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—— METROPOLITAN BOROUGH ——




AGENDA PAPERS MARKED ‘TO FOLLOW’
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 13th October 2011  
Time:  6.30 p.m. 

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

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



	5. 
	APPLICATION FOR PLANNING PERMISSION 76727/FULL/2011 – BLOOR HOMES NORTH WEST LTD/ URBAN SPLASH LTD & WOODFIELD HOUSE LTD - WOODFIELD HOUSE AND BUDENBERG BOWLING CLUB, WOODFIELD ROAD, ALTRINCHAM WA14 4ZA
PLEASE NOTE THIS AGENDA ITEM WILL NOT BE CONSIDERED AT THIS COMMITTEE MEETING. 

	Withdrawn from consideration


	

	6. 
	APPLICATION FOR CHANGE OF USE 77386/COU/2011 – MILLER (ST. NEOTS) LTD – 96 & 98 STAMFORD NEW ROAD, 111-117 GEORGE STREET, UNIT 15 & KIOSK GRAFTON MALL, ALTRINCHAM 
To consider the attached report of the Chief Planning Officer. 


	
[image: image2.emf]PDC Agenda Item 6 -  77386



	

	7. 
	APPLICATION FOR PLANNING PERMISSION 77207/FULL/2011 – MILLER (ST. NEOTS) LTD – 96, 98 & 100 STAMFORD NEW ROAD, ALTRINCHAM WA14 1DG 
To consider the attached report of the Chief Planning Officer. 

	
[image: image3.emf]PDC Agenda Item 7 -  77207



	

	8. 
	APPLICATION FOR PLANNING PERMISSION 77029/FULL/2011 – BROOKHOUSE STUD LTD – PRIORY NURSERY, DANE ROAD, SALE M33 2NG 

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

	Withdrawn from consideration


	

	
	THERESA GRANT 
Acting Chief Executive 


	
	

	
	Contact Officer:  Michelle Cody 

Extn.:   2775
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		ERECTION OF A DETACHED BUILDING TO FORM PRIVATE INDOOR RIDING ARENA, STUD FARM FACILITIES AND ASSOCIATED OFFICES AND STORAGE. FORMATION OF OUTDOOR RIDING ARENA AND WORKS ANCILLARY THERETO INCLUDING HARDSTANDING, CAR PARKING, PADDOCKS AND SOFT LANDSCAPING





		Priory Nursery, Dane Road, Sale, M33 2NG





		APPLICANT:  Brookhouse Stud Ltd





		AGENT: CA Planning





		RECOMMENDATION:  Refuse
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SITE


The application site comprises a vacant stabling and riding facility known as Priory Nursery which is set within Green Belt land on the northern edge of the Sale urban area. It is enclosed on three sides by mature tree belts and landscaping and covers an area of 3.81 hectares. To the west the site is bound by Priory Gardens woodland and public thoroughfare which also extends around the northern end of the site to form a green buffer between the M60 motorway which runs east-west 50m away. Cow Lane, which links Dane Road with the motorway footbridge, runs adjacent to the eastern site boundary and separates Priory Nursery from the rear gardens of houses on Arnesby Avenue, a residential cul-de-sac which extends the built environment northwards to meet the M60. Definitive public footpaths run outside the site adjacent to the eastern and western boundaries of the site and an informal path that has been used by the public for a number of years runs alongside the northern boundary. 

A 4m high wall runs along the southern edge of the site for a length of 36m and forms the common boundary with the neighbouring Conservative Club with its associated Bowling Green and Car Park. Two access roads into the site from Dane Road run adjacent to the eastern and western boundaries of the Conservative Club. A block of retirement flats which fronts onto Dane Road backs onto the south-eastern corner of the site.

The Priory Nursery site largely comprises two open fields separated by a low picket fence. A modest-sized dwellinghouse dating from the late 1970s sits against the southern boundary wall of the site, whilst three rows of stables running parallel to each other have been built nearby to the south-western corner of Priory Nursery. The site has in the past been subject to fly-tipping and evidence of this still remains close to the centre of the northern boundary within a section of overgrown landscaping, which includes a substantial amount of Japanese Knotweed.  

PROPOSAL


The application seeks planning permission to develop the site to form a state of the art stud farm business and private equestrian training centre. The new development on Priory Nursery is proposed entirely on the western side of the site, and will comprise of an outdoor riding arena; two outdoor paddocks; and a large detached building to the south-western corner, which will accommodate the majority of the proposed facilities associated with the business. Within this main building there will be an indoor riding arena, which at 40m x 20m will be suitable for dressage and associated equestrian training. Staff and visitors will be able to view these activities from a viewing gallery at first-floor level. Wrapping around three sides of the indoor arena are 10 stables; storage space for hay and bedding; staff offices; and lab and collection facilities associated with the stud farm business. The floor area of the building covers 1,932sqm, with a maximum footprint of 44m x 57.7m and a height of 8.2m to the top of its pitched roof. The materials proposed include timber boarding to the elevations and doorways, and trapezoidal profiled sheeting to the dual-pitch roof.

The main building will be surrounded by an area of hard surfacing which will link it with the existing access road and also the various outdoor facilities which have been proposed. Any vehicles which enter the site, including those comparable in size to HGVs, will be able to park on this area of surfacing and later circle around the indoor arena building to exit the site via the same point of access. 


Other works proposed to Priory Gardens include the erection of 2m high fencing to secure the eastern, northern and western boundaries of the site. The area of overgrown planting along the dividing line between the two fields is set to be removed, whilst new trees and soft landscaping has been proposed to the north-eastern corner of the site to screen views from the nearby Motorway footbridge. 

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 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. 

Notwithstanding the above, with respect to Green Belt policy, the guidance within the draft NPPF is similar to that contained in Planning Policy Guidance 2, Green Belts. There remains a presumption against inappropriate development” in the Green Belt, unless “very special circumstances” are demonstrated. The list of appropriate forms of development in the Green Belt NPPF refers to “appropriate” facilities for outdoor sport and outdoor recreation that preserve the openness of the Green Belt and do not conflict with the purposes of including land within it. 

