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—— METROPOLITAN BOROUGH ——




AGENDA PAPERS FOR
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 12th January 2012   
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 8th December, 2011.

	
[image: image2.emf]PDC Agenda Item 2 -  Minutes 08/12/11

 
	

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

	To be

Tabled 
	

	4. 
	APPLICATIONS FOR PERMISSION TO DEVELOP ETC.
To consider the attached reports of the Chief Planning Officer. 
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	5. 
	APPLICATION FOR PLANNING PERMISSION 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. 
	POSSIBLE BREACH OF PLANNING CONTROL AT 17 STANLEY DRIVE, TIMPERLEY 

To consider a report of the Chief Planning Officer. 


	To follow 
	

	7.
	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 – 12th JANUARY 2012 

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  - 12th January 2012


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



		75847

		Bowdon Club (Cricket Hockey & Squash), South Downs Road, Bowdon, WA14 3DT

		Bowdon

		1

		Grant



		75849

		Bowdon Club (Cricket Hockey & Squash), South Downs Road, Bowdon, WA14 3DT

		Bowdon

		21

		Grant



		77087

		44 Skaife Road, Sale, M33 2FZ

		Sale Moor

		33

		Minded to Grant



		77102

		139 Stamford Street, Old Trafford, M16 9LT

		Clifford

		41

		Minded to Grant



		77307

		Aura House, 77 Dane Road, Sale, M33 7BP

		Priory

		49

		Minded to Grant



		77308

		Land to rear of 52 Willow Tree Road, Altrincham, WA14 2EG

		Hale Central

		61

		Grant



		77490

		The Gate House, Bradgate Road, Altrincham, WA14 4QW

		Bowdon

		73

		Minded to Grant



		77608

		Stretford Marina, Marland Way, Stretford.

		Gorse Hill

		82

		Minded to Grant



		77645

		Land at rear of former Gas Works site, off Common Lane, Partington.

		Bucklow St. Martin’s

		94

		Grant



		77772

		9 Parkfield Court, Altrincham, WA14 2BU

		Altrincham

		109

		Grant





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



_1387100688.doc
		WARD: Bowdon

		75847/FULL/2010

		DEPARTURE: No





		Partial demolition of the existing squash court building (2 no. courts) and the erection of a two storey extension, incorporating 4 no. squash courts, spectator seating, changing facilities, social area, viewing gallery, lobby, terrace, office and ancillary facilities. Formation of car parking, provision of cycle storage, landscaping works, provision of new 'link' footpath and alterations to access drive through site.



		Bowdon Club (Cricket Hockey & Squash), South Downs Road, Bowdon, WA14 3DT





		APPLICANT:  Bowdon Club





		AGENT: Emery Planning Partnership Ltd





		RECOMMENDATION:  GRANT







[image: image1.wmf]

SITE


The application site includes an area within an existing private members sporting club and an area of open vegetated land immediately to the north of the existing sporting club hockey pitch, outside of the clubs site.  The site is located on a large parcel of protected open land, lying to the south of South Downs Road and to the east of Grange Road in Bowdon.  Vehicular access is provided from South Downs Road to the north of the site, although there is a further gated vehicular access from York Drive to the south-east of the site.  To the southern boundary of the club site, there is also a gated pedestrian access from the existing public footpath, which itself runs east to west from York Drive through to Grange Road along the southern boundary of the sports club site.  The pedestrian access provides a direct ‘link’ to the Bowdon C of E Primary School to the south of the public footpath.


The club currently provides facilities for: cricket – namely a pitch and practice nets; hockey (as well as football and other sports) – namely an all-weather pitch, with existing floodlighting; and squash – namely the 4 no. indoor squash courts, accessed from the existing club house and which are located centrally within the site.


To the south of the sports club lie the Bowdon C of E Primary School and properties on York Drive/Theobold Road.  To the east, lie properties on York Drive and properties accessed from South Downs Road, including the grade II listed Moss Farm and Moss Barn buildings.  To the west lies Grange Road, containing residential properties, which are currently buffered from the site by an area of protected open space with semi-mature and mature vegetation.  The area of open space is informal with apparent dog-walking trails within.  The open space wraps around the western and northern sides of the existing all-weather hockey pitch.  Currently, this area of open space is accessible only from Grange Road (including via the public footpath to the south-west of the site) and is fenced to the northern, eastern and the majority of the southern boundary.   Beyond the area of open space to the north lie large apartment buildings and other residential properties on South Downs Road.


The topography of the site means that the level of the majority of the club site falls slightly from north to south and as such, the properties on South Downs Road are set at a higher topographical level to the clubhouse and pitches.


There are several protected trees within the existing club site and also within the area of protected open space to the north and west of the hockey pitch.   These are subject to either individual or group Tree Preservation Orders (TPO’s).


No part of the application site is within the Bowdon Conservation Area, although the boundary of the conservation area envelopes the north-western corner of the area of protected open space (north and north-west of the hockey pitch), encompassing the College House apartment building and numbers 79 to 87 South Downs Road to the north, and also the properties including, and north of, Fieldside on the western side of Grange Road.


PROPOSAL


This application involves the erection of an extension to the squash court building to provide a total of 6no. squash courts (equating to 2 no. additional courts) with associated spectator seating, changing facilities, social area, viewing gallery, lobby, terrace, office and ancillary facilities, following the partial demolition of the existing squash court building located centrally within the site.  


The application also involves the formation of a car park extension on land immediately to the north of the existing hockey pitch.  This land is currently outside the Club site and is owned by the Council and, along with the entire Bowdon Cricket, Hockey and Squash Club site is allocated in the UDP as protected open space.  The car park would provide 89no. car parking spaces.  21no. spaces would be lost due to the proposed squash court extension.  As such, a total of 68no. additional car parking spaces would be provided within the site.


As part of the proposed works, permission is also sought for the provision of designated cycle storage, landscaping works (including replacement and additional tree planting), the provision of a new “link” footpath to Bowdon C of E Primary School from the proposed new car park and alterations to the layout of the access drive through the site. 


