.   There is only a small variance between the two lines in each case, but the applicant states that they are satisfied that this will provide sufficient flexibility at the detailed design stage.  Block A would contain 42 low rise family dwellings, Block B would contain 93 medium rise family dwellings and Block C would comprise 114 medium-high rise family and urban dwellings.  The applicant states that more traditional family homes would be located in Block A due to its proximity to the open space and less ‘urban’ setting.  Block B would comprise more contemporary family housing and Block C a mix of apartments.  Overall the density of development is approximately 45 dwellings per hectare.  The applicant has provided a wider masterplan for the Trafford Quays site which demonstrates how the proposed development would fit into the future development in this wider area. Whilst the applicant is not seeking the endorsement of this masterplan, is does demonstrate that they have considered the current planning application in the context of future development at the Quays.  The illustrative material submitted indicates a modern design approach with examples cited of existing award winning developments such as ‘Accordia’ in Cambridge and ‘Chimney Pot Park’ in Salford.


31. The scale, height and amount of development proposed is considered to be acceptable and would complement development proposed to the south on Phase 1A. The form of development proposed on Block C would provide an appropriate frontage to the canal arm.   The road hierarchy and design parameters proposed would create a unique ‘urban’ development in this part of the Trafford Centre rectangle and will establish a framework for future development across Trafford Quays. The development as proposed at this stage is considered to be acceptable in accordance with Proposal D1 of the Revised Trafford Unitary Development Plan and PPS1 in this respect.


IMPACT ON SETTING OF LISTED BUILDINGS AND BARTON UPON IRWELL CONSERVATION AREA


32. In considering the impact of new development, PPS5 requires local planning authorities to take into account the particular significance of the heritage asset and take into account the desirability of new development making a positive contribution to the character and distinctiveness of the historic environment. The consideration of design should include scale, height, massing, alignment, materials and use. It also refers to managed change sometimes being necessary if heritage assets are to be maintained for the long term. 

33. Policy HE10 of PPS5 ‘Planning for the Historic Environment’ states that “when considering applications for development that affect the setting of a heritage asset, local planning authorities should treat favourably applications that preserve those elements of the setting that make a positive contribution to or better reveal the significance of the asset. When considering applications that do not do this, local planning authorities should weigh any such harm against the wider benefits of the application. The greater the negative impact on the significance of the heritage asset, the greater the benefits that will be needed to justify approval.”

34. Proposals ENV24 and ENV25 of the Revised Trafford Unitary Development Plan set out various criteria for development affecting buildings of special architectural or historic interest. In summary Proposal ENV24 states that the Council will seek to preserve buildings of architectural or historical interest, having special regard to the preservation of the setting of listed buildings. 

35. The proposed development adjoins the Grade I listed All Saints Church, Grade II listed All Saints Presbytery and Barton upon Irwell Conservation Area.  The application red line boundary also extends around the St Catherine’s burial ground which falls within the Conservation Area boundary and which contains the footings of the former St Catherine’s church.  

36. All Saints Church was designed by EW Pugin and built between 1867 and 1868 for the de Trafford family of nearby Trafford Hall as a parish church.  It has subsequently become a Franciscan Friary.  The applicant recognises in their Heritage Statement that All Saints Church is of ‘high’ significance due to the architectural quality of its exterior and interior. The adjoining All Saint’s Presbytery is Grade II listed and was also designed by EW Pugin.  Whilst it forms an integral part of the ecclesiastical group, the applicant states that it is considered to be of ‘medium significance’ only.  The Barton Upon Irwell Conservation Area is centred around the Grade II* listed Barton Swing Bridge and Aqueduct to the north and extends southwards around the Grade I listed All Saints Church and St Catherine’s graveyard.  The applicant states that the Conservation Area is also considered to be of ‘high’ significance, however this level of significance is not considered to be uniform across the entire area as there have been areas of intervention and modern developments.  

37. Adjoining the south side of All Saints Church, a small triangular area of amenity space is proposed measuring 60m at its widest point.  On the opposite side of this amenity space is Block A.  The majority of Block A would measure 2-3 storeys in height (10.15m-12.95m) with only a small element on its east side shown extending up to a maximum of 4 storeys.  With the intervening highway and front gardens, the closest element of Block A would be situated approximately 88m from the Grade I Listed All Saint’s Church.  


38. The applicant maintains that the relationship between the built development and the church would preserve those elements of its setting that make a positive contribution to its significance and that alterations to the area of open space and creation of carefully aligned and orientated boulevards which will create focussed and framed views of the bell tower.  This they consider would better reveal the significance of the Church.


39. English Heritage have objected to the current planning application and it is clear from their response that their main concern relates to the type of application submitted (outline) and level of supporting information, which they maintain is insufficient to properly assess the development and its impact on the setting of the heritage assets and Conservation Area.  They also raise concerns about the size, design and layout of the proposed area of open space adjoining the church.  The applicant considers that the type of application submitted is appropriate as the reserved matters application stage will provide the opportunity for further consideration of the design and appearance of the development.  Nevertheless, they have submitted amended plans during the course of the application and additional information proposing amendments to the layout of Block A.  In particular, the northern boundary of Block A has been pulled back away from the church by a distance of between 20m and 36m increasing the size of this area of open space.  As a result the separation distance between Block A and All Saints Church has increased from 60m to 84m at its closest point. Further information has also been provided during the course of the application about the significance of the adjoining listed buildings.  English Heritage state that they wish to maintain their objection to the planning application.  However, it is considered that these concerns could be addressed through the reserved matters application submission and that the layout, design and size of the proposed open space and position and alignment of the northern boundary of Block A shall be determined at this stage.  Conditions are recommended below in this respect.  


40. Having regard to Policy HE10 of PPS5, and subject to the conditions listed below, it is considered that the concerns raised can be satisfactorily addressed through the reserved matters stage.  It is considered therefore that the proposals are acceptable in terms of PPS5 and UDP Policies ENV24 and ENV25. 


RESIDENTIAL AMENITY


41. The closest residential properties are situated over 260m to the west in Salford on the opposite side of the Manchester Ship Canal and are orientated so that their rear elevations face towards the canal.  These properties will therefore have a view of the proposed development.   At its closest point (north part of Block A) the development proposed would be 2-3 storeys in height, although the development would increase in height as the distance from these properties also increases.  Given the separation distance, it is considered that the proposed development would not overshadow these properties nor would it result in a significant loss of light or privacy.  

42. Within the development, it is expected that there would be a number of occasions where the distances between each of the properties will not meet the Council’s privacy standard’s.  Across a highway, the Council’s New Residential Development Guidelines recommend a minimum separation distance between main habitable room windows of 24m for three storey developments and across private gardens a distance of 30m. For example, between Blocks A and B a distance of only 15m is proposed between the front elevations of properties on either side of this highway.  This is only one example where the development may fail to comply with the Council’s Guidelines in this respect.  Furthermore, the proposed 10 storey block on the southern side of Block C could overshadow and appear overbearing to some extent in relation to residential apartments on the north side of this block in close proximity.  Nevertheless, the Guidelines also state that the Council is looking to encourage imaginative design solutions and in doing so accepts the need for a flexible approach to privacy distances between buildings within a development site, where good design or the particular circumstances of the site allow. This is the first phase of the wider masterplan for Trafford Quays and the application proposes a relatively high density urban development set within certain design codes.  Given the benefits associated with the proposed design approach and road hierarchy specified, it is considered that the relationship between each of these blocks is considered to be acceptable and the future reserved matters application will provide scope for further assessment and consideration of the development in this respect.  

43. The applicant proposes amenity space for the future occupants in a variety of open space types which includes an area of open space to the north and two enclosed courtyards (within Blocks B and C).  The open space to the north would be laid out as a Church Green with opportunities for children’s play facilities.  The applicant also states that each of the 250 homes proposed would be provided with an element of private external amenity space ranging from traditional rear gardens, roof gardens and external balconies.  St Catherine’s burial ground is included in the application site; however the applicant states that it is their intention only to manage the existing landscaping on this part of the site so that it provides an area for quiet contemplation. The range and scale of amenity space proposed is considered to be acceptable for the future occupants of this particular phase of the development.  


ACCESS AND TRAFFIC IMPACTS


44. Government guidance in PPG13 emphasises the Government’s aim to reduce the need to travel and to make use of alternative means of transport other than the motor car. The application site is relatively well served by public transport facilities. The applicant outlines plans for local bus services to be rerouted through the site which they hope will provide frequent services to Urmston and the Trafford Centre where further services run to Manchester, Altrincham, Flixton, Stretford, Stockport and the surrounding area.  The site is also readily accessible to anyone in the local area cycling and proposals to extend the Metrolink line through Trafford Park to the Trafford Centre would further improve the accessibility of the site. The applicant proposes to provide a new enclosed pedestrian link between the development and the Trafford Centre Bus Station and secure cycle parking for future occupants.


45. The applicant also proposes a number of alterations on the local highway network to ensure the development would not have a significant impact on the surrounding highways.  These improvements are as follows:


· The introduction of a bus lane on Trafford Way approach which could be signalled separately from the other Trafford Way lanes and activated only on demand;


· The addition of a flared lane on Trafford Boulevard for the left turn into Trafford Way


46. In addition, the LHA recommend the following:


· The introduction of waiting restrictions on Redclyffe Road.  


47. The applicant proposes to use the existing vehicle access to the site from Redclyffe Road for Phase 1B.  Vehicle access to Phase 1A (Office development) is via a priority junction at Trafford Way to the south.   The applicant states that their intention is to prevent ‘through’ traffic, other than buses between these two areas.  To achieve this, a bus gate is proposed within Phase 1B to prevent other vehicle through movements (other than for emergency service vehicles).  However, this is not intended to prevent pedestrian and cyclists from moving between these areas. 


48. The applicant proposes 1.5 car parking spaces for each property and no spaces for the commercial units.  This would be provided in a mix of on-street parking bays, garages and designated car parking spaces.   The LHA states that as the local highway will remain in private ownership the level of car parking proposed is considered to be acceptable. 

49. The LHA is satisfied, from the information submitted, that the development proposed with the improvements outlined, would operate satisfactorily.  A condition is recommended which requires the highway works proposed to be agreed in writing and implemented.   A second condition is recommended which requires the applicant to submit agree and implement a detailed Travel Plan with measurable targets. Subject to these conditions, it is considered that the proposed development is acceptable in highway terms.

ECOLOGICAL APPRAISAL

50. The applicant’s Ecological Survey states that the proposed development would result in the loss of grassland and other common plants such as brambles and nettles.  They state that these plants are not uncommon or scarce and that the effects of the development of Phase 1B on biodiversity, including flora and fauna, will be very minor and inconsequential.  Furthermore, no protected animal species were identified on the application site.  The Greater Manchester Ecology Unit (GMEU) have assessed the proposals and advised that they disagree with the applicant’s conclusions in this respect.  They state that whilst the site does not support any specially protected species, it is one of the few remaining areas of semi-natural relatively undisturbed landscape adjacent to the Ship Canal and as such it does support some local biodiversity interest.  However, they do not object to the application provided that any future landscaping scheme for the development provides an environment that will complement the Wildlife Corridor function of the Ship Canal and enhancement of the biodiversity of the area general.  They suggest, in particular, that attention is paid to retaining and enhancing the nature conservation of wet grassland and marshy areas to the west of the Phase 1 application site. They also recommend a bird breeding condition which restricts the removal of vegetation between March and July (inclusive) and a condition which requires the control of Himalayan Balsam, an invasive species which has been found on the site.  

DEVELOPER CONTRIBUTIONS TOWARDS THE RED ROSE FOREST


51. In accordance with Policy ENV16, significant tree planting should be included in any future landscaping proposals for the development. More details of the expected provision are included in the Adopted SPG ‘Developer Contributions to the Red Rose Forest’.  As the mix of houses/apartments and commercial units is not known at this stage nor is the level of tree planting proposed as part of this development it is considered appropriate to include the relevant calculations from the SPG document in the Section 106 legal agreement so that a financial contribution, should one be required in this respect, can be calculated in future as the development progresses.   

DEVELOPER CONTRIBUTIONS TOWARDS HIGHWAY AND PUBLIC TRANSPORT IMPROVEMENTS

52. The Council’s SPD1 - ‘Developer Contributions to Highway and Public Transport Schemes’ was adopted on 6 March 2007 and applies to all major developments such as this. Contributions will be used by the Council and TfGM to implement public transport and highways improvement schemes within the locality of the new development. The site falls within an ‘Accessible’ area as defined by the SPD and the relevant contribution would be based on the size of each of the residential properties and range of commercial units proposed.  As above, this information is not available for the development at this stage and it is therefore considered appropriate to include the relevant calculations from the SPD1 document in the Section 106 legal agreement so that the required payment can be calculated in future as the development progresses.   

DEVELOPER CONTRIBUTIONS TOWARDS OUTDOOR SPORTS AND PLAY PROVISION


53. Proposals OSR3, OSR4 and OSR9 of the Revised Trafford UDP and the Council’s Adopted SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ seek the provision of financial contributions towards play and outdoor sports facilities for all new residential developments.  This financial contribution is calculated on the basis of the number and type of properties proposed.  As above this is not known at this stage and it is therefore considered appropriate to include the relevant calculations from the SPG document in the Section 106 legal agreement so that the required payment can be calculated in future as the development progresses.

CONCLUSION


54. The application site is identified as a Strategic Location in the emerging Core Strategy and the proposed development would comply with Policy SL4 which relates to this strategic proposal.


55. The development is considered to be acceptable in principle and in terms of its design, residential amenity, the highway network and the sustainability of the location. Whilst it is not allocated for new housing development in the Revised Trafford UDP, is considered to comply with all relevant Revised Trafford Unitary Development Plan Policies and Proposals, the Emerging Core Strategy, RSS, PPS3 and the Draft National Planning Framework and therefore is recommended for approval accordingly.


56. Whilst the proposed development would be a departure from the development plan in accordance with the Town and Country (Consultation) (England) Direction 2009, it does not require referral to the Secretary of State. 


57. It is therefore recommended that outline permission should be granted, subject to completion of a Section 106 Agreement to secure financial contributions towards highway and public transport improvements, outdoor sports and play facilities, off-site tree planting; 30% affordable housing and subject to appropriate conditions.


RECOMMENDATION: MINDED TO GRANT

(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and such legal agreement be entered into to secure a financial contribution towards highway network improvements, public transport improvements, play space and outdoor sports facilities, the Red Rose Forest; the provision of 30% Affordable Housing in accordance with the Council’s adopted SPG’s and SPD’s and the delivery of waiting restrictions on Redclyffe Road.

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


1. Outline condition 1;


2. Outline condition 2;


3. Provision of Access Facilities Condition No.1;


4. Retention of Access Facilities Condition;


5. Contamination Condition;


6. Submission and approval of scheme for the disposal of surface waters which regulates surface water run off;


7. Development permitted shall be carried out in accordance with the amended plans and Proposed Development Parameters outlined within the submitted Design and Access Statement;


8. Implementation of air quality mitigation measures;


9. Condition to comply with requirements of Barton Airport;


10. Provision of Cycle/motorcycle parking condition;


11. Detailed drawing of highway works;


12. Removal of invasive species;


13. Bird Breeding condition;

14. Crime and Disorder condition;

15. Archaeology condition;

16. Residential Travel Plan – commencement of development;

17. Residential Travel Plan – occupation of development;

18. Management plan for St Catherine’s burial ground;

19. Notwithstanding the submitted drawings, the position and alignment of the northern boundary of Block A shall be determined through the reserved matters application for this part of the site.  This reserved matters application shall be supported by the submission of detailed building elevations, roof plans, sections, public realm / landscaping proposals, materials schedules, photomontages and a design justification statement to demonstrate that the detailed proposals for this part of the site will have a  satisfactory relationship with All Saints Church and will not have an adverse impact on the setting of All Saints Church, All Saints Presbytery or the Barton Upon Irwell Conservation Area.

20. Strategic landscape condition to include nature conservation measures to complement the Wildlife Corridor and to include timescale for implementation. 
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SITE


The application relates to a ‘quadrant-shaped’ area of land which is currently vacant and overgrown. The land is sited on the outside of a sharp bend in the residential cul-de-sac of Marple Grove, a road characterised by inter-war two-storey terraced properties, which have been finished in a mixture of render and red brickwork. The end properties to these short terraces differ in style from their neighbours, with some incorporating a projecting gable frontage. 


The application site is accessed via a dropped kerb and vehicular access to the south-western corner of the site, and an alleyway wraps around its southern and eastern boundaries, connecting Marple Grove with nearby Moss Road and providing access to the rear gardens of 101-111 Moss Road (to the east) and 10 Marple Grove (to the south). The site is also bound to the west by 18 Marple Grove and to the north by Hattons Court, a residential apartment block with associated amenity space.


This area of land between No’s 10 and 18 Marple Grove was previously occupied by a terrace of three houses, which were built at the same time as the remainder of the street, and following a north-west to south-east building line. These units were extended to the rear at two-storey level in 1995 in association with their use as a Children’s Home, however the properties were demolished in 2008 and the site has remained vacant since. 


PROPOSAL


The application proposes a two-storey terrace of 3 new affordable housing (social rented) units, each accommodating three bedrooms and with its own private garden area. The terrace is set to be of similar siting and orientation to its predecessor and will front onto an off-street car parking forecourt, comprising of six spaces and shared by the three proposed residential units. Access to the rear garden for the middle property in this terrace will be via a covered passageway between units 2 and 3. The proposed dwellinghouses are set to be constructed in red brick and render, with grey concrete roof tiles to follow the model of the existing adjacent properties.

THE DRAFT NATIONAL PLANNING POLICY FRAMEWORK


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 DEVELOPMENT PLAN IN TRAFFORD


The Revised Trafford UDP was formally adopted on 19 June 2006. Together with the Regional Spatial Strategy for the North West of England (adopted September 2008), this constitutes the Development Plan for Trafford.


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 – and that work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Publication version of the Plan published for consultation purposes in September 2010 and Submission to the Secretary of State made on 3rd December 2010.


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

PROPOSALS MAP NOTATION 


Unallocated


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


H1 – Land Released for Development


H2 – Areas for Development


H4 – Development within the Urban Area


H6 – Release of Other Land for Development


H8 – Affordable Housing


D1 – All New Development


D2 – Vehicle Parking


D3 – New Residential Development


RELEVANT PLANNING HISTORY

H34793 – Formation of vehicular crossing to Marple grove and construction of hardstanding 

in front garden to form parking area for a maximum of 3 vehicles – Deemed Consent, 24th February 1992

H41128 – Erection of a two-storey rear extension to form three additional bedrooms and 

ancillary accommodation – Approved with Conditions, 13th September 1995

H/LPA/DEM/69153 - Demolition of former children's home (application for prior approval 

under Schedule 2, Part 31 of the Town and Country Planning (General Permitted Development) Order 1995) – Demolition Granted, 11th April 2008

CONSULTATIONS


LHA: To meet the Councils Car Parking Standards the provision of 2 car parking spaces are 


required per unit. The application proposes a total of 6 car parking spaces for the three properties, however whilst the car parking spaces appear to fit, access to the two spaces closest to the public highway are awkward to access. Therefore the LHA request that a larger splay is provided for there to be no objections to the proposals on highways grounds.


