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—— METROPOLITAN BOROUGH ——




AGENDA PAPERS FOR
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 8th December 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 10th November, 2011.

	To follow 
	

	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 77202/FULL/2011 – J. DAVIDSON (BROADHEATH) LIMITED – J. DAVIDSON (BROADHEATH) LIMITED, CRAVEN ROAD, BROADHEATH WA14 5HD 
To consider a report of the Chief Planning Officer. 


	To follow 

	

	6.
	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 DECEMBER 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 December 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



		75928

		Unit 7, George Richards Way, Broadheath, Altrincham, WA14 5GR

		Broadheath

		1

		Grant



		76646

		The Cartwright Group, Atlantic Trading Estate, Ocean Street, Broadheath, Altrincham, WA14 5DH

		Broadheath

		14

		Grant



		76936

		Bramcote Lodge, Green Walk, Bowdon, WA14 2SN

		Bowdon

		20

		Grant



		77088

		Hale Methodist Church, Hale Road, Hale, Altrincham, WA15 9HQ

		Hale Central

		28 

		Minded to Grant



		77232

		The Square, off Hale Road, Hale Barns, WA15 8ST

		Hale Barns

		35

		Minded to Grant



		77237

		Land off Over Ashberry, Stamford Brook, Altrincham, WA14 5ZN

		Broadheath

		44

		Minded to Grant



		77451

		Century House, 36 Regent Road, Altrincham, WA14 1PF

		Altrincham

		54

		Grant



		77508

		Land adjacent to 26 Woodfield Road, Broadheath, Altrincham, WA14 4RP

		Altrincham 

		63

		Grant



		77539

		Site of former St Johns Ambulance HQ, 22 New Street, Altrincham, WA14 2QS

		Altrincham

		72

		Minded to Grant



		77553

		Sale Grammar School, Marsland Road, Sale, M33 3NH

		Priory 

		83

		Grant



		77570

		Sale Grammar School, Marsland Road, Sale, M33 3NH

		Priory 

		103

		Grant



		77577

		33 Moss Lane, Timperley, WA15 6LQ

		Timperley

		116

		Grant



		77622

		Land at Smithy Lane, Partington, (M31 4EL adjacent site)

		Bucklow St. Martin’s

		121

		Grant



		77669

		5 Cecil Drive, Flixton, M41 8UW

		Flixton

		127

		Grant





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



_1384086035.doc
		WARD: Broadheath

		75928/FULL/2010

		DEPARTURE: No





		Installation of mezzanine floorspace totalling 678 sqm, and the provision of a new egress lane from the retail park onto George Richards Way.



		Unit 7, George Richards Way, Altrincham, WA14 5GR





		APPLICANT:  The Crown Estate





		AGENT: Paul Kentish & Co





		RECOMMENDATION:  GRANT
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SITE


The application relates to the existing vacant Unit 7 (formerly JJB Sports) store on the established Altrincham Retail Park in Broadheath.


Altrincham Retail Park is located in Broadheath some 1.2 km to the north of Altrincham town centre.  It is situated on the western side of the A56 and between George Richards Way to the south and Sinderland Road to the north.  The main access to the retail park is from George Richards Way which itself has a traffic light controlled junction with the A56.  Service access is from Craven Road.  There is a bus stop adjacent to the site on Manchester Road.


The retail park is occupied by several large retail outlets arranged in a typical layout around a large car parking area.  Unit 7 is located in the north-western corner of the Retail Park facing towards George Richards Way across the customer car park.


Surrounding properties include a listed public house on Manchester Road at the junction with George Richards Way (The Railway Inn), residential properties to the north and Broadheath Retail Park to the south of George Richards Way.


PROPOSAL


The application seeks permission for the insertion of a mezzanine floor to provide an additional 678 square metres of retail floor space within the existing vacant Unit 7, and the widening of the vehicular egress out from the retail park site onto George Richards Way.  Egress would thereby be served by a full two lane section between the roundabout within the retail park and the traffic lights on George Richards Way.  


Through supporting plans and information, the applicant has indicated their intention to subdivide Unit 7 to create 2 no. units (7a and 7b) following a successful determination of this application.  This information is supported by a retail statement.  The applicant has indicated that the mezzanine applied for would be entirely sited within unit 7b.  There is a condition covering the entire Retail Park which prevents the sub-division of any unit, where any of the resulting units would be less than 930 sq.metres in floor area. The applicant has demonstrated how they aim to achieve sub-division of the units subsequent to and subject to receiving planning permission for the mezzanine floor hereby sought.  It is the applicant’s intention to utilise their permitted development rights to insert a mezzanine floor of 200 sqm within unit 7, wholly sited in the area which would become unit 7a, erected prior to sub-division and prior to the insertion of the mezzanine floor subject of this planning application.  This process is demonstrated on the submitted plan 8567_PL 108.  


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. 


It is a consultation document and, therefore, subject to potential amendment. It is capable of being a material consideration, although the weight to be given to it will be a matter for the decision maker 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 draft 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 (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.


The emerging Core Strategy policies relevant to this planning application are as follows:


W2 – Town Centres & Retail


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


W5 – Retail Development


RT1 – Integrated Transport Networks


RT2 – Managing Travel Demand


RT9 – Walking and Cycling


MCR3 – Southern part of the Manchester City Region


PROPOSALS MAP NOTATION


Retail Warehouse Park Development

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV15 – Community Forest


ENV16 – Tree Planting


S1 – New Shopping Development


S11 – Development Outside Established Centres


S12 – Retail Warehouse Park Development


T6 – Land Use in Relation to Transport and Movement


T7 – Relief of Congestion on the A56


T8 – Improvements to the Highway Network


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


T11 - Quality Bus Corridor


T17 – Providing for Pedestrians, Cyclists and the Disabled


D1 – All New Development


D2 – Vehicle Parking

RELEVANT PLANNING HISTORY

The following planning applications relate to various units within the Altrincham Retail Park.


Most recently:-


74764/FULL/2010 - Installation of mezzanine floor to provide additional retail floorspace.


Granted on 16 August 2010 (Currys application) following completion of legal agreement relating to Red Rose Forest tree planting.

H/71396 - Erection of four retail units (total 800 square metres) for purposes within Class A1 (shops) and/or Class A3 (restaurants and cafes) with ancillary plant and service area; external alterations to front and rear of existing unit 7; alterations to existing access onto George Richards Way; landscaping and other alterations to public realm; provision of lighting and cctv cameras.  Allowed on appeal 1 April 2010.


Previous applications for the retail park:-


H/OUT/38342 – Demolition of existing buildings and structures and redevelopment  of site as a retail warehouse park including non-food retail units, garden centre, 2 restaurants and associated parking, employment development and construction of new access road.  Granted 7 October 1994.  Condition 8 of that permission states that the Class A1 units shall not be sub-divided into units of less than 930 sq.metres (10,000 sq,ft) gross, unless otherwise agreed in writing by the Local Planning Authority; and shall not have more than 5% of the retail sales area of any individual unit used for the sale of food.


H/ARM/39892 - Demolition of existing buildings and structures and redevelopment  of site as a retail warehouse park including non-food retail units, garden centre, 2 restaurants and associated parking, employment development and construction of new access road (details of siting and means of access).  Approved on 4 January 1995.  Condition 5 restricts the hours of use of the service access to between 0730 and 2000 Mondays to Saturdays and not at all on Sundays.


H/ARM/39994 – Demolition of existing buildings and structures and redevelopment of site as a retail warehouse park including non-food retail units (140,000 sq.feet), garden centre (13,700 sq. m), a restaurant (3000 sq. feet) and associated car parking (751 spaces); employment development and construction of new access road.  Approved on 1 February 1995.  Condition 5 restricts the hours of use of the service access to between 0730 and 2000 Mondays to Saturdays and not at all on Sundays.


H/OUT/39995 – Demolition of existing buildings and structures and erection of extension to retail warehouse park approved in outline under application H/OUT/38342 comprising non-food retail unit (39,400 sq.ft) with associated car parking (137 spaces) and construction of new road linking undeveloped lengths of Huxley Street and Davenport Road.  Granted on 15 February 1995.  Condition 5 of that permission states that the building hereby approved shall not be sub-divided into units of less than 930 sq. metres (10000 sq. feet) gross unless otherwise agreed in writing by the Local Planning Authority; and not more than 5% of the retail sales area of the building (or of any individual unit formed by the sub-division of the building) shall be used for the sale of food.  Condition 9 states that service deliveries to the building hereby approved shall only take place between the hours of 0730 and 2000 Mondays to Saturdays and not at all on Sundays.  Condition 10 required the provision of 40 spaces for the secure parking of cycles throughout the wider retail warehouse development and the retention of those spaces thereafter.  


H/ARM/41090 – Erection of retail warehouse development comprising 16,666 sq fm (179, 450 sq feet) of non-food retail units, 1273 sq m (13700 sq feet) garden centre, a 214 sq m (2300 sq feet) restaurant with associated car parking, access and servicing facilities, following demolition of existing buildings.  (Details of siting, means of access, design and external appearance following the grant of outline planning permission H/OUT/38342 and H/OUT/39995).  Approved on 30 August 1995.  Condition 6 states that service deliveries to the building hereby approved shall only take place between the hours of 0730 and 2000 Mondays to Saturdays and not at all on Sundays.


H/ARM/41665 – Erection of retail warehouse development comprising 16,666 sq.m (179,450 sq ft) of non food retail units, a 1273 sq m (13700 sq feet) garden centre, a 195 sq m (2100 sq ft) restaurant with associated car parking, access and servicing facilities, following demolition of exiting building (details of landscape following the grant of outline planning permissions H/OUT/38342 and H/OUT/39995).  Approved on 27 March 1996.


CONSULTATIONS


Strategic Planning and Developments – Comments incorporated in the Observations section of the report under Principle of Development.


LHA – It is important to recognise that mezzanine floorspace does not generate traffic or a demand for car parking at the same rate as ground floor space.  There are no objections on highways grounds.


There are no objections to the proposed access revisions.  These have been agreed previously and will be of benefit to help reduce congestion at the site access.


The provision of a Travel Plan will be required as part of any proposal.


REPRESENTATIONS


None

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application site is located within the Altrincham Retail Park which is allocated in the adopted Trafford UDP for retail warehouse development use by virtue of Policy S12.  


2. Policy S12 indicates that new retail warehouse development proposals in an S12 allocated location will be acceptable where they comply with the provisions of Development Control Policies D1 and D2.  Nonetheless, protection for Altrincham Town Centre is emphasised in the emerging Core Strategy, which is at an advanced stage on its road to adoption.  In a recent appeal decision at the White City Retail Park, the Planning Inspector reported that the core strategy should carry significant weight.  In this current application, it is considered therefore that policy W2.14 of the emerging Core Strategy is a significant material consideration when assessing the application in terms of the development plan.


3. Potential impact on Altrincham Town Centre from out-of-centre retail development is a particularly sensitive issue at this time.  Policy W2.14 of the emerging Core Strategy confirms that:


Proposals to expand any of the three existing retail warehouse parks (White City, Trafford and Altrincham) should be justified against the tests set out in PPS4.  Further development within the retail warehouse parks should be limited to the sale of bulky comparison goods only.


4. This application is for the expansion of unit 7 of the retail park.  The expansion of the retail park relates to the 678 sq.m of mezzanine floor space proposed in this application (together with 200 sq.m proposed to be installed as ‘permitted development’).  As such, the emerging Core Strategy policy W2.14 is considered applicable and relevant to this application.  

5. In light of the weight attributable to the emerging Core Strategy, the proposals should be assessed in sequential location and local impact terms as set out in Planning Policy Statement 4 (PPS4) – Planning for Sustainable Economic Growth – Policies EC15 and EC16.  


6. The applicants have submitted a retail statement along with an addendum statement which concludes that there are no sequentially preferable sites for the end-user of unit 7b (Hobbycraft) and that there will be minimal harm to existing centres.  

7. No similar sequential assessment was carried out for the proposed end-user of unit 7a (Peacocks).  However, during the course of the application, the applicant’s agent has confirmed that Peacocks no longer intend to occupy unit 7a and there is no identified end-user for the residual part of unit 7, namely unit 7a.


Impact on Altrincham Town Centre 


8. An independent retail assessment of the application proposals found in relation to PPS4 policy EC16.1 that there is no clear evidence of any significant adverse impacts under any of the six tests set out in that policy.  There will be some trade diversion from Altrincham Town Centre, but the projected impact in the comparison goods sector is less than two percent and will be overcome by expenditure growth over the next five years.  Thus, despite the relatively high level of vacancies in Altrincham town centre, the application proposal will not have a significant adverse impact on the centre’s overall vitality and viability.  As such, it is considered that the proposal satisfies the requirements of policy EC16.

Sequentially Preferable Sites

9. Under PPS4 the applicant is required to demonstrate that alternative sites within Town Centres have been assessed for their availability, suitability and viability.  If there are no sequentially preferable sites within the Town Centre then sites at Edge-of-Centre should be assessed. Furthermore, the applicant must demonstrate flexibility in terms of: scale (reducing floorspace), format (site layouts and configuration); car parking provision (reduced or reconfigured); and scope for disaggregating specific parts of a retail or leisure development onto separate sequentially preferable sites (i.e. selling different goods from different sites).


Availability, suitability and viability


10. The applicant has identified a number of properties in the Altrincham and Sale Town Centres which could be considered as alternative venues for the end-user (Hobbycraft). 

11. The retail statement and addendum statement disregard all of the identified potential options in terms of their availability, suitability and/or viability.  However, the Local Planning Authority does not accept these findings in their entirety and it is considered that the applicant has failed to justify why 2 no. Town Centre locations, namely the Argos store (864 sqm) and the former Time for Bed store (1400 sqm) on Stamford New Road (now operating as Meehan & Co.) would not be available, suitable and/or viable.   


12. The applicant accepts that the Argos store is to become available.  However, they identify that the former Time for Bed unit is not available.  The latter finding is not accepted.  It is understood that the unit could become available if an acceptable end-user expressed interest in taking the unit.


13. The Local Planning Authority does not accept that the Stamford Road frontage in the vicinity of the aforementioned units is a secondary retail location as suggested by the applicant’s agents.  This frontage is identified in the Revised Unitary Development Plan as a Main Shopping Frontage.  As such, it is considered that the location of both units would be suitable.


14. In terms of viability, the applicant has stated that the former Time for Bed unit would have to undergo significant refurbishment prior to anyone taking this unit and this would mean the unit is not viable.  This argument is not an acceptable viability argument as it is reasonably anticipated that the refurbishment burden would not fall entirely on the proposed end-user of this unit.  In relation to both the aforementioned units, the applicant states that Hobbycraft do not operate in Town Centres and that their financial model is to trade across two floors (ground and mezzanine) to minimise rent payable under any lease i.e. retailers do not pay rent on mezzanine floors.  Again, this does not constitute a viability argument that would be acceptable to meet the requirements of PPS4.  It is considered that Hobbycraft has demonstrated insufficient flexibility in their financial or business model to satisfy the requirements of Policy EC15

Flexibility


15. The applicant has confirmed that Hobbycraft operates to a particularly rigid business and financial model.  To negate any possible flexibility on the basis of the rental value of a mezzanine floor space without demonstrating any sort of flexibility as set out in Policy EC15 and referred to above (scale; format; car parking provision; and disaggregating stock) is not an acceptable argument and does not satisfy the requirements of PPS4.


Conclusion on impact on Altrincham town centre and sequentially preferable sites


16. Although the applicant has failed to demonstrate that there are no sequentially preferable sites in the Altrincham Town Centre, it is accepted that for reasons related to the rigidity of the Hobbycraft business model, they do not currently operate any stores from Town Centres and for that reason they would be unlikely to occupy the potential units identified above.  Indeed, all of their existing retail units are located exclusively in retail parks throughout the country.  It appears that Hobbycraft as an end-user would only trade from the Altrincham Retail Park 

17. For the reasons outlined above, it is accepted by the Local Planning Authority that it would be difficult to demonstrate any harm to Altrincham Town Centre if Hobbycraft were to occupy this unit (7b) on the basis of scale, and because in theory Hobbycraft or a similar retailer could occupy unit 7 (1452 sq.m) in its current form without the need for planning permission (albeit the Hobbycraft model would not appear to allow them to do so).

18. Policy EC17 of PPS4 confirms that planning applications for main town centre uses that are not in an existing centre and not in accordance with an up to date development plan should be refused planning permission where:


a. the applicant has not demonstrated compliance with the requirements of the sequential approach (policy EC15); or


b. there is clear evidence that the proposal is likely to lead to significant adverse impacts in terms of any one of impacts set out in policies EC10.2 and [EC]16.1…


19. Although on the basis of the above assessment in relation to the sequential approach,  the application could be refused on the basis of point a. above, it is considered that the type of development proposed could be controlled through planning conditions in such a way as to ensure that the proposal is in accordance with an up-to-date development plan (principally policy W2.14 of the emerging Core Strategy), and would negate any significant impact on Altrincham Town Centre, which is the fundamental consideration in this case.  Policy EC10.1 of PPS4 advises that Local Planning Authorities ‘should adopt a positive and constructive approach towards planning applications for economic development’ and that ‘planning applications that secure sustainable economic growth should be treated favourably’.  The potential for controlling the development through a planning condition is discussed further below.

Employment and Regeneration benefits


20. PPS4 Policy EC10 also advises that all proposals should be assessed for their performance in terms of impacts on climate change, access, design, employment and regeneration. It is considered that the development would raise no design issues, being purely an internal alteration. It is also considered that the development would have positive benefits in terms of employment and regeneration, particularly in the current economic climate. The unit has been vacant for in excess of 2 no. years. The application form states that there would be an increase in the number of employees (unit 7b only) from the existing 0no. full-time equivalent (the unit is vacant) to 17no. full-time equivalent staff.  Furthermore it is accepted that an occupied unit will draw additional customers into the retail park, which would benefit the other retail units, which a vacant unit does not. In terms of climate change, the alteration does not involve the erection of any new building or extension and would allow a more efficient use of the existing building. In terms of access, it is recognised that the development would create additional vehicular movements but that the retail park is in a sustainable location well served by public transport and, as noted above, is allocated for non-food retail development within the Revised Trafford Unitary Development Plan.  The application also proposes improvements to access arrangements through widening of the existing access/egress to provide two full lanes on the site egress for vehicular traffic and improved provision of motorcycle and cycle parking spaces.   It is therefore considered that the development proposal would meet the tests of Policy EC10 of PPS4.


Policy W2.14 of the Emerging Core Strategy and existing potential of unit 7


21. In its existing format, a non-bulky goods retailer could operate from unit 7 and sell any non-food goods without the need for planning permission.  Hobbycraft are seeking to operate from circa 1400 sqm gross floorspace within part of the existing unit 7 (ground floor and mezzanine).  Hobbycraft or a similar user could operate from unit 7 (1452 sqm) as it exists now.  Although the specific Hobbycraft model may restrict this likelihood due to financial considerations, the capability for such a retailer still remains.  As such, it is difficult to argue that the occupation of unit 7b by Hobbycraft would have any greater impact on the Altrincham Town Centre than the occupation of unit 7 in its current form (with or without the potential for the 200sqm permitted mezzanine floorspace).  


22. Nonetheless, additional floorspace is proposed within unit 7, roughly equating to 878 sqm (678sqm of mezzanine in unit 7b and 200sqm mezzanine as permitted development in unit 7a).  The new unit to be created at unit 7a, which would be 930sqm of retail floorspace, could trade in non-bulky goods, if the type of goods to be sold are not controlled through a planning condition.  


23. Policy W2.14 of the emerging Core Strategy is clear in that where a proposal is for the expansion of a retail park, further development should be limited to the sale of bulky comparison goods only.  On this basis therefore, it would be reasonable that a “bulky goods” restrictive condition should be attached to the mezzanine floor applied for here.  However, the fundamental concern is to safeguard the vitality and viability of Altrincham Town Centre.  It is considered that to condition the mezzanine floor at unit 7b would in this case simply mean that Hobbycraft do not choose to locate in Trafford and the end-user is lost.  In any event, as discussed above, it is difficult to envisage significant harm to Altrincham Town Centre from Hobbycraft trading at the retail park.  The unit of more concern would be an unrestricted unit 7a, which, at 930sqm (200sqm of which is at mezzanine floor level) could prove attractive to a town centre retailer.  As such, it is considered that controlling the type of goods to be sold from unit 7a is more significant to the Local Planning Authority.


24. Given that 1400sqm is to be retained in unit 7b, (an equivalent floorspace to the existing unit 7), it can be reasonably concluded that in this case the expansion of the retail park in purely floorspace terms, is effectively contained within unit 7a.  As such, and in line with PPS4 policy EC10.1 (outlined at paragraph 19 above), it is considered that by applying the “bulky goods” condition to unit 7a, the effective expansion of the retail park would be compliant with the spirit of policy W2.14 of the emerging Core Strategy and the vitality and viability of Altrincham Town Centre would not suffer.  


25. Furthermore, such a course of action would ensure that the sole remaining identified end-user (Hobbycraft) could occupy unit 7b thus providing regenerative and employment benefits to Trafford in these challenging economic times.  Such a course of action would demonstrate that the Local Planning Authority has “adopted a positive and constructive approach towards planning applications for economic development” in accordance with Policy EC10.1 of PPS4.  The applicant has indicated verbally that such a condition would be acceptable and It is considered that to impose such a condition on unit 7a would be lawful (within the application site area) and would meet all 6 no. of the tests set out in planning circular 11/95: Use of conditions in planning permission.

TRAFFIC GENERATION AND PARKING PROVISION


26. Surveys recently carried out in respect of the application for four new retail units (H/71396) demonstrated, and were accepted by the Inspector on appeal, that the car park generally has significant spare capacity.  It is concluded that the proposals are unlikely to result in a material shortfall in parking provision such that this would be likely to pose problems for highway safety or free flow of traffic.  


27. A Transport Assessment submitted with the recent application for four new retail units on the retail park indicated that the retail park arm of the 4-arm signal controlled junction on George Richards Way experiences capacity problems during peak periods.  To address this issue, that application proposed the widening of the highway to two lanes on the approach arm of the development to separate the left turning movements from the others.  


28. In this application, the applicant has incorporated the same proposals to widen the highway to two lanes on the approach arm. 

ALTERATIONS TO ACCESS/EGRESS 


29. The proposal to widen the existing egress arm, to allow two lanes of traffic to exit from the site has already been considered an acceptable form of development to the Local Planning Authority (see above).  It is considered that the proposal to widen the egress would be acceptable development in its own right (independent of this planning application for the mezzanine floor) and it is not considered that the successful determination of the mezzanine floor would be reliant on the proposed egress widening.  As such, there is no reason to “link” the two elements of this application.


30. Nonetheless, the application is for increased floorspace towards the western end of the retail park, which is the busiest area, and no increased parking provision is proposed.  Although it is not considered that the increase in vehicles would be sufficient to refuse this planning application, it is considered necessary to require the submission and implementation of a Travel Plan condition through a standard planning condition to explore and encourage alternate means of travel for customers to the retail park.


DEVELOPER CONTRIBUTIONS

31. As new retail floorspace, the proposal generates a requirement for a financial contribution towards off-site tree planting in connection with the Council’s Supplementary Planning Guidance, “Developer Contributions towards Red Rose Forest”. The required contribution in this case is calculated at 1 tree per 50 sq. metres of gross retail floorspace at a financial equivalent of £310 per tree.  The proposed development of 678 sq. metres generates a requirement for 14 trees or £4340.  The contributions would need to be secured through a Section 106 Agreement.


32. With regards to this contribution, the SPG recognises the need for development to be set within a high quality environment and does not make a distinction between external built development and other forms of development. It is therefore considered that it is appropriate that the development should make a contribution to this objective. In addition, the SPG states that the contributions will be used as close to the development site as possible. However, the specific use of the contribution cannot be identified at this stage. It is therefore considered that, notwithstanding the comments submitted by the applicants in respect of this contribution (see under Applicants Submission above) it would not be appropriate to reduce or remove the requirement for the Red Rose Forest contribution in this case.

33. Paul Kentish & Co. was the original agent appointed to represent the Crown Estate in this application.  Page 7 and page 12 of the letter of Paul Kentish & Co. dated 21 September 2010 confirms a willingness to provide £5,000 as a “Transport Contribution”.  This incorporates contributions in respect of SCOOT and GMUTC’s review of signalling and the timing of the traffic light controls on the A56 Manchester Road/George Richards Way junction.  The figure of £5,000 was agreed with the Council in relation to planning application H/71396 (see above) for the provision of 800 sq.m of additional space.  This application is for the insertion of 678 sq.m of additional floorspace and as such, the agents calculated contribution of £5,000 is considered similarly acceptable in this case.

CONCLUSION


34. In conclusion, it is considered that, subject to a Section 106 Agreement requiring financial contributions towards off-site tree planting and the transport contribution referred to above; and subject to conditions restricting the use of the proposed mezzanine to non-food consumer goods retail and the floor area within the identified area of unit 7a to bulky goods only, planning permission should be granted.   Conditions attached to the original permission for the retail park restricting food sales and the minimum size of units would still apply to unit 7, whether sub-divided or not.

RECOMMENDATION:  MINDED TO GRANT: -


A. That the application will propose a satisfactory development of the site upon completion of an appropriate legal agreement and that such a legal agreement be entered into to secure a total financial contribution of a maximum of £9,340 comprising:


1. A total maximum financial contribution of £4,340 towards Red Rose Forest / off-site tree planting. 


2. A transport contribution of £5,000 in respect of SCOOT and GMUTC’s review of signalling and the timing of the traffic light controls on the A56 Manchester Road/George Richards Way junction. 