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 TRAFFORD LOCAL DEVELOPMENT FRAMEWORK


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 


· Green Belt

· Wildlife Corridor

· Areas of Nature Conservation Value, Tree and Hedgerow Protection, Special Landscape Features


· New Open Space/Outdoor Recreation Proposals


· Protection of Landscape Character


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


C4 – Green Belt


C5 – Development in the Green Belt

OSR12 – Country Parks & Informal Recreation Areas

OSR13 – Sale Water Park

ENV3 – Landscape Protection


ENV8 – River Valleys and Major Watercourses


ENV9 – Sites of Importance for Nature Conservation

ENV10 – Wildlife Corridors


ENV17 – Areas of Landscape Protection

ENV20 - Skylines

RELEVANT PLANNING HISTORY

Priory Nursery


H02174 – Rebuilding of Nursery’s Man House on site of demolished house – Approved, 26/10/1976


H05596 – Erection of a 3-bedroom bungalow – Refused, 28/07/1977


H06195 – Erection of a bungalow – Approved, 01/12/1977


H/65299 – Removal of Condition 2 of Planning Permission H/LB/06195 (agricultural 


occupancy condition relating to bungalow) – Refused, 02/10/2006 


H/CLD/65746 – Application for Certificate of Existing Lawful Use in respect of occupation of 

bungalow without complying with Condition 2 of planning permission H/LB/06195 (agricultural occupancy condition) – Approved, 19/12/2006 

Sale Conservative Club


H33407 – erection of part single, and part two-storey club premises, incorporating bar, 


meeting room, dance floor, stewards accommodation and toilet facilities – Refused, 19/06/1991 

H35262 - Erection of 8, 7.5m high lighting columns for floodlighting of proposed bowling 

green granted as part of application H/ARM/34738 – Refused, 01/07/1992


H35263 – Erection of club premises comprising lounge, bar, snooker room, kitchen, meeting 


room, toilet accommodation on the ground floor with stewards accommodation, office meeting rooms & storage  (see file) – Approved, 12/08/1992


H36654 – Erection of eight 7.5m high lighting columns to floodlight bowling green – Refused 


28/04/1993


H40184 – Erection of single storey side extension to provide additional accommodation for 


snooker room and member’s meeting room – Approved, 15/03/1995


H42197 – Erection of 4.7m high lighting columns to floodlight Bowling Green – Approved, 


31/07/1996


CONSULTATIONS


LHA: There are no set car parking standards for the provision of an indoor riding arena or for the stud farm facilities; however, it is considered that there is adequate space provided within the site for these uses. In terms of the residential unit, there is space for two vehicles within the site. On this basis there are no objections to the proposals on highways grounds. 

GMEU: The Ecology Unit has reported that the applicant’s survey is to a satisfactory standard. Concern has been expressed that it is proposed to erect a 2m high close-board fence around the entire perimeter of the site as part of the development. The construction of the fence will cause disruption to habitats valuable for their corridor function and will also act as a barrier to species movement across the site. It has been requested that the location and type of fence be reconsidered.


It is also recommended that no vegetation clearance required by the scheme take place during the optimum period for bird nesting (March – July inclusive). A method statement detailing measures to be taken to avoid the possible spread of Japanese knotweed should also be prepared.

Built Environment (Drainage): No objections - R10, R13, R17 

Pollution and Licensing: - No objections

Greater Manchester Police Design for Security: As the site is relatively secluded and organised equine related crime is not uncommon, it is suggested that, should the LPA be minded to approve the application, a condition be included requiring the submission of a security plan. The plan should include detailed measures to reduce the risk of crime at the premises, including: perimeter security; security of offices; an alarm system; any CCTV system monitoring the premises; lighting to the drive and yard; and details of the safe storage of valuables within the building.

REPRESENTATIONS


Eleven letters of objection have been received from residents of Dane Road and Arnesby Avenue, and their concerns can be summarised as follows:

· The proposed development will harm the openness and visual amenities of the Green Belt

· The size and design of the proposed indoor arena building is out of keeping with the area, including adjacent Priory Woods which are used by walkers etc.


· The indoor arena building will be visible from neighbouring residential properties and will spoil the outlook from the windows of these houses.


· The development would lead to a significant increase in the amount of traffic using the site which would harm highway safety, increase pollution, and cause noise disruption


· The proposals would be detrimental to the existing wildlife on Priory Nursery


· The proposed fencing is unsightly and would spoil the character of the area


· The development is for private use and does not provide any community benefits


A letter of objection has also been received by Councillor Brotherton who feels that the size and appearance of the proposal is inappropriate in the Green Belt and will be visible from neighbouring properties. Concern has also been expressed about the increase in traffic movements and the impact that this could have on Dane Road.


An additional representation has been received from a resident of Dane Road, which whilst not objecting to the principle of the proposals, does highlight some inaccuracies contained within the applicants Ecology Assessment.

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 preserve the openness of the Green Belt and do not conflict with the purposes of including land within it; or (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 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. Possible examples of such facilities include small changing rooms or unobtrusive spectator accommodation for outdoor sport, or small stables for outdoor sport and outdoor recreation.

4. In this case, the proposed built development is significantly larger than the type of development that would normally be considered to be ‘essential facilities for outdoor sport and outdoor recreation’ and the proposals therefore constitute inappropriate development in the Green Belt. Paragraph 3.2 of PPG2 states that “inappropriate development is, by definition, harmful to the Green Belt. It is for the applicant to show why permission should be granted, Very special circumstances to justify inappropriate development will not exist unless the harm by reason of inappropriateness, and any other harm, is clearly outweighed by other considerations. In view of the presumption against inappropriate development, the Secretary of State will attach substantial weight to the harm to the Green Belt when considering any planning application or appeal concerning such development.”