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.


Within the provisions of the Localism Act 2011, the Secretary of State for Communities and Local Government has signaled that it is the Governments intention to revoke all Regional Spatial Strategies (RSS) 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.  However, the Court of Appeal has determined that the existence of the RSS and their relevance to the development plan is ongoing until such time as they are formally revoked.  As such, the Court of Appeal concluded that RSS may be a material consideration in a very limited number of cases.


The Localism Act 2011 received Royal Assent on 15 November 2011. The provisions related to the abolition of Regional Strategies also came into force on that day. The provisions will repeal the underlying legislation which establishes regional strategies. They also give the Secretary of State the power to abolish the strategies themselves but that can only be done by an order made by statutory instrument. The provisions of the Town and Country Planning Act 1990 which prohibit a local planning authority from granting permission unless they have consulted with and given notice to regional authorities are repealed. 


The Government has made it clear that it intends to revoke existing regional strategies subject to the outcome of environmental assessments of the revocation of each of the existing regional strategies. This will not be undertaken until the Secretary of State and Parliament have had the opportunity to consider the findings of the assessments.


The Trafford Local Development Framework


The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP and work on the Trafford Core Strategy, the first of these LDF documents, has reached a very 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 in December 2010.


A Planning Inspector, was appointed to undertake an Independent Examination into the Trafford Core Strategy.  The Examination opened on 28th February 2011 with further hearing sessions in May and September. The Council has now received the Inspector’s Report and the Examination is closed. 


The Inspector has found the Core Strategy Sound, subject to a limited number of changes which she has approved. The Inspector’s Report details that the Core Strategy is an appropriate basis for the planning of the Borough over the next 15 years.  


The Council will now consider the Inspector’s Report and a report recommending the adoption of the Core Strategy and its policies for use in the development management process to determine planning applications will be presented to the Full Council meeting in January 2012. 


Alongside the Submission Trafford Core Strategy, the Inspector’s Report can be considered to be a highly 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.


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


PROPOSALS MAP NOTATION


OSR5 – Protected Open Space


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


OSR1 – Open Space


OSR4 – Standards for Outdoor Sports Facilities Provision


OSR5 – Protected Open Space


ENV11 – Nature Conservation and Assessment of Development


ENV12 – Species Protection


ENV14 – Tree and Hedgerow Protection


ENV15 – Community Forest


ENV16 – Tree Planting


ENV30 – Control of Pollution


T6 – Land Use in Relation to Transport and Movement


T17 – Providing for Pedestrians, Cyclists and the Disabled 


T18 – New Facilities for Cyclists


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


R2 – Natural Environment


R5 – Open Space, Sport and Recreation


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. 


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.


RELEVANT PLANNING HISTORY

An associated planning application 75849/FULL/2010 for the erection of hockey spectator seating is being considered concurrently and is reported elsewhere on this Committee agenda.


The following planning history relates to the existing Club grounds:


H/05054: Extension to existing squash courts to provide 2 no. additional courts.


APPROVED, 13/05/1977


H/15478: Erection of garage to house a tractor.


APPROVED, 04/01/1982


H/16721: Retention of garage used for storage purposes.


APPROVED, 07/09/1982


H/19836: Erection of extension to club pavilion to provide improved facilities.


APPROVED 12/07/1984


H/22115: Erection of extension to club pavilion to provide a link to the squash court building.


APPROVED, 30/08/1985


H/22395: Erection of extension to club pavilion to provide improved facilities.


APPROVED, 29/10/1985


H/39949: Construction of an all-weather playing surface & associated works including erection of 4m high fence, provision of 3 car parking spaces and erection of storage shed


APPROVD, 15/03/1995


H/41702: Erection of 2-storey extension to north elevation to form squash court and first floor balcony including erection of pitched roof to replace existing flat roof; erection of two storey extension to south elevation to form ground floor changing room with stewards flat above.


APPROVED, 03/01/1996


H/41766: Erection of eight 15.2m high floodlight columns to illuminate all-weather playing surface. 


ALLOWED ON APPEAL, 26/07/1996


H/57374: Variation of condition 5 of planning permission H/39949 to allow extension of hours of use of all weather pitch to 0900 to 2200 hours on Monday to Friday.


APPROVED, 15/01/2004.  However, the condition was varied to allow use of the pitch from 0900 to 2100 on any given day.

H/57375: Variation of condition 7 of planning permission H/41766 to allow extension of hours of use of floodlights to 0900 to 2200 hours on Monday to Friday.


REFUSED on APPEAL, 23/09/2004


74401/FULL/2010: Installation of a four-lane synthetic turf cricket practice facility.


APPROVED, 15/01/2010 


There are also planning applications relating to the area of Protected Open Space to north of hockey pitch, as follows:


H/LPA/OUT/12832: Erection of 17 detached houses (This included the land where the hockey pitch is now (formerly playing fields for Bowdon C of E Primary) and also the area of protected open space to the north of the hockey pitch)

REFUSED, 11/09/1980 for 5 reasons as summarised below:


1. Loss of area of open space in deficient area (as defined in May 1977)


2. Loss of playing pitches


3. Hazardous traffic conditions on Grange Road


4. Density and effect on trees would be detrimental to character and amenity of rural fringe.


5. Inadequate sewerage facilities in the area.


H/46528: Development of land for residential purposes. 


WITHDRAWN, 05/05/2000


CONSULTATIONS


LHA – No objections.  Comments incorporated in the observations section


Pollution and Licensing – (Comments relate to both planning applications: 75847/FULL/2010 & 75849/FULL/2010) - The Pollution and Licensing section reviewed the revised acoustic assessment submitted to the Council on 2nd September 2011.  The revised report addresses previous concerns and no further information is required.


It is however, recommended that a condition is attached to any planning permission (75849/FULL/2010) requiring the height of the [acoustic] fence to be increased as per paragraph 5.17 of the acoustic assessment.