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


1. Standard Time Limit.

2. The use of the mezzanine floor space hereby approved shall be limited to the retail of non-food comparison goods only.

3. Until such time as unit 7 is sub-divided, the mezzanine floor hereby approved shall not be used (except as ancillary to other sales) as anything other than non-food retail warehousing nor shall it be used (except as ancillary to other sales) for the sale of any of the following goods.

Clothing materials and garments; shoes and other footwear; medical goods and other pharmaceutical products; recording media; games, toys and hobbies; musical instruments; books and stationary; articles, products and appliances for personal care; jewellery, watches and clocks; other personal effects.

4. Following the erection of the mezzanine floorspace hereby approved, and subsequent to the sub-division of unit 7, the floor space identified as to be within unit “7a” (including any “permitted” or other approved mezzanine floorspace) shall not be used (except as ancillary to other sales) as anything other than non-food retail warehousing nor shall it be used (except as ancillary to other sales) for the sale of any of the following goods:

Clothing materials and garments; shoes and other footwear; medical goods and other pharmaceutical products; recording media; games, toys and hobbies; musical instruments; books and stationary; articles, products and appliances for personal care; jewellery, watches and clocks; other personal effects.

5. Travel Plan.

6. List of approved plans

MW


[image: image2.wmf]

[image: image3.wmf]Bickham House


64.9m


Woodside


Four Beeches


1


HOLMWOOD


14


5


GREEN WALK


El Sub Sta


SD


CONSORT PLACE


Bowdon Croft


Bramcote Lodge


Raynor Croft


2


D Fn


Bowling Green


Lych


Denzell Gardens


Gate


23


Hilston House


[image: image4.wmf]38.7m


17


3


2


1


6


135


1


GP


129


43.3m


48


Stamford Park


Stamford Park


Nursery


19


51


Junior School


Infants' School


Garage


11


24


39


25


29


BEECH ROAD


41


38


50


2


14


CLAREMONT GROVE


1


OAK ROAD


36


15


24


TCB


119


1 to 4


House


War Mem


127


43.0m


Broomfield


78


76


6


26


5


25


9


13


32


10


8


7


PEEL ROAD


School


4


1


Sunday


2


1


3


LB


117


111


Meth Ch


118


42.1m


Hale


113


39


Hale Preparatory School


41.8m


69


43


BROOMFIELD LANE


104


102


93


41.1m


91


2


97


2a


95


The


Tarleton


Broom Cottage


Holdstone


Trecarn


Mews


Posts


GROVE ROAD


1


26


15


14


24


65


34


HALE ROAD


31


[image: image5.wmf]

		WARD: Broadheath

		76646/FULL/2011

		DEPARTURE: No





		Erection of a single storey rear extension.



		The Cartwright Group, Atlantic Trading Estate, Ocean Street, Broadheath, Altrincham, WA14 5DH





		APPLICANT:  Cartwright Group





		AGENT: R. F. W Associates Ltd





		RECOMMENDATION:  GRANT
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SITE


The site forms part of an extensive industrial area on the north and south sides of Atlantic Street. It comprises a two storey office building at the north end of Ocean Street a small cul-de-sac of industrial buildings. The building was largely altered to its current form in 1997 when a two storey extension was erected. 


At the time the current application was submitted the building was occupied by the Cartwright Group as their head office.  The Cartwright Group has now moved out of the building into another building owned by them and the building is now occupied by Baker Street.


Baker Street is the brand name for Baker Street Clothing. The existing building and the proposed extension will be used as their offices and for the manufacture of sample clothes prior to their manufacture in China. 


PROPOSAL


The proposal is to erect a single storey rear extension to the north. It will measure approximately 14.5m x 9m and the height to ridge will be 5m above ground level. It will increase the gross internal floorspace from 840 square metres to 981 square metres. The building is to be of a standard brick and tile construction with UPVC windows to match the existing building. The applicant has indicated that Cartwright’s original office area met the needs of Baker Street but could not accommodate an area for the make up of samples, hence the need for the extension. The samples room is dedicated to the cutting of cloth, sewing, seaming, pressing etc together with the storage of made up samples.


Following amendments to the scheme it is now proposed that 41 car parking spaces will be provided. 


The extension has been constructed.


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. 


However, the National Planning Policy Framework (NPPF) does not cover Waste Planning matters. The existing Planning Policy Statement 10 ‘Planning for Sustainable Waste Management’ will continue in force until national waste planning policy is revised and published alongside the new National Waste Management Plan for England. 


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.


PROPOSALS MAP NOTATION


E7  – Broadheath Main Industrial Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


UDP


D1 – All new development:  

D2- Car Parking

E7 – Main Industrial Areas


Core Strategy


W1 Economy

L7 Design


L4 Sustainable Transport and Accessibility

RELEVANT PLANNING HISTORY

H/OUT/34784 Demolition of existing buildings and erection of a single storey assembly building. Provision of 32 car parking spaces (Granted but not implemented)


H/44420 Erection of a two storey extension at the side and rear of the promises to form additional office accommodation. Overcladding to west elevation and erection of a new pitched roof over. Layout of additional car parking. Granted 31/10/97

CONSULTATIONS


LHA-  It is my understanding that the proposals are for the erection of a single storey rear extension to extend the floorspace from the existing 840 sq m to 981 sq m of B1 use.  The proposals indicate staffing levels will increase by an additional 3 staff members.
To meet the car parking standards for the existing floorspace the provision of 33 car parking spaces should be provided, the proposals require the provision of 39 car parking spaces and the proposals provide 41 car parking spaces. On this basis there are no objections to the proposals on highways grounds.


Pollution and Licensing- The application Area has a history of former industrial use and therefore the land may be contaminated.


The site is currently an industrial process permitted under the Environmental Permitting Regulations 2011 and so there is the potential for contamination of the site and the wider environment to have occurred.


The application site is situated on brownfield Land.


It was therefore recommended that a contaminated land Phase 1 report to assess the actual/potential contamination risks be submitted. 


The contaminated land phase 1 report was subsequently submitted and Pollution and Licensing were satisfied with most of the conclusions. There was  no information about how they intended to minimise the risks to developers. However by this time the development was already completed.

REPRESENTATIONS


None

OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT

1. The application needs to be considered against the provisions of Proposal E7 of the Revised Trafford UDP. This policy states that the Council will permit development for business, industry, storage/distribution (B1, B2 and B8 Use Classes) and similar appropriate uses. Within the Broadheath Industrial Area the Council will permit development for other uses only where they are of a modest nature and would not compromise its primary function. The use of the building and extension for offices with a “sample” room would be in accordance with the permitted uses.


2. The application must also be considered against policies in the emerging LDF Core Strategy. Whilst the Core Strategy has not yet been adopted it is at a late stage in its preparation. Its policies therefore carry some weight at this stage. Policy W1 sets out the Council’s broad employment development proposals and states that employment development will be focussed in a number of areas including Broadheath. The policy states that some B1 office development will be appropriate within Broadheath where it supports existing employment uses and employment regeneration initiatives.


3. The consultation draft of the National Planning Policy Framework gives an indication of the Government’s ‘direction of travel’ in planning policy and is capable of being a material consideration. It gives weight to the need to support economic growth. The extension of this building would support an established business.


4. In conclusion, it is considered that the extension of this building is acceptable in principle.


IMPACT ON NEARBY PREMISES

5. The buildings surrounding the site are in business/general industrial use. The extension of the existing building for an office use with a samples room used for the making up of samples would not impact upon adjoining properties in terms of noise, vibration or other nuisance.


DESIGN AND VISUAL AMENITY

6. Proposal D1 of the Revised Trafford UDP states that development should be compatible with the character of the area and should not adversely affect the street scene. The proposed extension is not be visible from the street and is designed with materials and details to match the existing building. As such no further condition regarding materials is required.


TRAFFIC, CAR PARKING AND ACCESS


7. The proposed site plan provides 41 car parking spaces to the south and east of the building. Access to the building for both vehicles and pedestrians will remain as existing. The Revised UDP indicates than 1 car parking space per 25 sq.m of floor space should be provided. In this case, 40 spaces would be required. The proposal would therefore meet the required standard of car parking.


DEVELOPER CONTRIBUTIONS


8. Under the terms of the Council’s SPG ‘Developer Contributions towards Red Rose Forest‘ the development falls within a category for which an onsite contribution would normally be appropriate. One tree per 30 sq. m of gross floor area is considered appropriate. In this case 5 trees would be required. The applicant has indicated that they will be provided on site and has shown them on the plan. It is considered that this can be dealt with by condition.


CONCLUSION


9. In conclusion, the development is considered to be acceptable in principle and in terms of its design. It is considered to be in compliance with all relevant revised Trafford Unitary Development Plan Policies and Proposals, the Emerging Core Strategy and the Draft National Planning Framework and is recommended for approval accordingly.

RECOMMENDATION: GRANT subject to the following conditions

1. The spaces shown for the parking of vehicles on the submitted plan W479/5/F shall be provided and marked out to the satisfaction of the Local Planning Authority within 2 months of the grant of this consent. All areas for the movement, loading, unloading and parking of vehicles provided in accordance with this permission shall be made available for those purposes at all times when the premises are in use; notwithstanding the provisions of any General Development Order, no development (other than that carried out in accordance with this permission) shall take place on any of the areas so provided.


2. (a) Notwithstanding the details submitted to date, within 1 month of the date of this consent details of 5 trees to be planted on site shall be submitted to and approved in writing by the Local Planning Authority. The details shall include planting size, species and location.

(b) The trees shall be planted in accordance with the approved details within 12 months from the date of this consent.


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

		76936/HHA/2011

		DEPARTURE: Enter





		Erection of part single, part two storey front side and rear extension to form additional living accommodation following demolition of existing conservatory.  Erection of vehicular access gates and piers with maximum height of 1.8m.



		Bramcote Lodge, Green Walk, Bowdon, WA14 2SN






		APPLICANT:  Mr Greg Ball






		AGENT: Andrew Forrest






		RECOMMENDATION:  Grant with conditions
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Councillor Michael Hyman has called the application in for determination by the Planning and Development Control Committee for the reasons outlined in the report.


SITE


The application site comprises a semi detached, two storey dwellinghouse that was constructed in the 1970’s which is located on the southern side of Green Walk, Bowdon and within the Devisdale Conservation Area and heavily screened by mature boundary treatment along the north east, north west and south western boundaries. A boundary wall and a row of conifers currently provides privacy to the occupiers of the connecting property.


The property has been extended in the past at the side and rear of the property at single storey level only, and deep projecting eaves supported on non structural GRP Doric style columns which run along the front elevation of the dwelling.


As a result of these previous extensions, it is generally accepted that the property neither preserves or enhances the Devisdale Conservation Area.

PROPOSAL


Demolition of existing conservatory to rear of the property and erection of a part single, part two storey extension at the front, side and rear to form enlarged living accommodation. 


Significant alterations have been made to the original scheme following discussions with the applicant who has accommodated the initial concerns of the officers regarding the design and appearance of the development and its position within the Devisdale Conservation Area. 


The proposed entrance porch with gallery above which would project 1.7m from the front wall of the property and have a width of 4.1m and be 7.1m from the common boundary shared with the adjoining property, 1 Holmwood. The proposed side extension’s front wall would be forward of the main wall by 1.4m and be 6.2m in width to align with the side wall of the existing single storey extension that was built in 1988. 


To the rear of the property, a separation distance of 3.7m would be provided between the boundary shared with 1 Holmwood and a two storey extension that would house a gym at ground floor level and a bedroom with Juliet balcony at first floor level which would project 3.4m. Further to this, there is a proposed single storey extension, 8m from the common boundary with 1 Holmwood that would project 3m from the existing rear wall of the property to provide an enlarged kitchen area that would in itself connect to a morning room that would project a further 2.9m and be below a master bedroom with associated external terrace at first floor level. The raised terrace would be approximately 15.8m from the boundary shared with 1 Holmwood and approximately 6.5m from the side boundary shared with Bickham House.

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.


PROPOSALS MAP NOTATION


Devisdale Conservation Area

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D6 – House Extensions


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas

RELEVANT PLANNING HISTORY

H/20462 - erection of brick and screen block wall 5 ft 6 ins high – approved November 1984


H/20977 - retention of decorative screen wall in excess of two metres in height – approved February 1985

H/28738 - erection of single storey side extension to form lounge and conservatory – approved March 1989

H/28739 - conservation area consent for demolition of existing side bay window to kitchen in connection with the erection of a single storey side extension – approved March 1989


H/61970 - Erection of single storey and first floor side and rear extensions to form additional living accommodation. Refused July 2005


Reason: The proposed side extension, by virtue of its design, siting, scale, massing and proximity to the side boundary would harm the spacious character of the area and would add further emphasis to a property which offers no positive contribution to the Conservation Area and would therefore fail to preserve or enhance the character or the appearance of the Devisdale Conservation Area. As such it is contrary to Proposals ENV21, ENV23, D1 and D7 of the Trafford Unitary Development Plan and ENV21, ENV23, D1 and D6 of the Proposed Adopted Unitary Development Plan


75872/HHA/2010 - Demolition of existing conservatory and erection of part single, part two storey front and rear extensions (including balcony to rear) to form additional living accommodation. Erection of vehicular access gates and pillars with maximum height of 2.3m. Withdrawn December 2010


CONSULTATIONS


LPA: No objections


REPRESENTATIONS


Councillor Hyman has called the application in for determination so that he may have the opportunity to represent the owners of 1 Holmwood, the connecting dwellinghouse, and put his case directly to the members of the Planning Committee.


The grounds for the call in are as follows:


· The rear extension would be overbearing and visually obtrusive, being within 10m of the dining kitchen window. The proposed Juliet balcony would cause overlooking and therefore affecting their privacy


· The two storey entrance porch with associated glazing would cause overlooking to the front garden area, thereby affecting privacy


· The previous extensions are out of character and harmful to the character of the two dwellings. The proposed works would exacerbate the unbalanced appearance of the properties and architectural and visual balance is a crucial consideration


· The proposed extension would elongate the semi detached property to the detriment of the character and appearance of the locality.


Neighbours: One objection has been raised on behalf of the occupiers of 1 Holmwood, the adjoining property to the application dwellinghouse.


· The proposed two storey rear extension would project 3m, 3.7m from the common boundary and 10m from a dining kitchen window which would appear overbearing and visually intrusive.


· The proposed Juliet window at first floor level would also increase the propensity of overlooking of the rear garden area and thus result in prejudice to privacy


· The proposed two storey entrance porch would project 2.5m and be within 7m of the party boundary. This glazed structure would give rise to overlooking of the front garden area


· The original design of the 2 dwellings is essentially simple and functional. The proposed works will result in an unbalanced appearance.


· No drawings or perspectives have been provided by the applicants detailing frontage elevations of the 2 properties together which means that the proposal cannot be satisfactorily considered


· The Council has a duty to preserve or enhance the Conservation Area and the architectural and visual balance of the 2 properties must be an important consideration


· The infilling of the property at first floor level to the north-western portion of the property will serve to emphasise the scale and extent of the development in views from Green Walk in particular and impact upon the relationship between the property and the side boundary


· The spaciousness of the plot would be further diminished and a shift in focal point further to the north west, altering the balance between the built environment and its landscaped setting. The critical balance of the 2 attached properties would be altered detrimentally


· The frontage will appear overdominant and excessively elongated in the streetscene to the detriment or character and appearance of the locality.


· The Devisdale Conservation Area was considered by the Secretary of state for the Environment in 1980 to be of outstanding architectural and historic interest, which emphasises the need in protection of the area to retain adequate space around buildings in order that their setting is retained.


· In essence, the proposals fail to have regard to the original and historic, essentially simplistic layout and design of the original properties – the adjacent property should not be ignored in design of the applicant’s proposals.


· The proposals do not adequately consider the relationship of the attached dwelling to the application property.

Bowdon Conservation Group: There appears to be no information regarding the location of protected trees and therefore requests that an arboreal survey is completed to mitigate any loss of planting.

OBSERVATIONS


RESIDENTIAL AMENITY


1. The neighbouring property, 1 Holmwood, is attached to the application property at first floor level, as access is provided to Bramcote Lodge underneath a bedroom to a detached garage which is to the rear and connected to the detached garage of 1 Holmwood which is accessed off Holmwood.


2 This property has habitable room windows within the rear elevation, with a lounge at ground floor level and bedroom above adjacent to the common boundary. Facing the common boundary and within a western elevation, there is a bathroom window at first floor level and windows providing natural light and outlook to a kitchen area that is supplemented by further windows within the southern elevation of the property.


3 The property is currently able to extend at first floor level a maximum of 3m at first floor level and 4m at ground floor level to the rear of the original property if it utilised its permitted development rights. With this in mind and a separation distance of 3.7m being provided between the rear extension and the common boundary, it is considered that a projection of 3.4m would be acceptable in this position. The fact that there are no habitable room windows at first floor level facing the proposed development and windows providing natural light and outlook to the habitable room windows of the kitchen below from both side and rear elevations ensures that disamenity to the occupiers of 1 Holmwood would not occur that would be sufficient to warrant a refusal of planning permission.


4 Similarly, the angle of view from the proposed Juliet balcony being positioned only 1.5m from the detached garage to the rear of the property would afford such an acute angle of view towards the private amenity area of the connecting property, that no overlooking or loss of privacy would occur to the detriment of the occupiers of that property.


5 Regarding the proposed terraced area to the rear of the property, the Council requires that a separation distance of at least 10.5m is provided between this and a boundary if shared with a neighbour unless sufficient screening is provided. Given that there would be approximately 15.8m and 13m provided between the terrace and 1 Holmwood and 2 Holmwood respectively, more than adequate space would be provided to ensure that existing privacy is maintained. Furthermore, due to the mature screening provided along the side boundary in common with Brickham House, it is considered that no loss of privacy would occur to the communal area to the side or rear of the residential care home.


6 It is considered that the proposed development would not cause undue harm to the amenities of neighbouring properties.


DESIGN AND IMPACT ON CONSERVATION AREA.


7 The design of the proposed development has been changed significantly following concerns raised by officers. The changes include the removal of rendering and a substantial reduction in the development’s size, scale and massing predominantly to the front and side elevations of the dwelling. The proposed front entrance has been reduced in projection to be the same as the two storey gabled element of the connecting property and a setback of approximately 2.9m has been provided at first floor level to the side of the property to ensure a more subordinate extension that retains approximately 6m between the property and the side boundary. 


8 It is acknowledged that the design of the single storey extension’s hipped roof being directly under the eaves of the first floor element is not ideal, but it is considered that this element would not detract from the appearance of the property and would at least preserve the Devisdale Conservation Area. 


9 Similarly, the proposed first floor extension, being set back nearly three metres from the front corner of the property and maintaining 6m as a separation distance between it and the side boundary is considered not to be visually dominant within the streetscene and would not be detrimental to the preservation of the Conservation Area. 


10 The appearance of the rear of the property would be enhanced by the removal of the existing conservatory and being replaced with a development that although relatively large, would not be overdominant in relation to neighbouring properties due to being able to be accommodated within a rear garden area of nearly 30m in width and 23m in depth. The fenestration details of the rear of the property would be dominated by large glass panels, but due to their positioning to the rear of the property and mature boundary treatment to the side and rear boundaries, the impact on the Conservation Area would be minimal. 


11 A gabled feature has been included with access to the terraced area to the rear. Although its appearance may be seen to be incongruous with the hipped roof to its rear, this would not be so apparent when erected due to angles of views from ground floor level and links with the gabled design of the bedroom and associated Juliet balcony.


12 Considering the general opinion that the existing property has a negative impact to the character or appearance of the Devisdale Conservation Area, the plans would result in some improvement in the appearance of the dwellinghouse and preserve the character or appearance of the Devisdale Conservation Area. Notwithstanding some reservation in the overall design and appearance of the property, it is considered that there would be insufficient grounds to refuse the proposal and therefore, on balance, the application is recommended for approval subject to conditions.


13 The proposed development includes a vehicular access gate and piers with a maximum height of 1.8m. Green Walk is characterised by historical and recent means of enclosure and the proposed development would not be incongruous within the streetscene. As trees along the front boundary of the property is designated as a Tree preservation order, a Method statement is required to ensure that the proposed piers would not cause detrimental harm to the root systems of nearby protected trees.


ACCESS, HIGHWAYS AND PARKING


14 The existing property has sufficient off street car parking provision for the proposed five bedroom property and therefore there are no concerns relating to this.


CONCLUSION


1. The proposed extension would not unduly impact on the adjoining residential properties and would preserve the appearance of the Devisdale Conservation Area. The proposal therefore would result in a satisfactory form of development that is considered to comply with the provisions of Proposals D1 - All New Development, D6 - House Extensions, ENV21 – Conservation Areas and ENV23 – Development within Conservation Areas of the Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance entitled The Downs, The Devisdale, Bowdon, Ashley Heath.


RECOMMENDATION: Grant with conditions

1. Standard


2. Details relating to L(00)18B, L(00)15A, L(00)13B, L(00)16A, side (north east) elevation as amended


3. Materials to be submitted and approved in writing (Conservation Area)


4. No further openings at first floor level


5. Method statement to be submitted relating to vehicular access gate piers to ensure that no detrimental harm would occur to protected trees.
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		WARD: Hale Central

		77088/VAR/2011

		DEPARTURE: No





		Variation of condition 15 of planning permission reference 75885/FULL/2010 (demolition of existing church and sunday school and erection of a part two storey, part three storey building comprising church hall and 7 no. apartments. Creation of car park on part of existing open space on Peel Road with footpath to the proposed building and remainder of open space to provide garden for church and residents) to allow surface water to be disposed of by alternative means.



		Hale Methodist Church, Hale Road, Hale, Altrincham, WA15 9HQ





		APPLICANT:  Great Places Housing Group





		AGENT: Bernard Taylor Partnership Ltd





		RECOMMENDATION:  MINDED TO GRANT









SITE


The application site has recently been cleared of buildings (apart from a section adjoining no. 1 Oak Road) and a recently approved scheme for a church hall and 7 no. apartments is currently under construction. The site formerly comprised two linked buildings - Hale Methodist Church at the junction of Hale Road and Oak Road and the Assembly Rooms to the rear of the Church on Oak Road. The site also includes an area of open space on the east side of Peel Road to the north west of the buildings.

The site is within a suburban area to the north east of the centre of Hale and is surrounded on all sides by residential property. The immediate area comprises predominantly two storey Victorian and Edwardian terraced housing on Hale Road and Oak Road. On Peel Road to the north west of the site is a more recent development of 2 storey elderly people’s flats (1980’s).


PROPOSAL


Permission was granted in March 2011 (ref. 75885/FULL/2010) for demolition of the existing Church and Sunday School and erection of a part two storey, part three storey building comprising Church Hall and 7 no. apartments and creation of car park on part of existing open space on Peel Road with footpath to the proposed building and remainder of open space to provide garden for Church and residents. The buildings have now been demolished and construction of the new building has recently commenced.


Condition 15 of the permission states that “No development approved by this permission shall be commenced until a scheme for the disposal of surface waters has been approved by the Local Planning Authority and such a scheme shall be constructed and completed in accordance with the approved plans. In accordance with PPS25 surface water shall not be allowed to discharge to the foul/combined sewer as stated in the planning application. This prevents foul flooding and pollution of the environment. The site must be drained on a separate system, with only foul drainage connected into the foul sewer. Surface water should discharge to the soakaway/watercourse/surface water sewer and may require the consent of the Environment Agency. If surface water is allowed to be discharged to the public surface water sewerage system, United Utilities may require the flow to be attenuated to a maximum discharge rate determined by United Utilities. 

Reason: To prevent pollution of the water environment, having regard to Proposal D1 of the Revised Trafford Unitary Development Plan”.


This application seeks to vary this condition and allow for surface water from the development to connect into the existing combined sewer.


DEVELOPMENT PLAN


The Revised Trafford UDP was formally adopted on 19 June 2006.  



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

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

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


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

PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


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


DP7 – Promote Environmental Quality


RDF1 – Spatial Priorities


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


L4 – Regional Housing Provision


L5 – Affordable Housing


RT2 – Managing Travel Demand


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


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV1 – Flood Risk


ENV2 – Improving the Environment

ENV4 – Trees, Hedgerows and Woodlands


ENV12 – Species Protection


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting


ENV27 – Road Corridors


H2 – Location and Phasing of New Housing Development


H4 – Release of Other Land for Development


H8 – Affordable Housing


T6 – Land Use in Relation to Transport and Movement


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


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


D13 – Energy Considerations in New Development


RELEVANT PLANNING HISTORY

75885/FULL/2010 - Demolition of existing Church and Sunday School and erection of a part two storey, part three storey building comprising Church Hall and 7 no. apartments. Creation of car park on part of existing open space on Peel Road with footpath to the proposed building and remainder of open space to provide garden for Church and residents. Approved 28/03/2011


CONSULTATIONS


United Utilities – Comment that the condition does not meet PPS1 and PPS25, therefore United Utilities do not feel condition 15 should be varied.


Environment Agency – No comments


Pollution & Licensing – No comments


Drainage – Comments are included in the Observations section below.


REPRESENTATIONS


Neighbours – 4 letters received summarised as follows:


· Confusion regarding which condition this relates to as condition 15 does not refer to drainage (note – condition 15 does relate to drainage, however there is an error on the list of conditions as it appears on the Council’s website where the drainage condition is listed as condition 16).

· Unclear what is meant by “to allow surface water to be disposed of by alternative means”.


· Any variation must comply with national and local guidelines to prevent flooding. Flash storms, etc. already causing flooding on Hale Road. 