5. The applicant has acknowledged within their planning statement that the proposed developments fall outside of what would normally be considered to be ‘essential facilities for outdoor sport and outdoor recreation’, and that the onus is on them to demonstrate that very special circumstances exist which justify an approval of this development within the Green Belt. In this instance the applicants have sought to demonstrate that this is a top-end business which can only operate from a secure site which is in close proximity to an international airport and capable of accommodating a certain standard of equestrian facilities. This statement is supported by a sequential test of 27 other sites in the north-west which have been considered against certain criteria for their ability to accommodate a stud-farm business of the highest standard. According to the applicant, this supporting information illustrates that no sites more suitable than Priory Nursery are available on the market at this time and that therefore very special circumstances exist which are sufficient to outweigh any harm caused to the Green Belt.


6. Within their planning statements the applicant has sought to illustrate exactly how a state-of-the-art stud farm business operates with respect to the level of facilities that are required and the day-to-day activities that would take place. Brookhouse Stud seek to breed, train and maintain the best possible stallions to achieve sporting excellence. To date their stallions have represented three different nations in Dressage at the Olympic Games and World and European Championships, gaining 556 advanced-placings. If these high standards are to be maintained then similarly high standards of training, breeding and stabling facilities need to be provided within a single site. For example, as most stud horses will still be competing whilst in stud, they must be able to continue training in indoor arenas which are of a suitable size to practice for international events. At international competition level, dressage is performed in a 20m x 60m arena; however training can be adjusted so that the tests can be performed in a ‘short arena’ which measures 20m x 40m. Additionally, natural ventilation and jumping clearance (plus perception space) is required to create an environment consistent with international competition, something which informs the height and volume of the building.  A short arena has been included within the main building proposed on the application site, whilst a standard arena (20m x 60m) has been proposed outside to the north of this building. The stabling facilities proposed have to be DEFRA (Department for Environment Food and Rural Affairs) approved (minimum 3.6m x 3.6m in footprint) and of sufficient number and standard to cater for third party owners who prefer to bring mares on-site for ‘live breeding’. The applicant has stated that certain facilities could not be accommodated off site as this leads to difficulties regarding security, disease, and the contentment and productivity of the horses, both with respect to their training and breeding abilities. Additionally there is an expectation with a business which deals with horses of this calibre that the facilities provided will be on a single site and of the highest standard.  

7. The applicant states that the cornerstone of the sport is breeding the best product, and this includes making animals available for breeding to outside mares, as this ensures financial viability for the training aspect of the business. The invention of artificial insemination has allowed horse semen to be shipped from a stud farm to the location of the mare, thus eliminating the need for animals to travel.  The stud farm expects that some 95% of customers will be from overseas, including Europe, the Middle East, North America and Australia; furthermore, 80% of the product will be transported fresh rather than frozen. For this reason the location of the stud farm business in close proximity to an international airport, in this case Manchester Airport, is a principal issue in the site selection process. The collection and exportation of fresh horse semen is strictly time controlled with customers requiring the semen to be delivered within 24 hours of collection in order to ensure the maximum quality of the product, particularly given the calibre of the horses involved. Customers normally only commit to purchasing the semen when they have confirmation that a specific mare is ovulating, which leaves a very short time frame for the whole process to be concluded. Customer orders (generally 10-12 per day) are concluded by 11am each morning, with the collection period taking up to 4 hours and preparation/packing of the product taking a further hour. Each customer is responsible for the product as soon as it leaves the premises so recognised couriers are used to ensure security and rapid delivery, and allows for the progress of the delivery to be tracked throughout. Couriers are able to make more frequent collections in urban areas than rural areas. When the product reaches the receiving country an allowance of around 3 hours is to be expected for delivery and insemination.  Therefore, the applicant has argued that it is essential that the proposed stud farm is located within a very short distance of the airport (15-20mins).

8. The site selection process started with a drive time of 15-20mins from the airport and included other criteria such as access to the highway network; availability of land; security and drainage issues; and presence of on-site accommodation and any stabling/arena facilities. In addition to the essential facilities required for the operation of the proposed business, sites were assessed against potential constraints to development which included Green Belt designation; impact on the ecology of an area; and harm to the residential and visual amenities of the area. In principle the aim was to identify sites outside of the Green Belt which would be able to accommodate the proposed use by meeting enough of the list of ‘essentials’. However, an initial search of sites concluded that such sites were in very short supply and that the search should be broadened to include sites within the Green Belt. 27 sites on the market and within reasonable distance of Manchester Airport were considered against the above criteria and constraints; those sites which had constraints which could not reasonably be overcome were dismissed from the selection process, as were those unable to provide the extent of existing facilities required. This sequential test, according to the applicant, left a shortlist of six sites, all of which were located on Green Belt land. Of these sites, Priory Nursery was deemed to be the most appropriate due to the level of screening around the site, proximity to the airport, and relative absence of other access/ecology constraints. Two of the 27 sites highlighted by the LPA for further inspection were later found to be off the market, whilst a third site not on Green Belt land was not deemed to be appropriate by the applicant due its distance from the airport and the asking price of the site. Further analysis of sites in South Cheshire was conducted, again at the LPA’s request, and all were rejected in comparison to Priory Nursery due to their siting on Green Belt land or a Special Landscape Area; or in the case of non-Green Belt sites, were again dismissed due to their asking price and distance from the airport.   