This issue has since been addressed by the amended plan No. 02 P7


Built Environment (Drainage): No objections, R17


Greater Manchester Police Design for Security: We would highly recommend that 


achieving Secured by Design is a condition to any planning permission granted. In addition, we would recommend that the boundary that abuts the public footpath be at least 2000mm high to prevent climbing.


REPRESENTATIONS


No letters from neighbours have been received in response to this application.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes the development of three new social rented houses on a site which is located in the ‘Inner Area of the Manchester City Region’ as designated within the 2008 RSS and as such falls to be assessed under Policy MCR2. The proposal is considered to be acceptable in housing land supply terms as it comprises of entirely affordable housing and lies on previously developed land which had accommodated three residential units until their demolition in 2008. The application site lies 30m to the south of Trafford Park station, and as such is classed as being in a ‘most accessible’ area as defined by SPD 1: Developer Contributions to Highway and Public Transport Schemes. Furthermore, whilst the application site is not located within close proximity to a designated NEAP or LEAP, Victoria Park is sited 480m to the south, and therefore occupants of the proposed unit will have access to some local play space. Overall, it is considered that the proposed residential units are located in a sustainable location and comply with Policy MCR2, as well as the relevant policies contained within the Revised UDP and emerging Core Strategy by virtue of their efficient use of land. Therefore the proposed development is considered acceptable in principle.


RESIDENTIAL AMENITY


2. The end units to the proposed terrace both angle away from their adjacent neighbours on Marple Grove and retain a minimum separation of 8m to the side gables of these existing properties, both of which are free of habitable room windows. Due to the orientation of units 1 and 3 in relation to the rest of Marple Grove, and the angled relationship that the proposed terrace shares with all of its neighbours, it is considered that the development will not give rise to an undue overshadowing or overbearing impact to any of the surrounding residential properties, including those at Hattons Court and on Moss Road.


3. The Councils Planning Guidelines: New residential Development recommends that 21m is retained between facing windows and 10.5m be retained to neighbouring private gardens. The site is bound on all sides by residential development; however the proposed terrace has been sited so that it does not directly face any of its neighbours. The windows to the rear of unit 2 comfortably comply with the separation distances set out above in the SPG.  For units 1 and 3, the first-floor rear bedroom windows have been positioned next to unit 2 so as to maximise the distance to the rear boundary. Whilst only 17.5m will be retained between the bedroom window on unit 3 and the nearest window on Moss Road (No. 109), there will be no direct interlooking between the properties due to their angled relationship. The same principle applies with the window-to-boundary relationship where 12m is retained to the facing boundary with 111 Moss Road, whilst 8m exists at a 30˚ angle to No. 107. Therefore it is considered that the properties on Hatton Court and Moss Road will not suffer from an undue level of overlooking as a result of the proposals.


4. Private amenity space for the occupants of the proposed development would be provided within the side and/or rear gardens, which differ in size and shape for each unit. The Council’s New Residential Guidelines recommends a minimum of 80sq.m of private amenity space for 3 bedroom semi-detached houses, a provision which is comfortably met by all three units within this terrace. Therefore, this aspect of the scheme is considered to be acceptable.


5. The impact of the development on the residential amenity of neighbouring properties and the level of amenity provided for the future occupants of the development is considered to be acceptable. The development is therefore in accordance with Proposals D1 and D3 of the Revised Trafford Unitary Development Plan.

DESIGN AND STREET SCENE


6. The proposed terrace has been sited further back from the Marple Grove highway than the demolished terrace which used to stand on this site, so as to accommodate six off-street parking spaces to the front of the properties. The terrace has though been positioned at a similar orientation to its predecessor, and it is considered that its siting sufficiently addresses the short stretch of Marple Grove which leads into the application site. Furthermore, the wider relationship of the proposal within the Marple Grove streetscene is considered to be acceptable as it serves to successfully ‘turn the corner’ to this cul-de-sac by relating to the existing building lines of both No’s 4-10 and 18-22 Marple Grove. 


7. The existing properties on this street share a number of architectural characteristics and material treatments; all are of a similar scale and massing, and are arranged in symmetrical terraces with respect to their fenestration and use two-storey forward projections at either end. Most units have been finished in red brickwork and incorporate a flat-roofed entrance canopy to the ground-floor, with render applied to the front elevations at first-floor level. However, variation and individuality also exists between each of the properties, created through the use of render and brick header and quoin detailing. 


8. The proposed terrace is of similar scale and massing to its adjacent neighbours on Marple Grove and incorporates a similar palette of materials too. However, the introduction of two-storey flat-roofed projections to the front elevation of units 1 and 3 gives the frontage of this terrace a more contemporary appearance than its inter-war counterparts. The visual impact of these projections in comparison to the more-traditional gable features is however softened to a degree through the use of render and introduction of flat-roofed entrance canopies, both of which are already common features on Marple Grove. Therefore it is considered that a successful juxtaposition has been achieved between the old existing properties, and the new terrace which shares several characteristics with its neighbours whilst introducing a more modern design approach. The fenestration to the proposed terrace, is symmetrical and includes brick headers and vertical window openings. To the rear, unit 2 will be finished entirely in render to break up the appearance of this elevation and add a degree of visual interest. Therefore the proposed terrace is considered to be consistent in its design approach to the rest of this cul-de-sac and is considered to be in compliance with Proposals D1 and D3 of the Revised Trafford Unitary Development Plan.

9. A low brick wall and railings has been proposed across the width of the front of the site and will separate the communal off-street parking area from the individual housing plots. This treatment is consistent with existing front boundaries on Marple Grove, including a section fronting the road which belonged to the former terrace on the application site. The boundary treatments which separate the rear gardens from the public footpath set to comprise of 1800mm high fencing with a 300mm trellis above which will provide security and privacy for the occupants of the new units. The height and position of these proposed boundaries is considered to be acceptable in principle, however in order to secure good quality soft landscaping and boundary treatments it is recommended that conditions relating to all boundary treatments and associated planting around the application site be added to any approval.


10. The proposed site plan suggests that brick paviours/contrasting surfaces will be used to mark out the proposed car parking spaces. It is recommended that this detail be secured by condition in order to mitigate the impact of introducing a large area of hardstanding to the front of the proposed terrace. 

ACCESS AND CAR PARKING


11. In order to achieve sufficient parking and in order to retain the existing ‘on-street’ parking arrangement fronting the site, a shared parking court has been incorporated into the scheme. The LHA have raised no objection to this development, following amendments that have been made to the parking layout and number of spaces provided. The size of parking spaces and aisle widths comply with the Councils Car Parking standards and whilst the two spaces closest to the site entrance will be relatively tight to turn into, they remain acceptable and useable. Six car parking spaces will be associated with these 3-bedroom properties, meaning that the car parking provision is at 200%. Whilst separate driveways with designated parking spaces for each property would have been desirable, this would have necessitated the formation of three vehicular accesses over a short area, to the detriment of pedestrian safety. As such the formation of a shared parking ‘forecourt’ is considered to be acceptable in this instance. The 200% parking provision is also considered to be appropriate, particularly as the scheme is entirely affordable and is close to rail services. Some visitor parking may take place on-street, including to the informal lay-by area immediately south-west of the site, however the level of this is likely to be so low that it would not be detrimental to either residential amenity or highway safety. 


12. Access around the site via the existing public footpaths will remain unaffected as a result of the proposed development.


CRIME AND SECURITY


13. The building layout has addressed the street frontage and would provide natural surveillance to the rear (eastern) alleyway, and a section of the side (southern) alley, although this already benefits from a degree of overlooking from the rear windows of No’s 101-111 Moss Road. Ground level entrance doors and windows to the building frontages also provide activity at street level and further enhances natural surveillance to the new parking area.


14. The fencing proposed to the private garden boundaries which are adjacent to the public alleyways comply with the recommendations by Greater Manchester Police, and as such will reduce opportunities for crime. However it is also recommended, in-line with further comments received from GMP that the applicants submit a method statement which explains how they intend to meet secure by design standards.  


FINANCIAL CONTRIBUTIONS


15. In accordance with the Council’s SPG28 – ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ (September 2004) a financial contribution of £7,125.65 would normally be required towards children’s play space (£4,917.75) and outdoor sports provision (£2,207.90).  As the scheme provides solely affordable housing units, it is exempt from the provisions of the Council’s SPG29 – ‘Developer Contributions towards Red Rose Forest’.


16. The Housing Association has provided a financial appraisal of the scheme which demonstrates that the financial contributions sought for this application would render the scheme unviable. It is recognised that the scheme is for the provision of 100% affordable housing units by a registered social landlord for a development which, due to the number of units proposed, would not normally require affordable housing if proposed by a private developer as market housing. It is also noted that if the full financial contributions were to be sought that the scheme would be rendered unviable and that subsequently no affordable units would become available in this part of Stretford. However, as the scheme’s viability would be dependant on market conditions at the time the development is completed, it is proposed to include an overage clause in the Section 106 agreement which stipulates that the Council will receive an appropriate level of developer contributions if the economic climate improves and the applicant’s current assumptions about the development costs and viability of the project prove to be incorrect.


CONCLUSION


17. In conclusion, the development would increase the provision of affordable family houses in this area of Stretford by three units. The scheme would not have a significant detrimental impact on the amenity of neighbouring properties or highway and pedestrian safety, and would improve the appearance of the streetscene by replacing a vacant site with a terrace that is in-keeping with the character of the existing housing stock. The proposed development is therefore considered to be in compliance with all relevant Revised Trafford Unitary Development Plan Policies and Proposals and is recommended for approval accordingly subject to the completion of a Section 106 legal agreement to secure a financial contribution towards highway and public transport schemes.


RECOMMENDATION: MINDED TO GRANT SUBJECT TO SECTION 106 AGREEMENT

A) That the application will propose a satisfactory development for the site upon completion of a legal agreement to include an overage clause to ensure that an appropriate commuted sum up to the value of £7,125.65 is secured should the applicant’s current assumptions about the viability of the scheme prove to be incorrect in due course.

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

1. Standard condition;


2. Compliance with all plans


3. Materials condition; to include walls, roofs, doors, windows and canopies


4. Obscured-glazing


5. The residential units hereby permitted shall only be used for the purposes of providing affordable (as defined by the Council's adopted SPG – Provision for Affordable Housing Development or such relevant policy of the Council adopted at the time) or special needs housing accommodation to be occupied by households or individuals from within the boundaries of Trafford in housing need and shall not be offered for sale or rent on the open market. 


Reason: To comply with Proposal H8 of the Revised Trafford Unitary Development Plan and Policy L5 of the Regional Spatial Strategy RSS published 2008).


6. Landscaping condition; soft and hard landscaping, including parking and turning areas


7. Provision of access facilities condition no. 2;


8. Retention of access facilities condition;


9. Contamination condition;


10. Boundary treatment;


11. Removal of PD rights; to include extensions, dormer windows, creation of rear windows, 



and outbuildings


12. Method Statement for achieving Secure by Design standards;


JK
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SITE


No. 46 Arthog Road comprises a rectangular site of approximately 0.86 ha is area, situated at the junction of Arthog Road and Bankhall Lane. There is a large three storey detached house, formerly subdivided into three flats, but now in two flats, in the north-eastern corner of the site with access from Arthog Road. There is a substantial associated outbuilding/coach house situated at the centre of the site and it is this building to which this application relates.  A formal lawned area lies to the southwest of the main house with a kitchen garden containing glasshouses beyond and a further relatively level garden area beyond the kitchen garden extending almost to the south-western edge of the site. A strip of steeply sloping wooded land approximately 30 metres wide and approximately 110 metres in length makes up the south-eastern half of the site, running along the Bankhall Lane boundary. There is a stream at the bottom of this wooded valley.  A portion of this area is within the application site.  This area is covered by area A2 of Tree Preservation Order TPO No.28.  The site is within the South Hale Conservation Area.


A close boarded fence approximately 1.8 metres in height runs along the Bankhall Lane and Arthog Road frontages of the site. The surrounding area is characterised generally by large detached houses set within relatively spacious plots.


PROPOSAL


Conversion and extension of the coach house to create a single 5 bedroom dwelling which includes the erection of a part 1st floor/part single storey extension on the southwestern side and creation of basement accommodation  below the garden area with associated atrium and lightwell. 

Provision of basement level parking area incorporating a bin store to the side and new driveway incorporating causeway over stream, boundary treatments and associated landscaping. 

Erection of detached summerhouse building with bat loft on the northeastern side of the coach house building.

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 Sustainability


DP4 – Make the Best Use of Existing Resources and Infrastructure


L4 – Regional Housing Provision


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION


South Hale Conservation Area

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands


ENV12 – Species Protection


ENV16 – Tree Planting


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


H1 – Land Release for Development


H2 – Location and Phasing of New Housing Development


H4 – Release of Other Land for Development


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential development


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


OSR4 – Standards for Outdoor Sports Facilities Provision


OSR9 – Open Space in New Housing Development


RELEVANT PLANNING HISTORY

H/61651 – Conversion of existing three apartments into two apartments in main house and erection of single dwelling within grounds with integral double garage and new driveway incorporating bridges over stream – Approved 2005


H/61652 – Conversion of existing three apartments into single dwelling in main house and erection of two new dwellings within grounds, one incorporating part of existing outbuilding and both with integral double garages and new driveways incorporating bridges over stream – Refused on Appeal 2005


H/65831 – Conversion of coach house to a single dwelling; erection of first floor and single storey side extensions; provision of car parking, turning area and driveway – Refused 2006


H/66434 – Conversion of coach house to a single dwelling; erection of first floor and single storey side extensions (including provision of bat roosting space); provision of car parking, turning area and driveway – Approved 2007


H/CC/69387 - Conservation Area Consent for demolition of existing garage and outbuilding – Approved 2008


H/69573 – Erection of outbuilding incorporating double garage with storage in roof space following demolition of existing garage and outbuilding; construction of external swimming pool – Approved 2008


H/70588 – Erection of outbuilding incorporating double garage with storage in roof space following demolition of existing garage and outbuilding; construction of external swimming pool; erection of porch to side (amendment to planning approval H/69573 to incorporate 4 no. dormers in roof of outbuilding) – Refused 2009


75969/FULL/2010 – Erection of detached dwelling within grounds of No. 46 Arthog Road with integral double garage, new driveway incorporating causeway over stream, new entrance gates and gateposts and associated landscaping – Approved June 2011


76268/FULL/2011 - Conversion of coach house to a single dwelling; erection of part 1st floor/part single storey extension on the southwestern side and creation of basement accommodation below the garden area with associated atrium, lightwell and retaining wall. Provision of parking area and new driveway incorporating causeway over stream, boundary treatments and associated landscaping. Erection of detached summerhouse building with bat loft. – Withdrawn February 2011


77326/VAR/2011 - Variation of Condition 02 (list of approved plans) of planning permission 75969/FULL/2010 (Erection of detached dwelling within grounds of No. 46 Arthog Road with integral double garage, new driveway incorporating causeway over stream, new entrance gates and gateposts and associated landscaping) to refer to revised drawings indicating extended lower ground floor area, sunken garden and alterations to windows in rear elevation – Submitted August 2011 – Currently under consideration.


APPLICANT’S SUBMISSION


The application is accompanied by a Planning and Conservation Statement, a Landscape Design Statement, a Design and Access Statement, a Bat Survey and a Method Statement relating to Bat Roost Mitigation. Reference to the content of these documents will be referred to in the Observations section of this report where relevant.

CONSULTATIONS


LHA – The application is for the conversion of a coach house to a single dwelling, with some extensions and alterations.  In addition the provision of a basement level parking area and new driveway.


There is a requirement for four car parking spaces to support a development with above four bedrooms.  The proposals include a basement level car parking area and the new driveway.  There are no objections to the proposals on this basis.


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


Drainage – Recommends standard drainage informatives to be attached to any planning permission granted: R2, R13, R17 and R19

Pollution and Licensing – The application is sited on brownfield land and the site area has a region of ground that has the potential to create gas and as such, the following standard contaminated land conditions and informatives should be attached to any planning permission:


· Standard condition CLC1


· Standard Informative NCLC1


Environment Agency – No objection


GM Ecology Unit (GMEU) – have the following comments to make on the proposal;

· The coach house has been subject to a number of bat assessments in 2006, 2006 and 2010. These surveys variously identified that the structure of the coach house is generally deteriorating in suitability for roosting bats, but that it has been used as a feeding roost for brown long-eared bats. The numbers are undetermined but are conjectured to be low and may be a single feeding bat. All roosts used by bats are afforded protection under the Habitats Regulations 2010 and UK Wildlife & Countryside Act 1984 and as such the presence of a feeding roost is a material consideration in the determination of the current application.

· The GMEU is satisfied that reasonable effort has been used over a number of seasons to assess the structure for usage by bats. 

· The GMEU is also satisfied that on the available information, should it remain unchanged, that no Natural England bat licence would be required to implement the proposal. However, the need for a licence may alter as the project develops and the bat consultant has acknowledged this in their report. It is extremely important to note that if any further more extensive evidence of roosting activity by the same species of bat (brown long-eared) or other species is found or suspected at any stage then all works should cease and appropriate advice sought and implemented from the bat consultant. It appears unlikely at this time that such evidence will be found, but if additional usage does come to light it may be necessary for the developer to apply for a Natural England licence, which could lead to delays in the time table of the works.

· The bat reports has identified that although a licence is not required, appropriate mitigation should be provided for the loss of the sheltered feeding roost. This has been provided in the form of the summerhouse/gazebo with associated bat roosting features.

· The GMEU is satisfied that if implemented in full this structure would provide suitable mitigation for the impacts of the proposal. The construction of the gazebo is required in advance of the demolition/conversion of the coach house and the works should be implemented according to the timings and requirements of the Method Statement (Martin Prescott  Environmental Services dated 20th October 2010). These works should be undertaken in conjunction with direct input from the bat consultant and evidence of the implementation of the mitigation and any changes should be submitted to the Local Planning Authority (LPA) in writing. This should be required via a condition attached to any permission if granted.

· It is important to note that the consultant recommends the use of a suitably worded covenant attached to the property when constructed to alert the new occupier to the purpose of the gazebo and their legal responsibilities. I am uncertain as to how this should be progressed within the T&CPA system and the LPA may wish to take advice as to how this can be secured as part of the proposal.

· The Repeat Bat Survey Report (submitted under separate cover but also by Martin Prescott dated 20th October) also recommends a number of additional precautions to be undertaken prior to and during the demolition/conversion of the coach house. As usage by bats has already been demonstrated it is imperative that these precautions are implemented as outlined in the report in order to avoid a breach of the legislation. These provisions include an activity survey immediately prior to demolition to ensure no bats are occupying the structure, timing of works to avoid critical periods during the bat active season and removal of features (eg roof tiles and window frames) under the direct supervision of the bat consultant. The implementation of these precautionary measures should be required via a condition attached to any permission if granted. The results of the precautionary activity survey should be submitted in writing to the LPA prior to any works commencing on the property.

· Any Officer Report or Report to Committee should clearly indicate that a European Protected Species has been identified within the footprint of the development and explain that it is considered that no licence is currently required to derogate from the provisions of the Habitats Regulations, but that measures are required to ensure that the Wildlife & Countryside Act is not breached.

· Any tree felling should be undertaken outside the bird breeding season (March - July inclusive) and should be implemented via a condition. 