· The proposal increases the developed surface area on the site for example through the creation of a new car park and it would seem logical that surface water run off will increase from the current situation. Hale Road already floods frequently with heavy rainfall. Condition 15 was attached in an attempt to ensure the development complied with policy D1 and PPS25. Assuming Condition 15 met the necessary legal tests then this condition was considered necessary by the Council only a short time ago. Unless there have been significant changes in circumstances it should still therefore be necessary now.


· The applicants appear to have discussed the possibility of discharging surface water directly into the combined surface/foul water system with United Utilities but United Utilities are not the LPA and are not responsible for the application of proper planning policy through the planning system. An acceptance by UU does not in itself make a proposal acceptable in planning terms.


· PPS25 seeks to reduce risk of flooding by amongst other things incorporating sustainable drainage systems. It suggests that local authorities should use the opportunities offered by new development to reduce the causes and impacts of flooding.


· Developers should not be able to sidestep normal policy simply to save money.


· To allow this relaxation of condition 15 without clear justification on planning grounds would also create a precedent making it more difficult for the Council to require sustainable drainage in the future.


· If drainage was an important issue in the original application then it is essential that conditions are adhered to.


OBSERVATIONS


1. 
The condition was attached to the original planning permission on the advice of United Utilities that surface water should not be allowed to discharge to the foul/combined sewer and a scheme for surface water disposal on a separate system should be submitted and approved. This was considered necessary to prevent foul flooding and pollution of the environment in accordance with PPS25: Development and Flood Risk. 


2.
The applicant has advised that since the condition was imposed they have discussed the matter with United Utilities who confirmed that surface water from the development can connect into the existing combined sewer. However, in response to being consulted on this application, United Utilities maintain their original position that a shared system is required to meet PPS1 and PPS25 and therefore comment that the condition should not be varied.

3.
The Council’s Drainage Section has advised that the requirement of United Utilities for separate drainage is a standard response and does not always reflect local circumstances. They advise that the developer has a right to connect to the public sewer network, and as far as they are aware the Local Planning Authority is not required to consult United Utilities.

4.
They note that the scheme includes a separate system to be constructed within the site and the surface water is to be stored with a controlled discharge of only 6l/sec. 

5.
Drainage advise they do not consider that there is a separate system in place in that part of Hale Road / Oak Road / Peel Road. 

6.
The length of sw sewer indicated on sewer records in Hale Road appears to be only 50m long and discharges into the combined system anyway - to suggest major closures / diversions to construct an unnecessary connection on the ''sw'' sewer in Hale Road cannot be justified. 

7.
Drainage also comment that the Sustainable Urban Drainage (SUDs) approach that has been suggested by the designer should be a template for all future planning applications of this type. SUDS is a design philosophy that uses a range of techniques to manage surface run off as close to source as possible. Trafford Council actively promotes SUDS as a way of improving our environment. By reducing flows to the piped drainage systems and filtering run off at or close to source by installing a SUDS can deliver not only significant reductions in impacts on our water resources but also improvements in the quality of our surroundings. With the expected increase in intensity and frequency of rainfall events in the future because of Climate Change SUDS is seen as a positive step that could help to reduce the incidents of flooding and stream pollution that are increasingly being reported throughout the Borough.


8.
Having regard to the above comments it is considered that the variation of the condition to allow surface water to connect into the existing combined sewer is acceptable in this particular case. Any permission would also need to be subject to the previously imposed conditions, most of which could be amended to require the development to be carried out in accordance with details that have already been submitted and approved.

DEVELOPER CONTRIBUTIONS


9.
Any permission would also need to be subject to the completion of an appropriate legal agreement to require the same developer contributions as previously, which was a contribution of £3,833.59 toward outdoor sports facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’. (There is no requirement for a contribution towards open space provision in this case as the application includes an area of open space that is to be made accessible to the community).


RECOMMENDATION: MINDED TO GRANT, subject to:

A. The completion of an appropriate legal agreement and that such legal agreement be entered into to secure a financial contribution of £3,833.59 toward outdoor sports facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’.


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


1. Standard 3 year time limit

2. List of approved plans

3. Materials to be in accordance with those already approved


4. All windows and doors to be constructed in timber and be set back and reveal at least 100mm from the front face of the adjoining wall

5. Stained glass windows to the front and side elevation of the building to be in accordance with the specifications already approved


6. Original materials and features to be re-used in the development to be in accordance with those already approved


7. Development to be carried out in accordance with approved Written Scheme of Investigation (WSI)


8. Tree and hedge protection as already approved


9. Landscaping and boundary treatment to be in accordance with details already approved


10. Obscure glazing to first and second floor windows to rear elevation, as per approved plans


11. Provision and retention of car parking


12. Provision of porous surfacing to car park area


13. Provision of 2 secure cycle parking spaces


14. Contaminated land – Validation Report required


15. All surface waters should discharge to the foul/combined sewer in accordance with the scheme shown on drawing no. D01/A, unless otherwise agreed in writing by the Local Planning Authority.


16. Provision of open space in accordance with scheme already approved and to be retained thereafter.






		WARD: Hale Barns

		77232/VAR/2011

		DEPARTURE: No





		Variation of Condition 28 of Planning Permission 76125/FULL/2010 to allow deliveries to the foodstore on Sundays.



		The Square, off Hale Road, Hale Barns





		APPLICANT:  Development Securities (Hale Barns) Ltd





		AGENT: Drivers Jonas Deloitte





		RECOMMENDATION:  MINDED TO GRANT










SITE


The Square shopping centre is located in Hale Barns centre and dates from the 1960s. The development is roughly U-shaped with a central square enclosed on three sides by built development and a largely open frontage onto Hale Road. The centre comprises a mixture of retail units at ground floor level anchored by the Co-Operative Village Store which projects into the square along the site frontage. The car park lies to the south of the centre, at the rear and contains 103 marked spaces and associated landscaping. There is a row of garages along the eastern side of the car park. 


Access to the site for both deliveries and customers is from Hale Road. The road serving the site is one way and runs around the perimeter of the site. The access is situated to the east of the centre and egress to the west. There is a small, grass covered area of land adjacent to an electricity sub station to the southeast of the site access, which also falls within the application site. The eastern side of the shopping centre is three storey with two floors of residential accommodation above the commercial units at ground floor level. The southern and western side of the centre is two storey and is in commercial use on both floors. 


Across Hale Road to the north is a row of predominantly two storey commercial properties. The site is adjoined on the western side by All Saints Church, a therapy centre and a bowling green associated with the Bulls Head Public House. The site is adjoined on the southern and eastern sides by two storey residential properties on Tithebarn Road and Barns Place.


PROPOSAL


Permission was granted in July 2011 (Application No. 76125/FULL/2010) for demolition of the existing buildings and a comprehensive redevelopment of the site, comprising retail foodstore (2730 square metres gross internal floorspace), additional retail floorspace (1022 square metres gross internal floorspace) and 24 residential units, car parking, servicing and associated works.


Condition 28 of the permission states the following: - There shall be no deliveries or collections from the retail foodstore in the eastern block before 07.00 hours or after 22.00 hours on Monday to Saturday or at any time on a Sunday.  The gates to the service delivery area should remain closed at all times (including the period in which the delivery takes place) except for access onto and egress from the delivery area.  Prior to the commencement of development, details of an acoustic fence along the south east boundary of the site between the foodstore servicing area and the properties on Tithebarn Road, shall be submitted to and approved by the Local Planning Authority. The fence shall be installed in complete accordance with the approved details prior to the foodstore being brought into use. 


Reason: In order to protect residential amenity and the amenities of other users in accordance with Proposal D1 of the Revised Trafford Unitary Development Plan.

This application seeks to vary the condition in order to allow deliveries to the foodstore between 11.00 hours and 18.00 hours on Sundays. The agent has stated that although the store may open on Sundays the condition prevents deliveries on this day which would not allow the store to receive deliveries of fresh, perishable produce. This would prevent the store from being able to provide its customers with items such as fresh dairy produce, meat, bread, fruit and vegetables or flowers and this has a significant impact on the ability of the store to meet its customer’s day-to-day needs.  


In response to a request for further information on the type and number of deliveries anticipated on Sundays, the agent has advised that in the worst case scenario this will comprise of 2 x 7.5t vans and 2 x larger vehicles (it is most likely that these larger vehicles will be rigid 18t vehicles - Booths would only use articulated vehicles if Sunday trade warranted this).


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


DP7 – Promote Environmental Quality


RDF1 – Spatial Priorities


W1 – Strengthening the Regional Economy


W5 – Retail Development


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION


Local Shopping Centre


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


S1 - New Shopping Development


S4 – Local and Neighbourhood Shopping Centres


S5 - Development in Town and District Shopping Centres


S10 – Local and Neighbourhood Shopping Centres


S14 – Non Shop Uses within Local and Neighbourhood Shopping Centres


T6 - Land Use in Relation to Transport and Movement


D1 - All New Development


RELEVANT PLANNING HISTORY

76125/FULL/2010 - Demolition of existing buildings and comprehensive redevelopment comprising retail foodstore (2730 square metres gross internal floorspace), additional retail floorspace (1022 square metres gross internal floorspace) and 24 residential units, car parking, servicing and associated works. Approved 20/07/2011


APPLICANT’S SUBMISSION 


A covering letter and Noise Survey and Assessment have been submitted and are referred to below where relevant.


CONSULTATIONS


Pollution and Licensing - No objections to amendment of the condition, subject to a condition to ensure that the company do not resort to undertaking more than necessary deliveries on a Sunday. The following condition is suggested which should also include a restriction to the number and type of vehicles as suggested below: -


There shall be no deliveries or collections from the retail foodstore in the eastern block before 07.00 hours or after 22.00 hours on Monday to Saturday or before 11.00 hours or after 18.00 hours on a Sunday. The gates to the service delivery area should remain closed at all times (including the period in which the delivery takes place) except for access onto and egress from the delivery area. Prior to the commencement of development, details of an acoustic fence along the south east boundary of the site between the foodstore servicing area and the properties on Tithebarn Road, shall be submitted to and approved by the Local Planning Authority. The fence shall be installed in complete accordance with the approved details prior to the foodstore being brought into use.


There shall be no more than two x 7.5t vans and two 18t larger vehicles delivering to the store on Sundays.  Approval should be sought from the LPA should a change in the number of deliveries be proposed


LHA – No objections


REPRESENTATIONS


None received


OBSERVATIONS


BACKGROUND


1. Condition 28 of planning permission 76125/FULL/2010 would preclude deliveries or collections from the approved retail foodstore in the development before 07.00 hours or after 22.00 hours on Monday to Saturday or at any time on a Sunday. The condition was imposed in order to protect the amenities of occupiers of adjacent residential properties, principally those on Tithebarn Road on the east side of the site, as Sunday deliveries could potentially result in disturbance and complaints.


2. The agent has advised the above restriction would not allow the store to receive deliveries of items such as fresh dairy produce, meat, bread, fruit and vegetables or flowers on a Sunday. The agent has advised this has a significant impact on the ability of the store to meet its customer’s day-to-day needs and meet the needs of the local community. Therefore this application seeks to vary the condition in order to allow deliveries on Sundays, and it is requested this would be between the hours of 11.00 and 18.00 hours.


IMPACT ON RESIDENTIAL AMENITY


1. The Noise Survey and Assessment submitted with the application assesses the effects of noise generated from operational deliveries to the foodstore on the amenity of houses along Tithebarn Road. This tests the impact of daily deliveries between 07.00 hours and 22.00 hours, therefore includes the impact of deliveries on a Sunday between the proposed hours of 11.00 and 18.00. The Assessment concludes that “using the methodology contained within BS4142, the difference is below +5dB over background, which does not indicated the likelihood of complaints due to noise from deliveries, with respect to people living in the vicinity of the proposed development”.


2. The Assessment recommends a number of mitigation measures, including proposed screening between the service yard and houses along Tithebarn Road; acoustic fencing surrounding the service yard; separate entry and exit points to the service yard; and the designated one-way servicing route through the development. The first two of these could be incorporated into a condition attached to any approval to vary the condition whilst the other two would be provided as they form part of the approved development.  


3. The type and number of deliveries anticipated on Sundays has been indicated as 2 x 7.5t vans and 2 x larger vehicles (the agent has also indicated that it is most likely that these larger vehicles will be rigid 18t vehicles rather than articulated vehicles - Booths would only use articulated vehicles if Sunday trade warranted this).  This is less than the deliveries the Noise Assessment concluded would have no impact on the amenity of local residents (approximately eight – ranging in size – with no more than two HGV deliveries).  


4. The Pollution and Licensing Section advise that they have no objection to allow deliveries on Sundays based on the above, although recommend that a condition includes the following to ensure the company do not resort to undertaking more than necessary deliveries on a Sunday: There shall be no more than 2 x 7.5t vans and 2 x 18t larger vehicles delivering to the store on Sundays.  Approval should be sought from the LPA should a change in the number of deliveries be proposed.


5. Having regard to the above it is considered that the variation of the condition is acceptable and condition 28 can be amended to allow Sunday deliveries between the hours of 11.00 hours to 18.00, subject also to a limitation on the number and type of vehicles. Any permission would also need to be subject to the other previously imposed conditions.


DEVELOPER CONTRIBUTIONS


6. Any permission would also need to be subject to the completion of an appropriate legal agreement to require the same developer contributions as previouly, which are as follows: 


· Informal/children’s playing space (£23,313.79) and outdoor sports facilities (£11,068.41)

· Red Rose Forest and other tree planting (up to £15,810)

· Highway and Public Transport Schemes (£399,030 split between a highway network contribution of £35,109 and a public transport contribution of £363,921).

RECOMMENDATION: Minded to Grant subject to:-

A) That the Committee be MINDED TO GRANT planning permission for the development, and that the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and that such an agreement be entered into to secure a total financial contribution of up to £449,222.20 consisting of :-

· Informal/children’s playing space (£23,313.79) and outdoor sports facilities (£11,068.41)

· Red Rose Forest and other tree planting (up to £15,810)

· Highway and Public Transport Schemes (£399,030 split between a highway network contribution of £35,109 and a public transport contribution of £363,921).

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

1. Standard time limit


2. List of approved plans


3. Materials to be submitted and approved


4. Landscaping 


5. Tree Protection 1


6. Tree Protection 2


7. Provision of Access Facilities 2


8. Retention of Access Facilities


9. Bin Store / Recyclables


10. Standard Contaminated Land condition and to include requirement to stop development in the event any contamination not previously identified is found to be present on site and submit for approval an amendment to the remediation strategy (as recommended by the Environment Agency).


11. External Lighting Scheme


12. No external shutters shall be installed to the shopfronts hereby approved unless planning permission has been sought and granted for such shutters.  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.


13. The shop fronts of the development hereby approved shall not be installed other than in accordance with details that have received the prior written approval of the Local Planning Authority. Such details shall also incorporate areas for shop front advertisements.


14. Development shall not begin until a surface water drainage scheme for the site, based on sustainable drainage principles and the Flood Risk Assessment (FRA) from (Report No BF/N/210239) dated August 2010, has been submitted to and approved in writing by the local planning authority. The scheme shall subsequently be implemented in accordance with the approved details before the development is completed. The scheme shall also include details of exceedence event up to a 1 in 100 year including climate change allowance and details of how the scheme shall be maintained and managed after completion.


15. No surface water from this development is discharged either directly or indirectly to the combined sewer network to meet the requirements of Planning Policy Statement 25. This site must be drained on a separate system, with only foul drainage connected into the foul sewer. Surface water should discharge to the 300mm surface water sewer located in Hale Road at a rate not exceeding 20l/s.


16. Development in accordance with recommendations of the Bat Survey 


17. Submission, approval and implementation of a programme of archaeological works in accordance with a Written Scheme of Investigation

18. The retail sales floorspace associated with the supermarket element of the application shall be located solely within the ground floor as shown on plan no. 6926 – L(00)72 - Rev. A dated 02 December 2010 and no retail sales floorspace will be permitted elsewhere within the building shown on that plan.


19. The net retail sales floorspace of the supermarket element of the application, including checkouts and service counters but excluding the area of a café/restaurant, shall not exceed 1,366 sq. m (as specified in the submitted Planning Statement and PPS4 Statement), unless otherwise agreed in writing with the Local Planning Authority.


20. No single retail operator, or any subsidiary or associated companies of that retail operator shall occupy floorspace in ‘The Square’ (as defined by the site edged red on plan no. 6926 - L(90)01 dated 22 December 2010), which on an individual or cumulative unit basis exceeds 2,730 sq. m gross or which exceeds 1,366 sq. m of net retail sales area (including checkouts and service counters).


21. No more than 500 sq. m of the gross retail floorspace (excluding the foodstore) shall be occupied by Classes A2 to A5 of the Town and Country Planning (Use Classes) Order 1987 as amended.


22. The total Class A retail floorspace (excluding the foodstore) hereby approved and shown on plan nos. 6926 - L(00)73 dated 02 December 2010 and L(00)70 Rev C dated 16 February 2011 shall not be divided into less than 5 Class A units.

23. The noise levels from fixed electrical and mechanical plant on the site, when rated in accordance with BS4142:1997, shall not exceed 35 dB(A). The noise levels shall be determined at one metre outside the façade containing a window to a habitable room in the nearest noise sensitive property (including All Saints Church). The noise level assessment shall be made in accordance with BS4142:1997.


24. 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.


25. None of the units hereby approved shall be occupied by uses falling within Use Classes A3, A4 and A5 until details of measures for the control of odour from those units have been submitted to and approved in writing by the Local Planning Authority.  The approved measures shall be implemented in accordance with the approved details prior to the use being first brought into operation and retained as such thereafter. 


26. None of the units hereby approved shall be occupied by uses falling within Use Classes A3, A4 and A5 until the proposed hours of operation have been submitted to and approved in writing by the Local Planning Authority.  The premises shall not operate other than in accordance with the approved hours.


27. There shall be no deliveries or collections from the Class A retail units in the western block before 07.00 hours or after 22.00 hours on Monday – Saturday or between the hours of 08.00 and 11.00 on a Sunday or a Bank Holiday. There shall be no use of reversing bleepers or other reversing noises on a Sunday or a Bank Holiday.


28. There shall be no deliveries or collections from the retail foodstore in the eastern block before 07.00 hours or after 22.00 hours on Monday to Saturday or before 11.00 hours or after 18.00 hours on a Sunday. Deliveries to the foodstore on Sundays shall be limited to a maximum of 2 x 7.5t vans and 2 x 18t larger vehicles, unless otherwise agreed in writing by the Local Planning Authority. The gates to the service delivery area should remain closed at all times (including the period in which the delivery takes place) except for access onto and egress from the delivery area.  Prior to the commencement of development, details of an acoustic fence along the south east boundary of the site between the foodstore servicing area and the properties on Tithebarn Road, shall be submitted to and approved by the Local Planning Authority. The fence shall be installed in complete accordance with the approved details prior to the foodstore being brought into use.

29. There shall be no collections of refuse and/or recycled materials between the hours of 22.00 hours and 07.30 hours on any day and additionally between 0800 hours and 1100 hours on a Sunday.


30. Cycle Parking


31. Travel Plan

32. A scheme for the parking management and security of the car park, which shall seek to meet the GMP Safer Car Parking Standards, shall be submitted to, approved by the Local Planning Authority and thereafter implemented in accordance with the approved scheme. Thereafter the measures outlined in the agreed scheme must be kept operational at all times unless otherwise agreed in writing by the Local Planning Authority. 

33. A scheme for the traffic management of the service area for the retail foodstore shall be submitted to and approved by the Local Planning Authority and thereafter implemented in accordance with the approved scheme. Thereafter the measures outlined in the agreed scheme must be kept operational at all times unless otherwise agreed in writing by the Local Planning Authority. 


34. The foodstore, other retail units and residential accommodation hereby approved shall not be occupied until such time as the highway works indicated on Curtins Consulting drawing no. 90005_005, have been carried out in complete accordance with the approved details.


35. Before the development hereby permitted commences, full details of the location, size and means of security of the construction site compound(s) shall be submitted to and agreed in writing by the Local Planning Authority. Thereafter, the agreed details must be maintained for as long as the construction process takes place, and no other areas used unless otherwise agreed in writing by the Local Planning Authority. 

36. There shall be no construction activity at the site except between the hours of 07.30 hours and 18.30 hours on Monday-Friday, between the hours of 08.00 and 13.00 hours on Saturday and at no time on a Sunday and Bank Holidays unless otherwise agreed in writing by the Local Planning Authority.  All construction activities shall be carried out in accordance with BS 5228:2009.


37. The development shall not begin, other than that required for the formation of the site access, until measures for ensuring the prevention of the deposit of mud, building materials, waste and other similar materials on the surrounding highway network have been agreed in writing by the Local Planning Authority. The approved measures shall be implemented in full and retained until the completion of the construction works.
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		Erection of 39 no. residential dwellings with associated layout, access, landscaping, parking and garages, and garden areas (as an amendment to previously approved development for 61 no. residential dwellings).



		Land off Over Ashberry, Stamford Brook, Altrincham, WA14 5ZN





		APPLICANT:  Redrow Homes NW





		AGENT: 






		RECOMMENDATION:  MINDED TO GRANT SUBJECT OT S106 AGREEMENT









SITE


The application site occupies an area of approximately 1.52ha and is sited in the south-western corner of the parcel of land to the north of the Carrington railway line.  The site has been cleared during preparation for development on this site and the adjacent sites with the Stamford Brook development.  It was formerly gently sloping arable farmland with some areas of rough grassland and scrub colonisation providing limited structural diversity.


The southern boundary of the application site is formed by the Carrington railway line, the western edge of the site is an area of green belt land to be developed as a community woodland area under application H/55921.  To the north and east of the side are residential properties constructed during earlier phases of the Stamford Brook residential scheme. 


PROPOSAL

39 no. detached dwellings are proposed within the application site area.  Outline planning permission for the residential development of Phase 3, as part of the wider development at Stamford Brook, was granted permission in May 2005 under application H/ARM/56989.  The most recent approval for 162 no. houses covering 62 no. properties on this piece of land (H/69346) was of a similar design and utilised similar parking courts and building types to those employed elsewhere in the estate.  This application seeks to reduce the number of residential units in the application site area from 62 no. to 39 no. with the emphasis switched to more family accommodation and the introduction of Redrow’s “Heritage” range house types.  These are largely semi-detached or detached properties, although there will be 1 no. flat above garage (FOG) and a run of 5 no. townhouses to the south-eastern corner of the site.


The proposed road layout has been amended to reflect the proposed new housing layout and It is proposed to retain pedestrian access through the site to the community woodland which is to be created beyond the western boundary to the site.  Access to this woodland would be between plot numbers 94 and 95.  


The proposal also seeks to incorporate some of the garden land previously allocated to plot numbers 153 – 155 inclusive, within a new plot (identified as plot 98).


DEVELOPMENT PLAN


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 (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.


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. 


It is a consultation document and, therefore, subject to potential amendment. It is capable of being a material consideration, although the weight to be given to it will be a matter for the decision maker 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 draft 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.


PRINCIPAL RSS POLICIES

RDF1 – Spatial Priorities


L4 – Regional Housing Provision

L5 – Affordable Housing

MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


PROPOSALS MAP NOTATION


Sinderland Development Area


Large Sites Released for Housing Development


Other Highways Improvements


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


MD1 –The Sinderland Development Area


H2 – Location and Phasing of New Development


H3 – Large Sites Released for Housing Development


H4 – Release of Other Land for Development


H8 – Affordable Housing


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential development


ENV16 – Tree Planting


ENV10 – Wildlife Corridors


OSR8 – Improvement and Provision of Outdoor Sports Facilities


OSR9 – Open Space in New Housing Development


RELEVANT PLANNING HISTORY

H/OUT/41981: Development of Land for residential purposes (approx 645 houses and open space with road between Manchester Road and Sinderland Road including diversion of public footpaths within the site). 


Approved. 4th July 2000


H/ARM/56989: Approval of Reserved matters pursuant to outline planning approval H/OUT/41981 for 375 residential units with associated local access roads, drainage infrastructure and landscaping.

Approved, 17th May 2005


H/ARM/57082: Approval of Reserved matters pursuant to outline planning approval H/OUT/41981 for 375 residential units with associated local access roads, drainage infrastructure and landscaping. (Duplicate application of H/ARM/56989)

Withdrawn, 11th August 2005


H/67146: Erection of 45 residential dwellings (amendment to Phase 3 of the Stamford Brook development to include 5 additional units and to incorporate an extended site boundary).


Approved, 25th June 2008


H/69346: Erection of 162 residential units with associated landscaping and parking on land to the north of the railway line.


Approved, 17th October 2008


CONSULTATIONS


Environment Agency – No comments to make


Natural England – No objection.  Some informative points are raised, details of which have been forwarded directly to the applicant (in an email 27/09/11).


GMP (Design for Security) – No objections in relation to the revised scheme as set out on plan no. 1379-02-02-005.


Greater Manchester Archaeological Unit (GMAU) – The wider development area between Sinderland Road and Sinderland Brook has been the focus of previous archaeological investigations.  The present proposals do not pose a threat to any known or suspected archaeological interest.  No conditions recommended.


Greater Manchester Ecology Unit (GMEU) – Has had considerable involvement in the development of the proposals and note the changes to the approved scheme and the updated Ecological Assessment.  There are no objections in principle and recommend that scrub, trees and vegetation are cleared outside of the bird breeding season (March – August inclusive).


Network Rail – No objection in principle to the development.  However, due to its close proximity to the operational railway, several concerns and informative points are raised, details of which have been forwarded directly to the applicant (in an email 26/08/11).


Electricity North West – The proposed development could have an impact on Electricity North West infrastructure.  As such, several concerns and informative points are raised, details of which have been forwarded directly to the applicant (in an email 05/09/11).