9. Following the selection of Priory Nursery as the preferred site for the proposed business, consideration has been given in the applicant’s Planning Statement to the impact that the indoor arena building will have on the openness of the Green Belt. The statement has concluded that there will be no impact upon the purposes of the Green Belt and, in respect of openness, the impact will be minimal both at a site specific and a wider scale. The applicant has argued that the construction of a building which essentially serves a rural function in equestrian activities, and is clearly rural in character, would not constitute urbanisation of the application site or urban sprawl as referred to in PPG2. The applicant goes on to argue that the high boundary walls and trees around the site, and the extent to which it is contained by adjacent land uses, restrict views to the extent that Priory Nursery does not currently display openness to any substantial degree. The effect of this is that it is more able to accommodate new development without harm to the Green Belt. Seen in the context of adjacent land uses, the applicant states that the proposed development will fit comfortably to the rear of the existing Conservative club and residential unit with the effect that the loss of ‘openness’ will not be significant. In addition, the proposed enhancement of the planting around the boundaries of the site will further mitigate any perceived impact on openness. 

10. From the applicants Planning Statements it is recognised that a certain size and standard of facilities are required to form a state of the art stud farm and equestrian training business and it is considered that the facilities proposed do not unnecessarily exceed those that are deemed to be essential. It is also acknowledged that these two uses are, as the applicant states, an inherent part of a single operation. However, the Council does not accept the applicant’s conclusion that the site does not fulfil any of the five primary purposes of the Green Belt, nor does it agree that the harm caused to the openness of the Green Belt will be negligible because there are restricted views into the site. Paragraph 1.5 of PPG2 – Green Belts identifies five key purposes of including land within the Green Belt, which include: “to check the unrestricted sprawl of large built-up areas”; and “to assist in safeguarding the countryside from encroachment.” The application site forms part of the southern edge of the Green Belt, immediately north of the Sale urban area, and it is arguably the edges of Green Belts which are under the greatest pressure to be developed and therefore most susceptible to encroachment and urban sprawl. Indeed a gap of only 50m remains in places between the northern boundary of Priory Nursery and the M60 motorway, and therefore it is considered critical that this ribbon of Green Belt south of the M60 is not eroded any further.  It should be noted that it is the scale and massing of a new building, rather than its appearance, be it urban or rural, that determines whether a development impacts on the openness of the Green Belt. Additionally, 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’. It is accepted that there is screening around the site boundaries but this does not mean that there is minimal impact in terms of openness as the applicant suggests. The proposed development involves erecting a building measuring 44m x 57.7m in footprint, and 8.2m to the height of its ridge. This main building, along with other built development and fencing covers almost half of the application site and as such the proposals would have a very significant impact on the openness of the Green Belt that would clearly conflict with at least two of the purposes of including land in the Green Belt as identified in PPG2 and outlined above. As such it is considered that inappropriate development of this scale equates to serious and substantial harm to the openness of the Green Belt.

11. 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. The proposed developments have been sited to the western side of the application site, and generally follow the line of the existing Conservative Club complex to the south. It is recognised that they have been clustered together to maximise the amount of open space to the east and increase separation distances to the closest residential properties. The main building has been sited to the south-west corner of Priory Nursery and is broadly rectangular in shape with an asymmetric dual-pitch roof. During the course of the application, the applicant has reduced the ridge height of the building by 1.2m in an effort to reduce its impact on the surrounding Green Belt. Whilst the scale and massing of this element of the proposals is still significant, it is considered that the arena and stud farm building will not unduly appear as a single box-type structure as features such as the roof overhangs, recessed storage/stable areas, and profiled central rooflight will serve to give the building a degree of depth and relief. Furthermore, the four elevations, whilst substantial, will be adequately broken up by numerous stable/entrance doors and windows. The materials proposed are considered to be reasonable, although they would need to be of sufficient quality to prevent the building from taking on a shed-like appearance. Overall, the design of the indoor arena and stabling building is considered to be typical for a structure of this use and therefore does not represent a reason for refusal of the application.


12. Priory Nursery is closely bound on its eastern and western sides by public footpaths, and a third, informal, footpath has become established immediately to the north of the application site as a short-cut between Priory Gardens and the motorway footbridge. The application site lies within a protected area of ‘landscape character’ and an area of ‘nature conservation value, tree hedgerow protection, and special landscape features’. Given its location on the edge of the urban area and given the above designations, this is considered to be a particularly sensitive area of Green Belt whose rural character should be protected from the introduction of large urban structures. Views of the proposed arena building from the eastern pathway of Cow Lane are restricted by a 3m high bank which rises steeply up to the application site, as well as a tall tree belt along this boundary. However further to the north, Cow Lane climbs significantly above Priory Nursery in order to meet the footbridge across the M60 motorway. The steps up to this bridge allow views through a gap in the trees to the north-eastern corner of the application site, whereby the main building would be visible, in part, 190m away. The applicant has agreed to retain the most substantial trees within the centre of the site to increase the screening of this key view. Replacement trees have also been proposed to fill the north-eastern corner, although these would take time to become established and screen views of the proposal. In contrast to the eastern side of the site, the footpath immediately west of Priory Nursery is raised 1m-2m above site-level. From this path inside Priory Gardens, the proposed building will be visible at its closest point 15m away, although views will be filtered by the tree belt along the western boundary. Similarly, the main arena building will be screened from view from the path to the north of the site during the summer months by the thick boundary landscaping, although it is acknowledged that it will become visible to a degree, 65m+ away, when some of the trees lose their leaves in winter. Finally the proposed developments will not be visible at all from Dane Road to the south due to their distance from the highway (80m), and presence of the Conservative Club building and 3m high boundary brick wall. Overall it is considered that the proposed developments will be visible from certain, sensitive public vantage points, particularly during the winter months and before new landscaping has become established, and that this will cause some harm to the visual amenities of the Green Belt. 