· All retained trees should be adequately and suitable protected whilst work is being undertaken and this should be implemented via a condition. It should be noted that trees also form suitable roosting features for bats and the same legislation applies to their protection. I have assumed that the issue of a tree assessment has been dealt with in the prior application

· In conclusion as a European Protected Species - brown long-eared bat - has been recorded at the site strict and enforceable conditions must be placed on any permission if granted. The current status of bat roosting is such that the implementation of the proposal does not require a Natural England licence and sufficient and appropriate mitigation and working methodologies have been proposed in order to safeguard bat conservation in the locality and to ensure the well being of bats.

Manchester Airport – No objection

REPRESENTATIONS


None


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes the development of a new dwelling on an existing residential dwelling site and its surrounding garden area. The application site is not allocated for any specific use in the Adopted Revised UDP and in recently amended Planning Policy Statement 3, Housing, (PPS3) terms, must be designated as a greenfield development proposal.

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

3. The requirements set out in UDP Policy H4 are considered as follows: 


i) Is well located in relation to established areas of housing, jobs, local community services and facilities – The site is within an established residential area and jobs, local community services and facilities are available within the Hale and Hale Barns area which are only approximately  1.1km and 1km from the site respectively. 


ii) Avoids the use of important areas of open space – The site is not designated as protected open space in the UDP. The existing property has a large garden area, however this is currently largely screened from view by a substantial boundary fence. The proposed development would retain significant areas of open space within the site, of a scale characteristic of the area and would to some extent open up views of the greenspace at the site. 

iii) Is or can be made accessible by public transport and other non-car modes of travel – The site is considered to be within a sustainable location given the regular bus services on Bankhall Lane and its proximity to Hale and Hale Barns.

iv) Respects and enhances the quality and character of the local built environment – The impact of the development on the area is considered below.


v) Does not prejudice the development or redevelopment of adjoining land – There are established dwellings on the adjoining sites and there is no reason to assume that the proposed development would prejudice any future development or redevelopment. 

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


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


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


7. At this point in time (effectively at the commencement of a new planning policy regime) it is considered that it would not be possible to demonstrate from the development monitoring information that is available that this single unit development proposal would have a significant adverse impact on the Council’s ability to meet the development aspirations set out in the adopted or emerging elements of the development plan or those set out in revised PPS3. This position, of course, will need to be kept under review and the cumulative effects of further green-field residential development proposals submitted for consideration assessed to determine whether of not a significant adverse impact will result.


8. The development of a new dwellinghouse on the site is therefore considered acceptable in principle subject to the normal planning considerations which are considered below.

BACKGROUND


9. There have been numerous applications in the last 6 years relating to the property known as 46, Arthog Road and the associated grounds. In 2005 planning permission was granted for the conversion of three existing apartments in the existing main house into two apartments and the erection of a single dwelling within the grounds with integral double garage and new driveway incorporating bridges over stream. That application related to an area of land to the west of the current application site and was not implemented. A proposal for two new houses within the grounds submitted at the same time was refused and dismissed on appeal due to the impact on the spacious character of the conservation area. 


10. However, in 2007 planning permission was granted for the conversion of an existing coach house building on the current application site to a single dwelling with the erection of first floor and single storey side extensions (including provision of bat roosting area in the roofspace). This permission was not implemented.


11. Since that time there have been subsequent applications relating to the site. The most recent approval was in June 2011 for a new detached dwelling with integral double garage, new driveway incorporating causeway over stream, new entrance gates and gateposts and associated landscaping on the site to the west of the current application site. There is currently an application under consideration to vary that permission to allow an extended lower ground floor area, sunken garden and alterations to windows in rear elevation. 

12. An application relating to the current site of the coach house (for conversion and extension to form one dwelling) was withdrawn in February 2011 as the applicant’s agent was advised that the proposal was unacceptable due to the impact on the streetscene and conservation area as too much of the extensive basement area walling was visible from Bankhall Lane. The current application has been submitted to try to address those concerns.

DESIGN AND IMPACT ON THE CONSERVATION AREA

13. The Council’s SPG for the South Hale Area states that ‘The special character of the area derives particularly from the cumulative effect created by its spaciousness, the mature landscaping and the compatibility of natural and man-made features. The characteristic of spaciousness is reflected in the low average densities throughout the area and the low proportion of each site taken up with hard surfaces. It is the space around buildings, more than any other factor, that affords South Hale its atmosphere of domestic privacy and that allows the shrubs and trees to flourish to maturity.’

14. The SPG goes on to state, specifically in relation to Sub Area C in which this application site lies that ‘This area comprises residential properties at the lowest density of all the sub areas (on average around 3 houses per hectare). The majority of properties are large, spacious, detached two storey dwellings that are of Edwardian period, inter-war or modern. A small number are large three storey Victorian dwellings. The properties are often set a long way back from the road with separate garages and have large and mature landscaped gardens. Many of the properties are obscured by the landscaping within their curtilages.’

15. The current proposal, rather than being an entirely new dwelling is a conversion and extension of the existing coach house building. The siting of the proposed dwelling is therefore dictated to a large extent by the existing building. The conversion would retain much of the original coach house in terms of its form and character and many of the existing features would be retained including the original openings, dormer window and brick detailing. The conservatory extension is a relatively small lightweight structure relative to the main coach house and it would be no higher than the highest part of the roof of the demolished lean-to which would therefore respect the original scale and articulation of the building. 

16. The main extension to the property, where the majority of accommodation would be, would be submerged below ground with associated structures to provide sufficient light and natural ventilation. This has been achieved by locating the bedrooms around an atrium area lit from a low profiled glass roof within the garden above. A sunken garden situated at the northwestern end of the garden area will also give light and access to two of the bedrooms. It is considered that a condition is attached to any approval requiring details of the proposed atrium to ensure that the final design is appropriate.

17. There were concerns at the time of the previous application that the retaining walls associated with this basement area were detrimental to the character and appearance of the site due to their scale and man-made nature within an attractive natural landscape in the conservation area. There were also concerns that this aspect of the previous proposal would impact on spaciousness as the fact that the basement area was effectively visible meant the development extended across the valley side towards the site of the other recently approved dwelling, reducing the sense of space between the properties. In the current application this issue has been addressed by masking the retaining basement wall by an embankment and shrub planting. It is considered that this approach would result in the maintenance of adequate spaciousness across the site. A car port is included within this application in place of the car parking spaces set within the basement area in the previous application. The car port is set behind a planted embankment to the northeast of the drive access and this arrangement is considered to minimise the visual impact on the conservation area.

18. The front elevation of the property is set approximately 35 metres back from the Bankhall Lane boundary across a well vegetated valley feature. The proposed dwelling would have a relatively large garden area to the northwest and the main house at No. 46, Arthog Road would also retain a relatively large garden, adequate in size to maintain the setting of the building. As a result of the proposed embankment and planting it is considered that although the basement area would extend almost to the boundary with the approved new dwelling to the west visually there would be an appreciable break between the properties of approximately 18 metres. Consequently, it is considered that the impact on the Conservation Area would be acceptable and that the application is compliant with Proposal ENV23 of the Revised Trafford Unitary Development Plan.


IMPACT ON RESIDENTIAL AMENITY


19. The limited above ground extensions proposed would have no appreciable impact on the occupiers of the main house at 46, Arthog Road. That property would retain a sizable garden area and any visual impact of loss or outlook would be very limited. 


20. The proposed dwelling within the coach-house would have two rooflights facing the garden of No. 46 at first floor level. It is considered that to protect privacy for the occupiers of No. 46, these rooflights should be obscure glazed as there are other clear glazed windows serving the same room. There are windows in the rear of the proposed conservatory but as they are at ground floor level and would be screened by boundary planting it is not considered that they would result in loss of privacy to the garden at No. 46. Due to the distances involved and the location of the windows in the proposed dwelling it is not considered that there would be any interlooking with windows at No.46.  

21. There are some small secondary windows in the side elevation of the approved (but not implemented) new dwelling to the west of the application site. Due to land level differences the ground level of the proposed conservatory extension would be roughly level with the top of the ground floor windows at the approved dwelling. The distances between the proposed conservatory and the windows in the side elevation of the approved dwelling would be slightly substandard (20 metres) but the conservatory would be offset in relation to the windows in the side elevation of the approved dwelling and there would be intervening planting. Consequently it is not considered that the proposed development would result in a material loss of privacy to the future occupiers of the approved dwelling to the west.

22. The distances to properties outside the grounds of No. 46, Arthog Road are in excess of those required by the Council’s Supplementary Planning Guidance for New Residential Development and the proposal is therefore considered compliant with the provisions of D1 and D3 of the Revised Trafford Unitary Development Plan.


TREES AND LANDSCAPING


23. The proposed development across this and the site to the west would result in a substantial number of tree removals in the wooded valley area (21). These works have been agreed as acceptable by the Council’s Senior Arboricultural Planner as the trees to be removed are considered inessential or undesirable. The proposed landscaping scheme submitted indicates tree planting across all of the grounds of No. 46, Arthog Road within the blue edge on the site location plan. This includes 55 new trees in total within the red and blue edged site area and indicates 10 new trees around the rear/side garden of the converted Coach House and also a line of 7 new trees within the garden of No. 46, Arthog Road to provide additional screening to the application site. The majority of the new tree planting would be within the valley area. In the woodland areas the tree species would be native species (Alder, Birch, Beech, Oak and Pine) and the proposed garden trees would comprise Maple, Magnolia, Beech, Pine, Apple, Pear and Rowan. The Red Rose Forest SPG would in this instance require the planting of 3 new trees on the site or a contribution for off site works. Given the nature and size of the site, it is considered that onsite provision would be appropriate and the number of new trees indicated on the landscaping plan submitted to date are in excess of that required to replace the lost trees and plant the trees required by the Red Rose Forest SPG. This can be secured via a landscaping condition.

24. The proposed front boundary treatment includes the removal of the existing boundary fencing and replacement with a beech hedge with black metal railings behind. The proposed gateposts would be red sandstone to a maximum height of 1.8 metres with metal gates in the ‘art deco’ style with a predominant height of 1.58 metres and a maximum height of 1.8 metres due to a design feature at the point where the gates meet. Having assessed the height and appearance of other front boundary treatments in the vicinity and considered the specific circumstances of this site with the wooded area adjacent to Bankhall Lane this approach is considered acceptable and would retain a reasonably naturalistic appearance. These entrance features were approved as part of the application for the new dwelling to the west of this site as the two properties would share an access.

25. A landscape design statement has been submitted with the application along with a landscape plan. These highlight a number of landscape objectives for the site namely: to create a greatly improved set piece frontage and sightline, to create an improved landscape setting for the proposal, to create a traditional rear garden and to convert the overgrown woodland area into managed open woodland with a diverse ground flora. Subject to a landscaping condition and a condition requiring a formal tree management plan for the site it is considered that the approach proposed would be beneficial for the landscaping and ecology of the site.

PROTECTED SPECIES


26. A bat survey was originally carried out in 2006 and an updated survey has been carried out by a licensed bat surveyor and submitted with the application. The conclusion of that report is that the coach house provides a roost of low importance and that a Natural England license is not considered necessary however mitigation is required. A European Protected Species has been identified within the footprint of the development. Measures are therefore required to ensure that the Wildlife & Countryside Act is not breached. The mitigation report submitted by the licensed bat surveyor suggests that a separate bat house be provided and this has been included in the application, to be sited on the northeastern side of the coach house.

27. All roosts used by bats are afforded protection under the Habitats Regulations 2010 and UK Wildlife & Countryside Act 1984 and as such the presence of a feeding roost is a material consideration in the determination of the current application. The Greater Manchester Ecology Unit (GMEU) have commented on the application and are satisfied that on the available information, should it remain unchanged, that no Natural England bat licence would be required to implement the proposal. 

28. The GMEU is satisfied that if implemented in full the proposed summerhouse/gazebo with bat roosting features would provide suitable mitigation for the impacts of the proposal. The construction of the gazebo is required in advance of the demolition/conversion of the coach house and the works should be implemented according to the timings and requirements of the Method Statement and with direct input from the bat consultant and evidence of the implementation of the mitigation should be submitted to the Local Planning Authority (LPA) in writing. A condition is recommended to ensure this.


29. The bat consultant recommends the use of a suitably worded covenant attached to the property when constructed to alert the new occupier to the purpose of the gazebo and their legal responsibilities. It is considered that this should be reinforced in the section 106 agreement in order that any future occupiers are clearly aware of the requirements in relation to the bats.


30. The bat surveyor and GMEU also consider additional precautions are implemented as outlined in the report in order to avoid a breach of the legislation. These provisions include an activity survey immediately prior to any demolition to ensure no bats are occupying the structure, timing of works to avoid critical periods during the bat active season and removal of features (eg roof tiles and window frames) under the direct supervision of the bat consultant. It is recommended that this is required via a condition.

31. The GMEU have also commented that all retained trees should be adequately and suitable protected whilst work is being undertaken and this should be implemented via a condition and that as nesting birds are present on the site any tree felling should be undertaken outside the bird breeding season (March - July inclusive) and a condition is recommended accordingly. 

32. Therefore subject to conditions relating to tree protection and protection of bats and nesting birds it is considered that the application is acceptable on nature conservation grounds and is compliant with Proposal ENV12 of the Revised Trafford UDP


VEHICULAR ACCESS AND CAR PARKING


33. The application proposes a five bedroom property which results in a requirement for four car parking spaces. The proposals include a basement level car parking area and the new driveway which provide adequate parking. Access would be taken via a new drive access from Bankhall lane that would also serve the previously approved dwelling to the west.  The Local Highway Authority has assessed the proposals and confirmed that they have no objections to the proposal on highway grounds.

RED ROSE FOREST AND OPEN SPACE CONTRIBUTIONS

34. The Council’s approved SPG for developer contributions towards Red Rose Forest (September 2004) sets out where developments should contribute to tree planting in the Red Rose Forest area.  A residential site requires 3 new trees per dwelling and tree planting is normally required to be on site.  The development proposes one additional dwelling on the site and should therefore provide 3 trees in addition to the replacement of trees lost as a result of the development.  Given the nature and size of the site, it is considered that onsite provision would be appropriate and the number of new trees indicated on the landscaping plan submitted to date are in excess of that required to replace the lost trees and plant the trees required by the Red Rose Forest SPG. The cost of three trees is £930 and therefore a sum of £930 less £310 for each tree that is provided on site will be required.


35. The Council’s approved SPG on Informal/Children’s Playing Space and Outdoor Sports Facilities provision and Commuted Sums (September 2004) sets out when developers will be expected to contribute to such provision.  For residential development, there is a set method of calculating the contributions based on the number of dwellings and number of bedrooms.  In this case, the number of additional dwellings is known (1) and the application is for a five (5) bedroom house.  On this basis the contribution would be £1942.82 towards open space provision and £922.37 towards outdoor sports provision, a total of £2865.19. 

RECOMMENDATION: MINDED TO GRANT

A). 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal agreement to secure the following:-


· a financial contribution of £2,865.19 towards the provision and maintenance of public open space


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

· the provision and retention thereafter of the bat roost shown on the Fallows Gowen Partnership drawing no. PA03 ‘Proposed Elevation & Bat House Plans & Elevations’ and the Barnes Walker Landscape Architecture and Urban Design drawing no. M1809.24D ‘Landscape Layout – The Coach House’

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


1. Standard Time


2. Compliance with plans


3. Materials


4. Landscaping


5. Landscape Maintenance


6. Tree Protection 1


7. Tree Protection 2


8. Tree Management Plan


9. Details of causeway to LPA approval


10. Site levels


11. Provision of means of access


12. Withdrawal of rights to alter (main house and bat house)


13. Obscure glazing (rooflights in northern elevation)


14. Notwithstanding the plans hereby approved and prior to the commencement of development, full details of any proposed atrium to be installed atop the part-subterranean extension hereby permitted should be submitted to and approved in writing by the Local Planning Authority. Development shall be carried out in accordance with the approved details.

15. Contaminated Land


16. Nesting Birds


17. The development hereby approved shall be carried out in accordance with the recommendations contained within paragraph 5.1 of the Martin Prescott Environmental Services ‘Repeat Bat Survey of Old Coach House at 46, Arthog Road, Hale, 18th October 2011’ unless otherwise agreed in writing with the Local Planning Authority. The results of the evening emergence survey recommended therein shall be submitted in writing to the Local Planning Authority prior to any works commencing on site.

18. The bat roost provision indicated in the Martin Prescott Environmental Services ‘Method Statement – Mitigation re: Bat Roost, Old Coach House at 46, Arthog Road, Hale’ dated 20th October 2011 and shown on the Fallows Gowen Partnership drawing no. PA03 ‘Proposed Elevation & Bat House Plans & Elevations’ and the Barnes Walker Landscape Architecture and Urban Design drawing no. M1809.24D ‘Landscape Layout – The Coach House’ shall be provided prior to the demolition/conversion of the existing Coach House building. The proposed works shall be implemented in accordance with the timings and requirements of the Method Statement and undertaken in conjunction with direct input from a licensed bat consultant. Evidence of the implementation of the approved mitigation measures shall be submitted to the Local Planning Authority. 


19. The approved bat roost shown on the Fallows Gowen Partnership drawing no. PA03 ‘Proposed Elevation & Bat House Plans & Elevations’ and the Barnes Walker Landscape Architecture and Urban Design drawing no. M1809.24D ‘Landscape Layout – The Coach House’ shall be retained as such and shall not be used as living accommodation or any other use ancillary to the use of the buildings as a dwelling and outbuilding.

20. Notwithstanding the submitted plans works of demolition or repair to the external walls of the existing coach house building shall not take place other than in accordance with details to be submitted to and approved in writing by the Local Planning Authority prior to the commencement of any such works of demolition or repair of areas of the buildings to be removed. In addition, steps shall be taken to secure the safety and stability of that part of the building [or architectural feature] which is to be retained.  [Such steps shall, where necessary, include measures to strengthen any wall or vertical surface; to support any floor, roof or horizontal surface; and to provide protection for the building against the weather during the progress of the works].  The development shall be implemented in accordance with the agreed details.


JJ
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SITE


The application site covers an area of around 0.19 hectares and is currently occupied by a row of 6 single storey retail units fronting Railway Street, all but one of these is now vacant and boarded up.  To the rear is a triangular area of land covered with trees and shrubs.  There is an access from Goose Green to the rear of the shops that appears to have fallen into disuse but has in the past provided access to the rear of the properties fronting Railway Street.


A strip along the northern end of the site, comprising part of the vegetated area, is within the Goose Green Conservation Area.  The rest of the site, including all of the buildings, is not within any conservation area though it is immediately adjacent to the Goose Green and Stamford New Road Conservation Areas, the latter of which includes the row of properties directly opposite the site on Railway Street.


The trees within the site are covered by Tree Preservation Order No.95.  Consent to clear fell the trees on the site was granted on 20 October 2004.  The trees are still in situ and the consent has now expired.


There is no car parking provision within the site.


The site is surrounded on all sides by urban development of various forms with the older, conservation area buildings generally being of two- and three-storeys.  To the north, the properties within the conservation area are town centre type uses such as shops, restaurants and a bank.  To the east is the large, modern Total Fitness health club development with new retail/office building of a more traditional design fronting Goose Green.  To the south, fronting Railway Street and Lloyd Street, a new five-storey development comprising 14 retail units and 28 apartments is now complete but largely unoccupied.  The properties on the opposite side of Railway Street are again town centre type uses including shops and the County Galleries art gallery/shop.