LHA – No objections (These comments are made in relation to the amended plans).  


REPRESENTATIONS


1 no. letter was received from a neighbour prior to the receipt of amended plans.  The main planning related points are outlined below:


· The proposed garage close to the boundary with 11 Vetchwood Gardens (plot 67) would give rise to visual intrusion and an unduly overbearing effect due to its scale, height, projection and massing.


The garage in question has now been removed from the scheme in the amended plans


OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT 

1. Outline planning permission for the development of land for residential purposes (approximately 645 houses and open space with road between Manchester Road and Sinderland Road including diversion of public footpaths within the site) within the wider Stamford Brook development to the north of the dismantled railway line was granted in July 2000 under application H/OUT/4198


2. Planning permission exists for 62 no. dwellings within the application site area.  As such, the principle of significant housing provision on the site has been established (H/69346).  The net result in terms of housing provision is a reduction of 23 no. units.  As such, the development is considered acceptable in principle, subject to the normal planning considerations.


AFFORDABLE HOUSING


3.
The original planning permission for the Stamford Brook development (to the north of the railway line) required the provision of affordable housing of some 10% (65 units) of the total site development capacity (of 645 units).  An area to the south of the railway line has since been developed and the current number of approved housing units has risen to 753 units in total.  This current planning application would actually reduce the overall proposed provision to 730 units.


4.
Policy L5 of the RSS indicates that Councils should seek to secure additional affordable housing provision to meet local needs.


5.
Proposal H8 of the Adopted Revised UDP sets out the Council’s requirements in this regard.  The target requirement for new developments in the Altrincham area is now for a 35% level of provision of such housing, unless such a contribution would prejudice the realisation of other planning objectives.  The s106 Agreement drawn up for the outline approval of land to the north of the railway line (H/OUT/41981) agreed to provide affordable housing at 10% and this obligation has already been met within the previous phases of the Stamford Brook development.  Given that the number of units is being reduced as part of this application, it is not considered necessary or relevant to require any further affordable housing provision.  As such, this phase of the Stamford Brook development will all be general market housing

DESIGN AND APPEARANCE


6. The design and layout of this proposal marks a shift away from the existing character of the Stamford Brook Estate.  Whereas the majority of the estate is influenced by simple building lines and modest architectural proportions, this proposal seeks to introduce family housing from the Redrow “Heritage” range.  In context, this housing would be more appropriate for a suburban location.  Given the siting of the application site to the south-western extremity of the area of the Stamford Brook Estate north of the railway line, with no vehicular access to the west, it is considered that this would represent a suitable fringe location for such housing.


7. There was initially concern with the use of the “Heritage” range house types in terms of their relationship to and integration with the existing built form within the estate.  A clear juxtaposition in house type is something which should be avoided in new residential layout as it can appear like patchwork development.  However, it is considered that the proposed new residential form successfully merges spatially with the existing element of the estate fronting Over Ashberry.  The  use of a similar layout to those previously approved at plots 106-109, as well as the simple rectangular floor plan and modest elevations of plots 103-104 and indeed the relatively modest plan form of plots 71-72 and 105, assist in blending the new house type with the existing properties.  The larger “Heritage” properties and those of more architectural detail are located further west within this application site, which is considered appropriate and will mean that the significantly different house types are not immediately visible from Over Ashberry, which is the road linking the application site to the rest of the Stamford Brook development.  The layout within the development internally is considered acceptable.


8. The view into the new phase of the development is acceptable in urban design terms and combines a strong residential building frontage (plots 80 and 81) with indicative tree planting to soften the vista.   The lack of frontage parking ensures that the view will not be dominated by parked cars.  The curved nature of the streets, the numerous indicative trees and the less dense development further west within the site, in addition to an irregular building line serve to soften the feel of this area of the estate and distinguish it as a suburban settlement identifiable from but linked to the Stamford Brook estate.  Although plots 88, 89, 90 and 94 are a little uncomfortable and face away from the streetscene, out from the site, it is considered important that development does not solely face inwards.  In any event, the streets to the west are fronted from at least on one side.  As such, the layout in this case is considered acceptable.


9. It has been acknowledged that throughout the estate on-street parking has become an issue, and it is considered that the provision of access drives and private garages within plots will ease this issue and may ultimately prove more successful than the parking courtyards utilised elsewhere on the estate.  The vehicular access widths within plots have been reduced in amended plans to ensure that they do not dominate the street scene.


10. Access to the site remains unchanged, being a direct access from Over Ashberry.  The proposed changes to the layout within reflects the larger plots sought for the “Heritage” house types. 


11. No significant area of public open space has been incorporated in this application site, save for a small area of planting around the proposed footpath link to the woodland area.  However, there has been no net loss in open space provision over and above the previous approved layout.


HIGHWAYS AND PARKING

12. Prior to the submission of amended plans there had been significant concerns in terms of the layout and alignment of the roads in the area of the site in the south-eastern corner.  Amended plans have re-worked the layout, removed a large section of “multi-user” hardstanding, and addressed concerns with accessibility to and manoeuvrability within some plots.  The revised scheme has reduced drive access widths to the standard widths in order to reduce the levels of hardstanding within the site.  The Local Highways Authority now raises no objection to the current amended layout

13. Each dwelling will be served by a minimum of 2 no. off-street parking spaces and significantly more in some of the larger developments.  This provision is considered acceptable for this residential location to the west of the estate.


14. 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.


RESIDENTIAL AMENITY


15. The revised layout addresses the initial concerns in terms of privacy distances between habitable rooms at first floor level and boundaries private garden areas to other plots.  A distance of 10.5m is now achieved.  Furthermore, 13m is achieved from second floor glazing in the “Hampstead 5” house type, which is again compliant with the Council’s SPG for New Residential Development in terms of required privacy distances.  A minimum distance of 21m between habitable room windows is achieved, which although short of the 27m identified in the SPG, is considered on this compact housing development to be acceptable to avoid overlooking, and the spacing of properties is sufficient to avoid overshadowing concerns.  In any event, the SPG document does accept the need for a flexible approach within a development site, where good design or the particular circumstances of the site allow this.  The Stamford Brook development is generally laid out with a tight, compact, village feel, where the standard residential amenity distances are not always met.  In the context of the applicants overall objective, and privacy and overbnearing/overshadowing distances that have been achieved in the rest of the Stamford Brook development, the distances between properties and facing windows within this proposal are considered acceptable. 

LANDSCAPING

16. The application area and the wider Stamford Brook development site will be set within a strong landscape framework which will serve to enhance the visual quality of the development, whilst providing an important amenity and wildlife resource.  The landscape within the application area and across the Stamford Brook development has been designed to provide continuity between the different Phases and Areas of the development adhering to these principles.

17. In addition, to the west of the application area is a large site proposed to be developed part as community woodland and part retained as open space.  This area of land, whilst being included in the Sinderland Development Area, also falls within the Green Belt and as such it is being kept open and included as an informal area of open space.

18. Although the indicative landscape layout submitted with the application indicates a good amount of tree planting and “green” space within the layout, a detailed landscape plan has not been submitted.  This should be required through a planning condition to ensure that a good quality scheme is achieved and significant, appropriate soft landscaping is incorporated throughout the application site area.  Furthermore, there is some concern with any proposed boundary treatment at the extremity of the site to the south and west.  This has been raised at meetings with the applicants and they have confirmed that they would be willing to include soft landscaping around the perimeter of the site as part of a landscaping scheme, to soften what might otherwise appear externally as a hard and unwelcoming perimeter form (fences or walls).  Details could be sought and agreed through a planning condition.  Any such condition should address the details and implementation of the footpath “link” to the “Community Woodland”.

19. The site has been cleared previously in accordance with the recommendations of the Greater Manchester Ecology Unit.  As such, there is no concern regarding protection for nesting birds and there is no need for ecological conditions to be attached to any planning permission.

SECTION 106 CONTRIBUTIONS


20. The S106 Agreement drawn up in respect of the outline permission (H/OUT/41981) sought a appropriate contributions to affordable housing (10%) and set out covenants relating to the provision and management of open space provision, highway works and improvement schemes.  It is considered necessary to bind the development to those covenants.  There is no requirement for a Red Rose Forest contribution given that a publicly accessible “community woodland” will be provided immediately to the west of the application site.

RECOMMENDATION: MINDED TO GRANT

(A) That the Council is minded to grant planning permission subject to a Section 106 Agreement to ensure compliance with covenants contained in the Section 106 Agreement linked to application H/OUT/41981 and subject to the conditions and standard reasons now determined.


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

1. Standard

2. List of Approved Plans Condition

3. Materials


4. Landscaping to include details of pedestrian “link” into Community Woodland

5. Landscaping Maintenance


6. Withdrawal of Permitted Development rights for extensions

7. Provision and retention of (a minimum of) 2 no. car parking spaces per dwelling.


8. Prior to the commencement of development, details of wheel cleansing facilities for heavy commercial vehicles shall be submitted to and approved in writing by the Local Planning Authority.  Such details as are approved shall be implemented and retained throughout the construction of the development. Reason: To ensure that satisfactory measures are in force so as to alleviate any impact dust and dirt may have on the environment, having regard to Proposal D1 of the Revised Trafford Unitary Development Plan.

9. Permeable Surfacing for hardstanding car parking areas standard condition

MW
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		Change of use from offices (Class B1) to children's day nursery (Class D1), alterations to car park, provision of play area and associated timber fences.  Provision of freestanding toy and buggy stores.



		Century House, 36 Regent Road, Altrincham, WA14 1PF





		APPLICANT:  Century House Day Care Ltd





		AGENT: Kenyon Planning





		RECOMMENDATION:  GRANT









SITE


The application site is located at the junction of Regent Road and Market Street Altrincham and comprises a modern 3 storey detached building which is currently used as offices.  The site has a vehicular access onto Regent Road with a barrier control preventing unauthorised parking to the car park at the rear of the building.  The main pedestrian access is from the corner of Regent Road/Market Street, landscaping within the site comprises grassed areas along periphery of the site, original sandstone boundary wall has been retained along both street elevations with railings above and hedgerow behind.  Two mature trees are positioned along the Regent Road boundary within the application site.  Parking restrictions are in place along Regent Road in terms of double yellow lines with no loading along Regent Road.  Market Street has a loading bay outside the application property and single yellow line on the opposite side of the road outside the hospital, Market Street is a one-way street.


To the north-west side of the site is a semi-detached period property known as Netheroyd which has been converted into three apartments.  To the north-east side of the site is 34 Market street, this is a detached property used by a solicitors firm.  To the South east of the site is Altrincham General Hospital on the opposite of Market Street.  To the south-east and south west of the site on Regent Road is a number of commercial and residential properties.


The application site is located within the Old Market Place Conservation Area, is within a Main Office Development Area and is also within Altrincham Town Centre boundaries.


PROPOSAL

This application seeks the change of use of the building from its current office use (Class B1) to children’s day nursery (Class D1).  It is proposed that the day nursery will accommodate up a maximum of 120 children and will provide 13 car-parking spaces which also includes an accessible car parking space.


No alterations proposed to the existing building, however a number of alterations are proposed within the site and include:-


· Specialist external soft play area to be formed.


· 1.8m high timber fence along boundary of play area to separate from car-parking area


· Along part boundary with Netheroyd erection of hoop railings on top of existing boundary wall to achieve an overall height of 1.8m


· 1.8m high timber fence along northern boundary with 34 Market Street


· Positioning of a lockable plastic 1860mm deep x 2560mm long x 2170mm high buggy store at side of building close to boundary with 34 Market Street


· Positioning of a lockable plastic 1860mm deep x 2560mm long x 2170mm high toy store within the new external soft play area.


· 3x cycle hoops provided


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.  



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 Use of Existing Resources and Infrastructure


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region

PROPOSALS MAP NOTATION


Old Market Place Conservation Area


Town and District Shopping Centre


Main Office Development Area

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D8 – Day Nurseries and Playgroups


E10 – Main Office Development Areas


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


S5 – Development in Town and District Shopping Centres


S6 – Development in Altrincham Town Centre

RELEVANT PLANNING HISTORY

H/OUT/47248 – Development of land for three storey office (Class B1) building with ancillary car-parking – Approved 7th October 1999.

H/49123 – Erection of three storey office building (class B1) formation of 21 space car park, alterations to existing access to Regent Road and associated landscaping – Approved 29th June 2000.


APPLICANTS SUBMISSION


The applicant has submitted a Design and Access Statement and Planning Policy Statement 5 (PPS5) Historic Environment Statement, main points summarised as follows:-


· The site extends to approximately 1550 sqm in size and is situated in a highly accessible location well served by public transport provision.


· Existing car parking provision on site to be reduced in order to provide children’s play area, parking provision will meet Council requirements.


· Approach taken has been to minimise any alterations and new structures required


· All existing trees and landscaping on site to remain


· Outdoor play area will be utilised by a maximum of 25-30 children at any one time


· Existing building developed for office use in the last 20years, brick building under hipped and slated roof.


· Site located in Old Market Place Conservation Area, surrounded by older commercial properties such as Old Altrincham General Hospital along Market Street and Victorian/Edwardian residencies to the north-eastern side of Regent Road.


· Hours of opening proposed between 0700hrs and 1830hrs in the evening Monday to Friday would ensure that no significant adverse impact would result to adjacent occupiers.


· Character and appearance of the Conservation Area locally would be preserved and enhanced


CONSULTATIONS


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


· The premises hours of approved use shall be restricted to:


Monday to Friday 



0700 hours to 1830 hours 


Saturdays, Sundays & Bank Holidays  
No working permitted


· There shall not be more than 30 children in the outdoor play area at any one time


· The outdoor play area shall have an appropriate soft play surface to minimise the generation of noise. Potentially noisy play equipment or any equipment raised above ground level, intended for use in the play area, shall have approval from the Local Planning Authority prior to use.


· The applicant shall submit for approval a noise management plan which should include measures that will be implemented to minimise noise to neighbouring residential premises


Local Highway Authority (LHA) – No objection in principle, comments included under Highways section of this report.


REPRESENTATIONS

Councillors:- Cllrs Michael Young, Matthew Colledge and Alex Williams have all objected to the proposal in relation to increase in traffic, safety of children using this busy road and lack of parking.


Neighbours:- 38 letters of objection have been received, main points raised as follows:-


· Lack of car-parking provision on site


· Lack of circulation space within the car-park


· Increase in traffic on surrounding roads (congestion)


· Parking on pavements


· Nearby schools, children at risk from increase in traffic from business


· Use of public transport not a reality for staff or parents


· Traffic barrier will be in constant operation due to deliveries throughout the day which in themselves will lead to further traffic congestion.


· 3 other nurseries are located within the immediate area.


· Noise pollution through the number of children and adult staff and parents using the site from an early hour (vehicle noise including reversing bin lorries).


· Narnia Nursery opposite the site has 36 places and noise from children playing causes disturbance parents also block driveways dropping and picking up children, this proposal will intensive these problems.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. Although the proposal site is located within Altrincham Town Centre boundary the application site is not located within a ’main’ or ‘other important’ shopping frontage as defined by Proposal S13 of the UDP, nor is the proposal for the type of change of use referred to by Proposal S13 (change of use from A1 to A2/A3).


2. In accordance with proposal E10 of the UDP the application site is located within a Main Office Development Area.  Proposal E10 states that when determining applications for the change of use or redevelopment of redundant office buildings to residential or some other use, the Council will need to be satisfied that the following criteria are met:


i) The building is proving difficult to let for office space;


ii) There is an adequate supply of office floor space remaining in the vicinity of the  proposed development to meet the anticipated demand for office accommodation;


iii) The development will not have a significantly detrimental effect on the amenity of occupiers of neighbouring properties nor of the future residential occupiers


iv) The site can be adequately accessed from existing roads and can be satisfactorily integrated with existing or planned development, and


v) The development does not conflict with the provisions of Proposals D1 and D2.


3. The applicant has stated that the property has been partly vacant for some time and that there has been continuing difficulty in attracting new tenants.  The applicant has also provided evidence to demonstrate an over supply of office space within the Altrincham area at the current time.  This evidence includes a detailed schedule of office availability in Altrincham (updated August 2011), the schedule has been submitted by Edwards & Co. Chartered Surveyors who conclude that ‘there is, in fact, a complete over supply as a result of poor levels of take-up in recent years and we envisage this to remain the same for some time ahead as levels of enquiries and activity within Altrincham continue to remain extremely poor’.  Taking into account the positive impact of bringing this partly vacant unit into full use it is considered that the proposal would not unduly impact on the character, diversity and vitality of the centre.  It is also recognised that the proposal would be in accordance with core principle of the draft NPPF which advocates a presumption in favour of sustainable development with significant weight placed on the need to support economic growth.


RESIDENTIAL AMENITY


4. As stated the application site is located within Altrincham Town Centre albeit on the edge of the town centre boundary and as such is located in an area which has a mix of commercial/retail/public buildings and residential dwellings.  As stated previously in this report the nearest residential dwelling to the site is Netheroyd 38 Regent Road, one half of a pair of three storey semi-detached period properties which has been converted into three apartments.  The boundary treatment with the application site comprises a wall which varies in height between 1.5m – 2m given the contour of the site.  It should be noted that the neighbouring residential site is at a slightly higher level than the application site.  Netheroyd has a driveway along the side of the dwelling and a private garden area to the rear.


5. In terms of impact on these residents amenity the main source of noise from the site during a normal day will originate from external play time by the children.  A number of measures have been put forward by the applicant to minimise any disturbance to residents and includes restricting the number of children that can use the external play area at any time, the applicant has suggested a figure of between 25-30 children at any one time.  Trafford Council supplementary planning guidance on Day Nurseries and Playgroups suggests a figure of 10sqm of external area per child, the basis of the suggested figure is to ensure that there is adequate outdoor space for children to play and therefore prevent play areas from ideally being immediately next to a residential boundary.  In this case the play area will be positioned four metres from the boundary with Netheroyd.  8 Groby Road shares a small section of rear boundary with the application site, their rear garden is extensive (approx 30m in length) these occupants have objected to the proposal but on Highway Grounds only not residential amenity.  The proposed play area is approximately 128sqm which would equate to approximately 13 children, however an acceptable medium between these figures could be imposed and enforced by an appropriate condition.  It is considered that a figure of 20 children playing at any one time would be acceptable, if the nursery was at full capacity this would allow 6 periods of external play throughout the day to accommodate the maximum number of children.  Although Pollution and licensing have indicated no more than 30 children at any one time, it is considered that given the size of the play area that 20 children is an appropriate figure, this will also minimise the amount of noise from external play.


6. The applicant has proposed the erection of a 1.8m high fence along the south western boundary of the play area facing towards Regent Road, a similar fence could be requested along the north western boundary of the play area facing towards Netheroyd which would reduce noise outfall from external play.  Other factors to consider are that an existing nursery is located on the opposite side of the application site Narnia Day Nursery Regent Road, which has an external play area located adjacent to residential development.  This area of Altrincham is characterised with residential properties adjoining the edge of the town centre commercial uses, therefore it is not unreasonable to have a degree of back ground noise associated with town centres that would not normally be prevalent in predominantly residential areas.


7. To summarise it is considered that subject to an appropriate condition to limit children numbers during external play time; giving weight to the fact that the use would be in operation Monday - Friday during normal working hours and not at weekends or late into the evenings and appropriate boundary treatments installed to the external play area that the proposed use in terms of the external play and noise it would create would not be sufficient harmful to nearby residents amenity to warrant a refusal on these grounds.


HIGHWAYS AND PARKING


8. In relation to the impact on residential amenity with regards traffic generated by the proposal a number of issues need to be considered.  The overwhelming concern raised by local residents and other interested parties who have made representations on the application relate to the increase in traffic the proposal will generate and the resulting problems such as on-street parking, congestion on surrounding roads especially at peak times and concern regarding children’s safety at this busy junction.


9. Whilst there is a recognition that the level of parking spaces will lead to further demands on local roads, it is considered that local roads in this area are well protected through the provision of junction protection measures and limited waiting bays.  The site itself is considered to be on the edge of the town centre and it does not seem wholly unreasonable that those working within the town centre would travel to the site on foot.


10. To meet Trafford Council Parking Standards parking provision for a maximum of 120 children day nursery would require 22 spaces, 12 for staff and 10 for parents; the applicant has proposed 13 spaces on site including one accessible space.  The applicant has committed to provide two spaces only for senior staff who need operational access and other members of staff will be prevented from parking on site and will be encourages to travel to work via alternative means of transport, this will be enforceable through the provision of a Travel Plan condition whereby the Local Authority would agree the measures within the Travel Plan which will include mode of transport for employees.  By restricting parking on site to only two members of staff, the remaining 11 spaces meet the requirement for parents parking for a nursery of this size.


11. The applicants in their initial submission had stated that the existing barrier to the car-park would be kept raised during peak times, following concerns from the local Highway Authority, the applicant has confirmed in writing to the planning department that they would be amenable to having the barrier removed.  An appropriate condition to be attached to any approval proposing relocation of cycle stands (3 in total) from the southwest side elevation of the building as they are not adequately overlooked or secure.


CONSERVATION AREA


12. The application site is located within the Old Market Place Conservation Area.  The proposal does not involve any alterations to the main building, which is a modern replacement building erected within the last 10 years.  The main alterations externally relate to the formation of the external play area and the associated ancillary structures that will be required such as the buggy store and external toy store.  Boundary treatment to the external play area proposed is 1.8m timber fence, the same boundary treatment is also suggested for part shared boundary with 34 Market Street.  These boundary treatments can be erected without formal planning approval however an appropriate landscaping condition would be included to ensure good quality design and materials are maintained to ensure appropriate treatment to preserve and enhance the character and appearance of the conservation area.


RECOMMENDATION: Grant, subject to the conditions:-


6. Standard 3 year limit


7. List of approved plans


8. Restriction of use – to a day nursery for 120 children


9. The use hereby approved shall not take place outside the hours of 0700hrs – 1830 hrs on Mondays to Fridays and shall not operate on Saturdays or Sundays.


10. The play of children outside the property shall be limited to a maximum of 20 children at any one time.


11. Retention of parking


12. Parking spaces 12 and 13 on the plans hereby approved shall be designated as being for staff only and shall be demarcated as such in accordance with details that have received the prior written approval of the Local Planning Authority.


13. Details of cycle parking provision and buggy and play equipment stores to be submitted.


14. Travel Plan


15. Landscaping (including boundary treatments)


16. Details of vehicular access following removal of barrier


17. Details of new external play area to be submitted 


18. Noise Management Plan


CM
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SITE


The application relates to a site on the north side of Woodfield Road to the north west of Altrincham Town Centre and west of Manchester Road (A56). The site extends to approximately 0.28 hectares and is currently vacant.

The surrounding area includes residential and industrial uses, with houses and apartments predominant in the immediate vicinity, industry to the west and retail further north. To the immediate west lies the Budenberg HAUS Projekte, comprising 3-7 storey apartments and the former Budenberg Gauge premises and to the east is a terrace of 2 storey houses (nos. 16 to 26 Woodfield Road). On the opposite side of Woodfield Road there is grassed area of land which has recently been subject of an outline planning application for eight dwellings; this has been approved subject to a legal agreement. To the rear of the site is the Luxi Leisure Canal warehouse which is Grade II listed, beyond which is the Bridgewater Canal and Altrincham Retail Park on the opposite side of the canal. To the north east of the site is an office building and its car park (Mansion House).


PROPOSAL


Permission is sought to extend the time limit for the implementation of planning permission H/69498 which was for the erection of 32 apartments in 2 four-storey blocks and erection of 9 three-storey town houses fronting Woodfield Road with associated landscaping. This permission was granted in 2008 and expired in October 2011.

The application site is an undeveloped part of the original Budenberg / Urban Splash development approved in 2002 (ref. H/54139). Crosby Lease Lend purchased the site and design of the Haus 1 scheme from Urban Splash and subsequently obtained planning permission for an amended scheme to the originally approved Urban Splash scheme (ref. H/69498 and the application to which this extension of time application relates).


The form of development comprises a U-shaped formation with the terraced townhouses fronting Woodfield Road and 2 no. blocks of apartments to the rear and an internal courtyard / communal amenity space in the centre. The development is to be constructed over an existing basement car park (built as part of the adjacent Urban Splash development) within which 50 car parking spaces would be available for this development. Access to the car park is via Bridgewater Embankment to the rear. The form of development, in terms of its layout, scale and appearance is the same as previously approved.

DRAFT NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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

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

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

DEVELOPMENT PLAN


The Revised Trafford UDP was formally adopted on 19 June 2006.  



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

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

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


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

PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


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


DP7 – Promote Environmental Quality


RDF1 – Spatial Priorities


L4 – Regional Housing Provision


L5 – Affordable Housing


RT2 – Managing Travel Demand


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION


Large Sites Release for Housing Development


Mixed Use Development


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


A2 – Areas for Improvement


ENV15 – Community Forest


ENV16 – Tree Planting


ENV24 – Buildings of Special Architectural or Historic Interest


ENV30 – Control of Pollution


H1 – Land Release for Development


H2 – Location and Phasing of New Housing Development


H3 – Land Release for New Housing Development (HOU14)


H8 – Affordable Housing


OSR9 – Open Space in New Housing Development


T6 – Land Use in Relation to Transport and Movement


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


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


D13 – Energy Considerations in New Development


RELEVANT PLANNING HISTORY

H/54139 - Erection of 257 apartments in blocks of three storey and of three to ten levels in height following demolition of existing buildings; conversion and extension of original Budenburg Gauge office building to form a further 35 apartments on a total of four levels. Provision of underground car parking for 335 vehicles on site north of Woodfield Road, with associated access points from/to Woodfield Road and the traffic light junction of Manchester Road with Navigation Road. Associated hard and soft landscaping works and boundary treatments. Approved 03/06/03 (Budenburg Gauge Premises)


H/69498 - Erection of 32 no. apartments in 2 no. four storey blocks and erection of 9 no. three storey townhouses fronting Woodfield Road with associated landscaping. Approved 15/10/08

CONSULTATIONS


LHA – No objections. Comments are included in the Observations section below.