13. In order to secure the perimeter of the site, 2m high close board fencing has been proposed along the western, northern and eastern boundaries. It is considered that a fence of this height, and solid appearance will have a highly detrimental impact on the openness and visual amenities of the Green Belt, in particular when viewed from Cow Lane where it will form a prominent feature positioned on top of a bank, and also towards the northern end of the western boundary where there are gaps in the landscaping. Furthermore, this type of fencing is contrary to the comments provided by GMEU which state that it will act as a barrier to species movement across the site. Whilst it is recognised that the applicant could erect such a boundary treatment under permitted development, the proposed close board fencing is only required because of the specific security needs for a site that contains horses of the highest calibre. Therefore whilst the applicant may cite the ‘top-end’ quality of the business as ‘very special circumstances’ which outweigh the harm to the Green Belt, it is also considered that in this respect these circumstances also contribute towards creating additional significant harm to the openness and visual amenities of the Green Belt as a result of this proposed fencing.

14. Within their Planning Statement, the applicant has suggested that approval of the proposed development would directly result in a number of community benefits for Trafford. These include the use of local businesses to supply veterinary services and feed/bedding etc., and the degree of prestige that will become associated with an area responsible for the production of horses of the highest calibre. The applicant has also briefly made reference to instances where the previous business in Germany has opened its doors for local schools and gifted riders to give them the opportunity of experiencing high-quality equestrian facilities. The applicant has implied that a similar commitment may be adopted as part of the proposals for Priory Nursery, however this has not been confirmed in writing.

 

15. With respect to the applicant’s argument for the presence of ‘very special circumstances’, it is recognised that the justification put forward by the applicant represents an unusual set of circumstances. However, it is considered that these primarily relate to the specific needs of the applicants business rather than any wider community benefits. Those community benefits relating to this development that have been suggested by the applicant could be cited for any proposed equestrian facilities in the Green Belt and, as such, it is considered that this does not in itself equate to very special circumstances. Whilst it is accepted that this may be the optimum site for the applicant’s business, it is considered that the applicant has not conclusively demonstrated that there are not other sites available that would have less impact in Green Belt terms and would still meet the applicant’s most important criteria. It is clear that it is desirable for the business to be located within 15-20 minutes of an international airport but the applicant has not sufficiently demonstrated that this is critical and that a location 30-45 minutes away, for example, would not also be feasible. It is also considered that the applicant has not demonstrated that a site with existing buildings, which could either be converted or replaced, could not be used. Even if such a site were also located within the Green Belt, it is likely that it would have significantly less impact on the openness of the Green Belt. In addition, the applicant has dismissed certain sites because of their market price but has not identified what their upper price limit would be or why a price above this would make the project unviable. It is therefore considered that little weight can be attached to this as a reason for rejecting sites that would have less impact in Green Belt terms. More fundamentally, given that 95% of the applicant’s trade is with overseas customers and that the business has previously been based in Germany, there appears to be little which intrinsically connects the business with Trafford (other than the applicant’s personal connections) and little reason why the search for sites should be limited to the North West, or even Great Britain. The proposed operations do not appear to be serving a local or regional need and this is not a case where the development is required in order to secure the future of an existing local business or retain existing local jobs. In fact, the submitted application form states that there would be only two full time jobs at the site. 

16. As stated above, paragraph 3.2 of PPG2 states that “very special circumstances to justify inappropriate development will not exist unless the harm, by reason of inappropriateness, and any other harm, is clearly outweighed by other considerations”. In this case, very significant harm that has been identified due to the scale of the built development and the location of the site within a very sensitive area of Green Belt, on the edge of the urban area. It is therefore considered that, whilst the business clearly has a very specific and unusual list of locational and site specific requirements, the applicant has failed to demonstrate the presence of ‘very special circumstances’ which would sufficiently outweigh the harm caused to the Green Belt. It is therefore considered that the development would be contrary to guidance in PPG2 and Proposal C5 of the Revised Trafford Unitary Development Plan. 

17. With regards to the draft National Planning Policy Framework, notwithstanding the presumption in favour of sustainable development, with respect to Green Belt policy, the guidance within the draft NPPF is similar to that contained in Planning Policy Guidance 2, Green Belts. There remains a presumption against inappropriate development” in the Green Belt, unless “very special circumstances” are demonstrated. The list of appropriate forms of development in the Green Belt NPPF refers to “appropriate” facilities for outdoor sport and outdoor recreation that preserve the openness of the Green Belt and do not conflict with the purposes of including land within it. When assessed against this draft guidance, the proposals would still represent “inappropriate development” in terms of this definition and the conclusions would therefore be unchanged. 

LANDSCAPE CHARACTER


18. As discussed above, there would be some detrimental impact on the visual appearance of the Green Belt as a result of the proposed built development. The site is also designated as a “Area of Landscape Protection” and Proposal ENV17 of the Revised Trafford Unitary Development Plan states that the Council will protect, promote and enhance the distinctive landscape character and quality of these areas and will assess development proposals in terms of the impact on the landscape quality of the immediate area and the wider setting. It is considered that, due to the scale of the built development, the proposals would have a detrimental impact on the character and quality of the area. 


ECOLOGICAL IMPACTS


18. The site lies within a designated Wildlife Corridor. Proposal ENV10 of the Revised Unitary Development Plan states that the Council will seek to consolidate and strengthen the effectiveness of the Wildlife Corridor and will examine development proposals to ensure that the integrity of the corridors is not destroyed or impaired. The GM Ecology Unit has reported that the applicant’s survey is to a satisfactory standard but has raised concerns that it is proposed to erect a 2m high close-board fence around the entire perimeter of the site as part of the development. The Ecology Unit states that the construction of the fence will cause disruption to habitats valuable for their corridor function and will also act as a barrier to species movement across the site. Whilst it has been requested that the location and type of fence be reconsidered, the applicant has not amended the proposals in this respect due to the security requirements of the proposed development. Nevertheless, it is recognised that a fence of up to 2m in height could be erected under permitted development rights and it is therefore considered that it would not be reasonable to refuse the application as contrary to Proposal ENV10. 