The application site is the site recently chosen by the NHS Trust as their preferred site for the new Altrincham General Hospital.


PROPOSAL


Permission is sought to extend the time limit for the implementation of planning permission H/68732, which is for demolition of existing buildings on Railway Street (odd no's 15-41) and erection of three to six storey building comprising retail/financial and professional services/restaurants and cafes/drinking establishments/hot food takeaways (use classes A1, A2, A3, A4, A5) at ground level with offices above and provision of basement car parking with access from Railway Street.


The previous permission was granted in August 2008, subject to a condition requiring the development to be begun within three years of the date of the permission – this permission has now expired, although as this application to extend the time limit was registered prior to its expiry it is a valid application to extend the time limit.


The development comprises demolition of all existing buildings on the site and the land fully cleared.  The proposal would also require the demolition of the existing brick wall along the pedestrian route between Railway Street and Goose Green.  As this wall is within the Goose Green conservation area, a separate consent (conservation area consent) for its demolition would be required.  Existing vegetation would also be fully cleared (the removal of the protected trees was previously given consent with a condition being the planting of twelve suitable replacement trees on the site - the proposed development would preclude this).


The proposed re-development would comprise:-


· A mixed use three to six-storey building fronting Railway Street and the passageway to Goose Green


· The three-storey element would be sited at the end of the building adjacent to the bank building at the entrance to Goose Green, with the building then stepping up away from the bank to a 4-storey element then a 5-storey section which would extend up to the existing large building at the junction with Lloyd Street, the 6th storey would comprise an enclosed ‘events area’ (indicated as such on the submitted plans) incorporated onto the main roof area which would also include areas for plant, a landscaped terrace and other landscaped areas


· An area of the roof at fourth floor level would also incorporate a landscaped terrace with an area of the roof at second floor level also being laid out as a landscaped terrace – this latter area would be positioned at the Goose Green end of the building


· The building would comprise Class A units on the ground floor with some 5312 sq.metres of high grade offices above (gross external area including ground floor foyer – gross internal area is 4087 sq. metres/44,000 sq.ft), the main entrance lobby to the offices would also be on the ground floor


· The Class A units could include shops (A1), financial and professional services (A2), restaurants and cafes (A3), drinking establishments (A4) and hot food takeaways (A5)


· The plans do not indicate a specific number of ground floor units though the agents has suggested a minimum of 4 units and a maximum of 7 – retail floorspace is given as 1391 sq. metres compared to 750 sq. metres existing


· The indication is that there would be for a restaurant type use within the ground floor unit at the corner of the development and round onto Goose Green


· There would be basement parking, including cycle and motorcycle storage facilities, with 43 car parking spaces provided (including 3 disabled persons spaces) (including two for disabled users) accessed through an opening in the Railway Street elevation of the building.  Stairway and lift access would be provided between the basement and upper levels.  


· Areas for refuse storage would be provided at ground floor level towards the rear of the site with access from Goose Green and from Railway Street


The materials proposed for the development include, for the main facing materials:- stonework, aluminium panels and aluminium framed glazing, a glazed façade system, standing seam roof, aluminium canopy and Flemish bond brickwork (to the Goose Green elevation); part of the rear elevation would be finished with cladding panels.  A steel roller shutter to the car park is proposed, set some 12 metres back from the edge of the road.   


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


W1 – Strengthening the Regional Economy


W5 – Retail Development


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


Town and District Shopping Centre


Main Office Development Area


Goose Green Conservation Area


Adjacent to Stamford New Road Conservation Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


S1 – New Shopping Development


S3 – Improving the Main Shopping Centres


S5 – Development in Town and District Shopping Centres


S6 – Development in Altrincham Town Centre


E10 – Main Office Development Areas


ENV12 – Species Protection


ENV14 – Tree and Hedgerow Protection


ENV15 – Community Forest


ENV16 – Tree Planting


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


E10 – Main Office Development Area


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


T10 – Transport and Land Use in Town Centres


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


D9 – Hot Food Takeaway Shops


RELEVANT PLANNING HISTORY

H/OUT/28955 – Demolition of existing properties and erection of four storey retail and business use (Class B1) development (3,300 sq. metres – 35,520 sq. feet in total).  Planning permission refused in April 1989.


H/OUT/31081 – Demolition of existing buildings and erection of new development on six levels comprising two floors of car parking, two floors of retail development and two floors of office development with part below ground level including associated servicing and landscaped areas (3,032 sq. metres – 32,640 sq. feet of commercial floorspace).  Planning permission refused in March 1990.


H/OUT/45090 - Erection of retail (class A1) and food and drink (class A3) development following demolition of existing buildings.  Outline planning permission granted on 29 June 1998.


H/63761 - Demolition of existing buildings (15-41 (odds) Railway Street) and erection of two, four and five-storey building comprising retail/financial and professional services/restaurants and cafes/drinking establishments/hot food takeaways (Use Classes A1, A2, A3, A4, A5) at ground floor and first floor with 39 residential units above. Provision of basement car parking with access from Railway Street.  On 30 March 2006, Planning Committee resolved that it was minded to grant planning permission subject to a s106 Agreement to secure a financial contribution towards informal/children’s playing space and outdoor sports facilities; affordable housing and Red Rose Forest and other tree planting.  That agreement has not been pursued by the developer.


H/68732 – Demolition of existing buildings on Railway Street (odd no's 15-41 ) and erection of three to six storey building comprising retail/financial and professional services/restaurants and cafes/drinking establishments/hot food takeaways (use classes A1, A2, A3, A4, A5) at ground level with offices above.  Provision of basement car parking with access from Railway Street. Approved 01 August 2008


CONSULTATIONS


LHA – No objection, subject to the provision of amendments, a condition for a travel plan and the conditions attached to their previous approval on H/68732. Comments as follows:


To meet the Councils car parking standards for this size of development the provision of 185 car parking spaces should be provided overall.  The proposals provide just 43 spaces, 3 of which are disabled spaces,  but it is accepted that this is a sustainable location with close proximity to bus/rail/metrolink facilities and therefore is acceptable in principle.


The basement car park is accessed via a newly proposed vehicle access off Railway Street, whilst there is no objection in principle to the creation of this vehicle access, the visibility splays designed have been based on 85th percentile wet weather speed of 20mph, whereas in reality the speed limit on Railway Street is 30mph and in dry weather free flow conditions vehicle speeds will be considerably higher than 20mph, and therefore a stopping sight distance of 43 metres is applicable from Manual for Streets rather than the 23 metres used.  The TA states that visibility splays of 33m to the left and 60m to the right are provided, clearly using the relevant MfS standards the visibility splay to the left is substandard but the likelihood of vehicles approaching from this direction at speed is small due to the proximity to the traffic signal junction, therefore the visibility is considered acceptable.


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


It is noted that the provision of 30 secure cycle parking spaces is proposed in addition to the provision of changing and showering facilities sited within the upper levels of the development.  In addition the basement parking area provides some motorcycle parking to encourage sustainable journeys to the site.


The car parking layout meets the Councils standards and the access ramp is 5.5m wide which is deemed acceptable for simultaneous access and egress.  However, there is no detail of the ramp gradient.  The Councils standard is for the provision of a ramp no steeper than 1:12, it is also preferred to provide a 5m stretch of level access where the ramp meets the public highway to aid forward visibility.  In addition, the LHA requests the provision of dropped kerbs and uncontrolled tactile paving at the new vehicular access as specified in the DETR’s guidance on the use of tactile paving surfaces.


Therefore, there is no objection to this application subject to the provision of the amendments detailed above, a condition attached to any approval for the provision of a travel plan and the conditions attached to their previous approval on H/68732.


Greater Manchester Police (Design for Security) – Reiterate the comments made on the original application which were as follows:


· Ideally the car park should only be used by office workers. A high-speed shutter operated by key fob/proximity reader, with no automatic egress (i.e. access control both ‘in’ and ‘out’), should be provided at the entrance to the basement car park, so that criminals cannot gain access to the car park, attack the vehicles and escape. Access controls should also be installed to the doors/lifts leading off the car park to ensure that if a criminal does access the car park further access is prevented into the building. Any proposed cycle stores should be fully enclosed and lockable.


· The rear boundary to the building must be secure. Fencing 2100mm high should be erected to the rear boundary and returned to meet both service gates.


· Members of the public should be prevented from gaining access into the rear service areas. Lockable gates must be erected to the entrances of both service areas.

· Lighting should be provided throughout the site, particularly at the entrances into the building and the basement car park.


· Strongly recommend that a concierge service to the offices is provided.


It is recommend the applicant consults with GMP Design for Security to determine other essential issues necessary to design out crime. 


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


· No surface water from this development is discharged either directly or indirectly to the combined sewer network.


· This site must be drained on a separate system, with only foul drainage connected into the foul sewer. Surface water should discharge to a SUDS system to meet the requirements of Planning Policy Statement 1 and 25.


· A public sewer crosses this site and UU will not permit building over it. An access strip width of 6.0 metres, 3.0 metres either side of the centre line of the sewer, will be required.


NATS – The proposed development has been examined from a technical safeguarding aspect and does not conflict with safeguarding criteria. Accordingly, NATS has no safeguarding objections to the proposal.


Electricity North West – The proposal could have an impact on infrastructure and the applicant should contact ENW.


Greater Manchester Ecology Unit - No objections to this development proposal on nature conservation grounds. Comment that although the bat survey was conducted some years ago the survey assessed the site as having only low potential to support bats and concluded that the proposed development was unlikely to have any significant impact on bats. This situation has not significantly changed.


Pollution and Licensing – The application area has a history of railway use and therefore the land may be contaminated and the application site is situated on brownfield land. As such it is recommended that a condition requiring a contaminated land Phase 1 report, and submission and approval of subsequent investigations, risk assessment and remediation as necessary. Also comment that the previously imposed conditions relating to noise and odour should remain in place.


REPRESENTATIONS


None received


OBSERVATIONS


1.
National guidance on applications to extend the time limits for implementing planning permissions states LPAs should take a positive and constructive approach towards applications which improve the prospect of sustainable development being taken forward quickly. The development proposed in such an application will by definition have been judged to be acceptable in principle at an earlier date. It states LPAs should focus their attention on development plan policies and other material considerations (including national policies on matters such as climate change) which may have changed significantly since the original grant of permission.


DEVELOPMENT PLAN


Revised Trafford Unitary Development Plan


2.

The Adopted Revised Trafford UDP (adopted 2006) currently forms the Development Plan for the Borough of Trafford. The previous application was considered to be in accordance with all relevant policies relating to shopping, offices, conservation areas and development control and these policies have not changed since the previous decision.


Local Development Framework


3.
The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP – and that work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Pre-Submission version of the Plan due to be published in the very near future. The proposal is in accordance with the relevant policies of the emerging Core Strategy relating to regeneration, sustainable development, design, town centres and retail, historic built environment and the designation of Altrincham Town Centre as a Strategic Location.


OTHER MATERIAL CONSIDERATIONS


National Planning Policy Framework


4.

Amongst the objectives of the Draft NPPF is to plan proactively to meet the development needs of business and support an economy fit for the 21st century and to promote the vitality and viability of town centres, and meet the needs of consumers for high quality and accessible retail services (paragraph 72). The proposed development would make effective use of a vacant town centre site and provide a range of uses appropriate to a town centre which would support economic growth and comply with NPPF objectives.

5.
As part of the site is within the Goose Green Conservation Area and the remainder is immediately adjacent to the Goose Green and Stamford New Road Conservation Areas, Draft NPPF policy for the historic environment is also relevant. This states that heritage assets should be conserved in a manner appropriate to their significance. The impact of the proposed development on the character, appearance and setting of the conservation areas was considered acceptable previously and there have been no changes to either the development proposals or to the surrounding area that affect this impact, therefore the proposals comply with the emerging framework.

Proposed New Hospital 


6.
The application site has been chosen as the preferred site for a new hospital for Altrincham, although no application for planning permission has yet been submitted. In effect the proposals the subject of this application to extend the time limit would be an alternative form of development to the hospital proposal and would not affect the hospital scheme being brought forward.

CONCLUSION


7.
In conclusion it is considered there are no material changes since the original grant of planning permission and no reason for not approving an extension of time to implement the permission. It is recommended any permission is subject to the same conditions as the previous permission, with the addition of a requirement for a Travel Plan as recommended by the LHA. Any permission would also need to be subject to the completion of an appropriate legal agreement to require the same developer contributions as previously, with the exception of the Red Rose Forest contribution which will be higher as this has increased from £235 to £310 per tree since the previous application was approved. The Red Rose Forest contribution would now be £62,620 rather than £47,470 as previously.


RECOMMENDATION

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


· public transport - £19656


· local highway network - £11222


· Red Rose Forest and other tree planting - £62,620 maximum depending on the level of tree planting on-site


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


1. Standard 3 year time limit


2. Materials – including details of brick bonding and pointing for the elevations adjacent to Goose Green


3. Landscaping – including rooftop planting/green roof details.


4. Sight lines


5. Provision of access facilities No.1 – details to be submitted


6. Retention of access facilities


7. The proposed development shall comprise no more than 7 and no less than 4 separate ground floor units; not less than half of the Class A units approved shall be occupied by uses falling within Class A1 of the Town and Country Planning (Use Classes) Order 1987 as amended.  Prior to the first occupation of any of the Class A units hereby approved, written confirmation of the first occupier shall be submitted to and approved in writing by the Local Planning Authority.

8. No external shutters shall be installed to the shopfronts hereby approved.  Details of the roller shutter door to the basement parking area shall be submitted to and approved in writing by the Local Planning Authority prior to it being installed.


9. Demolition of the buildings on the site and removal of vegetation shall not be carried out other than in accordance with the recommendations at Section 5.0 - Recommendations of the applicant’s submitted report “Bat Survey of Shops and Trees at Railway Street, Altrincham - January 2008” prepared by Martin Prescott Environmental Services unless otherwise approved in writing by the Local Planning Authority.


10. The development hereby approved shall not be commenced until details of measures for the control of noise intrusion into the residential apartments and noise emission from the Class A units have been submitted to and approved in writing by the Local Planning Authority.  The development shall not be carried out other than in accordance with the approved details.


11. The development hereby approved shall not be commenced until details of measures for the control of odour from those units within Use Classes A3, A4 and A5 have been submitted to and approved in writing by the Local Planning Authority.  The development shall not be carried out other than in accordance with the approved details.


12. The development shall incorporate measures to reduce crime and the fear of crime within the scheme as indicated in the submitted Design and Access Statement (under the section on Security) and as outlined in the agents e-mail message of 25 March 2008 unless otherwise agreed in writing by the Local Planning Authority.


13. Before the development hereby permitted commences details of a Travel Plan shall have been submitted to and approved in writing by the Local Planning Authority. On or before the first occupation of the development hereby permitted the approved Travel Plan shall be implemented and thereafter shall continue to be implemented throughout a period of 10 (ten) years commencing on the date of first occupation. 



		WARD: Bucklow St Martin’s

		77094/FULL/2011




		DEPARTURE: Yes



		

		

		





		ERECTION OF PNEUMATIC COVER OVER EXISTING TRAINING PITCH WITH ASSOCIATED ELECTRICAL FAN UNIT, STORAGE TANK AND LIGHTING GENERATOR






		Manchester City FC, Carrington Training Centre, Carrington Lane, Carrington






		APPLICANT:  Manchester City Football Club






		AGENT: GVA Grimley Ltd.






		RECOMMENDATION:  GRANT









SITE


The application site comprises an area of land 11 hectares in size used by Manchester City Football Club as their training ground. The site lies within a swathe of predominantly flat agricultural land which separates the urban areas of Aston-Upon Mersey and Carrington. An area of woodland and a public footpath defines the western boundary of the site, whilst beyond this is an area of agricultural land and further a-field a large industrial zone. Immediately south of the application site is more open agricultural land and approximately 1km further south is the Carrington Training Ground belonging to Manchester United Football Club. The training pitches and associated buildings as used by Sale Sharks Rugby Club are situated to the east of the application site, as are the residential properties and equestrian facilities contained within Ackers Farm.    


The application site itself is accessed from the A6144 Carrington Lane which defines the northern boundary of the site. Most of the built development and areas of hardstanding are located within the north-western quadrant of the site, including the main part single, part two-storey training centre complex, maintenance sheds and various car parks. The training ground increases in width as it extends towards the south where the remaining space is occupied by playing pitches.


The site benefits from extensive natural screening as a series of trees hedges and woodland extend along the western, southern and eastern boundaries. Furthermore, the training pitches are screened from view from the north by the main cluster of training centre buildings and tall conifers, approximately 7.5m in height, which surround a ¾ size artificial training pitch, which forms the subject of this application. 


PROPOSAL


The application seeks planning consent for a period of three years to erect a pneumatic cover over the existing artificial training pitch, which is sited towards the northern end of the overall site. The proposed cover comprises an ‘airdome’ type structure, which would effectively provide an indoor training facility for exclusive use of the first and reserve team squads during periods of bad weather. More specifically, it is envisaged that the cover would only need to be used during the Autumn and Winter months, when the grass playing pitches are frozen, and as such the application seeks consent to inflate the pneumatic cover for a limited period each year of the months of October to March inclusive. Whilst not in use the dome would be deflated, an operation which takes around fifteen minutes, and stored on site.


The cover will scale the whole artificial pitch but will sit entirely within the existing perimeter of conifer trees. The development would therefore cover a distance of 57m in length, and 34m in width, with an overall footprint of 1,938sqm and a maximum height of 11m.  There is no supporting structure to the dome and it is made from dual skin of fabric which is white in colour.


The pneumatic cover would be inflated and continuously supported through air pressure, which would be provided by an external electrical fan unit, housed within a generator sited outside of the surrounding line of conifer trees beyond the eastern end of the artificial pitch. This system necessitates the removal of one existing conifer tree on the eastern side of the pitch. A main entrance and emergency exit door has been proposed on the southern, side elevation of the dome and internal lighting is provided, consisting of 36 lights fitted inside the roof of the structure.


THE DRAFT NATIONAL PLANNING POLICY FRAMEWORK


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 DEVELOPMENT PLAN IN TRAFFORD


The Revised Trafford UDP was formally adopted on 19 June 2006. Together with the Regional Spatial Strategy for the North West of England (adopted September 2008), this constitutes the Development Plan for Trafford.