Details of any proposed lighting should be submitted to and approved in writing by the Local Planning Authority.


Electricity North West – The development is shown to be adjacent to or affect Electricity North West operational land or electricity distribution assets.  Where the development is adjacent to operational land the applicant must ensure that the development does not encroach over either the land or any ancillary rights of access or cable easements.  If planning permission is granted the applicant should verify such details by contacting Electricity North West.  A full list of comments has been forwarded to the applicant.

It is the applicant's responsibility to demonstrate the exact relationship on site between any assets that may cross the site and any proposed development.


United Utilities (Water) – A building over agreement has been applied for but is not currently in place. United Utilities (UU) would request that no Building Over commences until a Building over agreement has been agreed by both parties.  The applicant has demonstrated that they are already in direct contact with UU in relation to this issue. 


Sport England - The proposed development would increase the number and quality of squash courts on the site and this would help to address the existing demand.  Ancillary facilities would also be improved.  No objection to the application.


Environment Agency – No objections to the principle of the proposed development.  However, there were concerns over ambiguity in the submitted Flood Risk Assessment.  A condition requiring details of a surface water regulation system should be attached to any permission (wording on file and below).  Further comments have been passed on to the applicant’s agent. A further flood risk assessment has been prepared by the applicant and is currently being considered by the Environment Agency.  Any additional comments will be reported in the additional information report.


GMEU - The application will not affect any sites designated for their nature conservation importance and it is considered unlikely to affect any specially protected species. There will be impacts on local nature conservation interests through the loss of semi-natural open and closed scrub vegetation and an area of wet grassland. I would not regard the wet grassland affected by the scheme as the priority habitat type. Providing that losses to existing vegetation are compensated for through new tree planting and/or a contribution to the Trafford Forest Plan I have no objections to the proposals on nature conservation grounds. 


 


It is recommended that no vegetation clearance required by the scheme should take place during the optimum period for bird nesting (March to July inclusive). All nesting birds their eggs and young are protected under the terms of the Wildlife and Countryside Act 1981.


GMP (Design for Security) – No objection but conscious that the site is isolated and should have a secure boundary to maintain the security of the premises when closed.  If the application is approved, it is recommended that a condition be attached requiring the submission of a crime prevention plan to support the proposal and that the plan be approved and implemented prior to occupation of the extension.  The comments on file list the elements the plan should cover and these should be referenced in the wording of a condition.


Communities and Wellbeing – Support for the application.  In line with the Vision for Future Provision of Sport and Leisure facilities in Trafford (July 2009 - a joint commissioned review by Trafford Council, Trafford Community Leisure Trust and Trafford Primary Care Trust), Bowdon Squash facilities could be redeveloped to provide a venue for regional and national competition which would enhance both the opportunities for people of all ages with talent in this sport to progress but also encourage the use of squash as a foundation sport within the South Trafford area.


The liaison work carried out by the Club is positive.  If approved, this will offer a significant improvement to the sport and leisure facilities available in Bowdon and the Borough.


Strategic Planning and Housing Services – No objections.  Comments incorporated in the observations section


Greenspace and Sustainability – Comments incorporated in the observations section.


Drainage – Recommend standard informatives


REPRESENTATIONS


Objections


Councillor Michael Hyman JP has objected to this application and the accompanying application (75849/FULL/2010) for the hockey pitch spectator seating on the following grounds.  (The comments relating to both applications are reported below for completeness):


· Concern over a significant escalation in the number of hockey matches on the site


· Noise pollution to levels in excess of what is ‘acceptable’ – car parking, car doors, car manoeuvring, spectator noise


· Motor vehicle congestion


· Road infrastructure will be inadequate. Exiting the site is problematic – narrow, windy road, ‘sleeping policeman’; Langham Road junction problems.


· Parents of children at Bowdon Church School may use the facility instead of walking.  Linked problems to road network on South Downs Road.


· Intensification in numbers of spectators due to seating, car parking and the intention to host national and European hockey matches


· Conflict with several policies within the UDP.


Neighbours


Letters of objection have been received from 32 no. individual residential properties (the occupiers of which have, in some cases, written more than once).  The majority of objection letters are from addresses on Grange Road, South Downs Road and York Drive, in the vicinity of the site.  Furthermore, a planning consultant has written in on behalf of a group of residents (7 no. identified with addresses, 12 no. without addresses) some of whom have also written independently.  Additionally a letter of objection was received each from the Bowdon Conservation Group, Green Spaces for Altrincham and the Campaign to Protect Rural England (CPRE) – Trafford Branch.  The main planning related points contained within the letters of objection are summarised below:


· Loss of designated Open Space and recreation land.  Every effort should be made to retain the few green spaces in the borough – quality of life.


· Inappropriate development for the area.


· Not in line with PPG17 – insufficient justification for loss of open space and misinterpretation of PPG17 in submitted Planning, Design and Access Statement.

· Not in line with UDP policies OSR1, 4, 5, 8 and 19, D1 or T6 – errors/inaccuracies in applicants submission

· Harm the Landscape amenity within the built up area.


· Trafford Council’s Outdoor Sports Facility Study (An Assessment of Need) March 2009 concludes there is a shortage of public sports facilities in the south of the borough but this does not include squash, hockey or cricket.

· Already adequate squash provision within the Altrincham area


· The area cannot cope with any increased traffic


· Car parking (Transport Assessment) survey is flawed and materially incorrect – pressure on car parking is only for about 30 minutes each Saturday morning approximately 30 times per year.  Data appears to have been “cherry-picked”.


· Other car parks in Altrincham Grammar School and Bowdon C of E Primary school could be used instead at weekends and at peak-use times when matches are likely, thus alleviating pressure on South Downs Road and not reducing open space in the area.  Alternatives have not been fully explored.


· Too many car parking spaces to be provided for the 2 no. additional squash courts.  Levels of additional parking not warranted.