RESIDENTIAL AMENITY 

20.
The proposed indoor riding arena has been sited in the south-western corner of the site, adjacent to Priory Gardens to the west and the Conservative Club to the south. The closest residential dwellings to this building are the retirement home fronting Dane Road, 95m away, and the rear gardens of Arnesby Avenue which are over 100m to the east beyond a belt of tall trees. Whilst the proposals will be visible from the windows of these properties, they will not unduly detract from their outlook due to the significant separation distance which exists between them.   

21.
The proposed development will not generate so many trips to and from the site that will unduly disrupt the residential amenity of the residents on surrounding Dane Road and Arnesby Avenue with respect to the noise created.

ACCESS AND CAR PARKING


22. Whilst this application seeks consent for 1,932sq.m of development, the applicants have suggested that there will only be 2 full-time staff employed at Priory Nursery and that trips in-and-out of the site will be limited in number as the proposals are for a private business that is not open to the public. Instead visits to Priory Nursery will mostly be generated by couriers, feed/bedding suppliers, and the applicant who will reside in the on-site dwellinghouse. Therefore the proposed development will not significantly increase traffic levels on the surrounding highways and junctions.

23.
Entrance into the site is via an existing narrow track accessed from Dane Road and which runs parallel to the eastern boundary wall of the Conservative Club. At approximately 3m in width, the track is of sufficient size for HGV size Horseboxes to drive down but it cannot accommodate two-way traffic, although as this is a private business with a low trip generation this does not represent an area of concern for the LHA. Sufficient visibility splays exist either side of the eastern access on Dane Road to allow vehicles to safely exit the site, although this is not the case with the western access on the other side of the conservative Club. This access point is set to remain blocked off to prevent it from being used.


24. The area of hard surfacing around the indoor arena building will provide adequate space for visitors to the site to park and for HGV horseboxes to manoeuvre so that they can exit the site again in forward gear. Therefore, there are no objections to the proposals on highways grounds.  

CONCLUSION


25. In conclusion, it is considered that whilst the business has very specific locational criteria, in this case these do not amount to such very special circumstances that would outweigh not only the harm by reason of inappropriateness, but also the substantial harm to the openness of the Green Belt and the harm to the visual amenity of the Green Belt that have been identified, in addition to the impacts on a Wildlife Corridor and Area of Landscape Protection. For these reasons the application is recommended for refusal.


RECOMMENDATION: REFUSE 

1. The proposed development is located within the Green Belt where there is a presumption against inappropriate development and where development will only be allowed if it is for an appropriate purpose or where very special circumstances can be demonstrated. The applicant has failed to demonstrate that there are any such very special circumstances to justify the type, scale and form of development proposed and which would clearly outweigh the harm by reason of inappropriateness and the detrimental impact on the openness, character and visual appearance of the Green Belt as a result of the proposed built development. As such the development is contrary to Government advice contained in 'PPG2: Green Belts' and to Proposal C5 of the Revised Trafford Unitary Development Plan.

2. The application proposals, by reason of the scale of built development on a currently undeveloped area of land, would have a detrimental character on the landscape character of the Mersey Valley, which is designated as an “Area of Landscape Protection” in the Revised Trafford Unitary Development Plan. The proposed development would therefore be contrary to Proposal ENV17 of the Revised Trafford Unitary Development Plan.

JK
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		Alterations to existing shop fronts as part of reconfiguration of internal retail units - Nos. 96 and 98 to form rear elevation of single unit fronting George Street and No. 100 to be shared service core.



		96, 98 and 100 Stamford New Road, Altrincham, WA14 1DG





		APPLICANT:  Miller (St Neots) Ltd





		AGENT: The Ratcliff Partnership





		RECOMMENDATION:  GRANT







[image: image1.wmf]WOOD STREET


Olivier House


38.9m


El Sub Sta


37


39.8m


47


21


80


41


68


BACK GRAFTON STREET


9


4


13


2


8a


7


11a


9


11


3


18


15


16


Sub Sta


86


88 to 90


93


(Multistorey Car Park Below)


23


Sports Centre


19


117


90


96


The Dome


86


13


92


111


15


15


4


LLOYD SQUARE


1


21


17


14


104


2


27 to 31


40


41.5m


PH


RAILWAY STREET


33


30


43 to 51


6


Kings Court


Bowling Green


ALBERT ROAD


TCB


PC


Cross Street


67


2a


5


2b


74 to 76


91


66


CROSS STREET


25


75


81


5


60


58


Shaw's Road


7


PH


13


Market Place


50


Club


Mount Terrace


123


120


127


106


100


113


18


43.4m


6


13


22


Chy


2


El Sub Sta


PH


10


22


POTT STREET


GREENWOOD STREET


26


28 to 32


34


Market Square


62


6


4


7


3


BREWERY STREET


61


79


69


73


65


77


71


2


George Street


91a


89


78 to 84


72


87a


THE CAUSEWAY


87


105


78


45


76


El


11


LB


7


43


9


11


3


104


116


5


102


112


115


109


CENTRAL WAY


38


36


MARKET STREET


48


24


Altrincham General Hospital


35


Gillespie


33


22


29


31


House


51


10a


17


94


GRAFTON STREET


10


49


PH


8


GOOSE GREEN


5


63


119


4a


The Graftons


125


40.3m


2a


121


102


39


32


36


21a


25


37


46


35


41


2


44


34


17


26


REGENT ROAD


30


19


28


Car Park


8


15


5


7a


10


7


42


4


TCB




This application has been called in by Councillor Michael Young for the reasons set out in the Representations section of the report (although the proposals have been changed since).

SITE

The application relates to two vacant ground floor units on the west side of Stamford New Road within Altrincham town centre (one at no. 96-98 and one at no. 100). The premises are within a 1970’s commercial building along one of the main retail frontages of the town centre (this section of Stamford New Road is designated a 'main shopping frontage' in the Trafford UDP). The opposite side of Stamford New Road is within the Stamford New Road Conservation Area.