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

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

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


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

PROPOSALS MAP NOTATION 


Green Belt


Area of Landscape Protection


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


C5 – Development in the Green Belt


OSR4 – Standards for Outdoor Sports Facilities Provision


OSR8 – Improvement and provision of Outdoor Sports Facilities


ENV3 – Landscape Protection


ENV8 – River Valleys and Major Watercourses


ENV20 - Skylines


RELEVANT PLANNING HISTORY

Manchester City Training Ground, formerly Carrington Playing Fields and Shell UK

75809/FULL/2010 - Retention of extensions and alterations to training centre building; 

retention of maintenance building, media centre building and gatehouse; retention of car parking area; proposed extension to training centre building and associated landscaping – Approved with Conditions, 15th December 2010

H/55907 - Erection of extensions to form laundry and reception area – Approved with 


Conditions, 26th March 2003

H/54110 - Erection of single storey extension to accommodate hydropool – Approved with 


Conditions, 26th July 2002

H/52264 - Erection of single storey extension to accommodate physiotherapy suite – 


Approved with Conditions, 1st October 2001

H/47452 - Construction of two artificial surface sports pitches, erection of sixteen 15 metre 

high flood light columns & erection of 3mtr high fencing; erection of ground floor extension to form changing facilities & erection of first floor extensions to form store & lift; Provision of additional car parking with security lighting; diversion of public right of way – Approved with Conditions, 2nd November 1999


H/43959 - Construction of 2 artificial surface sports pitches; erection of   16 6m high floodlight 

columns; erection of 4m high fencing; erection of extension to existing building; see file for further info. – Withdrawn, 19th June 1998


H05056 - Erection of extension to form new committee room and to enlarge games room over 


– Approved with Conditions, 14th April 1977


H01896 - Erection of two squash courts – Approved with Conditions, 10th July 1975


H01090 - Erection of timber building for rugby club facilities – Withdrawn, 3rd December 1974

CONSULTATIONS


Conservation Officer: No objections

Tree Officer: One tree is set to be removed from the perimeter of conifers which surround 

the artificial pitch, Any comments will be included in the additional information report

REPRESENTATIONS


No letters of representation have been received. Any letters that are received will be included in the Additional Information Report.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. Proposal C5 – ‘Development in the Green Belt’ in the Revised Trafford UDP states that there will be a general presumption against inappropriate development within the Green Belt; development within the Green Belt will therefore not be allowed unless (i) it is for one of the uses listed as appropriate; these include essential facilities for outdoor sport and outdoor recreation, for cemeteries and for other uses of land which preserves the openness of the Green Belt and do not conflict with the purposes of including land within it; (ii) very special circumstances can be demonstrated. 


2. The guidance set out in Policy C5 of the Revised Trafford UDP is supported by Planning Policy Guidance Note 2, Green Belts. Paragraph 3.4 also states that the construction of new buildings in the Green Belt is inappropriate unless it is for specific purposes, which include ‘essential facilities for outdoor sport and outdoor recreation, for cemeteries and for other uses of land which preserve the openness of the Green Belt and which do not conflict with the purposes of including land in it’.


3. Paragraph 3.5 goes on to explain that ‘essential facilities’ are those which are genuinely required for uses of land which preserve the openness of the Green Belt and do not conflict with the purposes of including land in it. 


4. Paragraph 3.15 states that ‘The visual amenities of the Green Belt should not be injured by proposals for development within or conspicuous from the Green Belt, which, although they would not prejudice the purposes of including land in Green Belts, might be visually detrimental by reason of their siting, materials and design.  


5. It is considered that the development for which this application is seeking consent falls outside of the ‘essential facilities’ listed in National Guidance - PPG2 and Policy C5 – Development in the Green Belt in the Revised Trafford UDP, and also outside of the category of ‘appropriate facilities’ listed within the draft National Planning Policy Framework. This is a view that is also acknowledged by the applicant in their planning statement and as such it has fallen for the applicants to demonstrate that very special circumstances exist which justify an approval of development within the Green Belt. As part of the supporting information submitted with the application, the applicants have identified a development need which they feel is sufficient to outweigh any harm caused to the green belt, which in turn is, in their opinion, also mitigated by the temporary time periods proposed for the structure and the extensive visual screening which will be provided by existing landscaping on the site.


6. Within their planning statement the applicants have explained that the planning application is underpinned by a ‘development need’ and derives from the Club’s ambition to provide exemplar training facilities at the Carrington site commensurate with the investment in playing and coaching staff and the targets which have been set upon them. More specifically, they have stated that there is a clear and distinct need to provide an indoor training facility which can be used during the coldest months of the year to provide an effective and safe training environment which encourages optimum performance and ensures a positive return on the significant investment by Manchester City FC in playing and coaching staff. It has been stated that last season the club’s training programme was compromised due to severe weather conditions, resulting in disruption to match preparation and increased risk of injury. The first team and reserve team squad were required to train on a single pitch over 6 weeks as a result of the remaining pitches being frozen. The availability of a single pitch was only made possible due to under soil heating; however this became ineffective when the temperature dropped below -7˚C. The applicants have also commented within their statement that the site at Carrington is not purpose built and as a result the club has had to undertake improvements over time in order to maintain a satisfactory training facility. Each of the larger Premier League clubs (such as Chelsea, Liverpool and Manchester United) has an indoor training facility, which the applicants feel places them at an unfair advantage. Finally, it is stated that there are no alternative sites within the clubs estate, such as the Academy at Platt Lane, which is able to provide sufficient security arrangements to ensure a safe and private training environment for the first team squad. 


7. It is acknowledged that when the sports complex at Carrington Training Ground was originally constructed the facilities there were not designed to accommodate for the needs of a top flight professional football club. As such it is accepted that there has been a need for the club to improve its facilities incrementally over time in response to changing technologies and to continue to compete with rival football clubs. It is also noted that Carrington is recognised across the country as being a centre where several professional sports teams have developed high quality training facilities. Furthermore it is acknowledged that recent winters have brought sustained periods of poor weather and low temperatures which would render outdoor playing pitches, including those with under-soil heating, unusable. As such the development need put forward by the applicant is recognised and it is accepted that this represents ‘very special circumstances’ for such a development within the Green Belt.


IMPACT ON GREEN BELT AND VISUAL AMENITY


8. The applicants have suggested within their PPG2 Green Belt Statement that the harm caused to the green belt will be minimalised by a number of mitigating factors. They have stated that the development proposal is limited to an artificial training pitch which is enclosed by surrounding conifer trees and as such the existing site should be considered as ‘developed land’; therefore it is argued that no loss of green belt land will occur and that any encroachment on the green belt is limited only to a visual impact. The statement later acknowledges that there will be an impact on the openness, but suggests that this effect would not be enduring and permanent as consent is sought only for a three year period during the months of October to March (inclusive). With respect to visual impact, the applicants have stated that the proposed system represents a significant improvement over a fixed structure or enclosed building as it is similar in appearance to the increasingly common polyurethane tunnel structures which are used in a wide variety of agricultural applications. In that respect the proposed cover would pose a lesser visual impact, by virtue of being more in-keeping with its rural settings, compared to that of more typical rigid/clad construction methods. The applicants also state that the overall extent of harm caused by the proposed dome is further limited by the existing site context, its surrounds, and the scale of the development itself. This includes the 7.4m-7.9m high Leylandii trees which surround the site, and further landscaping along the perimeter of the site which will severely restrict views from key vantage points from outside the site.


9. The whole of the Carrington Training Ground is set within the Green Belt; although, a cluster of development has been erected incrementally to the north-west corner of the site leaving large open training pitches to the south of the training centre complex. The application site is located in the north-eastern corner of the training ground and currently comprises a flat artificial pitch, enclosed by a perimeter of conifer trees. Whilst the siting of this pitch and surrounding trees represents a deliberate arrangement of development set up by the club, it continues to preserve the openness of the Green Belt. The applicant has stated that the impact on the openness of the Green Belt will be limited as extensive landscaping will serve to screen key views from outside of the site. However, harm to the openness of Green Belt land is not limited to how much of a development is visible, nor should its assessment be restricted to key views from public land or particular ‘vantage points’. A major aim of Green Belt policy is to preserve the openness of the Green Belt, i.e. to protect the land from urban sprawl and keep it free from development. Therefore it is clear that the proposed pneumatic cover will enclose the currently open pitch and will have a significant impact on the openness of this section of the Green Belt.


10. The proposed pneumatic cover has a maximum height of 11m, and as such will be taller than the existing perimeter of 7.4m-7.9m high conifers which surround it. Whilst there is scope for these trees to grow taller, it is considered that the three year period for which consent is sought will have expired before they are able to reach a sufficient height that will screen the entire dome. With respect to impact on the visual amenities of the Green Belt, it is noted that the proposal is in relative close proximity to the main group of training centre buildings (15m to the south-west), and that from certain viewpoints, such as immediately north of the site on Carrington Lane, the proposal would be read in the context of a group of structures that together form a training ground complex. Furthermore, the combination of extensive natural and planted landscaping which exists along the majority of the western boundary and sections of the northern, Carrington Lane boundary will successfully screen or substantially soften views of the top of the pneumatic dome. 

11. It is recognised that the cover, when inflated, would not only form the tallest form of development within the training ground, but would also project closer than any existing structure to the Carrington Lane highway, the most heavily used public vantage point in the surrounding area. As a result the dome would be clearly visible along sections of Carrington Lane where there are gaps in the planting and it would become the dominant and most prominent structure when one first enters the complex. The top of the cover would also be visible from Ackers Farm, to the east, which is in contrast to the existing views of the training complex which are entirely screened by trees and landscaping. The Council have requested that the applicant explore alternative colours to white to be used for the exterior of the pneumatic cover in order to reduce its visual prominence against the surrounding trees and sky. The applicant has contacted the cover’s manufacturer with a view to meeting this request, however has since reported that white is the only available colour for the exterior of the development. Some concern remains that when the 36 roof lights inside the cover are switched on during the darker winter months, it will become a highly prominent feature within the Green Belt landscape. However, it is acknowledged that the hours of use of the dome will generally be restricted to the players training sessions in the morning and that any additional impact as a result of the lights will only be for very limited periods of time during the day. 


12. It is therefore considered that the development will have some limited detrimental impact on the visual amenity of the Green Belt, although it is worth noting that the proposed location, near to the existing complex of building and within the tall ring of conifers, is considered to represent the most appropropriate position within the site for this structure with respect to limiting the impact on visual amenity. Furthermore, significant weight is attached to the fact that the proposal will only impact upon the openness and visual amenities of the Green Belt for a maximum of six months per year over a short period of three years. Furthermore these affects on the Green Belt will not be permanent and the site can easily to returned to its original state once the cover is deflated and removed. It is recognised that these factors serve to mitigate the harm (across the whole year) caused to the Green Belt and that the proposed dome represents a significantly more appropriate form of development when compared to a fixed brick-built structure for example.


13. Therefore it is accepted that whilst the proposed development will have some limited detrimental impact on the visual amenity of the Green Belt, this harm will be outweighed by the very special circumstances, in respect of need, outlined above, and the temporary nature of the proposal.


ACCESS AND CAR PARKING


14. Whilst this application seeks consent for 1,938sq.m of development, it is acknowledged that it will function as a ‘back-up’ training facility to be used during periods of poor weather by first-team and reserve team players/staff. Therefore the proposal will not result in any increase in the number of staff employed on the site and as such there will be no additional parking demands as a consequence. Notwithstanding this, the main car park associated with the training ground, located to the north of the main complex of buildings, is capable of accommodating 68 vehicles and is supported by the new 9 space car park adjacent to the media centre building and additional overspill parking areas located both outside and within the secured cordon area. Therefore, it is considered that the proposal would not result in any undue parking problems. 


CONCLUSION


15. In conclusion, it is considered that the development proposed in this application for planning permission goes beyond what would normally be considered as “essential (or appropriate) facilities for outdoor sport and outdoor recreation”. However, in this case due to the need for a professional football club of this stature to provide safe indoor training facilities during periods of severe weather it is considered that “very special circumstances” do exist that would justify an exception to Green Belt policy. Given also that the development would only be erected for a maximum of six months per year for a period of three years; and that it has been sited close to the main cluster of training centre buildings and within an existing perimeter of tall conifers, it is considered that the proposed development would be acceptable within the Green Belt and within the Area of Landscape Protection. The development is therefore considered to be in accordance with Proposals D1 and C5 of the Revised Trafford Unitary Development Plan, and national guidance within PPG2 and the draft NPPF.


RECOMMENDATION: GRANT subject to the following conditions


Conditions


1. Temporary time limit – 3 years from date of approval

2. Pneumatic cover only to be erected between October and March inclusive


3. Landscaping condition


JK






		WARD: Bowdon

		77154/HHA/2011

		DEPARTURE: No





		Partial demolition and re-building of front boundary wall on different alignment in association with alterations to existing vehicular access.



		Bowdon Old Hall, 49 Langham Road, Bowdon, Altrincham, WA14 3NS





		APPLICANT:  Lord J. Lee





		AGENT: Barnes Walker Ltd 





		RECOMMENDATION:  REFUSE









Councillor Hyman has requested that the application be determined by the Planning Development Control Committee for the reasons set out in the report.


SITE


The application relates to a Grade 2 listed house dating to c.1700 situated on the southern side of Langham Road. The house is set behind a tall brick wall erected in 1890. The existing drive access is situated at the northwestern corner of the site and there is a detached outbuilding to the rear of the associated parking area. The area is predominantly residential in character. The application site is located within the Bowdon Conservation Area.


PROPOSAL

Partial demolition and rebuilding of front boundary wall on different alignment in association with alterations to existing vehicular access. The alterations to the access would involve removing the remains of an existing concave wall adjacent to the site access and replacing it with an S-shaped wall.

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

None


PROPOSALS MAP NOTATION

Bowdon Conservation Area

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


RELEVANT PLANNING HISTORY

H/26402 – Alterations to the external appearance of garage and store in connection with conversion to garage and playroom – Approved 1988


H/50296 - Listed building consent for internal alterations and replacement of roof to rear porch – Approved 2001


75223/HHA/2010 - Partial demolition and rebuilding of front boundary wall on different alignment in association with alterations to existing vehicular access – Withdrawn July 2010


75226/LB/2010 - Listed Building Consent for partial demolition and rebuilding of front boundary wall on different alignment in association with alterations to existing vehicular access – Withdrawn July 2010


75996/HHA/2010 – Partial demolition and re-building of front boundary wall on different alignment in association with alterations to existing vehicular access – Refused January 2011


76039/LB/2010 - Listed Building Consent for partial demolition and re-building of front boundary wall on different alignment in association with alterations to existing vehicular access – Refused January 2011


77155/LB/2011 - Listed Building Consent for partial demolition and re-building of front boundary wall on different alignment in association with alterations to existing vehicular access - Recommended for Refusal – Report appears elsewhere on this agenda


APPLICANT’S SUBMISSION

A Design and Access Statement has been submitted in support of the application and the main points are set out below:


· This application is similar in form to an application made in November 2010 which was recommended for refusal but debated by Committee for over an hour and voted to be refused by a small margin. Concerns of the Committee focussed on four issues; a) it was recognised that the poor sight lines would create a hazard to pedestrians passing the entrance but the dangers of leaving the property by car were not fully appreciated, b) the extent of the improvements could not be quantified, c) there was doubt as to whether the alterations to the brickwork could be carried out d) there was concern that the Council may have to take responsibility for a new section of pavement on the outside of the realigned wall. This application gives specific information on how each of these issues can be clearly understood and therefore we feel that these concerns have been overcome


· The alignment of the boundary walls offer a minimal sight line towards oncoming traffic and make exiting the property in forward gear an impossible manoeuvre without the aid of a lookout. This has caused a considerable number of near misses as this section of footpath is well used particularly at school times and  there is a letterbox 6 metres away. The greatest hazard is for mothers with pushchairs or young children. The angle of the proposed realigned wall will create a sight line that follows the local authority guidelines. 


· The ownership line will not change once the proposals have been completed and will be marked by a continuous line of setts that will be self-evident. 


· The remains of the old outbuilding, which partly encloses the entrance area, has been pulled down and rebuilt as two small sections of straight wall with a curved middle section and has no historic merit. The front boundary wall has been patch repaired several times in the past and is in need of more robust treatment. The lack of continuity results in an unattractive space. 


· The new alignment of the wall would affect the root protection area of 5 holly trees by between 5-20%. If care is taken with the excavation for the foundations this disturbance is normally considered to be within acceptable range. Without undertaking the work it is impossible to tell whether the theory of good practice can be relied upon. If a tree is to be removed then it would be replaced with a mature replacement that would be unnoticeable. A condition could be added to that affect.


· The proposals have been designed to solve the sight line issues however they will also create an entrance space that is attractive, confident in its layout and execution and complements the hall. The re-built new section of wall would use reclaimed bricks and copings from the present structure. A method statement has been submitted in relation to this. 


· The softly curving end section of the wall would terminate in a stone pier to match the existing piers. There is precedent for the curved end section from old photographs and this is an elegant solution. The stone pier would finish the wall with defined confidence. Coping heights will run through to give continuity of finish.  


· Reclaimed setts will give a distinctive traditional quality to the drive surface and help to reinforce lines of ownership and entrance. A simple black bitmac surface is also traditional and safe and easy to use. 

CONSULTATIONS


LHA – No objection. The application would represent a marginal improvement to visibility.

Highways – No objection. Any works affecting the adopted footway of Langham Road are to be agreed with the LHA

REPRESENTATIONS


Councillor Hyman – has requested that the application be determined by the Planning Development Control Committee for the following reasons:-


· A previous application was denied by the Planning Committee and I believe it imperative to explain and amplify the points below in detail to the Committee.


· The development will significantly improve the safety of the owners and visitors, when exiting the property by motor vehicle, by substantially improving the line of sight to the right (the side on which oncoming vehicles will be travelling).


· The development will improve the safety of pedestrians who pass along a very narrow stretch of pavement which goes along the front of Bowdon Old Hall, especially when large vehicles are passing.  This stretch is much used by schoolchildren walking to and from several schools in the area.


· Concerns were raised about the heritage aspect of the wall at the hearing of the previous application, but this amended development will not compromise the heritage of the wall in question, nor will it adversely affect the street scene appearance from the regard of drivers and pedestrians.


Neighbours:- One letter of support has been received from the occupier of 6, Southfields, Richmond Road which states:-


‘I am very much in favour of this application. Bowdon Old Hall has been there for generations. The road has not. Things will be very much safer if the Council grant the application’

OBSERVATIONS


IMPACT ON THE LISTED BUILDING AND CONSERVATION AREA


1. Bowdon Old Hall is a grade 2 listed building, the existing structure dating from c. 1700 with possible earlier origins. There have been later alterations and additions to the site particularly in the nineteenth century. The site is also located within sub area D of the Bowdon Conservation Area which was designated in 1973 and extended in 1974.

2. The supporting documents for the application indicate the existing wall was erected in 1890 which co-incides with the erection of 45 and 47 Langham Road. Whilst the wall appears to date from this period, the Cheshire tithe maps show the northern boundary to the site pre dates 1838 and therefore the present wall appears to mark a much earlier boundary. The wall continues along the frontage of Bowdon Old Hall for 45 metres and is sited to the back of the footway. The existing wall is 2.1 metres high constructed from Cheshire bricks in an English garden wall bond with half round coping. There is a wrought iron pedestrian gate flanked by two stone gate piers set within the wall. Whilst the site has been reduced to the south, west and east, the boundary to the north has consistently remained parallel to Langham Road. 

3. Langham Road is an important historic routeway through the heart of Bowdon Conservation Area. Bowdon Old Hall is sited in a large, spacious plot on the south side of Langham Road. The straight section of Langham Road which includes the application site is particularly narrow with constricted footways. Consistently the boundary treatment along Langham Road is positioned to the back of the footway. The existing brick wall results in a prominent and imposing boundary treatment which in conjunction with the existing boundary wall on the north side of Langham Road results in an extensive sense of enclosure at street level, particularly important in contributing to the character of the conservation area.