· Members and visitors should be actively encouraged by the club to travel by other means than car (walking, cycling, public transport).  This could result in the current parking provision being adequate. 

· To use proposed new car park for dropping off kids at Bowdon C of E school will exacerbate congestion problems on South Downs Road at peak times with people trying to enter and leave the site in a gridlock of traffic.  


· There is already an existing drop-off arrangement between the Club and Bowdon C of E Primary school and a more direct path between the two.

· No regard made to use of large coaches and similar vehicles

· No attempt by club to introduce car pooling, walking or other policy to reduce traffic on site.  A Travel plan should be in place now not in future-which is what the applicant states will happen.


· Unsustainable intensification of the site.


· Too many members currently for small site


· Greater number of supporters coming to the area will not wish to walk 15 mins from rail station or get the “infrequent bus”, hence increased no. of spectators will drive.


· Noise and Disturbance

· Concerns with findings of the submitted acoustic assessment.

· Car park will exacerbate noise problems in evenings from associated activity


· 89no. cars parked within 30m of residential properties will result in significant disturbance to local residents


· No times provided for use of the squash court of the car park.  Potential for disturbance at unsociable hours.


· Problems have been ongoing since the all-weather hockey pitch was built – Noise, bad language.  Floodlighting encourages use into the evenings.


· Any proposed lighting of car park (due to a crime prevention plan condition or otherwise) – would lead to significant harm to residential amenity


· Disturbance from car headlights coming and going

· Car park not visible from roads hence potential for “unauthorised activity”.


· Larger viewing areas for squash and formal viewing for hockey will lead to lots of spectators making lots of noise and requiring increased toilet facilities etc… which may not be adequate.


· No public support from the local community only from the wider community.


· Application by a “private club” with no sort of social inclusion or community cohesion.  Application does not constitute significant community value.


· 2 squash courts at a private facility is not strategic provision supported by Trafford Council’s Outdoor Sports Facility Study.


· Encourages use of the site at unsociable hours


· Potential litter problem


· The Local Authority should guarantee that there will be no future expansion into the buffer between the proposed car parking and Grange Road.  Club has history of incremental expansion.

· The proposed link from the car park to the school should be more direct to encourage use.

· The safe path to school is under the water table and beyond the path it is fouled by dog excrement (plus a fence).


· In the absence of elevations of the existing clubhouse, it is impossible to assess the impact on the visual aspect of the club.


· Although the 2 no. applications are submitted separately, they are clearly linked.

· Concern over any increase in impact from floodlighting – not part of this application

· Construction traffic concerns – not a planning consideration

Support


In addition, 79no. of letters of support have been received from interested parties, including residents of Trafford, members of the club, parents of children at Bowdon C of E Primary School and including letters from the England Hockey Board, Mens Premier Hockey League Forum, Altrincham Grammar School for Boys, Bowdon Church School (C of E Aided Primary) and Altrincham Preparatory School.  The main planning related points contained therein are summarised below:


· Existing prestigious sporting facility.


· Will be flagship sports facility – enhances sport and spectator provision - should be a high priority – centre of sporting excellence in Trafford.


· Will increase clubs involvement and support in local community.


· Available to members, schools and wider community


· Club coaches kids in the local schools and after schools coaching and links to wider community – health and welfare benefits


· Supports government policy of promoting youth sporting activity


· Partnership between local schools and club to share facilities.  Current squash provision does not meet demand in 11-18 age range.


· Currently, squash court provision is at saturation point and needs modernising.  Club has some of the finest players in the country regularly playing.


· On-site car parking will improve road and pedestrian safety in the area


· Parking on-site is needed to prevent on-street parking on South Downs Road


· Will reduce congestion


· Enhanced school drop-off arrangement is beneficial


· Will provide a safe route for children to school and reduce cars driving down Grange Road


· Existing open space area is not used for anything in particular currently and is overgrown


· Proposals will improve drainage on area used for dog walking and there will be increased tree planting.

· Impact on local properties will be minimal


· Will improve surrounding environment

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


Policy OSR1


1. This policy confirms that the Council will seek to protect and provide a variety of open spaces capable of meeting the needs of the Borough’s residents for active and informal leisure and to enhance landscape amenity within the built up area.  The current area of protected open space to the north and west of the hockey pitch is an informal area of protected open space utilised infrequently, primarily by dog walkers and is suffering from poor drainage.  There are no formal paths within this area, and the area of open space is poor in terms of its ecological and aesthetic value. It is considered that although part of this area of protected open space would be lost due to the development proposal, it is possible, through the use of planning conditions to ensure that enhancements are made to the remaining portion of the open space which would increase the accessibility, utilisation, and the ecological and aesthetic value of the open space for local residents.  As such, the remainder of the open space would provide for active and informal leisure use and would enhance landscape amenity within the built up area, in compliance with Policy OSR1.

Proposal OSR5

2. The application site is allocated as an area of protected open space in the Revised Adopted UDP and therefore the application should be considered against the provisions of proposal OSR5.  This allocation covers the whole of the existing Cricket Club site and the area of protected open space to the north and west of the hockey pitch, immediately south of the properties on South Downs Road.  As such, the area of land within which the squash court extension is being sought and the area of land within which the new car park is being sought are similarly covered by proposal OSR5.


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

1. It is for formal or informal recreational purposes


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


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


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


4. The main issue of concern in this regard is the loss of part of the area of Protected Open Space to the north of the hockey pitch to provide a car parking area.  This area of land is currently overgrown and is used informally for recreational purposes. 

Criterion 1

5. In relation to criterion 1, the applicant argues that this is met by the fact that the proposal will deliver 2 no. new squash courts.  It is not considered that the provision of 2 no. additional squash courts and car parking is sufficient to satisfy this criterion.  Although the squash courts could be considered to represent formal or informal recreation, the relevant area of Protected Open Space outside the club site will be lost to car parking, which is not.  As such, this criterion is not met.