PROPOSAL


Permission is sought for alterations to the existing shop fronts as part of the amalgamation of a number of existing units into a larger single retail unit. The applicant has indicated the intended tenant is HomeBargains. Nos. 96 and 98 Stamford New Road are to form part of the new retail unit whilst no. 100 would become a shared service core containing lifts, stairs and escape corridor for other units. The proposed new unit would have its main entrance on George Street.

The proposed shop fronts would now consist predominantly of full height glazing (clear glass) within aluminium powder coated frames and also include a glazed access door within the frontage and two pairs of metal fire doors. Panels above the windows would be finished in a white aluminium colour and there is space for two fascia signs above nos. 96 and 98 (any signs to these areas do not form part of this application)

The application originally proposed windows with frosted window film strips and three sets of metal fire exit doors which would not have provided an active frontage to the unit and which it was considered would be detrimental to the street scene and the vitality of this part of Stamford New Road. Amended plans have since been submitted in response to this concern and which now propose a display area within the shop extending the full width of the frontage and clear windows.

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


RDF1 – Spatial Priorities


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


(site also lies opposite Stamford New Road Conservation Area)

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV21 – Conservation Area

ENV23 – Development in Conservation Areas

E10 – Main Office Development Areas


S1 – New Shopping Development


S5 – Development in Town and District Shopping Centres 


S6 – Development in Altrincham Town Centre


D1 – All New Development


RELEVANT PLANNING HISTORY

H/49605 - Erection of new shop front. Approved 24/08/00


H/49944 - Erection of an air handling unit on roof. Approved 13/10/00


H/64405 - Installation of new shop front. Approved 05/06/06


H/70225 - Installation of new shop front. Approved 03/11/08


77386/COU/2011 - Change of use to create a single retail unit in A1 use96, 98 Stamford New Road, 111, 113, 115, 117 George Street, Unit 15 & Kiosk Grafton Mall. Not yet determined.


CONSULTATIONS


None

REPRESENTATIONS


Councillor Mr Young – comments as follows on the originally submitted plans. I and my fellow Ward Councillors are very concerned that the proposed blank wall along Railway Street will be detrimental to the Council’s aims of promoting Altrincham as a vibrant commercial centre.  Railway Street is the only through road through the commercial area and a long blank wall in this key area will not enhance the Town centre.  Whilst we appreciate the company will not be using this part of the site as a sales area the use of false display windows, as Marks and Spencers in Shaw Road, would give a better appearance and would improve the overall appearance of Railway Street.

Following the receipt of the revised drawings described earlier in the Proposals section, Councillor Young has withdrawn his call-in request on the basis that the changes address his concerns. 


OBSERVATIONS


1. The site lies within the Town Centre as identified in the Revised Trafford Unitary Development Plan where Proposals S1, S5 and S6 and guidance within PPS4: Planning for Sustainable Economic Growth are generally supportive of new retail development. Policy S1 states that the Council will permit new retail development within established town centres, where such development extends choice and service to the public, makes shopping more pleasant, allows more efficient retailing and does not significantly undermine the vitality and viability of any nearby town and district centres as whole.  Proposal S5 states planning permission will normally be granted for retail development which provides for the expansion and improvement of Altrincham as a shopping centre of sub-regional importance. Proposal S6 states that the Council will promote and grant planning permission for development and redevelopment in Altrincham Town Centre in accordance with the provisions of other relevant policies. These include D1 which seeks to ensure new developments are of a high standard of design and layout and are compatible with the character of the surrounding area.

2. As a result of changes to the original submission, the proposed treatment of the Stamford New Road elevation now includes predominantly clear glazing, behind which a display area is proposed. Despite there being no customer entrance proposed on Stamford New Road it is considered this extent of glazing with a display area behind retains an active frontage to Stamford New Road and the vitality and viability of this part of Stamford New Road would not be compromised. 


3. In terms of the proposed design and materials it is considered that the shop fronts would be in proportion with the size of the building and appropriate to a modern building within a commercial location. 

4. Having regard to the above it is considered the proposal would comply with Proposals S1, S6, S6 and D1 of the Trafford UDP.


RECOMMENDATION

GRANT, subject to the following conditions:


1. Standard 3 year time limit


2. List of Approved Plans


3. Materials and details of finishes/colours to be submitted and approved


4. Window display area indicated on drawing no. 996-SK015 to be retained at all times for the display of goods and at no time shall the windows be obscured or this area used for any other purpose.


RG
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SITE

The application site includes a number of existing retail units within The Graftons Shopping Centre in Altrincham town centre. The existing units are all currently vacant and front Stamford New Road (no. 96-98), George Street (nos. 111, 113 and 115-117), and The Mall (no. 15 and a small kiosk).  Therefore the site has three frontages. The total gross internal floorspace of the units is approximately 1080 sq. m.  The opposite side of Stamford New Road is within the Stamford New Road Conservation Area.

PROPOSAL


Permission is sought for the change of use of the existing units (some of which are not currently in A1/retail use) into one single unit in A1 retail use. The applicant intends to amalgamate the existing units into one large retail unit. This would involve various works including alterations to the existing shop fronts, removal of internal partitions and construction of a new wall on The Mall side of the unit, and a new low ceiling below the dome; most of these works do not require planning consent. The applicant has indicated the intended tenant is HomeBargains.

Permission is required due to the fact that the lawful use of at least one of the existing units is not retail (96-98 Stamford New Road was previously in use as a bar (A4)) and although change of use from A4 to A1 is permitted development, this does not include a situation where the planning unit is to be amalgamated into a larger unit at the same time.