4. As indicated under the ‘Applicant’s Submission’ section above a similar application was refused in January 2011. The applicant’s agent considers that the current application overcomes the previous reasons for refusal which were as follows:

· The proposed demolition of the walls and pedestrian gate and the remains of the outbuilding and the realignment of the wall and gate and introduction of an apron wall would reduce the contribution of the boundary treatment to the street scene and would result in a more visible hardsurfaced area, to the detriment of Bowdon Old Hall and the character and appearance of the Bowdon Conservation Area.  As such the proposed development would be contrary to Proposals ENV21, ENV23, ENV24 and D1 of the Revised Trafford Unitary Development Plan and Planning Policy Statement 5 (PPS5): Planning For the Historic Environment.


· The proposed demolition of the wall and pedestrian gate and the remains of the outbuilding and the realignment of the wall and gate would result in the loss of original fabric and a reduction in the contribution of the wall and gate to the architectural and historic interest of the listed building.  As such the proposal would be contrary to Proposal ENV24 of the Revised Trafford Unitary Development Plan and Planning Policy Statement 5 (PPS5): Planning For the Historic Environment.


· The applicant has failed to demonstrate how the existing trees adjacent to the boundary wall would be retained as part of the proposed works.  The removal of these trees may be detrimental to the character and appearance of the Bowdon Conservation Area contrary to Proposals ENV14, ENV21, ENV23 and D1 of the Revised Trafford Unitary Development Plan and Planning Policy Statement 5 (PPS5): Planning For the Historic Environment.


5. Little information is included within the Design & Access Statement referring to the significance of the boundary wall, pedestrian gate and remains of the outbuilding in relation to the designated heritage asset as required by PPS 5. Bowdon Old Hall is set back from the road within the site and is accessed by the pedestrian gate. The Design & Access Statement focuses on the opinion that periodically change has occurred to the listed building and that the works now proposed are required for safe vehicular access and egress but also that they would create an attractive entrance space.

6. There is no provision under current national and local policy which requires highway safety to be taken into account when assessing such a proposal in relation to a listed building and/or conservation area. 

7. The realignment of the boundary wall will result in a splay of significant length and will also result in the pedestrian gate being at an angle to the footway and Langham Road. The rebuilding of the wall and gateway no matter how carefully the work is undertaken will result in the loss of authenticity and historic fabric.

8. With regard to the effect on the character and appearance of the conservation area, boundary walls are consistently positioned to the back of the footway. Herman Muthesius wrote in The English House 'Apart from the rare streets that have front gardens, the favourite form of boundary for a garden in England is a high enclosing garden wall'. The proposed splay will result in setting back the imposing garden wall and opening up this enclosed section of Langham Road. This will be exacerbated by the demolition of the existing straight and concave section of wall adjacent to the site access and introduction of a set back s-shaped wall. This would result in clearer views of parked cars and the garage which it is considered will neither enhance nor preserve the character and appearance of the conservation area.

9. It is noted that the revised proposal includes some low level soft landscaping in front of the new s-shaped wall, a holly tree to the rear of it and improved hard landscaped area adjacent to the footway. Nevertheless, it is still considered that the two reasons for refusal relating to the realignment of the wall and pedestrian gate and the resultant reduction of the contribution of the boundary treatment to the architectural and historic interest of the listed building and the character and appearance of the Bowdon Conservation Area have not been overcome. The wall and gate would still be re-aligned and the proposal would still result in a reduced sense of enclosure, loss of historic fabric and authenticity. 

10. It is therefore considered that the application is contrary to Proposals ENV21, ENV23, ENV24 and D1 of the Revised Trafford Unitary Development Plan and Planning Policy Statement 5 (PPS5): Planning For the Historic Environment. The Draft National Planning Policy Framework published in July 2011 states that heritage assets should be conserved in a manner appropriate to their significance. For the reasons outlined above it is considered that the proposed works would significantly detract from the architectural and historic significance of the site and the recommendation for refusal is therefore considered to comply with the emerging framework in this respect.

11. It should be noted that the applicant’s agent has confirmed as part of this application that the free standing walling at the entrance to Bowdon Hall is not the remains of a historic outbuilding (as indicated in the previous application) rather it is a more recent structure. This has been discovered as during the spring the ivy which covers the majority of the wall was cut back and partially removed.  This exposed the base of the wall and a plastic damp proof course running along the base of the wall. In addition the pointing has a sand cement mix. As this section of wall is new and not the remains of a historic outbuilding, the reasons for refusal have been amended accordingly. 

HIGHWAY SAFETY

12. The contents of the applicant’s submission are noted, in particular concerns raised regarding the safety of vehicles exiting the site and the contention that there is poor visibility resulting in unsafe egress. It is also noted that the LHA have not objected to the application as it will result in a marginal improvement in visibility. However, for the reasons set out above it is considered that on balance the application should be refused due to the realignment of the boundary wall and gate which will affect the architectural and historic interest of the listed building and also the character and appearance of the conservation area.

TREES


13. There was concern about the impact of the proposed realignment of the wall on the adjacent mature holly trees at the time of the consideration of the previous application ref. 75996/HHA/2010 as the extent of work was not clear and there was concern that the development may result in the loss of those trees which currently contribute to the character and appearance of this part of Langham Road. As a result of the additional information submitted it is considered that such concerns could be adequately addressed by appropriately worded conditions and consequently it is considered that the third reason fro refusal attached to the above application is no longer applicable.


RECOMMENDATION: REFUSE for the following Reasons:

1. The proposed demolition of the walls and pedestrian gate and the realignment of the wall and gate and introduction of an s-shaped wall would reduce the contribution of the boundary treatment to the street scene and would result in a reduced sense of enclosure, to the detriment of Bowdon Old Hall and the character and appearance of the Bowdon Conservation Area.  As such the proposed development would be contrary to Proposals ENV21, ENV23, ENV24 and D1 of the Revised Trafford Unitary Development Plan and Planning Policy Statement 5 (PPS5): Planning For the Historic Environment.


2. The proposed demolition of the wall and pedestrian gate and the realignment of the wall and gate would result in a reduction in the contribution of the wall and gate to the architectural and historic interest of the listed building.  As such the proposal would be contrary to Proposal ENV24 of the Revised Trafford Unitary Development Plan and Planning Policy Statement 5 (PPS5): Planning For the Historic Environment.


JJ





		WARD: Bowdon

		77155/LB/2011

		DEPARTURE: No





		Listed Building Consent for partial demolition and re-building of front boundary wall in different alignment in association with alterations to existing vehicular access.



		Bowdon Old Hall,49 Langham Road, Bowdon, WA14 3NS





		APPLICANT:  Lord J Lee





		AGENT: Barnes Walker Ltd





		RECOMMENDATION:  REFUSE









Councillor Hyman has requested that the application be determined by the Planning Development Control Committee for the reasons set out in the report.

SITE


The application relates to a Grade 2 listed house dating to c.1700 situated on the southern side of Langham Road. The house is set behind a tall brick wall erected in 1890. The existing drive access is situated at the northwestern corner of the site and there is a detached outbuilding to the rear of the associated parking area. The area is predominately residential in character. The application site is located within the Bowdon Conservation Area.


PROPOSAL


Partial demolition and rebuilding of front boundary wall on different alignment in association with alterations to existing vehicular access. The alterations to the access would involve removing the remains of an existing concave wall adjacent to the site access and replacing it with an S-shaped wall.

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

None


PROPOSALS MAP NOTATION


Bowdon Conservation Area

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


RELEVANT PLANNING HISTORY

H/26402 – Alterations to the external appearance of garage and store in connection with conversion to garage and playroom – Approved 1988


H/50296 - Listed building consent for internal alterations and replacement of roof to rear porch – Approved 2001


75223/HHA/2010 - Partial demolition and rebuilding of front boundary wall on different alignment in association with alterations to existing vehicular access – Withdrawn July 2010


75226/LB/2010 - Listed Building Consent for partial demolition and rebuilding of front boundary wall on different alignment in association with alterations to existing vehicular access – Withdrawn July 2010


75996/HHA/2010 - Partial demolition and re-building of front boundary wall on different alignment in association with alterations to existing vehicular access – Refused January 2011


76039/LB/2010 – Listed Building Consent for partial demolition and re-building of front boundary wall on different alignment in association with alterations to existing vehicular access – Refused January 2011


77154/HHA/2011 - Partial demolition and re-building of front boundary wall on different alignment in association with alterations to existing vehicular access - Recommended for Refusal - Report appears elsewhere on this agenda.

APPLICANT’S SUBMISSION 


A Design and Access Statement has been submitted in support of the application and the main points are set out below:


· This application is similar in form to an application made in November 2010 which was recommended for refusal but debated by Committee for over an hour and voted to be refused by a small margin. Concerns of the Committee focussed on four issues; a) it was recognised that the poor sight lines would create a hazard to pedestrians passing the entrance but the dangers of leaving the property by car were not fully appreciated, b) the extent of the improvements could not be quantified, c) there was doubt as to whether the alterations to the brickwork could be carried out d) there was concern that the Council may have to take responsibility for a new section of pavement on the outside of the realigned wall. This application gives specific information on how each of these issues can be clearly understood and therefore we feel that these concerns have been overcome


· The alignment of the boundary walls offer a minimal sight line towards oncoming traffic and make exiting the property in forward gear an impossible manoeuvre without the aid of a lookout. This has caused a considerable number of near misses as this section of footpath is well used particularly at school times and there is a letterbox 6 metres away. The greatest hazard is for mothers with pushchairs or young children. The angle of the proposed realigned wall will create a sight line that follows the local authority guidelines. 


· The ownership line will not change once the proposals have been completed and will be marked by a continuous line of setts that will be self-evident. 


· The remains of the old outbuilding, which partly encloses the entrance area, has been pulled down and rebuilt as two small sections of straight wall with a curved middle section and has no historic merit. The front boundary wall has been patch repaired several times in the past and is in need of more robust treatment. The lack of continuity results in an unattractive space. 


· The new alignment of the wall would affect the root protection area of 5 holly trees by between 5-20%. If care is taken with the excavation for the foundations this disturbance is normally considered to be within acceptable range. Without undertaking the work it is impossible to tell whether the theory of good practice can be relied upon. If a tree is to be removed then it would be replaced with a mature replacement that would be unnoticeable. A condition could be added to that affect.


· The proposals have been designed to solve the sight line issues however they will also create an entrance space that is attractive, confident in its layout and execution and complements the hall. The re-built new section of wall would use reclaimed bricks and copings from the present structure. A method statement has been submitted in relation to this. 


· The softly curving end section of the wall would terminate in a stone pier to match the existing piers. There is precedent for the curved end section from old photographs and this is an elegant solution. The stone pier would finish the wall with defined confidence. Coping heights will run through to give continuity of finish.  


· Reclaimed setts will give a distinctive traditional quality to the drive surface and help to reinforce lines of ownership and entrance. A simple black bitmac surface is also traditional and safe and easy to use. 


CONSULTATIONS


None


REPRESENTATIONS


Councillor Hyman – has requested that the application be determined by the Planning Development Control Committee for the following reasons:-


· A previous application was denied by the Planning Committee and I believe it imperative to explain and amplify the points below in detail to the Committee.


· The development will significantly improve the safety of the owners and visitors, when exiting the property by motor vehicle, by substantially improving the line of sight to the right (the side on which oncoming vehicles will be travelling).


· The development will improve the safety of pedestrians who pass along a very narrow stretch of pavement which goes along the front of Bowdon Old Hall, especially when large vehicles are passing.  This stretch is much used by schoolchildren walking to and from several schools in the area.


· Concerns were raised about the heritage aspect of the wall at the hearing of the previous application, but this amended development will not compromise the heritage of the wall in question, nor will it adversely affect the street scene appearance from the regard of drivers and pedestrians.


Neighbours:- One letter of support has been received from the occupier of 6, Southfields, Richmond Road which states:-


‘I am very much in favour of this application. Bowdon Old Hall has been there for generations. The road has not. Things will be very much safer if the Council grant the application’


OBSERVATIONS


IMPACT ON THE LISTED BUILDING


1. Bowdon Old Hall is a grade 2 listed building, the existing structure dating from c. 1700 with possible earlier origins. There have been later alterations and additions to the site particularly in the nineteenth century. The site is also located within sub area D of the Bowdon Conservation Area which was designated in 1973 and extended in 1974.

2. The supporting documents for the application indicate the existing wall was erected in 1890 which co-incides with the erection of 45 and 47 Langham Road. Whilst the wall appears to date from this period, the Cheshire tithe maps show the northern boundary to the site pre dates 1838 and therefore the present wall appears to mark a much earlier boundary. The wall continues along the frontage of Bowdon Old Hall for 45 metres and is sited to the back of the footway. The existing wall is 2.1 metres high constructed from Cheshire bricks in an English garden wall bond with half round coping. There is a wrought iron pedestrian gate flanked by two stone gate piers set within the wall. Whilst the site has been reduced to the south, west and east, the boundary to the north has consistently remained parallel to Langham Road. 

3. Langham Road is an important historic routeway through the heart of Bowdon Conservation Area. Bowdon Old Hall is sited in a large, spacious plot on the south side of Langham Road. The straight section of Langham Road which includes the application site is particularly narrow with constricted footways. Consistently the boundary treatment along Langham Road is positioned to the back of the footway. The existing brick wall results in a prominent and imposing boundary treatment which in conjunction with the existing boundary wall on the north side of Langham Road results in an extensive sense of enclosure at street level, particularly important in contributing to the character of the conservation area.

4. As indicated under the ‘Applicant’s Submission’ section above a similar application was refused in January 2011. The applicant’s agent considers that the current application overcomes the previous reason for refusal which was as follows:


‘The proposed demolition of the walls and pedestrian gate and the remains of the outbuilding and the realignment of the wall and gate and introduction of apron walls would result in the loss of original fabric and a reduction in the contribution of the walls and gate to the architectural and historic interest of the listed building.  As such the proposal would be contrary to Proposal ENV24 of the Revised Trafford Unitary Development Plan and Planning Policy Statement 5 (PPS5): Planning For the Historic Environment.’

5. Little information is included within the Design & Access Statement referring to the significance of the boundary wall, pedestrian gate and remains of the outbuilding in relation to the designated heritage asset as required by PPS 5. Bowdon Old Hall is set back from the road within the site and is accessed by the pedestrian gate. The Design & Access Statement focuses on the opinion that periodically change has occurred to the listed building and that the works now proposed are required for safe vehicular access and egress but also that they would create an attractive entrance space.

6. There is no provision under current national and local policy which requires highway safety to be taken into account when assessing such a proposal in relation to a listed building and/or conservation area. 

7. The realignment of the boundary wall will result in a splay of significant length and will also result in the pedestrian gate being at an angle to the footway and Langham Road. The rebuilding of the wall and gateway no matter how carefully the work is undertaken will result in the loss of authenticity and historic fabric.

8. It is noted that the revised proposal includes some low level soft landscaping in front of the new s-shaped wall, a holly tree to the rear of it and improved hard landscaped area adjacent to the footway. The concerns raised regarding the safety of vehicles exiting the site and the contention that there is poor visibility resulting in unsafe egress are also noted. Nevertheless, it is still considered that the reason for refusal relating to the realignment of the wall and pedestrian gate and the resultant reduction of the contribution of the boundary treatment to the architectural and historic interest of the listed building has not been overcome. The wall and gate would still be re-aligned and the proposal would still result in a reduced sense of enclosure, the loss of historic fabric and authenticity.

9. It is therefore considered that the application is contrary to Proposal ENV24 of the Revised Trafford Unitary Development Plan and Planning Policy Statement 5 (PPS5): Planning For the Historic Environment. The Draft National Planning Policy Framework published in July 2011 states that heritage assets should be conserved in a manner appropriate to their significance. For the reasons outlined above it is considered that the proposed works would significantly detract from the architectural and historic significance of the site and the recommendation for refusal is therefore considered to comply with the emerging framework in this respect.

10. It should be noted that the applicant’s agent has confirmed as part of this application that the free standing walling at the entrance to Bowdon Hall is not the remains of a historic outbuilding (as indicated in the previous application) rather it is a more recent structure. This has been discovered as during the spring the ivy which covers the majority of the wall was cut back and partially removed.  This exposed the base of the wall and a plastic damp proof course running along the base of the wall. In addition the pointing has a sand cement mix. As this section of wall is new and not the remains of a historic outbuilding, the reasons for refusal have been amended accordingly. 

RECOMMENDATION: REFUSE for the following reason:

1. The proposed demolition of the walls and pedestrian gate and the realignment of the wall and gate and introduction of an s-shaped wall would result in a reduction in the contribution of the walls and gate to the architectural and historic interest of the listed building.  As such the proposal would be contrary to Proposal ENV24 of the Revised Trafford Unitary Development Plan and Planning Policy Statement 5 (PPS5): Planning For the Historic Environment.


JJ





		WARD: Hale Central

		77171/FULL/2011

		DEPARTURE: No





		Change of use of premises to Class A3 (Restaurants and Cafes) to include basement, ground floor and first floor areas.  Erection of single storey side extension and enclosure of side passageway to form additional seating area. INSTALLATION OF FIRE ESCAPE STAIRCASE TO REAR OF PREMISES. Creation of external seating area to front of premises. Associated external works throughout including to front elevation and introduction of 2 no extraction units to side.



		221 Ashley Road, Hale, Altrincham, WA15 9SZ





		APPLICANT:  Richard Watts Properties Ltd





		AGENT: Andrew Wallace Architects Ltd





		RECOMMENDATION:  GRANT









SITE


The application site comprises a two storey unit (with basement) situated at the end of a terrace of shops on the north side of Ashley Road towards the eastern end of Hale Village. The premises were formerly in use as a bakery at ground floor and coffee shop at first floor level. The premises extend at first floor level above No. 223, Ashley Road. The site is currently vacant.


There is an alleyway adjacent to the property between No. 219 and 221, Ashley Road with an external staircase to the side which previously provided access to the coffee shop. 


There are a mix of commercial premises in the immediate vicinity, mainly A1 (Shops) and A2 (Financial and Professional Services) uses. The nearest residential properties are situated to the North and West on Leigh Road and Cambridge Road. 


The site is located within the Hale District Centre.


PROPOSAL


Change of use of premises to Class A3 (Restaurants and Cafes) to include basement, ground floor and first floor areas.  


Erection of single storey side extension and enclosure of side passageway to form additional seating area. 


Creation of external seating area to front of premises. 


Installation of fire escape staircase to rear


Associated external works throughout including to front elevation and introduction of 2 no. extraction units to side.