GMP Design for Security – Object to the application and comment it would appear that Design for Security/GMP were not consulted on the original application; had they been they would have highlighted concerns regarding the permeability of the development, the orientation of the apartment buildings (and lack of connection with the street), the security of the car park (and access to and from it), and the general lack of consideration for crime prevention/designing out crime. Further comments are included in the Observations section below.


Greater Manchester Archaeology Unit – No objections. Comment that the former buildings on this site were the subject of a detailed building survey undertaken by the University of Manchester Archaeological Unit in 2003. That work was completed satisfactorily. GMAU advise that the proposal does not pose a threat to the significance of any archaeological interests. On this basis there would appear to be no reason for seeking to impose any specifically archaeological requirements upon the applicant.


Drainage – Informatives to be attached to any permission regarding peak discharge rate of storm water from the development to be constrained and full details of storm water attenuation or SUDS proposals to be submitted and approved. The Developer should also consider a Sustainable Urban Drainage (SUDs) / disposal at source solution to dealing with surface water run off arising from this development.


Highways – No comments


Street Lighting – No comments

Public Rights Of Way – No comments

REPRESENTATIONS


Neighbours - One letter of objection received from a resident of Princes Road raising objection on the grounds of detrimental impact on road safety, congestion and residential amenity as a consequence of the overspill parking which will result from this development: - 

A critical and material consideration in the determination of this renewal application is the change in Government policy since permission was previously granted. PPG13 ‘Transport’ was amended on 3 January this year to reflect the Government’s change in stance on parking policy specifically in relation to residential development.  This removed the need for local authorities to set Maximum parking standards for residential development.  In the Minister for Decentralisation’s letter (3 Jan 2011) he stated:


“evidence suggests that forcing local authorities to adopt parking limits has not led to housing developments which meet the pattern of car ownership in many communities.  In new developments these restrictions can lead to significant levels of on-street parking causing congestion and danger to pedestrians.”


Trafford’s Consultation SPD3 ‘Parking Standards and Design’ (Feb 2011) Section 5.5 now reflects this stance by saying that parking below the Maximum standards will only be permitted in exceptional circumstances.  None of the five reasons apply in the case of this application.


The application details submitted suggests that parking will be provided in the Budenberg underground car park at one space per unit for a 41 unit development.  No details are provided as to whether these spaces are guaranteed.  The current problem with this development is that parking spaces are sold as extras and therefore owners elect not to buy a space but to park on-street.  The consequence of this overspill parking and the issues it causes have been acknowledged by the Planning Department and Trafford Highways are now considering a TRO scheme as a consequence.


The application is for 8 one bed, 24 two bed and 9 three bed units.  Under Trafford’s parking standards this should equate to the provision of 74 spaces; and not 41. Clearly, a shortfall of 33 spaces will just further exacerbate the existing parking issues in this neighbourhood.


Although this is a renewal application, it must now be considered against the change in Policy and the acknowledgement that restrictive residential parking developments have led to congestion and road safety issues, something which is clearly evidenced in this location already.  This change in Policy is a material consideration.


This development should not be consented unless 74 off-road parking spaces are provided, and their availability guaranteed i.e. not sold separately.


OBSERVATIONS


1.
National guidance on applications to extend the time limits for implementing planning permissions states Local Planning Authorities 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 previous application was considered to be in accordance with the relevant policies of the Revised Trafford UDP, including the policies relating to car parking (Proposal D2), impact on residential amenity (Proposals D1 and D3), design and impact on street scene (Proposals D1 and D3) and impact on the setting of the adjacent listed building (Proposal ENV24). These policies have not changed since the previous decision and therefore the application is in accordance with the UDP.

Regional Spatial Strategy


3.

Since the previous decision, the Regional Spatial Strategy for North West England has been adopted and forms part of the Development Plan. The RSS is generally of strategic and regional relevance, although the policies listed in the Development Plan section above are relevant to this application. The re-use of previously developed land within the urban area complies with the spatial principles set out in Policies DP1, DP2 and DP4 and in terms of its size and design it is considered the proposed development would respect the character of the surrounding area and the setting of the listed building, as required by Policies DP7 and EM1 (C).


Local Development Framework


4.
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. 

5.
The site is within a Strategic Location identified in the emerging Core Strategy; Policy SL12 for the Woodfield Road area proposes “redevelopment of redundant industrial premises in this most accessible location for residential-led mixed use development, including up to 400 residential units and 2,000sqm of office floorspace”. Amongst the Development Requirements for the whole area are for local highway improvements and for the setting of the listed Luxi Leisure Canal warehouse to be protected and enhanced.

6.
Other policies of the emerging Core Strategy relevant to this application include L1 – Land for New Homes, L2 - Meeting Housing Needs, L7 – Design and R1 – Historic Built Environment. These policies and guidance set out similar criteria to the policies of the UDP and don’t raise any fundamentally different considerations. Given that the application is in accordance with the UDP it is considered the proposal complies with the Core Strategy.  


OTHER MATERIAL CONSIDERATIONS


Car Parking / PPG13: Transport


7.
The objection received to this application refers to a change in Government policy in relation to car parking standards and specifically that there is no requirement for maximum parking standards. PPG13: Transport was updated in January 2011 and in relation to car parking the following guidance is of relevance:


In developing and implementing policies on parking, local authorities should ensure that, as part of a package of planning and transport measures, levels of parking provided in association with development will promote sustainable transport choices. It also states developers should not be required to provide more spaces than they themselves wish, other than in exceptional circumstances which might include for example where there are significant implications for road safety which cannot be resolved through the introduction or enforcement of on-street parking controls. 


In relation to parking standards, PPG13 sets a maximum standard for a range of major developments, however this doesn’t include a maximum standard for residential development. It states that for small developments local authorities should use their discretion in setting the levels of parking appropriate so as to reflect local circumstances. 


PPG13 also advises that as part of an overall approach on parking local authorities should adopt on-street measures to complement land use policies.

8.
The LHA comment that as long as the parking provisions agreed under the previous approval are provided at no extra cost to the residents then there are no objections to the proposals on highways grounds. In the previous application it was reported that Crosby Land Lease had secured a total of 50 parking spaces from Urban Splash to provide 2 no. parking spaces to be allocated to each of the townhouses and 1 no. to each of the flats within the purchase price of these units. This would meet the Council’s parking requirements for this development and is considered to be a significant improvement over the originally approved Urban Splash scheme (which could still be built given that permission H/54139 has been implemented), whereby all parking spaces were to be sold separately. It is also relevant to note that the Council is looking to install a residents parking scheme to help alleviate existing parking problems on Woodfield Road.  Residents of the properties proposed in this application would not be eligible to gain a parking permit.


Crime Prevention


9. 
Greater Manchester Police Design for Security object to the application and consider the proposed layout is poorly designed from a crime prevention perspective and planning permission should not be renewed in the form previously approved.  Their concerns relate to the permeability of the development, the orientation of the apartment buildings (and lack of connection with the street), the security of the car park (and access to and from it), and the general lack of consideration for crime prevention/designing out crime. Although GMP maintains an objection to renewing the permission, they advise that a condition requiring the developer to submit for approval and implement a crime prevention plan prior to the commencement of the development may make the scheme more secure. Given that permission has been granted previously and the layout is unchanged it is considered it would be unreasonable to refuse the application on crime prevention grounds, however it would be appropriate to attach a condition requiring a crime prevention plan to be submitted and approved.


National Planning Policy Framework


10.

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. The Draft NPPF states that the Government's key housing objective is to increase significantly the delivery of new homes including by increasing the supply of housing, delivering a wide choice of high quality homes and creating sustainable, inclusive and mixed communities. The proposed development would provide a mix of housing types in a sustainable location and therefore contributes towards this objective.  The Draft NPPF also states planning decisions should aim to ensure developments add to the overall quality of the area; respond to local character and reflect the identity of local surroundings; and are visually attractive as a result of good architecture and appropriate landscaping. The original application was considered acceptable in these terms and therefore it is considered the proposals comply with the Draft NPPF. 

DEVELOPER CONTRIBUTIONS


11.
The legal agreement drawn up for the Urban Splash Budenberg development (ref. H/54139) required the provision of 29 affordable housing units, a highways contribution which was paid on the date of the agreement and an open space contribution of which some was paid on the date of the agreement and the remaining was to be paid by Urban Splash on completion of Haus 2. To date this hasn’t been received, however this is an issue in respect of planning permission H/54139 and doesn’t affect the renewal of permission H/69498. There are therefore no outstanding provisions to be made on this application site.


CONCLUSION


12.
There have been no other changes to the application site or adjacent sites that affect the development.  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 an additional condition requiring a crime prevention plan, as recommended by Greater Manchester Police Design for Security, and also an amendment to the condition relating to car parking provision to include a requirement for these spaces to be provided at no extra cost to the units.

RECOMMENDATION: GRANT, subject to the following conditions:


1. Standard 3 year time limit


2. List of approved plans


3. Details of bin stores


4. Landscaping scheme to be submitted and approved


5. Plans for access and parking to be submitted and approved


6. Retention of access and parking


7. Materials to be submitted and approved


8. Prior to the first occupation of the development hereby permitted, 2 no. car parking spaces shall be made available for each of the townhouses and 1 no. car parking space for each of the apartments. The car parking spaces shall be provided at no extra cost to the townhouses/apartments and shall be retained for their use at all times thereafter.


9. Prior to the first occupation of the townhouses hereby permitted, the rear garden gates shall be fitted with two way access locking devices in accordance with the details received on 18 August 2008.


10. No development shall take place until full details of a crime prevention plan have been submitted to and approved in writing by the Local Planning Authority. The plan shall be implemented in full in accordance with the approved details prior to the first occupation of the development.






		WARD: Altrincham

		77539/FULL/2011

		DEPARTURE: No





		Erection of 4 no. two storey dwellings with accommodation in the roofspaces and integral garages following demolition of former St. Johns Ambulance H.Q. building.



		Site of former St Johns Ambulance HQ, 22 New Street, Altrincham, 





		APPLICANT:  GP Investments (North West) Ltd & St John Ambulance





		AGENT: Taylor Young





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO S106 AGREEMENT









SITE


The application relates to a roughly rectangular site situated on the northwestern side of New Street. There is currently a detached single storey brick building with associated parking area on the northeastern side, dating from the second half of the twentieth century on the site. The building was formerly the Headquarters of the St. Johns Ambulance but is now vacant. There is a paved area to the front of the building upon which are sited four trees. There is a low fence along the front boundary of the site and a substantial boundary wall along the rear boundary of the site.


The site is adjoined by residential properties to the rear (on Norman’s Place) and on the southwestern side. These properties are situated within The Downs Conservation Area. Although the application site adjoins the boundary of The Downs Conservation Area it is not located within it. Across New Street, to the southeast is a four storey apartment block at Albert Court. 


New Street is predominantly residential in character although there is a two storey commercial building to the northeast of the site known as Chapel House and the character of New Street becomes more commercial at the northeastern end reflecting the proximity to Altrincham Town Centre. 


PROPOSAL


Erection of 4 no. 3 bed terraced dwellinghouses following the demolition of the existing single storey building which was until recently the headquarters of the St. Johns Ambulance. The proposed dwellings are two storey with accommodation in the roofspace served by rooflights. 


Each property would have a one car parking space within a car port and an additional optional second space in tandem located to the rear of the car port. The intention of this arrangement is that if the occupier did not require the second space it could be utilised as garden area. Both vehicular and pedestrian access would be taken directly off New Street. The main garden areas would be to the rear of the properties although there would be a small landscaped area to the front of the properties behind a low boundary 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

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


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands


ENV12 – Species Protection


ENV16 – Tree Planting


ENV21 – 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/03776 – New Headquarters for Altrincham Division of St. Johns Ambulance – Approved 1976


APPLICANT’S SUBMISSION 


The applicant’s agent has submitted a Design and Access Statement and a Bat Survey in relation to the application.  


Design and Access Statement


This document presents the site within its physical, policy and design context and explains the rationale underpinning the proposals. Reference will be made to specific parts of this document within the ‘Observations’ section of this report where relevant.


Bat Survey


Concludes that the presence of roosting bats in the building was very unlikely as the building was well sealed and there was no bat emergence from this property. The trees were not suitable for roosting bats. There were many nearby houses with excellent bat roosting potential. The nearby habitat has low potential for foraging bats. 


CONSULTATIONS


LHA – LHA comments are incorporated in the body of the report under the Observations section below.

Drainage - Recommend standard drainage informatives R13 and R17

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


· Standard Condition CLC1


· Standard Informative NCLC1


GMEU – Comment that:


· The Bat Survey was undertaken by a licensed bat surveyor and appears to have used reasonable effort to assess the site for the presence of bats and the suitability of both the structure and trees for their potential to support roosting bats.


· The survey undertook both an internal and external visual inspection and an evening activity survey was conducted at an appropriate time of year in suitable weather conditions.


· The Survey found no evidence of roosting bats and assessed the buildings and trees as having low potential to support roosting activity. There is no reason to question this assessment.


· The Report concluded that the buildings and trees could be felled with no adverse impact on the Favourable Conservation Status (FCS) of the local population of bats. The GMEU concur with this assessment.


· The Report notes that bats may be unexpectedly encountered at any time and that if this occurs all work should cease and appropriate advice sought and implemented from a licensed bat worker.


· In addition, the Report advises that the majority of species of birds are protected whilst nesting and that the trees should not be felled during the bird nesting season (March – July inclusive). It is recommended that a condition to this effect be placed on any permission if granted.


· The application site is situated in a densely urban location with no habitats of substantive value in the plot edged red. There would appear to be no other known ecological issues associated with the proposal.


In conclusion, the GMEU is satisfied that the current application can be forwarded for determination. A condition is recommended to protect and avoid disturbance to local biodiversity (birds).


NATS – No safeguarding objections

REPRESENTATIONS


None


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


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


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


3.
In accordance with the emerging Core Strategy Policy L1 the release of previously developed land will be released in the following order for priority. 

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


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


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


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


4. 

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


5. 

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


6. 
Proposal H4 of the UDP states that permission will normally be granted for the development and redevelopment of suitable land within the built up area for housing provided that such proposals:-



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



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



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


7. 
The site is within the urban area and constitutes previously developed land as it currently accommodates a detached building previously used as the Headquarters 
of the St Johns Ambulance and associated hardsurfaced parking area. The site is considered to be within a sustainable location given its proximity to Altrincham Town Centre where comprehensive services and facilities are available and the site is well served by public transport as Altrincham Interchange is within walking distance where rail and Metrolink services are located. Furthermore, the site is classified as a ‘most 
accessible’ area in the Council’s SPD1 ‘Developer Contributions to Highway and 
Public Transport Schemes’. The site is unallocated in the Revised Trafford UDP and therefore it is not afforded any protection as public open space.


8. Having regard to the above, the proposed development of the site for housing is considered in accordance with PPS3, the relevant policies of the RSS, Core Strategy Policy L1 and Proposals H2 and H4 of the UDP.  Therefore the proposed development is acceptable in principle, subject to compliance with the Council’s policies relating to the impact of the development on the character of the area, neighbouring properties and impact on car parking and highway safety and ecology.


IMPACT ON RESIDENTIAL AMENITY


9. The site is roughly rectangular in shape and is adjoined on two sides by residential properties and on the third side by a commercial building. There is an apartment block on the opposite side of New Street. The facing side elevation of the nearest residential building to the southwest (No. 24, New Street) is entirely blank and there is a substantial brick boundary wall between the application site and the garden of No 24. Similarly, there are no main windows in the facing side elevation of the commercial building to the northeast of the site and there is a substantial boundary wall along this side boundary of the site as well.

10. There is also a substantial boundary wall (approximately 3-3.5 metres high) along the rear (northwestern) boundary of the application site. The site backs onto semi-detached properties which front Norman’s Place. These properties have small rear garden areas and consequently the rear elevation of these dwellings is relatively close to the site boundary (2.4 metres at the nearest point). This puts various constraints on the design of the proposed new residential development in order that the impact on the residential amenity of the properties on Norman’s Place is acceptable. The impact of the proposed development also has to be assessed against the existing situation at the site. No’s 19 and 21 Norman’s place have entire rear boundaries adjoining the application site and No’s 17 and 23 partly share a rear boundary with the application site. In terms of the impact on the privacy of the occupiers of these properties, the new dwellings have been designed so that the proposed rear facing windows at first floor and roof level can be obscure glazed and only have opening sections that are in excess of 1.7 metres above floor level. This will ensure that there would not be any loss of privacy to the occupiers of the properties to the rear when using their homes or garden areas and this can be conditioned accordingly. Views at ground level are already well screened by the existing substantial boundary wall between the properties. 

11. With regard to light and outlook, No’s 19 and 21, Norman’s Place are the only properties to the rear that have windows looking directly onto the application site. The rear facing windows at No. 19 serve a through kitchen and dining room that also has a large side facing window that provides light and outlook to the rooms. Consequently it is considered that the impact on light and outlook would be acceptable. The rear windows in No. 21 serve a study which is not a completely through room to the adjacent kitchen but there is a small open corridor linking the two. Although the proposed new dwellings will have some impact on outlook from the study it is unlikely to have a significant impact on light received when compared to the existing situation. At present the room looks out onto a substantial boundary wall and the roof of the St. Johns Ambulance building beyond. While the new dwellings would be taller than the existing building the two storey parts would be set further away from Normans Place than the existing building on site. Consequently it is considered that the impact on light and outlook to the study at No. 21 would be acceptable. 

12. No’s 17, 19, 21 and 23, Norman's Place all have relatively small rear garden areas between the main house and the rear boundary wall. They do also have curtilage areas to the side of the buildings but these are partly used for off road parking. The rear gardens of No’s 17 and 23 would be largely offset in relation to the application site however the rear gardens of No’s 19 and 21 would directly adjoin the application site. As indicated above it is likely that the outlook from these rear garden areas would be affected by the proposed development to some degree as the new dwellings would be taller than the existing building on site. However it is the existing substantial boundary wall that has the main impact on light and outlook to the rear gardens at present and although the new dwellings would be visible from the rear gardens it is considered that light to the gardens would not be materially affected by the proposed development as the main two storey sections of the new dwellings would be set further away from the garden than the roof ridge of the existing St. Johns Ambulance building.

13. It is therefore considered that on balance the impact of the proposed development on the amenities of the occupiers of Norman’s Place would be acceptable. It is also considered that the development may bring some benefits in terms of improved security to the site boundary, reduced potential for noise from the site and the improved appearance of the site following the development and it is noted that no objections have been received in relation to the application from the occupiers of any nearby residential properties. 

14. On the opposite side of New Street there is a four storey apartment block on Albert Court. The end elevation of this apartment block faces the application site and there is a single window in this end elevation serving each floor of the apartment block (four windows in total). The end elevation of No. 1, Albert Court is approximately 8 metres wide and would be situated opposite Plot 3 in the proposed development. The distances between Plot 3 of the proposed development and the end elevation of Albert Court would not comply with Council guidelines either in terms of privacy distances between the two properties or in terms of outlook distances for the occupiers of the future Plot 3. However, similar relationships can be seen elsewhere in the immediate vicinity on New Street between the historic properties to the East of the application site and the end elevations of the apartment blocks at Lloyd’s Court. The SPG for New Residential Development does accept the need for a flexible approach and in a sustainable brownfield site such as this it is considered that if the guidelines were strictly adhered to it would be very difficult to redevelop the site for residential development. 

15. Plot 3 of the proposed development would have first floor windows 14.5 metres away from the windows in the end of Albert Court (rather than the 21 metres set out in the guidelines) it is noted that the windows in the end elevation of Albert Court appear to be secondary and have blinds/curtains over them as at the present time they do not benefit from normal privacy levels due to their proximity to the pavement and the lack of any boundary screening. The proposed development only reflects existing established relationships in the area and it is noted that no objections have been received in relation to the application from any of the occupiers of the flats. 

16. In terms of privacy and outlook for the occupiers of Plot 3 of the new development although the front windows would face onto the end elevation of Albert Court at a distance of 14.5 metres rather than the required 24 metres (as Albert Court is four storeys high) the facing elevation at Albert Court is only 8 wide and the land either side is completely open. It is therefore not considered that this would result in an overbearing relationship. With regard to privacy as indicated above the windows in the end elevation of Albert Court are covered by blinds/curtains in the day and are secondary windows. In addition, this relationship would not be imposed on existing residents rather it would be the choice of any future occupier whether they wished to purchase the property or not and consequently it is considered that this level of amenity for Plot 3 (established elsewhere in the vicinity) is acceptable.  The gardens of the new properties would be relatively small but this is another characteristic feature of properties in the area and is therefore not considered inappropriate.

DESIGN AND IMPACT ON STREETSCENE AND ADJACENT CONSERVATION AREA


17. Although the site is not situated within a Conservation Area, two boundaries of the site do adjoin The Downs Conservation Area. Policy HE10 of PPS5 relates to applications which affect the setting of a designated heritage asset and 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….. Local planning authorities should identify opportunities for changes in the setting to enhance or better reveal the significance of a heritage asset.’ The application site due to its proximity to The Downs Conservation Area would affect the setting of that designated heritage asset and consequently the siting, design, materials and massing have been critical to ensure that the impact on views into and out of The Downs Conservation Area is acceptable. 

18. The current building on the site has little architectural or historic merit and therefore its loss and replacement with an appropriate development is considered acceptable. The proposed development of a terrace of four dwellings is considered to respect the context of the adjacent conservation areas, referencing the design, grain and scale of the buildings to the southwest along New Street rather than the more substantial buildings to the rear on Norman’s Place. The building would be of traditional red brick with a pitched roof and replica multi-paned sash windows and round-headed door arches, which are all local characteristics. The eaves and ridge level respect that of the adjacent historic properties and although the integral garages are not characteristic of the adjacent historic properties they have been designed with side hung doors which are a traditional feature. As the site is not actually within a conservation area and there is a need for off-street parking in this area of high parking demand it is considered that integral garages are an acceptable part of the design. 

19. Overall it is considered that the proposed development would have an acceptable impact on the streetscene of New Street, subject to various conditions to ensure appropriate elevational details and materials and would not be of detriment to the character or appearance of the adjacent conservation area.

TREES AND ECOLOGY

20. There are four trees within the site fronting New Street, which are a Tree of Heaven (Ailanthus altissima), 2 no. Snowy Mespilus (Amelanchier lamarckii) and a Maidenhair Tree (Ginkgo biloba). All of the trees are proposed for removal to allow the development to take place and there is no objection to this. Although space on the frontage of the proposed development is limited, it is considered that there may be scope for planting four fastigiate (upright branching) trees of small ultimate size as replacements for those lost. These replacement trees should be in addition to the required Red Rose Forest contributions and indicated on the landscaping scheme for the site.

21. The submitted bat survey concludes that roosting bats in the building was very unlikely as the building was well sealed and there was no bat emergence from the property. The trees were also not considered suitable for roosting bats. The GM Ecology Unit has not raised any objections to the proposals subject to a condition to protect and avoid disturbance to local biodiversity (birds).


VEHICULAR ACCESS AND CAR PARKING


22. The LHA have not raised any objections to the proposals on highways grounds. To meet the Councils car parking standards the provision of 2 car parking spaces are required for each dwelling.  The proposals include a garage for each property and behind that is an area indicated for parking/seating.  Whilst the LHA has no objection to this approach, they request that this area is maintained as hard standing and available for the parking of a second vehicle as clearly the proposals will fall short of the Councils standards with the removal of the rear car parking spaces.


23. They also request that the applicant’s 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 and that the applicant ensures 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. The application can be conditioned accordingly. 


RED ROSE FOREST AND OPEN SPACE CONTRIBUTIONS


24. 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.  The SPG requires 3 new trees per dwelling for new residential development and tree planting is normally required to be on site.  The development proposes four additional dwellings on the site and should therefore provide 12 trees in addition to the four to be lost and replaced on site. Given the nature and size of the site, it is considered that offsite provision would be appropriate. The cost of twelve trees is £3720 and therefore a sum of £3720 less £310 for each tree that is provided on site will be required.


25. The SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ applies to all new residential developments and the site is in an area of deficiency. No play space or sports facilities are to be provided within the proposed development; therefore a contribution to off-site provision will be required to comply with the SPG. 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 (4) and each dwelling would have three (3) bedrooms.  On this basis the contribution would be £6557.00 towards open space provision and £3112.99 towards outdoor sports provision, a total of £9669.99. 


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 the completion of an appropriate Legal agreement and that such an agreement be entered into to secure a financial contribution totalling £13389.99 and comprising:-


· a financial contribution of £9669.99 towards the provision and maintenance of public open space split into open space provision and outdoor sports provision


· a financial contribution of £3720 towards Red Rose Forest/off site planting less £310 for each additional tree provided on 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:-


1. Standard Time


2. Compliance with plans


3. Materials samples (to include sample and traditional brick bond)


4. Landscaping (to include 4 new trees on site)


5. Details of walls


6. 1:10 drawings of windows and reveals of a minimum of 100mm


7. Conservation style rooflights


8. Removal of PD rights


9. Obscure glazing/fixing shut


10. Retention of parking


11. Permeable surfacing


12. Contaminated land


13. Nesting Birds


JJ






		WARD: Priory

		77553/FULL/2011

		DEPARTURE: No





		Construction of all weather sports pitch and associated fencing and footpath.   Creation of temporary construction access from Wardle Road.