Criterion 2


6. 2 no. squash courts would be lost and would be replaced by 4 no. squash courts with associated spectator seating and car parking.  Given that the existing site is privately owned it is difficult to apply this criterion to the provision of the squash courts, although improved facilities will be offered to the wider community, whether as paying club members or otherwise.  The increased squash court provision may benefit the members or would-be members of the club by providing increased provision in the area.  


7. In relation to the provision of the new car parking area there will be a loss of an area of publicly accessible open space, which although apparently under-utilised, with relatively poor access and lacking in significant bio-diversity, is nonetheless available for informal recreational use to the general public.  Although the part of the existing open space to the east will be lost to car parking, that area is particularly ecologically and aesthetically poor and is lacking in significant tree planting or any formal paths to support accessibility.  The area of most value, to the west, is to be retained in the proposals.  The applicant has indicated that they intend to provide replacement and additional planting and an improved landscaped area to the north and west of the proposed car parking area.  If a suitable condition could be attached to any planning permission governing appropriate landscaping, improved drainage, accessibility and ecological enhancements along with robust ongoing management arrangements, it is considered that the substantial remainder of the area of informal open space could provide a greater (or at least equivalent) community benefit than the existing under-utilised space as a whole.


Criterion 3


8. The application site incorporates the club house (including the squash courts, the access drive and parking as well as the piece of protected open land to the north of the hockey pitch).  The principle use of the site is thus a sports club and grounds.  It is considered that the provision of the additional squash courts is complimentary to the principle use of the site.  The applicant argues that the delivery of the new squash courts is dependent upon the ancillary car parking.  However, this is again further complicated by the fact that much of the car parking being provided is associated with the separate (although “linked”) planning application for the hockey pitch spectator seating (75849/FULL/2010 reported elsewhere on this Committee agenda).  As such, technically, the “ancillary” car parking being provided is ancillary not only to the squash courts (for which 28no. new car parking spaces are required) but also to the hockey pitch spectator seating (for which 76no. car parking spaces would be required for the seating – not taking account of existing provision for standing spectators). Therefore, the provision of the additional 68no. car parking spaces could be ancillary to, and complimentary to, the principle use of the site i.e. by providing parking for users and spectators alike. 


Criterion 4


9. In relation to criteria 4 it is considered that with the use of appropriate conditions, governing access, drainage, ecological and landscaping improvements to the remaining area of protected open space and the providing a formal management arrangement of that area, any significant negative effect on the informal open space provision could be avoided.

Criterion Summary


10. On the balance of the above, it is considered that the application satisfies proposal OSR5, on the basis that, subject to appropriate planning conditions, criterion 2, 3 and 4 could be met.  Proposal OSR5 requires compliance with at least one of the four criteria.


11. Furthermore, proposal OSR5 makes it clear that open spaces (including informal open space, such as that to the north of the hockey pitch) assist in making an essential contribution to the value of the urban fabric especially when serving one of a number of identified functions.  It is considered that the proposal could provide improvements to 3no. of the 5no. functions listed within the justification text for proposal OSR5.  As such, the loss of the easternmost area of the open space to car parking would be mitigated and it will be possible to actually improve the function of this area of protected open space.  The 3no. relevant functions are explored below:


· As a setting for nature conservation and to sustain wildlife – The submitted ecological (Habitat) survey identified “notable” trees along the western boundary and in the centre of the area of the informal open space (i.e. away from the car park).  It also found that there was low potential for bats, no evidence of badgers, water voles, breeding birds of species of conservation concern, and is generally unsuitable for amphibians or reptiles.  A condition requiring improved habitat and ecological management improvements to the west and centre of the relevant area of land, could assist in improving this site as a setting for nature conservation and to sustain wildlife.


· As a landscaped buffer between different buildings and land uses – Planting significant number of semi-mature trees along the northern edge of the proposed car park and further to the west could produce a more positive landscaped buffer between the site and the residential properties beyond. 


· As a visual amenity enhancing the character, quality and setting of built up areas – A condition ensuring a more formal landscaped area with management of the access, vegetation and ecological elements of the informal open space could enhance this function of the open space.


Proposal OSR19 


12. Some neighbours have raised concerns regarding the proposals ability to meet the requirements of Policy OSR19, which covers Major Indoor Sports Facilities.  It is considered that this policy was intended to cover developments for more strategic Major Indoor Sports Facilities with regional and/or national significance and as such, policy OSR19 is not relevant to the determination of this application for the addition of 2 no. additional squash courts and associated car parking.


Trafford’s Green Space Strategy


13. In terms of the loss of the Protected Open Space it is also relevant to consider the proposal against Trafford’s Greenspace Strategy (January 2010). The report concludes that within Bowdon there is very good access to large parks, attributable to the presence of Dunham Massey, however at the local level there is a significant shortage of parks and play areas, with poor quality children’s play areas in the Bowdon area in particular. Although Bowdon has good access to large parks there is a strong deficiency in access to semi-natural green spaces outside of formal parks.  

14. Access to the existing area of protected open space is informal and the area of land is currently limited in terms of utilisation and can suffer from excess water and poor drainage.  The submitted ecology study reveals that there are no habitats of note within the proposed development area and the submitted arboricultural survey confirms that the majority of trees to be lost (except for 2 no. trees) are of poor form, and the loss of part of the young woodland will be mitigated by the increased planting to the north of the proposed car park.  In light of the above, providing that the remaining area of Protected Open Space is safeguarded and is enhanced through replacement and additional tree planting, and that conditions relating to tree protection and the provision of a landscaping scheme and biodiversity enhancements are submitted and approved prior to commencement of the development, there would be no land use policy objection to the proposal. 