Proposed hours of operation are 07:00 - 23:00, Monday - Saturday and
07:00 - 22:30 on Sundays and Bank Holidays

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 Sustainability


DP4 – Make the Best Use of Existing Resources and Infrastructure


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION


Hale District Centre

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


S5 - Development in Town and District Shopping Centres


S13 - Non Shop Service Uses Within Town & District Shopping Centres


ENV21 – Conservation Areas


RELEVANT PLANNING HISTORY

H/31753 – Change of use from offices to coffee shop to be used in connection with bakers on ground floor - Approved - 1990


75525/FULL/2010 - Change of use of premises to A3 (Restaurants and Cafes) to include basement, ground floor and first floor areas.  Erection of two storey part side and part rear extension, with associated external alterations to side and front elevations (including main entrance).  Erection of kitchen extraction flue and ME cooling equipment to rear elevation – Approved October 2010


APPLICANT’S SUBMISSION


The applicant’s agent has submitted a Design and Access Statement. The most relevant sections are set out below:


· The unit was previously in use as a bakery on the ground floor and a café at first floor accessed by an external staircase to the side of the shop in the alleyway. Both the bakery and the café ceased to trade approximately 2 years ago


· The unit is in a shabby condition due to vacancy. The applicants wish to improve the look and feel of the unit to that of an exciting cake shop/café. They believe this will visually enhance the cosmopolitan feel of the area as well as contributing to the local economy


· Planning permission already exits to convert the two existing units into one coffee shop/restaurant (Use Class A3). The current limitations on opening hours and bringing in chairs / closing windows / use of external speakers in the granted planning permission would be adhered to.


· The facade would be fully replaced with the overall existing shape maintained (inset door to the left and stall riser) to keep the traditional aspect of the immediate street pattern. The facade above the stall riser would be largely openable via the use of bi-folding windows which would partially open the interior to the street, creating an airy feel for the interior and a more accessible inviting impression


· In terms of privacy, no views have changed from the existing situation except that from inside the ground floor it will be possible to see into the alley and to a certain extent the street. 


· A sensitive and restrained pallet of external materials has been chosen – a combination of timber, glass and painted plaster. Timber is used to reflect Hale’s image as a leafy suburb


CONSULTATIONS


Pollution and Licensing – There are no objections to this planning application.  It is however recommended that conditions covering the following matters are attached to any planning permission:


· Details of the fume extraction system serving the cooking or/and food preparation areas shall be designed such that there will be no odour or noise nuisance to local premises and shall be approved in writing by the Local Planning Authority prior to the development taking place. The approved system shall be installed and shall be used at all times when the premises are used for cooking or preparing foods. The system shall be maintained and serviced in accordance with manufacturers recommendations.


· Any external units attached to the premises that are likely to generate noise should be acoustically treated in accordance with a scheme designed so as to achieve a noise level of 10dB below the existing background (LA90) in each octave band at the nearest noise sensitive location.  The existing background should be taken at the quietest time that the equipment would be operating.  The equipment associated with the fume extraction system should also comply with this criteria and the assessment should consider the combined noise from all of the units operating together.  Noise level data was provided via e-mail on the 29/07/11 and referred to the noise for 2 rear M+U units being 50db each.  Further information is required (to include noise from the extraction/ventilation system/air conditioning units and any other proposed external units) demonstrating compliance with the above criteria. Details of the scheme should be submitted to this section prior to the commencement of any works. 

· Deliveries, servicing and collections, including waste collections, shall not take place before 08:00 or after 20:00 on Monday - Saturday and not at all on Sundays or Bank Holidays. 

· All windows and doors not to be open outside the hours of 07:00 to 20:00 Sunday to Thursday and 07:00 to 21:00 Friday and Saturday unless otherwise agreed in writing by the Local Planning Authority. 


· The external dining area shall not be used by customers outside the hours of 10:00-20:00 Sunday to Thursday and 10:00-21:00 on Fridays and Saturdays. 

· No speakers shall be mounted externally at the application premises. 

LHA – To meet the Councils car parking standards the provision of 22 car parking spaces should be provided for the café use.  Whilst this is an increase on the existing car parking requirements, it is considered that this is a sustainable location for this type of use within a district centre location.  On this basis there are no objections to the proposals on highways grounds.

Drainage – Recommend standard informatives R8 and R14

United Utilities - United Utilities can confirm that a building over agreement has been applied for but is not currently in place. United Utilities would request that no Building Over commences until a Building over agreement has been agreed by both parties.

Electricity Northwest – No objections

REPRESENTATIONS


Neighbours: 14 letters of objection had been received at the time of writing. The main grounds of objections are set out below:


· The proposed use would generate noise, which would result in loss of amenity to residents in the use of their homes and gardens. This includes noise from drinkers and staff on breaks, bins and bottles being emptied at anti-social hours, noise from taxis and cars etc


· The proposed hours of operation are excessive


· If the application is approved, the Council are urged to ensure that appropriate conditions are attached relation to the hours of opening, the hours at which windows and doors are closed and the hours at which external seating is removed so family properties in the area are protected from noise.


· Pavement tables will result in blockage and noise on the pavement. Obstruction is particularly a problem for the handicapped and blind/partially sighted


· The extraction units proposed to the rear of the property would also generate noise. If approved appropriate conditions regarding acoustic management and hours of operation should be attached


· The use will generate cooking smells, which would be detrimental to residents. If approved appropriate filtration treatments should be required to safeguard residents who are currently exposed to cooking smells from other restaurants in Hale


· The proposal would further impact on parking and congestion in the area. There is already a lack of parking on local roads and restaurant users often park inconsiderately across driveways or drive dangerously or aggressively

· Safety concerns from encouraging drinking in a built up area which results in anti- social behaviour


· These establishments never comply with the full requirements of the planning applications


· Hale is a small village that already has a disproportionate number of bars/restaurants which is affecting the character and progressively making it a less desirable place to live


It should be noted that amended plans were received in relation to the addition of a fire escape staircase. Additional 14 day neighbour notification letters were sent out in relation to this matter and the notification period had not expired at the time of writing although it will have expired in advance of the date of the Committee Meeting. Any additional letters received prior to the Committee meeting will be reported in the Additional Information Report


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The principle of the proposed use of the premises as an A3 (Restaurants and Cafes) use was established as acceptable by the approval granted in October 2010 (75525/FULL/2010) which is still extant. It was considered at the time of the previous approval that that proposed use would not harm the character, diversity and vitality of the area as an important shopping frontage to a material degree and that the proposal was therefore compliant with Proposal S13 of the Revised Trafford Unitary Development Plan. It is also considered that bringing the vacant premises back into use is supported by current National Policy set out in the Draft National Planning Policy Framework which is committed to securing sustainable economic growth.

DESIGN AND IMPACT ON THE STREETSCENE AND CONSERVATION AREA


2. The surrounding area is mixed use in character with existing commercial and business premises immediately adjacent to the site and a wider mix of restaurants, cafes and residential properties in relatively close proximity to the application site.


3. The application proposes a single storey extension to the side of the premises to provide a kitchen area and also the enclosure of the side passageway to form an additional seating area. Also proposed are various alterations to the external appearance of the premises including a new shop frontage utilising a combination of timber, glass and painted plaster and a retractable fabric awning. It is considered that subject to the details of the awning being submitted for the prior written approval of the Local Planning Authority the impact of these proposed extensions and alterations are acceptable. 

4. The application also proposes an external fire escape staircase. This would be located to the rear of the premises. The staircase is a fairly standard functional design that is not uncommon to the rear of commercial premises. It is considered that subject to a condition requiring that the staircase be painted in a colour to be agreed in writing by the Local Planning Authority that the visual impact would be acceptable.


5. It is not considered that the proposed extensions and alterations to the property would be detrimental to the streetscene or nearby conservation area and the proposed refurbishment would bring a vacant unit back into use improving the appearance of this row of commercial premises. Any proposed new signage would need to be subject to a separate advertisement consent application.


IMPACT ON RESIDENTIAL AMENITY


6. Concern has been raised by the objectors with regard to potential noise and disturbance associated with the proposed use, particularly during the evenings. It is however noted that the current applicants have agreed to accept the same hours restrictions as those attached to the previous approval in October 2010 (75525/FULL/2010) as follows:


· Opening hours of 07:00-23:00 hours Monday - Saturday and 07:00-22:30 hours on Sundays and Bank Holidays


· Windows and doors not to be open outside the hours of 07:00-20:00 hours Sunday – Thursday and 07:00-21:00 hours on Friday and Saturday


The above approval is extant and could still be implemented. At the time of the previous approval it was considered that these hours of operation were in keeping with other similar uses is Hale. It is also noted that permission was granted in 1990 for a coffee shop at first floor level without any hours restrictions.


7. The current application does differ from that previously approved in terms of design and layout and in the fact it proposes an outdoor seating area to the front of the premises. The application site is within Hale village and there are numerous restaurants and bars within the vicinity including those with outdoor seating areas. Whilst there may be residential properties nearby (there are non immediately adjacent to the site) the impact of a new restaurant/café on the amenities which can reasonably be expected to be enjoyed so close to a vibrant centre are considered to be minimal. However, in order to protect the amenity of nearby residential properties it is recommend that a condition is attached to ensure that the external seating area is not used by customers outside the hours of 10:00-20:00 hours Sunday to Thursday and 10:00-21:00 hours on Fridays and Saturdays.

8. The proposed extensions and elevational alterations are not considered to impact detrimentally on the amenity of nearby residential properties. The proposed external fire escape staircase would be sited approximately 15 metres away from the nearest  residential gardens which is considered to be compliant with Council guidelines and should not result in loss of privacy. However it is recommended that a condition stipulating that the staircase should only be used in emergencies will prevent staff regularly utilising the staircase and potentially causing disturbance. 


9. The application also proposes 2 no. extraction units to the side of the property. The Pollution and Licensing section have recommended a number of conditions to ensure that noise from the equipment does not impact on residential amenity and that adequate fume extraction systems are in place to ensure that odours are effectively removed. 


10. No objection has been raised to the application by the Pollution and Licensing section subject to conditions relating to hours of operation and the operation of associated equipment and consequently subject to the conditions recommended below it is considered that the impact on amenity would be acceptable. 


PARKING


11. To meet the Councils car parking standards the provision of 22 car parking spaces should be provided. There is no car parking associated with the proposal.   Whilst this is an increase on the existing car parking requirements, it is considered that this is a sustainable location for this type of use within a district centre location and the Local Highway Authority have raised no objections on this basis.

OTHER MATTERS


12. The applicant’s agent has confirmed that the alley seating area will not obstruct the fire escape route for use by No’s 223 and 225 Ashley Rd as the single door at the back of the alley seating area (between the kitchen extension and the neighbouring wall) and one of the double doors at the front of the alley seating area will have a fire escape push bar so that those wishing to escape can simply push the doors open. The windows/doors between the main space and alley are essentially (fire rated) external windows/doors that will be locked at night, therefore anyone in the alley seating area cannot enter the cafe proper out of hours. There will be nothing of value in the alley seating area.

13. The applicant’s agent has also confirmed that in relation to bin removal, the bins for No’s 223 and 225 Ashley Rd will be taken past the kitchen extension and through the alley seating area to the front. 

14. The applicant has applied to Highways Services for the relevant permit for the outdoor seating area and this has been granted.

RECOMMENDATION: APPROVE subject to conditions


1. Standard Time


2. Compliance with plans


3. Materials


4. The premises shall not be open for customers [to the public] outside the hours of 07:00 - 23:00, Monday - Saturday and 07:00 - 22:30 on Sundays and Bank Holidays

5. All windows and doors are not to be open outside the hours of 07:00 to 20:00 Sunday to Thursday and 07:00 to 21:00 Friday and Saturday unless otherwise agreed in writing by the Local Planning Authority.

6. Other than in the area identified for external eating and/or drinking on the submitted plans, there shall be no tables and chairs of any kind placed outside the building.  The external eating and/or drinking area shall not be used by customers outside the hours of 10:00-20:00 Sunday to Thursday and 10:00-21:00 on Fridays and Saturdays. All tables and chairs provided for external eating and/or drinking shall be removed and stored inside the building between the by 20.15 hours Sunday to Thursday and 21.15 hours Friday and Saturday.

7. No speakers shall be mounted externally at the application premises.

8. Fume extraction units – Details to be submitted

9. Extraction Units to be acoustically treated – Details to be submitted

10. Deliveries, servicing and collections, including waste collections, shall not take place before 08:00 or after 20:00 on Monday - Saturday and not at all on Sundays or Bank Holidays.

11. Retractable awning – Details to be submitted

12. Fire escape staircase to be used in emergencies only

13. Fire Escape staircase – details of paint colour to be submitted for approval of LPA

JJ





		WARD: Altrincham

		77199/FULL/2011

		DEPARTURE: No





		Alterations to front elevation of building comprising removal of glazed projecting bays at ground and first floor level, installation of balcony and glazed sliding doors at first floor level and replacement windows and door at ground level.



		7/8 Goose Green, Altrincham, WA14 1DW





		APPLICANT:  Goose Green Developments





		AGENT: Hattrell DS One Architects





		RECOMMENDATION:  REFUSE









SITE


The application site comprises one of a short row of 2 storey buildings lining the northwestern side of Goose Green, a small triangular shaped area. The ground floor of the building is occupied by an Art Gallery and the first floor is occupied by Francs Restaurant. Francs also occupies the first floor above No’s 2-6, Goose Green. On the front elevation of No’s 7-8, Goose Green are two fully glazed projecting window bays effectively 2 storeys high. The first floor window openings behind these bays are domestic in size but lacking any detailing such as glazing bars. 


The site lies within the Goose Green Conservation Area which is predominantly a retail area, containing shops, restaurants and bars. 


PROPOSAL

Alterations to front elevation of building comprising removal of glazed projecting bays at ground and first floor level, installation of balcony and glazed sliding doors at first floor level and replacement windows and door at ground level.


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


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION


Altrincham Town Centre


Town & District Shopping Centre


Main Office Development Area


Goose Green Conservation Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


S5 – Development in Town and District Shopping Centres


S6 – Development in Altrincham Town Centre


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


RELEVANT PLANNING HISTORY

H/07454 – Change of use from ground floor shop units to solicitors office – Refused 1978


H/23526 – Erection of ground and first floor rear extension to provide WC and 36 sq m of additional floorspace – Approved 1986


H/25897 – Installation of timber canopy and new entrance door – Approved 1987


H/25945 – Display of illuminated advertisement – Approved 1987


H/49127 – Change of use of first and second floors from offices (Class B1) to a licensed bar (Class A3) – Approved 2000


H/49904 – Erection of balcony with canvas awning to first floor cafe bar and staircase access, and front extension and new shop front to ground floor shop – Refused 2000 – Appeal dismissed


H/50519 - Erection of two storey extension to part of front elevation to form enclosed entrance lobby to first floor – Approved 2000


76527/FULL/2011 - Alterations to front elevation of building comprising removal of glazed projecting bays at ground and first floor level, installation of balcony and glazed sliding doors at first floor level and replacement windows and door at ground level – Refused April 2011

APPLICANT’S SUBMISSION

A Design and Access Statement and a Heritage Statement have been submitted in support of the application. The summary and conclusion of the Heritage Statement are set out as follows:


· The Goose Green Conservation Area is the main pedestrian link between the town centre and edge of town car parking facilities gathered on the south-east side. The character of the area is dependent upon the grouping of the buildings. The architectural and artistic quality of the buildings is minimal, the main visual interest lying in the variety of building heights and in the domestic scale.


· The conservation area is constantly changing, sometimes dramatically as in the development of the third side, sometimes in matters of detail – a new shop blind, a new sign attaching to a change of tenant


· Variety of shape and form is the key element in the conservation area – double height projecting bay windows, variation in window pattern and window shape, varying building heights, the change in character from day to night, which occurs when the restaurant are able to place chairs and tables outdoors and to allow music to be heard in the Green


· The significance of the individual building is low. Its significance as part of a group of buildings in the conservation area is high. The question is whether the addition of a balcony and the alteration of the first floor windows will materially impact on significance. It is noted that the building will remain as part of the group. Its basic form will not be affected. The setting of the building will not be affected.


· The commercial buildings rely upon commercial users whose wellbeing is in turn directly related to the wider economic climate. Franc’s has been established in Goose Green for 20 years. The restaurant function sits readily into the domestically scaled interiors of the original buildings and the continuing use of the building as a restaurant is of a purpose sympathetic to the building’s conservation


· It is concluded that the degree of harm to the significance of the building is low. It is also considered that the additional of the balcony on the front of the building will enhance the conservation area, introducing a further architectural element to the variety of elements which is the fundamental characteristic of Goose Green and removing the two bay windows which are themselves of questionable merit.  


CONSULTATIONS


None


REPRESENTATIONS


A petition containing 812 signatures has been submitted by the applicant in support of the application following the submission of the application. A covering letter submitted with the petition states that it contains the names and addresses of people from the South Manchester area that positively support the plans. The petition was collected from June to July 2011.


Neighbours: Two letters of objection have been received. The letters are from the owner of Bloom Gallery who is the tenant of the ground floor area at 7-8 Goose Green and Altrincham Beer. The grounds of objection are as follows:


Bloom Gallery


· Bloom Gallery has occupied the ground floor of this unit for four months and it is utterly essential to the business that the front elevation (the box windows) remain, as they are key to displaying the internationally renowned works of art we have brought to Altrincham. 

· Bloom Gallery chose this building because of its beautiful historic appearance quite unlike anything else around, complimented by the more recent box windows, and perfectly suited to our needs as an exhibitor of art. 

· If this application was to be accepted by the council then there would be no other alternative than for Bloom Gallery to seek new premises as it would cut the business off visually from the thoroughfare. 

· A balcony of any nature would be wholly out of keeping with the 1850s cottage architecture and pose both a security risk to our business along with making it impossible to keep our customers safe from the potentially rowdy and intoxicated crowd above when entering the gallery. It will also be an invitation for smokers, to throw their cigarette ends from it. The balcony would also be nigh on useless for the majority of the year due to our cold and wet climate. 

· This development would be wholly out of keeping with the most well preserved part of Altrincham, Goose Green, ruin the aesthetic of a beautiful 1850s cottage and result in my business having no alternative but to leave Goose Green entirely. I would be extremely grateful if you would draw a line under this most unnecessary and damaging of proposals once and for all and allow the Green to retain its unique appeal.

Altrincham Beer

· Not in keeping with the current aesthetics in Goose Green


· A complete disregard for other business owners and the knock on effect


· Noise


· Unsightly


· This is another ‘climbing frame’ for undesirables to use as a method of entry to adjacent premises.

OBSERVATIONS


1. The application property is situated in a prominent location within the Goose Green Conservation Area. The northern and western boundaries of Goose Green comprise 18th and 19th century vernacular terraced cottages set at right angles to each other. These were once occupied by wheelrights, hand – loom weavers and market gardeners. The buildings are mainly occupied by small scale retail outlets eg, florists, delicatessen and restaurants/cafes. 

2. It is the small scale, peaceful and enclosed nature of Goose Green that contributes to it’s special character. This also provides a contrast to the large scale, more overtly commercial buildings along Railway Street and Stamford New Road. 

3. To the west (where the application building is sited) buildings display characteristics of early 19th Century with ad hoc variations in roof heights, small windows and door openings with segmental arches and earlier, possibly handmade bricks of old English bond. These buildings are two storey. 


4. The application building is two storey but domestic in scale. There has been an unfortunate addition to the application property in the form of aluminium framed glazed boxes that have been installed over the front elevation of the property as a way of increasing the size of the window display areas. This is out of character with the host building and Goose Green Conservation Area.


5. The current application proposes the removal of the glazed bays and installation of a balcony and glazed sliding doors at first floor level and replacement windows and door at ground level.