		Sale Grammar School, Marsland Road, Sale, M33 3NH





		APPLICANT:  Sale Grammar School





		AGENT: Taylor Young





		RECOMMENDATION:  GRANT









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


SITE


The main part of the application relates to a roughly rectangular site at the northern end of the Sale Grammar School playing fields. This includes the site of former tennis courts which are now overgrown and have dilapidated fencing around the perimeter. There is an open grassed strip to the east of the tennis courts. The application also includes a narrow L-shaped strip of land leading from the main rectangular site which would form a new footpath across the existing grassed playing field. 


The application also includes a small rectangular area of land on the western boundary with Wardle Road upon which is currently perimeter fencing and vegetation. There are residential properties adjoining the northern boundary of the application site on Craven Terrace and Albert Road and also adjoining the western boundary of the site on Matlock Close. There are also residential properties on Wardle Road, to the west of the site and on Handel Mews and Highfield Avenue to the southwest. 


PROPOSAL


The application is for the construction of a synthetic turf all weather sports pitch located at the northern end of the school’s existing playing fields. The proposed sports pitch measures 96 metres x 51.5 metres and would be sited on a similar alignment and location to existing overgrown tennis courts.


The existing tennis court fencing would be removed and replaced by 4 metres high moss green open mesh fencing. An acoustic timber fence at a height of between 2 and 2.4 metres is also proposed between the pitch and the boundary planting to neighbouring properties to the north and east. 


The proposal also includes the construction of a path with permeable gravel surface to the main school building to the south.


A temporary construction access is proposed from Wardle Road to enable the construction of the pitch. This access would be removed and returned to its existing state following completion of the development. 


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

PROPOSALS MAP NOTATION


Protected Open Space


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


ENV1 – Flood Risk


ENV4 – Trees, Hedgerows and Woodlands


ENV12 – Species Protection


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting


OSR5 – Protected Open Space


OSR8 – Improvement and Provision of Outdoor Sports Facilities


RELEVANT PLANNING HISTORY

There is an extensive history to this long established site. The following applications relate to the last 20 years.


H/29202 – Erection of sports hall, new classroom block, creation of new playing fields and laying out of additional car parking area and new internal roadway – Deemed Consent 1989


H/33222 – Erection of a double mobile classroom unit – Approved 1991


H/33684 – Erection of 5 metres high chain link fence to 3 sides of proposed grass pitch on the former sites of Avenham and Inglewood, Wardle Road and on south side of pitch adjacent to 11/13 Highfield Avenue – Deemed Consent 1991


H/LPA/52505  - Removal of mobile classrooms and erection of two storey classroom block together with provision of car parking – Approved 2001


H/55094 - Erection of 2 steel containers for storage purposes – Approved 2002


H/56225 - Erection of single storey extension to art block – Approved 2003


H/60121 - Erection of a cycle storage shelter – Approved 2004


H/61468 - Erection of four wooden shelters to create study and leisure space for pupils, staff and visitors – Approved 2005


H/LPA/61696 - Provision of new pitched roof over existing kitchen – Approved 2005


H/62638 - Erection of a 3.5m high fence along the common boundary with Walkden Gardens as a replacement for the existing 2.1m high fence.  Erection of 2.1m fence to school entrance on Highfield Avenue – Approved 2005


H/LPA/65111 - Erection of single storey extension to library – Approved 2003


H/LPA/66386 - Part demolition of existing double mobile classroom and erection of a single storey extension to science block – Approved 2007


74868/FULL/2010 - Relocation of 2 steel containers for storage purposes adjacent to boundary with Walkden Gardens – Approved 2010


77570/FULL/2011 - Construction of a car parking area including alterations to existing access from Highfield Avenue, installation of lighting and erection of new vehicular and pedestrian gates. Creation of wildlife pond - Recommended for approval - report appears elsewhere on this agenda.

APPLICANT’S SUBMISSION


The applicant’s agent has submitted a Planning, Design and Access Statement, Noise Assessment, Preliminary Tree Survey and Arboricultural Implications Assessment and Method Statement and a Baseline Ecological Survey Report. They have also submitted a rebuttal to some of the objections received. 


Planning, Design and Access Statement


Concludes that the proposed development:


· Complies with planning policy as the pitch will contribute to the provision of much needed improved education facilities


· Will deliver a high quality all-weather pitch within an established school use


· Regenerates a former sports facility


· Has positively responded to issues raised by the Local Planning Authority at pre-application stage


· Has positively responded to issues raised by the local residents at pre-application stage


· Will not have a negative impact on residential amenity


· Will not have an unacceptable impact upon local highways or parking demand


Noise Assessment


Concludes that:


Potential noise from activities associated with the proposed all weather pitch at Sale Grammar School, has been assessed. It was agreed with Trafford Council that the existing ambient, background and maximum noise levels at locations representative of the nearest residential properties, on Craven Terrace, Albert Road, Matlock Close, Highfield Avenue and Wardle Road would be measured on a Saturday morning


It was agreed with the Local Authority that ambient noise levels due to activities on the all weather pitch would not exceed 55dBLAeq at the nearest noise sensitive properties. In regards to maximum noise levels from players shouting and ball impacts on the perimeter fence a maximum noise limit of 65dBLA1 was agreed.


Noise from football activities can be controlled to acceptable levels at the nearest existing residences on Craven Terrace, Albert Road and Matlock Close by the provision of the proposed acoustic barriers, adjacent to the pitch and an impact net system. The barriers would need to be at the heights specified on the submitted plan, to control noise to meet the criteria. The barriers can consist of a solid barrier or a bund with a solid close boarded fence on top, (having a density of at least 10kg/m2), or a combination of the two. 


Based on the above, noise levels at the proposed development have been assessed, mitigation measures have been proposed and appropriate planning conditions can be applied to the development.

Preliminary Tree Survey and Arboricultural Implications Assessment


States that:


The loss of any tree is always regrettable although in this instance the majority of the trees to be lost are due to their poor condition or low potential. In addition, none of the trees to be removed for the development have a Tree Quality Rating higher than C. Therefore, It is considered that the overall impact on existing tree cover on this site due to development is minimal and can easily be mitigated with some replacement planting where necessary.


Baseline Ecological Survey Report


Concludes with the following points:


· Bats are known to occur in the local area and are likely to use the site transiently. There was however no conclusive evidence of any specifically protected species regularly occurring on site or the surrounding areas which will be negatively affected by the proposed site development following the mitigation scheme outlined herein.


· The tree lines are likely to form a locally significant wildlife corridor but will be retained. Light spill onto them should be minimised


· Precautionary work on trees at the site is required a compensatory provision for bats should be incorporate into any future felling or crown reduction work undertaken at the site


The applicant’s agent has also submitted a rebuttal to some of the objections received in relation to the application as follows:


Noise


The proposed sports use is appropriate for an established school site. The location of the AWP has previously been used as a sports area. The application is supported by a noise report. This demonstrates that with the additional mitigation measures will be at an acceptable level. The issue of noise was raised at the pre-application consultation event. This was primarily concerned with noise from community use, by adults, late in the evening. As a result the school have removed community use from the application. Therefore any noise will be from supervised pupils, controlled by the school, as is already the case on the pitches and also will be consistent with noise expected from an established school site. Therefore it is considered that the applicant has made all the reasonable steps to reduce and minimise the impact of noise through removing community use; mitigation measures and reduced hours of use (see below) and is therefore acceptable.


Inadequate parking


The school currently has parking spaces at the front of the school. The new sports facility is to provide for existing pupils. Any small number of school visitors for sports activities would be outside of core school hours and therefore the current car park provisions to the front of the site would be available for their use. A separate application has been submitted for additional staff parking which would also free up more spaces at the front of the school. The school has cycle parking and can also be accessed by bus and metrolink, enabling more sustainable choices to be made. Therefore the provision of an all weather pitch will not increase the need for parking.


Anti-social behaviour


The pitch is surrounded by a 4m high fence, which will be locked when the pitch is not in use. The school have a close relationship with PC Blackburn, the PCSO and call outs over the last five years have fallen. The site will be as secure as possible and there is a commitment from the school to respond to any incidents. We therefore do not agree that the new sports pitch would be an issue regarding safety and security.


Hours of use


The hours of use have been reduced since the public consultation and following post submission consultation feedback. Therefore the pitch will only be in use until 7pm weekdays and 5pm Saturdays and no use on Sundays. Also, as the pitch is not lit, the usage for autumn and winter months would be significantly less. The proposed hours of use will bring the all weather pitch into line with the use of the rest of the school site. It is considered that these hours of use, at an established school use with acceptable levels of noise (as demonstrated by the noise report) is appropriate and acceptable.


Need for the pitch


The school has been assessed against Department for Education guidelines (Building Bulletin 98). It showed a significant lack of sports provision, in the region of 20,000 sqm. The proposed all-weather sports pitch will make a significant contribution to the sports facilities offered by the School. Due to the lack of on-site facilities, currently pupils are taken off-site for sports lessons and matches to Brooklands Sports Club. There are clearly health and safety risks involved with the moving of children between the school and the club, which involves crossing of Marsland Road. Whilst the school makes every effort to do so safely, the provision of an on-site all weather sports pitch would be a significant improvement to the current situation. This will also increase the amount of lesson time playing sport rather than moving between sites.


There is a demonstrable need for the facility, hence being awarded the Department for Education funding for the all-weather pitch. There is both a National and local commitment to improve the health of young people by increasing physical activity in the various PE and Sport strategies that schools are engaged in. This facility will provide the means to deliver these outcomes.


Increase in student numbers facilitated by the all-weather pitch


The all-weather pitch is needed to meet the needs of existing pupils (as demonstrated by the BB98 review explained above). It is not to serve an increase in pupil numbers. The number of pupils enrolling is static and is projected to remain static for the next five year planning period.


Therefore the proposed pitch will not result in an increase in student numbers.


Proposed site has not been used for 25 years


Whilst it is accepted that the area has not been used recently, it has been used as a sports area in the past and is part of an established school site. The area has not been used due to lack of funding available rather than the lack of need for the sports provision. However, the area is vacant and not an efficient use of the site, which is encouraged by planning policy and the Department for Education. The proposals will refurbish this area and bring it back into use. The funding for the scheme has been awarded due to the reuse of this underutilised area of the site. It is therefore considered that this meets the objectives of national and local planning policy.


Temporary access


The temporary access proposed is simply to enable the safe construction of the sports area and allow construction infrastructure to be located on-site rather than impacting on Wardle Road. There is no alternative route through the school and the proposal will enable the segregation of school children and construction activity in accordance with health and safety advice. It will be a short term temporary solution (expected to be 3-4 months) and has been located to avoid the loss of trees. It will be reinstated as existing when the scheme is complete.


Commercially driven, sporting trophy


The proposed pitch is not commercially driven. The school will not profit from the scheme. It seeks to meet a demonstrable deficit in sports provision within the school and reduce pupils having to move off site for sports lessons and matches. It will only be used by the school as it is not open for the community and there is no floodlighting, which other schools and commercial facilities benefit from. Therefore we do not agree that it would be a 'trophy' for the school, but would deliver much needed sports provision for the pupils.

CONSULTATIONS


LHA – LHA comments are incorporated in the body of the report under the Observations section below.

Drainage - Recommend standard drainage informatives R13 and R17

Pollution and Licensing – The applicant has submitted an acoustic assessment of the impact from noise from the use of the pitch on nearby residents.  This has been reviewed and is considered to be a satisfactory assessment.  It should be noted that the acoustic assessment has been based on the following assumptions:


· No community use is proposed for the pitch it will be for school use only.


· The presence of spectators for any competitive fixture has been stated as being extremely unlikely.


· The report is based on the ‘worst case scenario’ of pitch use.


· The pitch will incorporate three no. 5 aside pitches or 1 large pitch


· No floodlighting scheme is proposed.


The Pollution and Licensing Section have reviewed the document taking these factors into account.  


It is likely that noise from the pitch could be audible on occasions at the nearest residential properties and it was further considered that the proposed weekday use of the facility up until 2000hrs Monday to Friday would constitute an unreasonable interference for residents living in the immediate vicinity.


To prevent disamenity (and nuisance) to residents from noise I request that the following conditions are included on any decision notice should the applicant be successful:


Noise from External Sports Pitches.


· The applicant will submit for approval a pitch management plan to ensure that disturbance to neighbours is kept to a minimum.


· An acoustic barrier as described in the AEC report reference: P2461/R1A/PJK “Proposed all weather football pitch, Sale Grammar School, Sale” shall be provided as part of this development.  Details of its construction/specification shall be confirmed to the Local Authority before development occurs. 

· The pitch must only be used within the following times:



Monday – Friday  0800-1900 hrs use of all school pitches. 



Saturday  0900-1700 hrs use of all school pitches.  



No use of any pitch on Sundays or Bank Holidays.


On this basis it is not considered that it would be likely that a statutory nuisance would occur due to the early and reasonable finish time and the duration of the noise from the pitch usage outside of school hours (4pm-7pm) mon-fri and 9am-17:00 sat.  Whilst the noise may be audible to residents in certain circumstances it is felt that our primary concern would have been the evening usage which can be resolved through condition.


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

GMEU – The ecology surveys undertaken to support the application have been prepared by suitably qualified consultants and are to appropriate standards. The GMEU has visited the site and would not disagree with the overall assessment of the ecological value of the site; that is, that the application site is of low overall ecological value. No objections are therefore raised to the application on nature conservation grounds.


It is noted that a fox earth has been recorded on the application site and will be affected by planned works. Although foxes are not a protected species it is recommended that, in the interests of animal welfare, the earth not be closed down during the period when foxes are most likely to have dependent young in the den (between mid-March and mid-June), unless it has been conclusively demonstrated that the earth is not being used at the time the development commences.


No vegetation clearance or tree felling should be undertaken during the optimum period for bird nesting (March to July inclusive) unless nesting birds have been shown to be absent. All nesting birds their eggs and young are protected under the terms of the Wildlife and Countryside Act 1981 (as amended)


GMAU – No objections


GMP Design For Security  - No objections in principle with the application. Care should be taken in designing pedestrian routes so not to create any blind corners or places of concealment along footpaths.

Environment Agency – The site lies within a ‘Critical Drainage Area’. However as the development is proposing permeable pitches and footpaths it is considered that the impact from surface water run-off on flood risk will be limited. Therefore the Environment Agency has no further comments or requirements at this stage. 


Sport England – Sport England has considered the application in the light of its playing fields policy. The aim of this policy is to ensure that there is an adequate supply of quality pitches to satisfy the current and estimated future demand for pitch sports within the area. The policy seeks to protect all parts of the playing field from development and not just those which, for the time being, are laid out as pitches. The Policy states that: 


 “Sport England will oppose the granting of planning permission for any development which would lead to the loss of, or would prejudice the use of, all or any part of a playing field, or land last used as a playing field or allocated for use as a playing field in an adopted or draft deposit local plan, unless, in the judgement of Sport England, one of the Specific circumstances applies.” 


Reason; Development which would lead to the loss of all or part of a playing field, or which would prejudice its use, should not normally be permitted because it would permanently reduce the opportunities for participation in sporting activities. Government planning policy and the policies of Sport England have recognised the importance of such activities to the social an economic well-being of the country. 


The proposal is for an all weather pitch. We note that the pitch will not be flood lit, nor will it be available for community use. In addition, the size of the pitch does not accord with The Football Association guidance. Normally Sport England would be minded to object to the proposal and the grounds that it is not fit for purpose. However, we note that in this case, the proposed pitch will be situated on disused tennis courts and will therefore bring a part of the site into sporting use. Whilst there will be a slight loss of grass playing field to the east of the site, due to the shape, this area cannot accommodate a pitch. 


The footpath, which is a requirement for all weather pitches (to prevent mud being brought on the pitch), follows the boundary of the grass playing field. Although it dissects part of the existing playing field, it does so at its narrowest part and therefore will not prevent the ability for pitches to be marked out on the grass playing field. 


In light of the specific circumstances relating to this site, the proposal is considered to accord with policy exception E3 of our playing fields policy in that: 


E3 The proposed development affects only land incapable of forming, or forming part of, a playing pitch and does not result in the loss of or inability to make use of any playing pitch (including the maintenance of adequate safety margins), a reduction in the size of the playing area of any playing pitch or the loss of any other sporting/ancillary facilities on the site. 


This being the case, Sport England does not wish to raise an objection to this application. 


REPRESENTATIONS


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


Significant concerns have been raised by a number of residents concerning the proposed astroturf pitch and the impact this proposal would have on those living in the immediate vicinity. In particular there are worries about where the pitch is situated within the school grounds, the hours the pitch would be used and noise coming from the pitch particularly in the evenings and at weekends. 


Neighbours - 202 letters/e-mails of objection and a petition containing 200 names have been received by neighbouring residents. The main points raised are summarised as follows:


Noise and disturbance


· the area of the proposed pitch has not been used for 25 years and the proposed pitch will result in increased noise and disturbance which will adversely affect neighbours quality of life. This is not replacing ‘like for like’


· noise and disturbance will arise from shouting, cheering, whistles, the hard surface etc will not only affect residents but also those enjoying the quiet surroundings of Walkden Gardens


· there should be a noise study to assess affects of crowd and player noise


· use of pitch will continue into the evening causing noise at unsocial times


· experience of pitches at Brooklands Sports Club and Heywood Road show such facilities create excessive and persistent noise pollution


· No details regarding height of pitches. Levels should be dug down and excavated material used as banking to reduce noise disturbance


Residential Amenity


· detrimental to outlook


· heavy 5 metre chain link fence will be detrimental to visual amenity


· out of character with current environment for reasons including scale and materials


· size of development would be overdominating


· harmful to living conditions


· contrary to Proposal D1 


· proposed hours of use are unreasonable and excessive particularly as there are many families with young children in the area


· pitch is far too close to residential properties


· inadequate screening along residential boundaries – should be sited further away


· noise and disturbance from proposed footpath


· the school are not considering residents


Existing and nearby facilities


· the school already has a good range of sports facilities catering for both indoor and outdoor sports


· such pitches are designed for clubs or schools with constrained sites with no green space, Sale Grammar is not such a site


· there is no need or demand for the pitch, the school is not a sporting academy


· pupils have access to similar facilities at Brooklands which is the same distance from the schools changing rooms as the proposed pitch


· there are numerous similar facilities nearby


· there would be no recreational benefit to the wider community


Commercial use


· pitch is likely to be run as a commercial operation with floodlighting further down the line


· opening it up to general use will be difficult to manage and would cause security problems


Security


· the location is hidden from the main school buildings and will be difficult to secure from anti-social behaviour


· fences regularly knocked down at Hollybank to get access to the school fields, the proposal would worsen this situation


· there is already a problem of unauthorised access to the playing fields and the school has a poor record in dealing with security issues


· vandalism is a particular problem for outdoor sports facilities and the pitch will be a magnet for anti social behaviour after school hours


Environmental impacts


· will cause flooding issues by reducing the amount of grass


· trees will have to be removed


· wildlife will be displaced with an impact on bats which are a protected species


· the increased noise and activity will also affect bats


· loss of wildlife habitat in an area that has been undisturbed for many years


· The ‘green lung’ provided by the playing fields is a very important environmental facility in this urban area. The loss of natural habitat and open view would be detrimental to the enjoyment of homes in the vicinity.


· The temporary access off Wardle Road is located on green open space


Traffic


· Parking provisions for weekend and out of hours use are inadequate and will result in traffic problems


· There would be increased traffic and parking congestion particularly on Highfield and Highfield Avenue and possible highway safety issues


· Temporary Wardle Road access is inappropriate for the increased level of traffic and may lead to future justification for a permanent access


Other issues


· there should be more information including justification of need, noise study, traffic study, Architectural Liaison Report, landscaping proposals, new ecological survey into wildlife affected especially bat and bird populations, report on alternative locations, a study by the school on the direct benefits to pupils


· concessions made by school following the pre-application consultation but the facilities should be reflective of educational use of the site i.e. to the benefit of pupils during school hours


· adverse effect on property prices


· proposal does not benefit the community


· the land is not derelict as described by the headteacher


· health concerns about the rubber used on such pitches and potential leaching into the water table


· debris from the pitch surface will pollute nearby gardens


· balls will strike neighbouring properties


· there are a number of parallels with the recently refused application for Wellington School and a consistent decision is expected


· The pitch is poorly located for optimum usage and availability of use will be reduced during inclement weather. Such surfaces increase injuries to users and the location would result in heath and safety issues as the school will not be able to monitor their pupils so far from the school building therefore the pitch will not provide a significant benefit to the school. 


· permission for weekly car boot sales is leading to dangerous indiscriminate parking on Beaufort Road restricting access for emergency vehicles


53 letters/e-mails of support have been received. The main points raised are summarised as follows:


· Significantly improve student access to facilities that support a full range of sporting opportunities. The pitch will enable pupils to enjoy team games the whole year round. The existing arrangements are inadequate and the school is in danger of falling behind other schools with better facilities.


· Most of the facilities available to schools are located in the south of the Borough and are not really accessible to schools from the north side. Sale Grammar is centrally located and easily accessible by metrolink and the proposal would therefore be beneficial to the Borough of Trafford


· Concerns expressed by local residents have been given serious consideration throughout the planning process and as a result floodlighting and community use have been removed from the planning application


· There are currently safety implications for pupils who have to walk to Brooklands Sport Club in order to use their facilities which involves crossing Marsland Road which is a very busy road. This will improve safety for the school children 


· The present area is an overgrown derelict site which it has been sad to see part of the field falling into disrepair. It was utilised as a tennis and hockey court until the 1990’s. It is ludicrous that space available on the actual school grounds is not being utilized in order to enhance sports facilities at the school


· There is a lack of Astroturf pitches in the area


· When residents bought their houses they knew it was next to a school playing field. The Council should not allow petty nimbyism to detract from the validity of this considered proposals especially given the concessions already made.


· This will improve pupil safety as they can be better monitored


· The time currently taken to walk to Brooklands also reduces lesson time


· Any reasonable facility that encourages young people in sport and activity and healthy lifestyles should be fully supported. Sports help with discipline leading to improved behaviour and academic performance as well as physical fitness


· This proposal is sensible and imaginative and efficient way of using space which is currently underutilised


· The pitch would raise the sports profile of the school. This is a first class school which should have first class sports facilities


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The site is designated as Protected Open Space within the Revised Trafford UDP. 
Proposal OSR5 states that the development of all or part of an open space will not be 
permitted unless:- 


· It is for formal or informal recreational purposes; 


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


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


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


2. The proposed development would be a replacement of an existing redundant sports pitch and would improve the quality of the existing playing pitch provision. It is therefore considered to fully comply with Proposal OSR5 since it is for formal recreational purposes. It would also complement the principal use of the site as a school facility. The pitches would result in an overall improvement in sports facilities at the school and Sport England have raised no objection on the basis that the proposal will bring a part of the site into sporting use.


3. The proposal is also consistent with UDP Proposal OSR8 Improvement and Provision of Outdoor Sports Facilities which states:- “The Council will seek to improve and provide outdoor sports facilities in areas of deficiency, in accordance with the aims and objectives of Proposal OSR4 by: - 

· Improving existing play surfaces and ancillary facilities, to ensure provision is adequate for all age groups and use by both male and female players; 


· Encouraging the development of new playing fields and sports facilities where existing facilities cannot accommodate the identified deficiency of provision; 


· Promoting community use of available school facilities. 


4. It is therefore considered that the development is acceptable in principle subject to 
compliance with Proposal D1 - All New Development which seeks to ensure that 
proposals are of a high standard of design and layout and: - 

· Are compatible with the character of the surrounding area and do not prejudice the amenity of the occupiers of adjacent property by reason of overshadowing, overlooking, visual intrusion, noise and disturbance, odour or in any other way; 


· Do not adversely affect the street scene by reason of scale, height, layout, elevational treatment or materials used; 


· Where appropriate, provide good quality hard and soft landscaping as an integral part of the development scheme, and retain existing landscape features such as trees; 


· Do not generate so much traffic as to prejudice the free and safe movement of traffic on surrounding roads, or have an adverse effect on neighbouring uses; 

These matters, where relevant, are dealt with in the following sections.

COMMUNITY CONSULTATION


5. The applicant’s state that prior to the submission of this planning application a drop in event was held at the school in September 2011 with letters sent to 170 immediate neighbours and local councillors. A total of 35 residents attended. At the event the Headteacher talked through the background to the proposals and set out which proposals the school wanted to progress. Notes were taken of the issues raised by residents during that meeting and as a result the proposals have been significantly amended as follows:


· Removal of community use. The sports pitch is now proposed for use by the school only.


· To reduce the impact on neighbouring properties the planned hours of use were reduced. Also, it will now only be used by pupils (under 18s), under staff supervision so noise will be minimised.


· Floodlights to the sports pitch were removed from proposals


· Landscaping was added along the boundary to residential properties to screen the fencing


IMPACT ON RESIDENTIAL AMENITY & THE STREETSCENE


6. Objectors have raised concerns regarding the noise and disturbance that will potentially be generated by the all-weather pitch particularly as it would operate outside school hours. They are concerned that this will result in a loss of amenity and will impact on their quiet enjoyment of their homes.


7. While these concerns are understandable a number of mitigating factors occur in this application that has considerable bearing as to how significant the impact of this proposal would be in terms of noise and disturbance. The applicant has submitted an acoustic assessment of the impact from noise from the use of the pitch on nearby residents.  The Council’s Pollution and Licensing Section has reviewed this document and it is considered to be a satisfactory assessment.