DESIGN CONSIDERATIONS OF THE EXTENSION


15. Currently, the northern façade of the squash court building fronting the South Downs Road entrance is a bland elevation dominated by uninterrupted brickwork.  Aesthetically this does little to welcome the visitor to the club.  It is accepted that legibility is currently poor and a defined entrance or route into the club is not currently present.  The proposed aesthetic changes are considered positive, and will provide a squash building with an apparent active eastern facing frontage (albeit seen only on a splay when viewed from the north), glazing to provide some natural surveillance as well as visual interest, and a material palette (brick, cladding and glazing) which will improve the bland brickwork that currently exists.  Furthermore, there is no significant impact from an increased mass.  The height of the building remains the same.


16. The existing informal layout of the majority of hardstanding will remain and the improvements will be focused around the proposed drop off area and hardstanding for the cycle storage.  The hard landscaping improvements are not significant, and there is no concern visually.

17. Given the siting of the proposed building in the centre of the site and the natural topographical fall of the site southwards from the entrance on South Downs Road, there will be no significant impact visually in the street scene.

IMPACT ON RESIDENTIAL AMENITY


Privacy/Overbearing/Loss of light

18. Given the siting of the proposed squash court centrally in the site, there are no concerns in terms of privacy or overbearing/loss of light impacts from the physical structures proposed. 

Noise and disturbance


19. This report is assessing the likely noise impacts as a result of the proposed new car parking area only.  Noise issues from the proposed hockey seating (75849/FULL/2010) are considered in the associated planning application committee report.

20. The applicants were asked to assess the potential noise impact from activity associated with the proposed new car park on residents in the vicinity of the site on Grange Road and South Downs Road, specifically taking into consideration the height of the residential properties (up to 4 no. stories on South Downs Road to the north of the site).  They were asked to address any impact from the car park at night and the assessment was to include a full assessment of the cumulative impact of cars on site (existing car activity combined with predictions for the activity associated with the proposed new car park).  

21. An acoustic assessment was submitted by the applicants in March 2011 which was not considered acceptable in terms of the scope of the report or the level of detail provided.  Furthermore, an independent expert was commissioned by a neighbour in the intervening period, who also questioned some of the methodology and findings of the report.  Subsequently, further tests were carried out and an amended acoustic assessment was submitted by the applicant in September 2011 which satisfactorily addressed the concerns of the Council. 

22. The report found that impact from activity associated with the proposed new car park, including cars approaching a bay, stopping, doors slamming, the occupants departing and returning, and the vehicle leaving the bay, would be at acceptable levels.  The results did not take into account any screening effects of perimeter fences separating Bowdon Club and the gardens of neighbouring residences, or any ground absorption.  Neither was the screening impact of any buildings taken into account from existing car activity to the south of the site.  Furthermore, the readings did not take account of the likelihood of customers/members parking closer to the clubhouse (i.e. further away from the residential properties) when use of the car park is light, or the argument that the car park may remove some of the on-street parking on South Downs Road.  As such, it is accepted that the analysis was based on a “worst case scenario”.  

23. The assessment concluded that the predicted noise levels due to car parking activities would be within the acceptable limits set out in World Health Organisation Guidelines for community noise during the day and night time periods.  The methodologies and scientific assessments carried out are acceptable and standard practice, and as such the conclusion that there will be no significant impact on the amenity of local residents, in terms of noise from the car parking or activity associated with it, is accepted.

24. Nevertheless, it is considered that a condition requiring details of a close boarded acoustic timber fence to an agreeable height around the northern and western boundary of the proposed car park coupled with a landscaping condition attached to any permission ensuring that tree and shrub planting is provided immediately to the north and part of the west of the proposed car parking area, would further assist in negating impact form noise on the residents of Grange Road and South Downs Road.

Lighting


25. It is considered that it will be necessary to introduce lighting to the proposed new car parking area if this application is approved.  The applicant has submitted details of proposed “bollard” style lighting (900mm high).  Although it is considered that this type of lighting could be considered acceptable, it would be necessary to condition the type and nature of lighting to ensure that any lighting will not have a significant impact upon the amenity of neighbouring residents and/or wildlife.  Floodlighting within the proposed car parking would not be acceptable here.


TRAFFIC GENERATION AND HIGHWAY SAFETY


26. To meet the Councils standards for the proposed development, the provision of 28no. car parking spaces are required.  The existing car parking within the site caters for 100no. cars, however, 21no. of these spaces will be lost due to amendments to the site layout, although the provision of an additional 89no. car parking spaces is being proposed to increase the amount of car parking within the site by 68no.


27. It must be borne in mind that the other existing uses within the site (namely cricket and hockey) require car parking from the overall site provision also.  Nonetheless, the proposals will increase the parking provision within the site by 68no. car parking spaces to 168no. spaces, and on this basis there can be no objections on parking grounds to the proposals.  The extra car parking spaces will ultimately be beneficial to the other uses within the site and offer a marked improvement in terms of parking provision overall within the site.


28. The proposals require the provision of 4no. covered cycle parking spaces in a location that is well overlooked and under regular surveillance (the associated application for the hockey spectator seating (75849/FULL/2010) requires 5no. cycle parking spaces).  The applicants are proposing to provide 7no. Sheffield style cycle stands which can cater for 14no. cycles, located on the northern elevation of the proposed squash court extension, overlooked from the spectator area within that extension and visible from South Downs Road and the main access route into and out of the site.  Nonetheless, the proposed cycle parking is not covered and further details regarding security should be required by condition.


29. The submitted Transport Assessment (TA) indicates that that the servicing of the site can be undertaken within the site using a 12m rigid vehicle or standard refuse vehicles.  Swept paths have been submitted demonstrating that servicing vehicles can access/egress the site acceptably.


30. The TA states that parents access the Club site to park up and drop off the school children for Bowdon C of E Primary school, although it is unclear whether or not this informal arrangement will continue into 2012.  Nonetheless, it is considered that the provision of an accessible route for children to travel to school from within the application site (i.e. utilising the proposed new car park) is not a fundamental consideration within this planning application.  If provided, such an arrangement would be considered a positive arrangement which may assist in reducing traffic along Grange Road.

31. The Club are proposing to increase membership by 12% if they gain planning approval for both the increase in squash courts and the spectator seating.