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


RDF1 – Spatial Priorities


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


(the site also lies opposite Stamford New Road Conservation Area)


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV21 – Conservation Areas

ENV23 – Development in Conservation Areas

E10 – Main Office Development Areas


S1 – New Shopping Development


S5 – Development in Town and District Shopping Centres 


S6 – Development in Altrincham Town Centre


S13 – Non Shop Service Uses within Town and District Shopping Centres


D1 – All New Development


RELEVANT PLANNING HISTORY

The Graftons and the individual units have an extensive planning history; the most recent applications are as follows: -

H/63980 - Alterations to existing entrance to The Graftons. Approved 10/04/06


H/64405 - Installation of new shop front (96-98 Stamford New Road). Approved 05/06/06


H/70115 - Change of use of existing offices to create a 91 bedroom hotel.  Erection of single storey extension on second floor car deck to form hotel reception, kitchen and bar area.  Refurbishment of existing building including to existing bar at junction of Stamford New Road and Regent Road (Grafton Tower). Approved 20/11/08


H/70225 - Installation of new shop front (96-98 Stamford New Road). Approved 03/11/08


77323/NMA/2011- Application for non-material amendment to Planning Permission H/70115 to include louvre within curtain walling/cladding to Stamford New Road elevation and louvres to be inserted into existing window openings on north elevation (Grafton Tower). Approved 26/08/11


77207/FULL/2011 - Alterations to existing shop fronts as part of reconfiguration of internal retail units - Nos. 96 and 98 to form rear elevation of single unit fronting George Street and No. 100 to be shared service core. Not yet determined

CONSULTATIONS


Pollution and Licensing – No objections

REPRESENTATIONS


13 letters/petitions received containing a total of 93 signatures (many without addresses) stating the following:

“As a resident of Altrincham, I am not happy for this plan to go ahead. To create a big unit and take away all the natural light in the Dome, and also create a wall in the middle of the Dome, this will take away the name of Grafton Mall. I am strongly against this plan”.

Three of the letters also comment that the building works have caused disturbance and customers are going elsewhere as a result.


1 other letter of objection received from a tenant of Grafton Mall, summarised as follows: -

· The development has made it extremely dark, noisy and quiet in trade.


· Lots of clients have complained about the new look of the Mall. The tenant might lose all the business if the landlord goes ahead with their plan and they can’t afford the rent.


Altrincham and Bowdon Civic Society – The Civic Society welcomes Miller Group’s overall refurbishment of Grafton House, although wish to object to this planning application with regards to the way it proposes to create a large store for HomeBargains. Their comments are as follows: -

The application submitted is very inadequate and does not show elevations or any description or justifications for the alterations; however it is reasonably clear from the floor plan and from the work that has already commenced on the site, that there are far more preferable ways of it being undertaken.


1. The Dome is a significant architectural feature designed by A H Brotherton and Partners (1966-1969). It is given special reference in the newly published Pevsner Architectural Guide – Cheshire, as follows: “Grafton House.................its one good feature is the low, ribbed, concrete and glass rotunda between Stamford New Road and George Street.” ‘The Dome’, as it is known locally, is a distinctive part of Altrincham’s character, a tourist attraction that helps to distinguish it from being just another clone town.  This is currently so, as it is in the public realm, but it would still apply even if it were within a large store. It lets in a lot of natural light which would be far better than having a low ceiling with electric lighting.  We do not understand why any store would not choose to have an interesting and pleasant, light and airy interior to encourage dwell time.


2. The blank wall running through Grafton Mall is unacceptable.  It should be utilised as an active retail frontage with windows for the store, which would be to its advantage anyway.  With the Dome enclosed and the natural light lost, this corridor will be depressing and uninteresting. This will have an impact on the footfall and business of the retail units and coffee shop, which will have a bleak outlook as will its customers. It will also discourage shoppers and visitors from using it as a walk through from one shopping area to another.  As Altrincham town centre is already spread out and disjointed, it needs improved connectivity – not worsened.


3. The plans are not clear, but there seems to be a stretch of blank frontage on Stamford New Road.  Again this is not appropriate, especially for reasons of connectivity. It also does not present a good impression for motorists passing through, as it will look like an empty shop.  Consideration also needs to be given to the application of vinyl sheets, as they soon look tatty.  Grafton House is also adjacent to two Conservation Areas and opposite the Grade II Listed Bank building, so there should be some consideration of the high quality surroundings.


OBSERVATIONS


1. The site lies within the Town Centre as identified in the Revised Trafford Unitary Development Plan where Proposals S1, S5 and S6 and guidance within PPS4: Planning for Sustainable Economic Growth are generally supportive of new retail development. Policy S1 states that the Council will permit new retail development within established town centres, where such development extends choice and service to the public, makes shopping more pleasant, allows more efficient retailing and does not significantly undermine the vitality and viability of any nearby town and district centres as whole.  Proposal S5 states planning permission will normally be granted for retail development which provides for the expansion and improvement of Altrincham as a shopping centre of sub-regional importance. Proposal S6 states that the Council will promote and grant planning permission for development and redevelopment in Altrincham Town Centre in accordance with the provisions of Proposals D1, D2, D3 and ENV23, as appropriate.


2. The change of use of existing units in the town centre to retail use and the formation of one larger unit is fully compliant with the above policies and national planning guidance. Given that the existing units are currently vacant, the creation of a unit of a size more attractive to modern retail businesses would improve the retail offer of the town centre and enhance its vitality and viability.

3. The proposed amalgamation of the existing units into one larger unit will require various alterations, including alterations to the existing shop fronts, removal of internal partitions and inclusion of part of the pedestrianised area of The Mall area into the new unit. The alterations to the Stamford New Road frontage are the subject of a separate planning application which is also before Members (Application No. 77207/FULL/2011). The other alterations include a new wall on The Mall side of the new unit which would bring most of the area below the dome into the new unit and a new low ceiling would also be provided. This has in fact already been carried out. It is considered these works are internal alterations for which an application for planning permission is not required. As such these works are not for consideration in this application. 

RECOMMENDATION

GRANT, subject to the following conditions: -

1. Standard 3 year time limit

2. List of Approved Plans
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LOCATION PLAN FOR APPLICATION No: - 77386/COU/2011



Scale 1:1250 for identification purposes only.
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