8. They consider that as it is likely that noise from the pitch could be audible on occasions at the nearest residential properties the proposed weekday use of the facility up until 2000hrs Monday to Friday would constitute an unreasonable interference for residents living in the immediate vicinity. It is however considered that an earlier finish time of 1900 hours would be acceptable. Therefore to prevent loss of amenity and nuisance to residents from noise it is considered that a number of conditions should be attached to any approval to ensure that noise from the external sports pitch does not impact on amenity to a detrimental degree. These conditions would require the hours of use to be restricted as recommended by Pollution and Licensing, that a pitch management plan is submitted and that an acoustic barrier is provided. The pitch management plan would cover such issues as how the pitch will be supervised, how it will be vacated and secured, dealing with complaints and checking and maintenance of impact net systems. 


9. On this basis it is considered that although noise from the playing pitches would be likely to be audible (as it is from the current playing fields) the reasonable operating times would prevent a material loss of amenity to occupiers of nearby residential properties. 


10. Concerns have also been raised regarding noise from users of the footpath, however the footpath is located on land which is currently open for use by pupils and staff and it is not considered that the footpath would cause any significant loss of amenity particularly in view of the additional native tree planting proposed near the boundary adjacent to the footpath.


11. Concerns have been raised that the proposed pitch and fencing would have a detrimental visual impact and would result in the loss of an open view. It is accepted that the proposed pitch is relatively close to existing residential properties. The proposed pitch is no larger in total area than the existing overgrown tennis courts but it would extend further to the east than the tennis courts. Option appraisals undertaken during the design phase have been detailed within the planning application. They conclude that this is the only practical location for the pitch. The overall scale and size of the pitch, together with the associated fencing would be significant.  However, areas of fencing within school grounds are not uncommon and although the height of the fencing as initially submitted of 5 metres was considered excessive it is considered that if the proposed fencing were to be lowered below 4 metres, there would be more instances of disturbance to neighbouring properties e.g. from balls flying out of the pitch area into neighbours gardens. It is considered, therefore, that 4m would be appropriate to the activities within the means of enclosure.


12. It is noted that a number of the residential properties adjacent to the proposed pitch have windows facing it. The proposed 4 metre mesh fencing would allow views through and the acoustic fencing although opaque would be lower in height (2-2.4 metres) and would be adequately screened by the proposed landscaping. Although the pitch would be visible to some degree from these windows it is considered that the separation distances provided and the provision of additional landscaping would ameliorate the harm to neighbouring residents to a reasonable level and there is no right to uninterrupted views.  In addition, at the present time there is an overgrown sports pitch previously used for tennis and hockey on part of the application site which has dilapidated fencing around it. A condition would ensure an appropriate hedge and could ensure appropriate height and design/colour of the fencing.


13. Some objections refer to the potential impact of floodlighting. However no lighting in proposed in association with the all-weather pitch. In the absence of floodlights, the pitch could only be used in daylight hours. The existing playing field is utilised by the school at the present time and the tennis/hockey courts could be cleared and brought back into use. However as the facilities are being formalised and slightly extended it is considered necessary to attach a condition restricting hours of use of the pitches (as indicated above) with a latest finish of 1900 hours on a weekday and 1700 hours on a Saturday and no use on a Sunday.


14. Some objectors consider that the intention of the school is to extend the use of the facilities to include floodlighting and community use in due course. However, the merits of the proposal must be considered on the basis of the submitted information. This application does not propose community use or floodlighting and conditions can be attached to preclude this happening in the future. It is open to the school to submit further planning applications at a future date if they wish to however these would be considered on their own merits following further consultation with the community. 


15. Concerns have been raised that the proposed pitch will lead to an increase in anti-social behaviour which some residents say is already a persistent problem at the site. However the proposed pitch would be far more secure than the existing overgrown tennis courts which have dilapidated fencing around them making the courts easy to access. The proposed pitches would be secured by 4 metre high fencing and lockable gates. It is therefore considered that the proposed pitch would not be such an easy target as the existing pitch. A lockable gate would be included at the southeastern corner to allow maintenance of the landscaped boundary area which would prevent access to the area between the acoustic fence and neighbours garden boundaries.


16. The issue of possible flooding as a result of the proposal has been raised by objectors which they consider would be detrimental to neighbouring properties. However the Environment Agency has raised no objection to the proposals as the application indicates that the pitch and footpaths will have permeable surfaces that will drain into the sub strata and it is recommended that a condition is attached requiring adequate drainage/permeable surfacing to prevent localised flooding occurring.


HIGHWAYS ISSUES


17. Objectors have raised concerns regarding increased traffic and parking congestion on the surrounding streets as a result of the proposed pitch. Concerns have also been raised that the temporary Wardle Road access is inappropriate for the increased level of traffic and may lead to future justification for a permanent access. However the LHA have not raised any objections to the proposals on the basis that the proposals are for school use only and that there will be no community use as part of the proposals. Once the construction work is completed the temporary access will be removed and returned to its former state following completion of the development. This can be conditioned as part of any approval.


18. The LHA request that the applicants attention is drawn to the need to gain further approval from Trafford Councils Streetworks Section for the construction and removal of the temporary construction access from Wardle Road and that the applicant ensures 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. Conditions are therefore recommended to ensure that there is no community use, that appropriate drainage facilities/permeable surfacing are provided and that the temporary access is made good following cessation of use. 

ECOLOGY, TREES AND LANDSCAPING


19. The Greater Manchester Ecology Unit considers that the application site is of low overall ecological value and has therefore raised no objections to the application on nature conservation grounds. They have however requested that in the interests of animal welfare, the fox earth is not be closed down during the period when foxes are most likely to have dependent young in the den (between mid-March and mid-June), unless it has been conclusively demonstrated that the earth is not being used at the time the development commences. They also recommend a condition requiring that no vegetation clearance or tree felling should be undertaken during the optimum period for bird nesting (March to July inclusive) unless nesting birds have been shown to be absent.


20. Three groups of ‘volunteer’ or self seeded trees, indicated as G6, G7 and G8 on the submitted plan and standing to the south and east of the disused tennis courts are indicated for removal. A Poplar tree (T39) which is on the line of the proposed footpath is also proposed for removal. No objection is raised to the loss of these trees and vegetation and it is noted that new native hedging and tree planting is proposed to the east of the pitch with additional hedging to the north of the pitch and native tree planting to the west of the new footpath as part of the application 

OTHER MATTERS


21. Objectors consider that there is no demonstrable need for the proposed all weather pitch.  The school are not required to demonstrate need for the development however they have done so in their Design and Access Statement in that the school has been assessed against Department for Education guidelines (Building Bulletin 98) and showed a significant lack of sports provision, in the region of 20,000 sqm. The proposed all-weather sports pitch will make a significant contribution to the sports facilities offered by the School. Due to the lack of on-site facilities, currently pupils are taken off-site for sports lessons and matches to Brooklands Sports Club. The proposal will reduce the health and safety risks involved in moving children between sites and will increase the amount of lesson time playing sport rather than moving between sites.


22. Given the scale of the proposed development it is considered that the level of information submitted is adequate for an informed decision to be made regarding the application and the relevant consultees are satisfied that no further information is required.

23. The impact of the proposals on property values is not a material planning consideration


24. It is the case that the proposals do not directly benefit the community through community use of the pitches which is something that the Revised Trafford UDP policies aspire to. However this is directly as a result of concerns raised at pre-application stage by the community where it was indicated that there would be strong objections to community use of the facilities due to the increased usage and associated noise and disturbance and highways issues that residents considered would result from wider community use.


25. Concerns have been raised about the health impacts of the rubber used on such pitches and the potential for this leach into the water table and for debris from the pitch surface to pollute nearby gardens. The application has been considered by both the Environment Agency and the Council’s Pollution and Licensing Section and no objections have been raised to the proposal on pollution grounds. 


26. With regard to concern over balls striking neighbouring properties it is considered that the height of the proposed fencing in combination with the proposed landscaping should ensure that this would not be a frequent problem.


27. Some objectors have commented that there are a number of parallels with the recently refused application for Wellington School (77259/FULL/2011) and that therefore Members should reach a similar decision on this application. However the circumstances of the site are not directly comparable and each case must be considered on its own merits. 


28. Comments have been made that the pitch will not provide a significant benefit to the school due to the location, limited use during inclement weather and increase in injuries to users of this type of surface. While all these matters may impact to some degree on the level of benefit to the school it is considered that the benefits of the provision of such a sports pitch greatly outweigh such issues and the school have clearly identified this location and type of sports pitch as their preferred option.  


29. Objectors have raised the issue of the parking problems caused during car boot sales at the site. However, it is not considered that the all-weather sports pitch could be used for car boot sales and this is not therefore considered to be relevant to the application under consideration.


30. Objectors feel that the school is not considering local residents. It is considered that the school made reasonable efforts to involve local residents at pre-application stage and as a result of concerns raised have significantly amended the scheme.


CONCLUSION


31. It is appreciated that there is a need to balance the needs of a long established school with the need to ensure the impact of development on the amenity of occupiers of residential properties who leave close to the school site is acceptable. Although the proposed pitch will formalise sports pitch provision in close proximity to residential properties it is noted that there is no community use proposed and that the pitch would not be floodlit. This can be ensured by means of conditions. 


32. It is also noted that much of the application site was previously in use as an area for formal sport and that all areas of the grassed playing fields can be utilised by the children of the school. It is also noted that there may benefits to security from the proposals as at present the dilapidated former tennis courts are easily accessible.  The improvement in sports provision is strongly supported by both National and Local policy and it is important that children have an opportunity to play sport in a safe environment. Given the conclusions of the acoustic assessment and the proposed hours of operation and introduction of screen hedging it is considered that the development would not materially harm the amenities of adjacent residents when compared with the existing authorised situation and consequently it is recommended that the application be approved subject to the various conditions recommended. 


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

1. Standard 3 year time limit


2. List of approved plans


3. The all weather pitch hereby approved shall be available for use only by pupils and staff of the school and by other children of school age competing in organised sports fixtures against pupils representing the school


4. Notwithstanding the submitted details and prior to the development commencing, details of the proposed fencing are to be submitted and approved in writing by the Local Planning Authority.


5. Notwithstanding the submitted details and prior to the development commencing, details of the proposed acoustic barrier shall be submitted and approved in writing by the Local Planning Authority. The acoustic barriers shall be provided in accordance with the approved details prior to first use of pitch and retained as such thereafter in perpetuity.


6. Notwithstanding the submitted details and prior to the development commencing, details of the proposed impact net systems/rebound boards shall be submitted and approved in writing by the Local Planning Authority. The impact net systems/rebound boards shall be provided in accordance with the approved details prior to first use of pitch and retained as such thereafter in perpetuity.


7. Submission of a pitch management plan 

8. Landscaping – any agreed scheme to be implemented before pitch is first brought into use.


9. Tree Protection


10. There shall at no time be any floodlighting (temporary or permanent) associated with the all weather sports pitch facilities hereby approved and at no time shall the pitch be used under any artificial lighting.


11. Hours of operation (0800 hrs - 1900 hrs mon-fri and 0900 hrs-17:00 hrs sat)


12. No development shall be commenced, including the closing down of the fox earth in preparation for development, during the period when foxes are most likely to have dependent young in the den (between the months of March and June inclusive) unless it has been conclusively demonstrated via the submission of an ecological survey to the Local Planning Authority that the earth is not being used at the time the development commences. Should the survey reveal the presence of any dependent young, then no development at all shall take place during the period specified above. 

13. No development shall be commenced, including the clearance of trees and shrubs in preparation for development, during the nesting season between the months of March and July inclusive, unless an ecological survey has been carried out to the written satisfaction of the Local Planning Authority. Should the survey reveal the presence of any nesting species, then no development at all shall take place during the period specified above. 

14. Reinstatement of Wardle Road access (to include re-instatement of wall and planting)


JJ






		WARD: Priory

		77570/FULL/2011

		DEPARTURE: No





		Construction of a car parking area including alterations to existing access from Highfield Avenue, installation of lighting and erection of new vehicular and pedestrian gates. Creation of wildlife pond.



		Sale Grammar School, Marsland Road, Sale, M33 3NH





		APPLICANT:  Sale Grammar School





		AGENT: Taylor Young





		RECOMMENDATION:  GRANT









Councillor Western 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 roughly rectangular area of land situated relatively centrally on the Sale Grammar School site. There is currently a gated vehicular access to the site via Highfield Avenue at the western extent of the application site which is currently used for emergency access and maintenance vehicles. 


There are school playing fields/sports pitches adjoining the site to the north and south of the application site. To the east and west are residential properties on Holly Bank and Highfield Avenue respectively. The application site is currently largely grassed and contains a number of mature trees. 


PROPOSAL


Construction of a car parking area containing 45 parking spaces. 


Installation of external lighting comprising 30 no. ‘city-light’ bollard luminaires with a height of 1.3 metres.


Widening of existing access from Highfield Avenue to allow two way traffic movements. Secure fob controlled access gates.


Creation of wildlife/nature area including a wildlife pond on the eastern side of the site.


The application as originally submitted proposed 75 car parking spaces and the installation of 15 no. 6 metre high lighting columns. The plans were amended to reduce the number of parking spaces by 30, amend the style and number of the lighting columns and to retain 2 trees originally indicated for removal. A decked area associated with the wildlife area has also been removed from the application. 


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

PROPOSALS MAP NOTATION


Protected Open Space


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


ENV1 – Flood Risk


ENV4 – Trees, Hedgerows and Woodlands


ENV12 – Species Protection


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting


OSR5 – Protected Open Space


OSR8 – Improvement and Provision of Outdoor Sports Facilities


RELEVANT PLANNING HISTORY

There is an extensive history to this long established site. The following applications relate to the past 20 years.


H/29202 – Erection of sports hall, new classroom block, creation of new playing fields and laying out of additional car parking area and new internal roadway – Deemed Consent 1989


H/33222 – Erection of a double mobile classroom unit – Approved 1991


H/33684 – Erection of 5 metres high chain link fence to 3 sides of proposed grass pitch on the former sites of Avenham and Inglewood, Wardle Road and on south side of pitch adjacent to 11/13 Highfield Avenue – Deemed Consent 1991


H/LPA/52505  - Removal of mobile classrooms and erection of two storey classroom block together with provision of car parking – Approved 2001


H/55094 - Erection of 2 steel containers for storage purposes – Approved 2002


H/56225 - Erection of single storey extension to art block – Approved 2003


H/60121 - Erection of a cycle storage shelter – Approved 2004


H/61468 - Erection of four wooden shelters to create study and leisure space for pupils, staff and visitors – Approved 2005


H/LPA/61696 - Provision of new pitched roof over existing kitchen – Approved 2005


H/62638 - Erection of a 3.5m high fence along the common boundary with Walkden Gardens as a replacement for the existing 2.1m high fence.  Erection of 2.1m fence to school entrance on Highfield Avenue – Approved 2005


H/LPA/65111 - Erection of single storey extension to library – Approved 2003


H/LPA/66386 - Part demolition of existing double mobile classroom and erection of a single storey extension to science block – Approved 2007


74868/FULL/2010 - Relocation of 2 steel containers for storage purposes adjacent to boundary with Walkden Gardens – Approved 2010


77553/FULL/2011 - Construction of all weather sports pitch and associated fencing and footpath.   Creation of temporary construction access from Wardle Road. - Recommended for approval - report appears elsewhere on this agenda.

APPLICANT’S SUBMISSION


The applicant’s agent has submitted a Planning, Design and Access Statement, Preliminary Tree Survey and Arboricultural Implications Assessment and Method Statement and a Baseline Ecological Survey Report. They have also submitted a rebuttal to some of the objections received.


Planning, Design and Access Statement


Concludes that the proposed development:


· Has positively responded to issues raised by the Local Planning Authority at pre-application stage


· Has positively responded to issues raised by the local residents at pre-application stage


· Will not have a negative impact on residential amenity


· Will not have an unacceptable impact upon local highways or parking demand


Preliminary Tree Survey and Arboricultural Implications Assessment


States that:


The loss of any tree is always regrettable although in this instance the majority of the trees to be lost are due to their poor condition or low potential. In addition, none of the trees to be removed for the development have a Tree Quality Rating higher than C. Therefore, It is considered that the overall impact on existing tree cover on this site due to development is minimal and can easily be mitigated with some replacement planting where necessary. A clear tree works specification and details of all tree protective measures can be found in the Arboricultural Method Statement


Baseline Ecological Survey Report


Concludes with the following points:


· Bats are known to occur in the local area and are likely to use the site transiently. There was however no conclusive evidence of any specifically protected species regularly occurring on site or the surrounding areas which will be negatively affected by the proposed site development following the mitigation scheme outlined herein.


· The tree lines are likely to form a locally significant wildlife corridor but will be retained. Light spill onto them should be minimised


· Precautionary work on trees at the site is required a compensatory provision for bats should be incorporate into any future felling or crown reduction work undertaken at the site


The applicant’s agent has also submitted a rebuttal to some of the objections received in relation to the application as follows:


Light and noise


We have amended the lighting scheme, to reduce its impact further. The number of spaces has also been radically reduced to 45 (from 75), which will significantly reduce any impact or traffic noise. In addition, the highways authority has not objected to the application.


Vehicular movements


The car park will not result in 60,000 vehicle movements per annum. In addition, the proposals have reduced the number of parking spaces from 75 to 45. This has been in response to feedback received post-submission. It will be for staff parking only and therefore vehicle movements will be minimal. It is not to provide for more cars but to reallocate those already on site. It will improve ad hoc parking and emergency vehicle access around the school, enhancing overall safety. The need for the car park is not related to the separate application for a sports pitch.


Safety risk and accidents


The highway authority has assessed the car parking scheme, and they have no objections on highway safety. Following the pre-application consultation the entrance has been widened to allow simultaneous ingress and egress. The number of spaces has also been significantly reduced. Therefore we do not agree that it would be an increased safety issue as a result of the proposed car park.


CONSULTATIONS


LHA – Policy comments are incorporated in the body of the report under the Observations section below.

Drainage - Recommend standard drainage informatives R2 and R17

Pollution and Licensing – No comments received at the time of writing. Any comments received prior to the Committee meeting will be included within the Additional Information Report.


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

GMEU – The ecology surveys undertaken to support the application have been prepared by suitably qualified consultants and are to appropriate standards. The GMEU would not disagree with the overall assessment of the ecological value of the site; that is, that the application site is of low overall ecological value. Therefore no objections are raised to the application on nature conservation grounds.


Although the inclusion of a new wildlife pond in the proposals is welcomed, no details of this particular proposal appear to have been provided for comment. It is therefore recommended that, if permission is granted to the scheme, more detailed plans of the pond design and of future pond management be provided for approval by the planning authority. Any direct lighting of the pond should be avoided.


No vegetation clearance or tree felling should be undertaken during the optimum period for bird nesting (March to July inclusive) unless nesting birds have been shown to be absent. All nesting birds their eggs and young are protected under the terms of the Wildlife and Countryside Act 1981 (as amended). 


GMAU – No objections


GMP Design For Security - No objections to the proposal but advise that the facility is completed to a standard compliant with the safer Parking ‘Park Mark’ scheme.

Environment Agency – The site lies within a ‘Critical Drainage Area’. However as the development is proposing permeable pitches and footpaths it is considered that the impact from surface water run-off on flood risk will be limited. Therefore the Environment Agency has no further comments or requirements at this stage. 


Sport England – Sport England has considered the application in the light of its playing fields policy. The aim of this policy is to ensure that there is an adequate supply of quality pitches to satisfy the current and estimated future demand for pitch sports within the area. The policy seeks to protect all parts of the playing field from development and not just those which, for the time being, are laid out as pitches. The Policy states that: 


 “Sport England will oppose the granting of planning permission for any development which would lead to the loss of, or would prejudice the use of, all or any part of a playing field, or land last used as a playing field or allocated for use as a playing field in an adopted or draft deposit local plan, unless, in the judgement of Sport England, one of the Specific circumstances applies.” 


Reason; Development which would lead to the loss of all or part of a playing field, or which would prejudice its use, should not normally be permitted because it would permanently reduce the opportunities for participation in sporting activities. Government planning policy and the policies of Sport England have recognised the importance of such activities to the social an economic well-being of the country. 


The proposed car parking area occupies a part of the site that is wooded and there is only the slightest encroachment on the playing field. The proposal is therefore considered to accord with Policy Exception E3 of our Playing Fields Policy in that: 


E3 The proposed development affects only land incapable of forming, or forming part of, a playing pitch and does not result in the loss of or inability to make use of any playing pitch (including the maintenance of adequate safety margins), a reduction in the size of the playing area of any playing pitch or the loss of any other sporting/ancillary facilities on the site. 


This being the case, Sport England does not wish to raise an objection to this application 


REPRESENTATIONS


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


Concerns about the impact on residents of Highfield and Highfield Avenue, which is a small cul-de-sac and as such there are concerns about the suitability of the road to withstand an additional 80 cars twice a day using the road, at busy times of day. This is particularly problematic as there are already a number of parking problems on the road and a high number of vehicles parked often on both sides of what are quite narrow roads due to a number of converted flats.

Neighbours - 198 letters/e-mails of objection and a petition containing 200 names have been received from neighbouring residents. The main points raised are summarised as follows:


Traffic issues


· The proposal will exacerbate existing traffic problems. Highfield is already too narrow for residents parking their cars on both sides. The huge increase in traffic will inevitably lead to accidents and the road infrastructure is inadequate


· This volume of traffic would create a real and material safety risk for children at times of the day when they are most likely to be walking to/from school as well as for children playing in the street


· Congestion of surrounding streets at peak times


· There is poor access for emergency services


· Wardle Road already has heavy traffic congestion at peak periods due to St Josephs Primary School. It also has traffic calming measures which would be negated by the proposals.


· The Wardle Road/Highfield and Highfield/Highfield Avenue corners have restricted viewing and the increased traffic will increase the risk of an accident


· At the time teachers would be arriving residents would be leaving for work creating traffic chaos


· Refuse collection day will result in gridlock. Already have lorries revering down Highfield Avenue delivering to school canteen


· People trying to use the car park without a fob will create traffic chaos


· The obvious alterative to creating havoc for residents in Highfield and Highfield Avenue is to open up access directly off Wardle Road


· No transport impact survey submitted


· Staff should be expected to use public transport to ease congestion and help the environment. No provision for sustainable forms of transport such as bike racks


Residential Amenity


· The proposals would exacerbate existing traffic problems and lead to light, noise and atmospheric pollution for residents


· Would create a substantial nuisance to residents of Highfield & Highfield Avenue, with increased traffic volume in excess of 60,000 vehicles per annum potentially entering and leaving a quiet cul-de-sac. 


· Fears the car park will be used at other time i.e. weekends and evening at a later stage in conjunction with the proposed all weather pitch


· Removal of trees would remove screening to Holly Bank residents


· Do not consider Highfield Avenue is the correct access point for parking at Sale Grammar School


· Could double yellow lines be extended to prevent blocking of driveways?


· Any traffic restrictions would not be fair to residents


· 6 metre lighting posts would be physically unsightly and would cause serious light pollution


Environmental impacts


· Loss of established trees and natural habitats. This would also remove screening to Holly Bank residents


· Detrimental impact on bats due to noise and light pollution


· An ecological site is proposed yet there is a perfectly good one where the 3G pitch is proposed 


Other issues


· The additional access will lead to an increase in anti-social behaviour


· Both proposals are clearly linked to one another


· The Council rejected plans for 2 nurseries on Marsland Road which Sale Grammar themselves objected to due to the inadequate road infrastructure and increase in traffic.


· Reduction in property values


· The use will be extended to commercial activities such as car boot sales


· The school is not considering local residents


· A comprehensive masterplan should be produced for the school site to look at growth requirements


42 letters/e-mails of support have been received. The main points raised are summarised as follows:


· additional on site car parking would help alleviate any existing parking issues experienced by local residents


· it would alleviate current parking problems experienced by staff and visitors and will reduce parking on nearby roads


· the current lack of parking results in congestion, dangerous manoeuvres and illegal parking for example on school open days, induction evenings and other events


· the new car park will help improve safety on surrounding roads


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The site is largely unallocated with only a very narrow sliver of land at the northern end of the application site designated as Protected Open Space within the Revised Trafford UDP. 


2. Proposal OSR5 states that the development of all or part of an open space will not be permitted unless:- 


· It is for formal or informal recreational purposes; 


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


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


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


3. Although the proposal will result in loss of available play area the creation of an outdoor wildlife area including pond will provide a high quality education resource and enhanced biodiversity resource. In addition, Sport England have not objected to the application on the basis that the proposed development affects only land incapable of forming, or forming part of, a playing pitch and does not result in the loss of or inability to make use of any playing pitch (including the maintenance of adequate safety margins), a reduction in the size of the playing area of any playing pitch or the loss of any other sporting/ancillary facilities on the site. 


4. It is therefore considered that the development is acceptable in principle subject to compliance with Proposal D1 - All New Development which seeks to ensure that proposals are of a high standard of design and layout and: - 

· Are compatible with the character of the surrounding area and do not prejudice the amenity of the occupiers of adjacent property by reason of overshadowing, overlooking, visual intrusion, noise and disturbance, odour or in any other way; 


· Do not adversely affect the street scene by reason of scale, height, layout, elevational treatment or materials used; 


· Where appropriate, provide good quality hard and soft landscaping as an integral part of the development scheme, and retain existing landscape features such as trees; 


· Do not generate so much traffic as to prejudice the free and safe movement of traffic on surrounding roads, or have an adverse effect on neighbouring uses; 

These matters, where relevant, are dealt with in the following sections.