32. The TA surveys were undertaken in March 2010.  March is the peak of the hockey season and therefore it was seen as a robust approach to take.  Parking surveys were undertaken during a Saturday between 8-11am, 1-2pm and 3-6pm, and these demonstrated that the parking accumulation peak was between 10.45am and 11am on a Saturday morning where 148no. vehicles worth of traffic accessed the site. 8no. of these vehicles were noted parking on South Downs Road and whilst there are only 100no. car parking spaces within the site, it was considered that the remaining 40no. vehicles were accommodated within the site through double parking.  


33. The applicant accepts that parking on-street sometimes exceeds the 8no. vehicles noted during the parking survey and that this currently impacts on highway safety.  Therefore, the TA has calculated that with a 12% increase in members and a maximum car parking demand of 148no. (as currently surveyed), that the potential car parking demand within the site could rise to 166no. (12% of 148 = 18, 18 + 148 = 166).  It is deemed that this is a robust approach as it is not considered that all of the membership increase will visit the site at the same time.  The weekday surveys demonstrate that the car park operates within capacity at those times.


34. The TA also includes junction modeling for the site access, which has been adapted to reflect the existing junction situation as far as is possible, and it is accepted that this is a reasonable approach to take.  The modeling has been undertaken to reflect the weekday Am peak (07.45- 09.15), the PM peak (16.45 -18.15), and Saturday’s (10:45 – 12:15) to coincide with the peak use of the site, as found in the parking accumulation survey.  These times are seen as appropriate.


35. The 3no. modeling scenarios undertaken were for: (i) the existing scenario, (ii) the existing scenario with a projected 12% membership increase, and (iii) a sensitivity test which included a model based on a 68% increase in parking within the site as proposed (i.e. reflecting the additional 68no. spaces).  The modeling data has been verified in the appendix to the report, using the survey data gained during the peak of the hockey season.  This reflects a robust approach which the Local Highways Authority (LHA) supports.


36. The data in all three scenarios indicates a maximum Ratio Flow to Capacity (RFC) of 0.275 within the Saturday peak period.  This is well within a level of 0.85, which is representative of when a junction is seen to be approaching capacity. The queuing that is modeled will be relatively short in length and for a short duration.  In addition the queuing will mainly be within the site, as vehicles on the “B arm” (i.e. within the site) do not have precedence and therefore have to give way.  Although some queuing is observed during the Saturday peak periods at the club, this can be attributed to the relatively low turning movements experienced.  However, it is noted that the periods of queuing are relatively limited and usually clear within a few seconds.

37. In relation to highway safety, the proposed application will reduce on-street car parking as the Club are proposing to provide additional car parking within the site. On this basis the proposals will result in less on-street parking and therefore reduce obstructions on the public highway, in effect improving highway safety in the vicinity of the site access.

38. On the basis of the submitted information and in light of the above, there are no objections to the proposals on highways grounds subject to the provision of the extended car park, an acceptable scheme for cycle parking and the addition of a travel plan condition to address travel to the site by alternative means for an ongoing period.


ARBORICULTURAL SURVEY


39. An arboricultural survey was submitted with the application, which identifies that a total of 23no. trees and part of the young woodland along the north boundary of the all-weather pitch will be lost due to the development.  This would consist of 17no. trees to the east of the hockey pitch to accommodate the realignment of the access route and 5no. from within the proposed new car parking area.  Of the individual trees to be lost, the survey concludes that, with the exception of 2no. trees (a Scots Pine (T1) and Beech (T15)), these are all of poor form, condition or structure and are generally of low landscape significance outside the site.  The Scots Pine (T1) could be retained with appropriate protection measures although the Beech tree (T15) would be lost due to the development.  Nonetheless, it is concluded that the trees lost will be “more than adequately replaced by new plantings”.  20no. new trees of native species are identified on an indicative Tree Protection Plan.  Nonetheless, it is considered that further details are required and an increased provision of new trees would be required to form a suitable “buffer” to properties on South Downs Road, and to mitigate the loss of the area of informal open space in order to satisfy the requirements of proposal OSR5 as detailed above.  Details of an increased tree planting provision could be required by condition and would assist in achieving a significant enhancement to the remaining area of informal open space.

HABITAT SURVEY


40. No protected species were identified within the boundary of the proposed works, nor have any records been identified within 2km of the site.  The submitted Habitat Survey concluded that the proposed development should not have a significant effect on the ecology of the local area.  However, it did confirm that efforts should be made to retain the mature trees positioned around the boundary of the site.   These are primarily sited to the northern and western boundaries to the informal area of protected open space and are unlikely to be affected by the proposals.  It also noted within the survey that the existing trees and areas of scrub in the area of informal open space were likely to provide habitat for nesting birds.  As such, the survey recommends that a suitably trained ecologist should be present on site immediately prior to any vegetation removal, to thoroughly check the vegetation for nesting birds.  If any nesting birds are present then works must cease until the young have fledged.  Mitigation in the form of nest boxes are recommended to compensate for loss of habitat.


41. 1no. significant mature Hazel tree was identified on site which had low potential for bats to roost within.  Although the proposals do not affect this tree, any pruning or felling should be done using “soft felling techniques” to safeguard against any bats or other wildlife which may be present and allow them to escape.  Bat boxes are recommended as mitigation within the site or on the proposed new buildings.  


42. It is considered that the recommendation and mitigation measures identified in the submitted report should be required through a condition attached to any permission.  Furthermore, it is anticipated that ecological enhancements can be achieved through a suitable landscaping condition.


CONCLUSION


43. It is considered that, subject to specific conditions facilitating enhancements within the area of informal open space sited to the north and west of the proposed car park and to the west of the hockey pitch, the proposals are in accordance with the development plan, and will bring enhanced sports provision to the Borough.  Furthermore, it is considered that the increased parking provision will assist the existing highway situation on South Downs Road and Grange Road.  Suitable conditions ensuring an acoustic screen and tree planting around the proposed car parking area will assist in negating any perceived increased impacts in noise and disturbance from comings and goings, and conditions covering lighting and a crime prevention plan will assist in further safeguarding the amenity of local residents.