6. In 2000 an application for ‘Erection of balcony with canvas awning to first floor cafe bar and staircase access, and front extension and new shop front to ground floor’ was submitted. This application was refused for the following reason:


‘As a result of its size, siting, design and appearance the proposed development would constitute an incongruous feature that would be harmful to the character and appearance of the Goose Green Conservation Area. As such it is contrary to proposals ENV 21, ENV 23 and D1 of the Trafford Unitary Development Plan.’


7. The applicant appealed against the Council’s decision and the appeal was dismissed.

8. Although it is accepted that the application referred to above was materially different to that now under consideration the current application does have similarities with the application that was refused on appeal in 2000, notably that it proposes the introduction of a large and ornate balcony and large openings due to the French windows. At that time the Inspector commented that:


‘…the balustrade is too heavy and too ornate. This would detract from the otherwise simple, domestic appearance and proportions of the appeal property….In addition, the creation of a number of French windows between the restaurant and the balcony would introduce large openings into a property that still retains its original small domestic openings. The French windows would add, in my assessment, to the sense of the property being top heavy’

9. A further application was refused under delegated powers in April 2011 for removal of glazed projecting bays at ground and first floor level, installation of balcony and glazed sliding doors at first floor level and replacement windows and door at ground level. The reason for refusal was as follows:

‘The proposed development, as a result of its size, siting, design and appearance would be an incongruous and intrusive feature in the streetscene which would detract from the character of the Conservation Area.  It would therefore fail to preserve or enhance the character or appearance of the Goose Green Conservation Area within which it is located. As such it would be contrary to Proposals D1, ENV21 and ENV23 of the Revised Trafford Unitary Development Plan and to national guidance as set out in Planning Policy Statement 5 (PPS5): Planning for the Historic Environment.’

10. The current application differs very slightly from that refused in April 2011 with the changes relating to the design of the balusters and columns. These changes are considered to represent a slight improvement to the design of the balusters and columns.

11. Nevertheless, it is considered that the current proposal still detracts from the simple domestic appearance and proportions of the appeal property and would give the property a top heavy appearance. The proposed balcony by virtue of its siting and design will introduce an incongruous and dominating structure which will conceal the modest elevation of the historic building. The creation of the French windows would introduce large openings into a property that still retains its original small domestic openings. This would result in an unbalanced appearance to the disposition of window openings adding to the top heavy appearance of the property in a manner that could not be reversed at a later date.

12. As was the case in the appeal in 2000, it is accepted that the existing glazed bays on the frontage of the building are a discordant feature in the Goose Green Conservation Area. However it is considered that overall the current scheme would not preserve or enhance the appearance of the conservation area particularly due to the ornate nature of the balcony and the introduction of French windows. Consequently it is recommended that the application be refused as contrary to Proposals D1, ENV21 and ENV23 of the Revised Trafford Unitary Development Plan and to national guidance as set out in Planning Policy Statement 5 (PPS5): Planning for the Historic Environment.

13. It is noted that the applicant has support from customers, as a large petition has been submitted in support of the application. However, the vast majority of the signatories do not live or own premises in Goose Green. The applicant has commented that the commercial buildings rely upon commercial users and that Franc’s is a long established restaurant whose function sits readily into the domestically scaled interiors of the original buildings and the continuing use of the building as a restaurant is of a purpose sympathetic to the building’s conservation. In its current form it is agreed that this is the case. However it is also noted that the restaurant has operated successfully without a balcony for 20 years. 

14. It is recognised that the fundamental principle of the draft National Planning Policy Framework is a presumption in favour of sustainable development and that significant weight should be placed on the need to support economic growth. Nevertheless, the NPPF also states that Local Planning Authorities should approve development proposals that accord with statutory plans and that heritage assets should be conserved in a manner appropriate to their significance. The document also advocates the desirability of sustaining and enhancing the significance of heritage assets and states that new development should make a positive contribution to local character and distinctiveness. In this case, it is considered that the proposed development would not accord with Proposals D1, ENV21 and ENV23 of the Revised Trafford Unitary Development Plan for the reasons given above.

15. It is therefore considered that, whilst the policy guidance in the draft NPPF has been taken into account in the assessment of this application, any benefits in terms of supporting economic growth would be outweighed by the detrimental impacts on the character and appearance of the Goose Green Conservation Area and also the potential impact on other businesses in the immediate vicinity. It is therefore considered that, in this case, the policies of the draft NPPF do not indicate that there should be any alteration to the recommendation in the main report.

RECOMMENDATION: REFUSE for the following reason:

The proposed development, as a result of its size, siting, design and appearance would be an incongruous and intrusive feature in the streetscene which would detract from the character of the Conservation Area.  It would therefore fail to preserve or enhance the character or appearance of the Goose Green Conservation Area within which it is located. As such it would be contrary to Proposals D1, ENV21 and ENV23 of the Revised Trafford Unitary Development Plan and to national guidance as set out in Planning Policy Statement 5 (PPS5): Planning for the Historic Environment. 


JJ
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LOCATION PLAN FOR APPLICATION No: - 77057/RENEWAL/2011
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LOCATION PLAN FOR APPLICATION No: - 77094/FULL/2011
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LOCATION PLAN FOR APPLICATION No: - 77154/HHA/2011



Scale 1:1250 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







                      







This material has been reproduced from Ordnance Survey digital map data with the permission of the controller of Her Majesty’s Stationery Office, © Crown Copyright. Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings.







�







LOCATION PLAN FOR APPLICATION No: - 77155/LB/2011
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LOCATION PLAN FOR APPLICATION No: - 77171/FULL/2011
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PLANNING DEVELOPMENT CONTROL COMMITTEE



11th AUGUST, 2011 


PRESENT: 



Councillor Mrs. Ward (In the Chair), 



Councillors Dr. Barclay, Bunting Chilton, Fishwick, Malik, Mrs. Reilly, Rigby (Substitute), Shaw, Smith, Stennett (Substitute), Walsh and Whetton. 


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



Deputy Team Leader – Planning (Mr. S. Day),


Senior Planner (Mrs. J. Johnson),  



Traffic Manager (Mr. G. Williamson),


Solicitor (Ms. J. Cobern), 



Democratic Services Officer (Mrs. M. Luongo). 



Also present:  Councillor Mrs. Houraghan. 


APOLOGIES 



Apologies for absence were received from Councillors Gratrix and Hooley. 

30. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 14th July, 2011, be approved as a correct record and signed by the Chairman. 


31. 
ADDITIONAL INFORMATION REPORT 



The Chief Planning Officer submitted a report informing Members of additional information received regarding applications for planning permission to be determined by the Committee. It was reported to the Committee that the Department for Communities and Local Government has published a consultation draft of the National Planning Policy Framework (NPPF) on 25th July, 2011, which is intended to bring together existing Planning Policy Statements, Planning Policy Guidance Notes and some Circulars into a single consolidated document. 


The Committee was advised that whilst the draft Framework 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 and is therefore 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. In the light of this, each application in the report carried a comment in respect of the draft Framework. The report stated that current Planning Policy Statements, Guidance notes and Circulars remain in place until cancelled. 


Members noted that the fundamental principle of the draft National Planning Policy Framework is a presumption in favour of sustainable development and that significant weight should be placed on the need to support economic growth. In development management terms, it was indicated that the draft Framework 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.





RESOLVED:  That the report be received and noted. 


32. 
APPLICATIONS FOR PERMISSION TO DEVELOP ETC.

		

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





		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		76900/FULL/2011 - Transport for Greater Manchester - Altrincham Interchange, Stamford New Road, Altrincham.




		

		Redevelopment of Altrincham Interchange to include: - Erection of covered interchange concourse building and facilities block; refurbishment and re-use of existing platform 1 station buildings; demolition of existing footbridge over Stamford New Road; demolition of existing bus station building; erection of new rail footbridge following demolition of existing rail footbridge and stairs; alterations and extensions to existing canopies; alteration to pedestrian access to Moss Lane; demolition of existing bus apron and construction of new bus apron including highways alterations; other associated works including provision of new cycle centre.





		

		[Note:  Councillors Mrs. Reilly and Rigby both declared a Personal and Prejudicial Interest in Application 76900/FULL/2011, as they are Council representatives on the Transport for Greater Manchester Committee. They remained in the meeting but took no part in the discussion of the application and did not vote thereon. 


Councillor Chilton declared a Personal Interest in Application 76900/FULL/2011, as he is a member of the Trafford Cycle Forum. He remained in the meeting and was permitted to take part in the discussion and vote.]





		

		76958/FULL/2011 - Cargill


- Guinness Road, Trafford Park.

		

		Erection of 2 No. storage silos.



		

		

		

		



		

		(b)
Permission refused for reasons now determined 






		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		76922/FULL/2011 - Mr Ayuob Sattari - 70 Park Road, Timperley.

		

		Change of use from Retail (Class A1) to Hot Food Takeaway (Class A5) and installation of flue extraction system to rear of property.







33. 
APPLICATION FOR PLANNING PERMISSION 76815/FULL/2011 - Sainsbury’s Supermarket ltd. - Curzon Road, Sale


The Chief Planning Officer submitted a report concerning an application for planning permission for a two storey extension to front (South East) elevation of existing Sainsbury's foodstore to provide additional retail floor space on ground floor (increase of 250 sq.m in retail sales floor space) and a customer cafe on the first floor (with a total increase in the internal net floor space of store of 495 sq.m) with associated alterations and extension to canopy over adjoining pedestrian walkway.




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a maximum financial contribution of £3,720.00 towards tree planting in accordance with the Council’s Supplementary Planning Guidance, ‘Developer Contributions towards Red Rose Forest’.



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


34.
APPLICATION FOR PLANNING PERMISSION 76948/FULL/2011 - Mr T Harris - Lower Carr Green Farm, Carrgreen Lane, Warburton


The Chief Planning Officer submitted a report concerning an application for planning permission for conversion of existing agricultural barn and shippon building to create 2 no. residential dwellings, incorporating a single storey rear extension following demolition of existing single storey lean-to and existing attached stables; associated landscaping to create private gardens and parking.




RESOLVED – 



(1) 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a financial contribution up to £7,142.69, comprising:-


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


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


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



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

35. 
APPLICATION FOR PLANNING PERMISSION 77077/LB/2011 - SHEPHERD DEVELOPMENTS - TRAFFORD TOWN HALL, TALBOT ROAD, STRETFORD



The Chief Planning Officer submitted a report concerning an application for variation of condition 3 (approved plans condition) of listed building consent ref 76273/lb/2011 (demolition of existing 1980's Town Hall Extension and erection of replacement two storey extension; refurbishment of 1930's Listed Town Hall building and external walks) to include the addition of the fire doors within listed Town Hall building and minor amendments to the external facades of the new extension.




RESOLVED – 

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


(2)
That should the Secretary of State decide not to intervene, that the application will propose a satisfactory development for the site, subject to the conditions now determined.

36. 
APPLICATION FOR PLANNING PERMISSION 77081/FULL/2011 - SHEPHERD DEVELOPMENTS - TRAFFORD TOWN HALL, TALBOT ROAD, STRETFORD

The Chief Planning Officer submitted a report concerning an application for planning permission for variation of Condition 2 (Approved Plans Condition) seeking minor amendments to external facade of proposed extension and removal of Condition 31 (Deletion Of Biomass Flues) of full planning permission ref 76272/full/2011 (Demolition of existing 1980's Town Hall Extension; and erection of replacement two storey extension; refurbishment of 1930's Listed Town Hall building and external works).




RESOLVED – 


(1) That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a maximum total financial contribution of £77,255.00 to be split as follows:


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


· £26,415.00 towards Public Transport improvements.  



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


37. 
APPLICATION FOR PLANNING PERMISSION 76176/FULL/2010 – W. MAHER & SONS LTD – LAND AT VILLAGE WAY AND THIRD AVENUE, TRAFFORD PARK


This item was withdrawn from consideration at this Committee meeting.  


38.
SECTION 106 AGREEMENTS – RELAXATION OF CONTRIBUTIONS FOR SMALL RESIDENTIAL SCHEMES

The Chief Planning Officer submitted a report which sought consideration of the Committee as to whether it was appropriate to extend the period previously agreed for the temporary suspension of the requirement for s.106 contributions for children’s play space, outdoor sports provision and Red Rose tree planting in respect of small residential schemes.   





RESOLVED - 

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

(2) That this decision  be reviewed either when the Council introduces its own locally determined fee structure for planning applications later in 2011 or no later than January 2012. 



The meeting commenced at 6.30 p.m. and concluded at 7.28 p.m.
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PLANNING DEVELOPMENT CONTROL COMMITTEE



11th AUGUST, 2011 


PRESENT: 



Councillor Mrs. Ward (In the Chair), 



Councillors Dr. Barclay, Bunting Chilton, Fishwick, Malik, Mrs. Reilly, Rigby (Substitute), Shaw, Smith, Stennett (Substitute), Walsh and Whetton. 


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



Deputy Team Leader – Planning (Mr. S. Day),


Senior Planner (Mrs. J. Johnson),  



Traffic Manager (Mr. G. Williamson),


Solicitor (Ms. J. Cobern), 



Democratic Services Officer (Mrs. M. Luongo). 



Also present:  Councillor Mrs. Houraghan. 


APOLOGIES 



Apologies for absence were received from Councillors Gratrix and Hooley. 

30. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 14th July, 2011, be approved as a correct record and signed by the Chairman. 


31. 
ADDITIONAL INFORMATION REPORT 



The Chief Planning Officer submitted a report informing Members of additional information received regarding applications for planning permission to be determined by the Committee. It was reported to the Committee that the Department for Communities and Local Government has published a consultation draft of the National Planning Policy Framework (NPPF) on 25th July, 2011, which is intended to bring together existing Planning Policy Statements, Planning Policy Guidance Notes and some Circulars into a single consolidated document. 


The Committee was advised that whilst the draft Framework 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 and is therefore 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. In the light of this, each application in the report carried a comment in respect of the draft Framework. The report stated that current Planning Policy Statements, Guidance notes and Circulars remain in place until cancelled. 


Members noted that the fundamental principle of the draft National Planning Policy Framework is a presumption in favour of sustainable development and that significant weight should be placed on the need to support economic growth. In development management terms, it was indicated that the draft Framework 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.





RESOLVED:  That the report be received and noted. 


32. 
APPLICATIONS FOR PERMISSION TO DEVELOP ETC.

		

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





		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		76900/FULL/2011 - Transport for Greater Manchester - Altrincham Interchange, Stamford New Road, Altrincham.




		

		Redevelopment of Altrincham Interchange to include: - Erection of covered interchange concourse building and facilities block; refurbishment and re-use of existing platform 1 station buildings; demolition of existing footbridge over Stamford New Road; demolition of existing bus station building; erection of new rail footbridge following demolition of existing rail footbridge and stairs; alterations and extensions to existing canopies; alteration to pedestrian access to Moss Lane; demolition of existing bus apron and construction of new bus apron including highways alterations; other associated works including provision of new cycle centre.





		

		[Note:  Councillors Mrs. Reilly and Rigby both declared a Personal and Prejudicial Interest in Application 76900/FULL/2011, as they are Council representatives on the Transport for Greater Manchester Committee. They remained in the meeting but took no part in the discussion of the application and did not vote thereon. 


Councillor Chilton declared a Personal Interest in Application 76900/FULL/2011, as he is a member of the Trafford Cycle Forum. He remained in the meeting and was permitted to take part in the discussion and vote.]





		

		76958/FULL/2011 - Cargill


- Guinness Road, Trafford Park.

		

		Erection of 2 No. storage silos.



		

		

		

		



		

		(b)
Permission refused for reasons now determined 






		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		76922/FULL/2011 - Mr Ayuob Sattari - 70 Park Road, Timperley.

		

		Change of use from Retail (Class A1) to Hot Food Takeaway (Class A5) and installation of flue extraction system to rear of property.







33. 
APPLICATION FOR PLANNING PERMISSION 76815/FULL/2011 - Sainsbury’s Supermarket ltd. - Curzon Road, Sale


The Chief Planning Officer submitted a report concerning an application for planning permission for a two storey extension to front (South East) elevation of existing Sainsbury's foodstore to provide additional retail floor space on ground floor (increase of 250 sq.m in retail sales floor space) and a customer cafe on the first floor (with a total increase in the internal net floor space of store of 495 sq.m) with associated alterations and extension to canopy over adjoining pedestrian walkway.




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a maximum financial contribution of £3,720.00 towards tree planting in accordance with the Council’s Supplementary Planning Guidance, ‘Developer Contributions towards Red Rose Forest’.



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


34.
APPLICATION FOR PLANNING PERMISSION 76948/FULL/2011 - Mr T Harris - Lower Carr Green Farm, Carrgreen Lane, Warburton


The Chief Planning Officer submitted a report concerning an application for planning permission for conversion of existing agricultural barn and shippon building to create 2 no. residential dwellings, incorporating a single storey rear extension following demolition of existing single storey lean-to and existing attached stables; associated landscaping to create private gardens and parking.




RESOLVED – 



(1) 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a financial contribution up to £7,142.69, comprising:-


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


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


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



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

35. 
APPLICATION FOR PLANNING PERMISSION 77077/LB/2011 - SHEPHERD DEVELOPMENTS - TRAFFORD TOWN HALL, TALBOT ROAD, STRETFORD



The Chief Planning Officer submitted a report concerning an application for variation of condition 3 (approved plans condition) of listed building consent ref 76273/lb/2011 (demolition of existing 1980's Town Hall Extension and erection of replacement two storey extension; refurbishment of 1930's Listed Town Hall building and external walks) to include the addition of the fire doors within listed Town Hall building and minor amendments to the external facades of the new extension.




RESOLVED – 

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


(2)
That should the Secretary of State decide not to intervene, that the application will propose a satisfactory development for the site, subject to the conditions now determined.

36. 
APPLICATION FOR PLANNING PERMISSION 77081/FULL/2011 - SHEPHERD DEVELOPMENTS - TRAFFORD TOWN HALL, TALBOT ROAD, STRETFORD

The Chief Planning Officer submitted a report concerning an application for planning permission for variation of Condition 2 (Approved Plans Condition) seeking minor amendments to external facade of proposed extension and removal of Condition 31 (Deletion Of Biomass Flues) of full planning permission ref 76272/full/2011 (Demolition of existing 1980's Town Hall Extension; and erection of replacement two storey extension; refurbishment of 1930's Listed Town Hall building and external works).




RESOLVED – 


(1) That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a maximum total financial contribution of £77,255.00 to be split as follows:


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


· £26,415.00 towards Public Transport improvements.  



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


37. 
APPLICATION FOR PLANNING PERMISSION 76176/FULL/2010 – W. MAHER & SONS LTD – LAND AT VILLAGE WAY AND THIRD AVENUE, TRAFFORD PARK


This item was withdrawn from consideration at this Committee meeting.  


38.
SECTION 106 AGREEMENTS – RELAXATION OF CONTRIBUTIONS FOR SMALL RESIDENTIAL SCHEMES

The Chief Planning Officer submitted a report which sought consideration of the Committee as to whether it was appropriate to extend the period previously agreed for the temporary suspension of the requirement for s.106 contributions for children’s play space, outdoor sports provision and Red Rose tree planting in respect of small residential schemes.   





RESOLVED - 

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

(2) That this decision  be reviewed either when the Council introduces its own locally determined fee structure for planning applications later in 2011 or no later than January 2012. 



The meeting commenced at 6.30 p.m. and concluded at 7.28 p.m.