COMMUNITY CONSULTATION


5. The applicant’s have stated that prior to the submission of this planning application a drop in event was held at the school in September 2011 with letters sent to 170 immediate neighbours and local councillors. A total of 35 residents attended. At the event the Headteacher talked through the background to the proposals and set out which proposals the school wanted to progress. Notes were taken of the issues raised by residents during that meeting and as a result the proposals have been amended as follows:


· The use of the car park will be by staff only and access controlled. This should limit the number of traffic movements on site as staff normally remain on site all day. There will be no pedestrian access from Highfield Avenue removing students or staff from using Highfield Avenue as a pedestrian entrance to the school


· The proposals have been amended, to include a wider entrance to reduce the likelihood of bottlenecks

IMPACT ON RESIDENTIAL AMENITY & THE STREETSCENE


6. Objectors have raised concerns about the impact of the proposed development on their residential amenity, particularly as a result of light, noise and atmospheric pollution. They consider that the increase in traffic would result in substantial nuisance to residents of Highfield & Highfield Avenue which are currently quiet areas.


7. Staff currently park in car parking area accessed via Marsland Road at the front entrance to the school. These car parking areas are frequently full during the day with some users of the car park having to park on surrounding streets at certain times of the day.


8. The plans as initially submitted proposed a staff only car park comprising 75 car parking spaces and 15 no. 6 metres high lighting columns. Despite the application being considered acceptable in terms of the impact on the highway network and highway safety it was noted that at the present time this access has very limited use by vehicles and that such an increase in comings and goings associated with a car park of this size and lighting on this scale had the potential to have a detrimental impact on occupiers of nearby residential properties. The plans have therefore been amended to substantially reduce the number of parking spaces from 75 to 45 (a reduction of 30 spaces). It is considered that although this will represent an increase on the existing vehicular usage of this access this would represent a significant reduction in terms of the number of car movements daily when compared to the scheme as originally submitted and that a car park of this scale would not result in a material loss of amenity for occupiers of nearby properties. 


9. In addition, following concerns over the visual impact and light pollution associated with the 6 metres lighting columns the plans have been amended to remove all of the 6 metre lighting columns from the application to be replaced by much lower level 1.3 metre high bollard lighting (30 in total). As a result it is considered that the impact of the lighting is significantly reduced to levels that will not result in loss of amenity for residents and will not be detrimental to the streetscene.


10. The School have indicated that this car park will be for staff use only and will be fob controlled. It is recommended that details of this fob controlled access are submitted for the prior written approval of the Local Planning Authority via a condition. This should ensure that traffic movements are largely restricted to school opening and closing times although there will be some stagger around these times due to different working practices. It is not intended that this access should be used as a pedestrian access and consequently there is no pedestrian gate indicated on the submitted plans. Some residents have raised concerns that the car park will be used at other time i.e. weekends and evenings at a later stage in conjunction with the possible extended use of the proposed all weather pitch. It is therefore considered that conditions restricting the use and hours of operation of the car park would be appropriate to protect resident’s amenity and operating hours of 0700 hours – 1900 hours Monday to Friday are considered appropriate to allow staff some flexibility in their working hours. 


11. The removal of some trees would result in a more open relationship with some properties on Holly Bank but many of the trees are to remain and there is in any event screening at ground level by virtue of the existing fencing.

12. The impact of the amended scheme on the amenity of local residents is therefore considered to be acceptable subject to appropriate conditions. 


HIGHWAYS ISSUES


13. Alternative accesses to the proposed car park were considered by the School from Wardle Road and Holly Bank and through the school site. However access from Wardle Road would compromise the sports pitches, Holly Bank was not wide enough and access through the school would be convoluted and dangerous for pupils.


14. Concerns have been raised by local residents, that the proposal will exacerbate existing traffic problems in that it will cause congestion on surrounding streets and impact on highway safety. The plans as originally submitted were for a 75 space car park to be accessed off Highfield Avenue, for staff use only. The LHA commented that the proposals would result in an increase in traffic passing down Highfield and Highfield Avenue to access the car park, this increase is likely to occur in the am peak period.  The LHA considered that the access roads can cope with the increase in capacity and that it is unlikely that any road safety issues would result from such a use.  Notwithstanding this, for the amenity reasons set out above the size of the car park has been substantially reduced to 45 spaces which can only improve the levels of traffic for residents of Highfield and Highfield Avenue.

15. The LHA also consider that the provision of this car park will reduce ad-hoc car parking on neighbouring roads and that also the proposed setting back of the access gates will create a turning head at the top of Highfield Avenue which is an improvement to the current layout, on this basis there are no objections to the proposals on highways grounds. They comment that the applicant should 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. A condition is suggested accordingly.

16. Some residents have asked whether double yellow lines could be extended to prevent blocking of driveways, whereas other residents have commented that the introduction of any traffic restrictions would not be fair to residents. The LHA do not consider that any parking restrictions are required in the vicinity as a direct result of this application. 


ECOLOGY, TREES AND LANDSCAPING


17. The Greater Manchester Ecology Unit agree with the overall assessment of the ecological value of the site; that is, that the application site is of low overall ecological value. Therefore no objections are raised to the application on nature conservation grounds.


18. They welcome the inclusion of a new wildlife pond but suggest that as no details have been submitted more detailed plans of the pond design and of future pond management be provided for approval by the planning authority and that this should avoid any direct lighting of the pond. They also advise that no vegetation clearance or tree felling should be undertaken during the optimum period for bird nesting (March to July inclusive) unless nesting birds have been shown to be absent. Conditions are therefore recommended accordingly. 


19. The plans initially submitted indicated the loss of 10 trees as part of the proposals. There is no objection to the removal and replacement of 8 of these trees but it is considered that two Sycamore trees (T17 and T18 on the submitted plan) are in fair condition and typical of the species and should be retained. The plans have therefore been amended to retain these two trees and it is also recommended that tree protection and landscaping conditions attached to ensure the protection of the retained trees. 

20. Objectors have stated that the usefulness of the proposed wildlife area is limited compared to existing area on which the new pitch would be located. However the proposed wildlife area would include a pond and enhanced wildlife area within which pupils can watch and investigate the natural environment. It is considered that the proposed wildlife area will provide a high quality education resource and enhanced biodiversity resource.

OTHER ISSUES


21. Objectors have raised concerns that the additional access will lead to an increase in anti-social behaviour. However there is an existing access from Highfield Avenue to the site which is proposed only to be widened as part of this application. It is not therefore considered that the proposal would result in a material increase in anti social behaviour at the site.


22. Reference has been made to applications for children’s nurseries on Marsland Road which the Council rejected on highway grounds. It is considered that these applications are not directly comparable to this application given the location and type of use.


23. Concerns have been raised that the use of the car park will be extended to commercial activities such as car boot sales but the suggested conditions regarding the use and hours of operation of the car park should prevent this. 


24. Objectors feel that the school is not considering local residents. It is considered that the school made reasonable efforts to involve local residents at pre-application stage and as a result of concerns raised, amended the scheme which has now been further reduced in scale. 


25. Concerns have been raised by many objectors that the intention of the school is to extend the use of the proposed sports pitch facilities (77553/FULL/2011) to include community use in due course and that the proposal for the car park is linked to this.  However, the merits of the proposal must be considered on the basis of the submitted information. This application indicates that the parking is for the use of staff only and will be controlled by fob access. This can be controlled by appropriate conditions. It is open to the school to submit further planning applications at a future date if they wish to however these would be considered on their own merits following further consultation with the community. 


26. The impact of the proposals on property values is not a material planning consideration


27. Given the scale of the proposed development it is considered that the level of information submitted is adequate for an informed decision to be made regarding the application and the relevant consultees are satisfied that no further information is required.

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

1. Standard 3 year time limit


2. List of approved plans


3. Hours of use (0700 hrs – 1900 hrs, Monday – Friday only but up to 2200 hrs on a maximum of 13 occasions in any calendar year).


4. Restriction of use (staff parking only)


5. Details of access gates (to include fob control mechanism)


6. Landscaping


7. Tree Protection


8. Drainage


9. Details of bollard lighting to be submitted


10. Details of pond to be submitted


11. Bird Nesting season


JJ






		WARD: Timperley

		77577/HHA/2011

		DEPARTURE: No





		Erection of a part two storey, part single storey side extension to form additional living accommodation.



		33 Moss Lane, Timperley, WA15 6LQ





		APPLICANT:  Mr Andrew Everett





		AGENT: 





		RECOMMENDATION:  GRANT









This application is to be decided by the Planning Development Control Committee, as the applicant is married to a Trafford Council employee who also lives at the property.


SITE

Semi-detached period residential property located on the southern side of Moss Lane in Timperley.  Directly opposite (north of) the site lies the grounds of Forest [Primary] School. To the western side is the adjoining property (35 Moss Lane), with Forest Drive beyond.  Immediately to the eastern side of the site is the access drive to 31a Moss Lane, a backland property, and number 31 Moss Lane lies beyond that access drive.  To the rear of the site (south) lies the rear garden area to number 1 Forest Drive, a property sited perpendicular to the application site.


The site is unallocated in the Trafford UDP.

PROPOSAL


Permission is sought for the erection of a part two storey, part single storey side extension.  The proposed extension will project 1.705m to the eastern side of the property and would be set 2m back from the front building line.


The proposed single storey extension will be sited wholly to the rear of the proposed two storey side extension and will join the existing single storey rear extension, projecting a similar distance to the rear.

DEVELOPMENT PLAN


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 (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.


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. 


It is a consultation document and, therefore, subject to potential amendment. It is capable of being a material consideration, although the weight to be given to it will be a matter for the decision maker 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 draft 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.


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS

D1 – All New Development


D2 – Vehicle Parking


D6 – House Extensions


RELEVANT PLANNING HISTORY

H/08140: Erection of extension to lounge.


APPROVED, 01/11/1978

CONSULTATIONS


Drainage – Recommend standard informative R17


REPRESENTATIONS


None 


OBSERVATIONS


DESIGN AND APPEARANCE


Spaciousness


The proposed extension is modest in terms of the proposed projection to the side.  A distance of 750mm is retained to the side boundary to allow servicing and access for maintenance to the rear.  Furthermore, the two storey side extension would be set 2m back from front elevation which satisfies current guideline figures as set out in the Councils Planning Guidelines (House Extensions) to avoid cramped development and loss of spaciousness.  In any event, the existence of the driveway to number 31a immediately adjacent to the site on the eastern side ensures that spaciousness will be retained between properties in the street scene.  This argument is enhanced by the fact that number 31 is set further back from the building line to number 33 given the splayed orientation of properties vis-à-vis Moss Lane.


Design


The pair of semi-detached properties at number 33 and 35 Moss Lane are attractive, balanced and were constructed after 1910.  Although there is a degree of concern that the proposed two storey extension will imbalance the pair of semi-detached properties, the modest nature of the proposed extension in addition to the fact that the extension would be set back, results in an extension which is considered acceptable in the street scene.  Although an area of uninterrupted brickwork is proposed to the east of the windows on the front elevation, care has been taken to replicate the brick quoin detail to provide some interest.


The proposed roof design will reflect that of the existing two storey side gable (original) and assuming materials of a good match are utilised, would appear as seamless.  Furthermore, arched brick headers and the glazing bars proposed will mirror the style of existing windows to rear.


The proposed single storey rear extension will not be visible in the street scene and utilises a similar fascia boarded detail on the gable end to that which exists on the rear elevation of the existing single storey rear extension.


RESIDENTIAL AMENITY


Rear

There is no encroachment of habitable windows to the rear boundary.  Although an additional window to bedroom 3 is proposed, this is sited similarly 10.5m from the rear boundary.  This is compliant with the Councils guideline figures as set out in Planning Guidance – House Extensions, and as such, loss of privacy is avoided.  

Number 1 Forest Drive has an existing single storey rear conservatory extension which is sited opposite the existing rear-facing window to bedroom 1 within the application property.  The proposed additional window to bedroom 3 will only have splayed views into that conservatory from a distance further away than bedroom 1, and in any event, views are partially obscured by the large rear boundary fence between properties.  


There are no other windows within properties to the rear affected by the proposed single storey rear extension, in light of the proposed siting.


As such, there are no concerns to rear.


Sides


There is no concern regarding impact from the proposed extension on number 35 given the siting of the proposed extension to the east of the existing dwelling.  The proposed two storey side extension will not be visible from 35 and the works to the proposed single storey rear extension are located discretely when viewed from number 35.

Number 31a is set in a backland plot and is unaffected by the proposals due to the splayed siting, the distances involved and the boundary foliage.

Number 31 is set backward of the proposed side extension and given the separation distance between properties, the small scale of the proposals, the foliage between properties and the orientation of respective windows, there are no concerns in this regard.  The proposed bathroom window at first floor level on the eastern side elevation is identified as obscure glazed on the submitted plans and in any event looks out onto the front garden area to number 31 only.

As such, the application is considered acceptable in terms of residential amenity impacts.


VEHICLE PARKING


The existing parking arrangements cater for 2 no. off-street vehicle spaces.  This situation will be retained with the proposed development.  In this location, the provision of 2 no. off-street parking spaces is considered acceptable.


RECOMMENDATION: GRANT, subject to the following conditions:-

19. Standard Time Limit Condition


20. List of Approved Plans


21. Matching Materials


MW






		WARD: Bucklow St. Martin’s

		77622/FULL/2011

		DEPARTURE: No





		VARIATION OF CONDITION 1 OF PLANNING PERMISSION 75594/FULL/2010 TO ALLOW RETENTION OF USE OF LAND AS MARKET FOR TEMPORARY PERIOD OF TWELVE MONTHS, RETENTION OF STALLS, STORAGE CONTAINERS AND MOBILE TOILET BLOCK FOR A FURTHER PERIOD OF TWELVE MONTHS






		Land at Smithy Lane, Partington






		APPLICANT:  Peel Investments (North) Ltd.






		AGENT: Turley Associates






		RECOMMENDATION:  GRANT










SITE


The application site is located towards the western end of the area of open space that lies between Smithy Lane and Manchester New Road in the centre of Partington.


The market stalls and dark green steel containers are permanently in situ and are sited on a tarmac area with grass and mature trees to the north and east. A portable toilet block is sited to the north, adjacent to Manchester New Road. 


There are eighteen parking spaces marked out on Smithy Lane, to the south and east of the application site.


The vacant site of the former Greyhound public house lies on the opposite side of the road to the north. To the south, a number of retail units within the shopping centre have now been demolished pending the proposed shopping centre redevelopment. There are also residential properties to the north and west, the nearest being approximately 40 metres from the application site.


PROPOSAL


The application proposes the continued use of the site for a market, together with the retention of the stalls, containers and portable toilet block for a further temporary period of twelve months. The previous temporary permission, 75594/FULL/2010, expired on 14th October 2011. 


The market operates on 2 days per week, Tuesdays and Saturdays. In total, there are 5 container stalls and 14 open stalls. 


DRAFT NATIONAL PLANNING POLICY FRAMEWORK

The draft National Planning Policy Framework (NPPF) was published on 25th July 2011 and is intended to bring together Planning Policy Statements, Planning Policy Guidance Notes and some Circulars into a single consolidated document. The draft NPPF 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 capable of being a material consideration, although the weight to be given to it will be a matter for the decision maker’s judgement in each particular case. The key principle of this planning guidance is a presumption in favour of sustainable development and, in particular, that significant weight should be placed on the need to support economic growth. 

The NPPF retains the “Town Centres First” approach and the government’s key objective of promoting the vitality and viability of town centres. Paragraph 76 states that local planning authorities (LPA’s) should “recognize town centres as the heart of their communities and pursue policies to support the vitality and viability of town centres.”

REVISED TRAFFORD UDP


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.


PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


The relevant Policies and Proposals of the Plan are as follows: -


D1 – All New Development


D2 – Vehicle Parking


S3 – Improving the Main Shopping Centres


RELEVANT PLANNING HISTORY


75594/full/2010 - Renewal of planning permission for use of land as market for temporary period of 12 months, retention of stalls, steel storage containers and mobile toilet block – Permitted – 19th October 2010

H/LPA/67556 – Renewal of planning permission for use of land as market for temporary period of three years, retention of stalls, steel storage containers and mobile toilet block – Permitted 17th September 2007


H/LPA/64801 – Use of land as market for one year, retention of stalls, storage containers, mobile toilet block and planters – Land at Smithy Lane, Partington – Permitted – 7th August 2006


H/LPA/56090 – Use of land as market for temporary period (3 years), siting of stalls, steel storage containers, mobile toilet block and planters – Land at Smithy Lane, Partington – Permitted – 17th April 2003


CONSULTATIONS


LHA: Comments incorporated into Observations section of report


Pollution and Licensing: No comments received to date


Strategic Planning and Developments: Comments incorporated into Observations section of report


Parks and Countryside: No comments received to date


Partington Parish Council: Instead of the retention of the market at Smithy Lane, it would be preferred if the market can be relocated inside the old Library building on Central Road or opposite on the land that was the shopping centre. 


Positive Partington Partnership: No comments received to date


REPRESENTATIONS


None


OBSERVATIONS


INTRODUCTION


1. The application proposes a variation of Condition 1 of planning permission 75594/FULL/2010 to allow the retention of the market on the existing site for a further period of twelve months. Planning permission H/LPA/56090 was originally granted for the use of this site as a market for a three year period on 17th April 2003. A further 12 month permission, H/LPA/64801, was granted in 2006 and a further three year permission, H/LPA/67556, was granted in 2007. The most recent permission,75594/FULL/2010, was granted on19th October 2010 and expired on 14th October 2011


2. The current application is accompanied by a statement, which says that the current market site forms part of the area of the proposed new shopping centre development by Peel Investments (North) Ltd. The statement says that the application site is being transferred from the Council to Peel to allow the shopping centre development to progress and that Peel have included provision to accommodate a new market within that development scheme. The statement says that demolition of parts of the shopping centre has already been carried out and that the granting of a further 12 month permission would ensure the continued use of the land as a market until the new development is completed. 

PRINCIPLE OF DEVELOPMENT


3.

The proposal to retain the market in its current location for a further 12 month period is not in conflict with the essential provisions of the shopping policies of the adopted development plan. There are therefore no land use policy objections to this proposal pending the redevelopment of the adjacent shopping centre. 


4.

Partington Parish Council has expressed the view that the market should be relocated either inside the old Library building on Central Road or opposite on the land that was the shopping centre. However, within the scope of this current planning application, the Planning Authority can only consider the acceptability or otherwise of the proposal to retain the market at Smithy Lane. Alternative options will need to be considered separately as part of the shopping centre redevelopment proposals.


5.
In most cases, it is not normally considered appropriate to continue to grant a series of temporary permissions over a number of years. However, a temporary permission can be used to allow a development for a limited period prior to its relocation elsewhere and Circular 11/95, The Use of Conditions in Planning Permissions, states that a further temporary permission may be justified where redevelopment proposals have been postponed. It is considered that this is the case in relation to the current application site as the shopping centre redevelopment proposals have not commenced as quickly as was originally anticipated It is therefore considered that, in these particular circumstances, it would not be inappropriate to grant a further permission.


VISUAL AMENITY


6. The area between Smithy Lane and Manchester New Road provides a pleasant green space and visual buffer for the town centre. The stalls, steel containers and portable toilet block are relatively prominent in this location and are not particularly attractive visually. They have also previously been defaced by graffiti, although they have been cleaned and repainted. However, the structures are dark green in colour and most are set back from Manchester New Road with some screening by existing trees.


7. It is considered that, in terms of visual amenity, this form of development would not be acceptable in this location on a permanent basis. However, it is important to provide a site for the market until such time as a more suitable permanent solution is found and it is therefore considered that the proposal would be acceptable on a further temporary basis.


TRAFFIC AND CAR PARKING


8.  
The LHA has raised no objections to the retention of the market in highway terms. There are eighteen parking spaces marked out on Smithy Lane, to the south and east of the application site and it is therefore considered that there is sufficient space for traders’ vehicles.


CONCLUSION


9.   
The proposed development is considered to be acceptable in this location on a further temporary basis. The development would permit the retention of the market as a facility within Partington, pending the town centre redevelopment proposals and the provision of a more suitable, permanent site.  It is therefore recommended that a further temporary, twelve month planning permission should be granted.


RECOMMENDATION: GRANT subject to the following conditions: -


1. The planning permission is granted for a limited period expiring on 8th December 2012. All buildings, structures, works and uses of land or other development hereby permitted shall be removed and/or discontinued and the land re-instated to its former condition at or before the expiration of the period specified in this condition. 

SD






		WARD: Flixton

		77669/HHA/2011

		DEPARTURE: No





		Erection of part single, part two storey front and side extension and part single, part FIRST FLOOR rear extension to form additional living accommodation.



		5 Cecil Drive, Flixton, M41 8UW






		APPLICANT:  Mr Richard Hopper






		AGENT: Mr  D Curran






		RECOMMENDATION:  GRANT










The application is before the Planning and Development Control Committee as the applicant’s wife is an employee of the Council.  


SITE


The application site comprises a two storey semi-detached dwelling to the south of Cecil Drive in Flixton.  The adjoining semi No.7 lies to the west and the adjacent semi No.3 to the east.  No.3 has a two storey side extension constructed up to the boundary with the application property, which has a flat roof and which projects forward of the front elevation at ground floor.  


The application property currently benefits from a single storey extension to the side of the property and a single storey extension to the rear.  

PROPOSAL


Planning permission is sought for the erection of a part single, part two storey front and side extension and a part single, part first floor rear extension to form a fourth bedroom and two extended bedrooms at first floor and a bathroom, utility and study to the ground floor.  


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.


PROPOSALS MAP NOTATION

None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS

D1 – All New Development


D6 – House Extensions

RELEVANT PLANNING HISTORY

No previous history.  


3 Cecil Drive


H05707 – Erection of lounge extension (Approved August 1977).  


4 Cecil Drive


H44712 - Demolition of part of existing garage and erection of part single storey and two storey rear and side extension for additional living accommodation (Approved November 1997).  


CONSULTATIONS


None.  

REPRESENTATIONS


None.  

OBSERVATIONS


RESIDENTIAL AMENITY


1. The extension would project forward of the front elevation at single storey similar to the adjacent extension at No.3 and the roof of this single storey element would extend across the front door to form a porch canopy.  The first floor would be set back 1.5m from the main front wall.  


2. The side extension would have a width of 2m.  The two storey element would have a length of 4.7m and would extend to meet the original two storey rear wall in line with the neighbouring extension at No.3.  The single storey rear element of the side extension would project 2.4m beyond the rear wall of the adjacent property.  This would have no undue impact on the amenity of the occupants of No.3.  


3. The first rear extension would project 1.5m beyond the rear wall of the adjoining property No.7 adjacent to the common boundary and would step out to reach a projection of 2.4m at a distance of 3.2m from the common boundary.  The projections of the first floor rear elements of the proposal are in accordance with Council guidelines.  No.7 benefits from a single storey conservatory directly adjacent to the common boundary and therefore the proposal would not result in any undue loss of light or privacy to the adjoining occupants.  


4. A bathroom window is proposed to the front elevation at ground floor, hence a condition is recommended to be attached to the permission requiring this to be fitted and retained in obscure glazing to protect the amenity of neighbouring residents.  


DESIGN AND STREET SCENE


5. The side extension would be set back from the front main wall at first floor level by 1.5m.  Properties within the street have been subject to similar two storey side extensions.  No.4 opposite Cecil Drive has a part single, part two storey side extension.   


6. Council guidelines normally require a 2m setback at first floor to prevent terracing within the street scene.  In this case, the adjacent property has been subject to a two storey side extension likely to have been constructed over 30 years ago, which is flush with the main front wall with no setback at first floor and with a flat roof.  In this case, the adjacent property has already been extended flush with the front main wall and terracing would only arise if the application property were to extend flush with the main front wall or with only a small setback.  In this case, a 1.5m setback would be adequate to ensure that terracing would not occur in the context of the existing flush two storey side extension at No.3.  The proposal is therefore considered to be acceptable in terms of design and would have no undue impact on the street scene.  


ACCESS, HIGHWAY AND PARKING


7. The property frontage is paved and capable of accommodating two off road parking spaces.  Adequate parking would be provided to support the development and the proposal is therefore considered to be acceptable.  


CONCLUSION


8. The proposal is considered to be acceptable in terms of design and would have no undue impact on the amenity of neighbouring occupants.  It is therefore recommended that planning permission is granted.  

RECOMMENDATION: APPROVE WITH CONDITIONS

22. Standard 


23. List of amended plans


24. Material samples


25. Obscure glazing to bathroom window in north elevation

DR
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LOCATION PLAN FOR APPLICATION No: - 76646/FULL/2011
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LOCATION PLAN FOR APPLICATION No: - 76936/HHA/2011
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LOCATION PLAN FOR APPLICATION No: - 77088/VAR/2011
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LOCATION PLAN FOR APPLICATION No: - 77232/VAR/2011
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LOCATION PLAN FOR APPLICATION No: - 77237/FULL/2011
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LOCATION PLAN FOR APPLICATION No: - 77451/FULL/2011
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LOCATION PLAN FOR APPLICATION No: - 77508/RENEWAL/2011
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LOCATION PLAN FOR APPLICATION No: - 77539/FULL/2011
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LOCATION PLAN FOR APPLICATION No: - 77553/FULL/2011
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LOCATION PLAN FOR APPLICATION No: - 77570/FULL/2011
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LOCATION PLAN FOR APPLICATION No: - 77577/HHA/2011
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LOCATION PLAN FOR APPLICATION No: - 77622/FULL/2011
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LOCATION PLAN FOR APPLICATION No: - 77669/HHA/2011
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