RECOMMENDATION: GRANT, subject to the following conditions


1. Standard condition


2. List of approved plans


3. Materials to be submitted


4. Tree Protection (as identified in submitted Arboricultural Survey)

5. Landscaping Condition


6. (a) Notwithstanding the details submitted to date, no development shall take place unless and until a scheme demonstrating full details of measures to ensure access and ecological enhancement and drainage improvements to the area of informal open space to the north and west of the approved car park and to the west of the existing hockey pitch has been submitted to an approved in writing by the Local Planning Authority.


(b) The proposed measures shall be carried out in accordance with the approved details within 12 months from the date of commencement of development of works related to the car parking area hereby approved.


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


7. No development shall take place unless and until a schedule of landscape maintenance for a minimum period of 5 years, governing the area of informal open space to the north and west of the car parking area hereby approved and the area of open space to the west of the hockey pitch, has been submitted to and approved in writing by the Local Planning Authority. The schedule shall include details of the arrangements for its implementation. Development shall be carried out in accordance with the approved schedule and the approved schedule shall be implemented prior to the car park hereby approved first being brought into use.


8. The squash courts hereby approved shall not be brought into use unless and until the means of access and the car parking spaces identified on plan no. 9700-PL04 rev. A hereby approved, have been provided and are accessible.  The car parking spaces shall remain available for use at all times when the squash courts are in use.


9. Notwithstanding the submitted plans and prior to the commencement of development, details of the acoustic fence (size, type, material and finish) along the northern and western boundary to the car parking area hereby approved shall be submitted to and be approved in writing by the Local Planning Authority.  The approved fence should be erected prior to the first use of the new car parking area hereby approved and shall remain in situ in perpetuity.


10. The development hereby approved shall be carried out in accordance with the recommendations and mitigation measures contained within section 5 and 6 of the submitted Phase 1 Habitat Survey by AECOM Environment, dated 01/04/10, unless otherwise agreed in writing by the Local Planning Authority.


11. Permeable Surfacing for hardstanding standard condition

12. Travel Plan

13. Secure covered Cycle Parking standard condition 

14. Surface water regulation scheme to be submitted and implemented 


15. Notwithstanding the submitted information and prior to the commencement of development, details of the proposed bollard lighting (including size, design, siting and luminance details) for the car parking area hereby approved, shall be submitted to and approved in writing by the Local Planning Authority.  Development shall be carried out in accordance with the approved lighting details.

16. Crime Prevention Plan
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SITE


The application site is a small parcel of land to the north of the existing hockey pitch at an existing private members sporting club.  The site is located on a large parcel of protected open land, lying to the south of South Downs Road and to the east of Grange Road in Bowdon.  Vehicular access is provided from South Downs Road to the north of the site, although there is a further gated vehicular access from York Drive to the south-east of the site.  To the southern boundary of the club site, there is also a gated pedestrian access from the existing public footpath, which itself runs east to west from York Drive through to Grange Road along the southern boundary of the sports club site.  The pedestrian access provides a direct ‘link’ to the Bowdon C of E Primary School to the south of the public footpath.


The club currently provides facilities for: cricket – namely a pitch and practice nets; hockey (as well as football and other sports) – namely an all-weather pitch, with existing floodlighting; and squash – namely the 4 no. indoor squash courts, accessed from the existing club house and which are located centrally within the site.


To the south of the sports club lie the Bowdon C of E Primary School and properties on York Drive/Theobold Road.  To the east, lie properties on York Drive and properties accessed from South Downs Road, including the grade II listed Moss Farm and Moss Barn buildings.  To the west lies Grange Road, containing residential properties, which are currently buffered from the site by an area of protected open space with semi-mature and mature vegetation.  The area of open space is informal with apparent dog-walking trails within.  The open space wraps around the western and northern sides of the existing all-weather hockey pitch.  Currently, this area of open space is accessible only from Grange Road (including via the public footpath to the south-west of the site) and is fenced to the northern, eastern and the majority of the southern boundary.   Beyond the area of open space to the north lie large apartment buildings and other residential properties on South Downs Road.


The topography of the site means that the level of the majority of the club site falls slightly from north to south and as such, the properties on South Downs Road are set at a higher topographical level to the clubhouse and pitches.


There are several protected trees within the existing club site and also within the area of protected open space to the north and west of the hockey pitch.   These are subject to either individual or group Tree Preservation Orders (TPO’s).


No part of the application site is within the Bowdon Conservation Area, although the boundary of the conservation area envelopes the north-western corner of the area of protected open space (north and north-west of the hockey pitch), encompassing the College House apartment building and numbers 79 to 87 South Downs Road to the north, and also the properties including, and north of, Fieldside on the western side of Grange Road.


PROPOSAL


Permission is sought for the erection of tiered spectator seating along the northern length of the existing hockey pitch within the existing fenced enclosure.  The proposal would provide 354no. permanent spectator seats and these would be sited on the existing raised concrete slabs which currently accommodate spectators in a standing capacity.

DEVELOPMENT PLAN


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


Within the provisions of the Localism Act 2011, the Secretary of State for Communities and Local Government has signaled that it is the Governments intention to revoke all Regional Spatial Strategies (RSS) 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.  However, the Court of Appeal has determined that the existence of the RSS and their relevance to the development plan is ongoing until such time as they are formally revoked.  As such, the Court of Appeal concluded that RSS may be a material consideration in a very limited number of cases.


The Localism Act 2011 received Royal Assent on 15 November 2011. The provisions related to the abolition of Regional Strategies also came into force on that day. The provisions will repeal the underlying legislation which establishes regional strategies. They also give the Secretary of State the power to abolish the strategies themselves but that can only be done by an order made by statutory instrument. The provisions of the Town and Country Planning Act 1990 which prohibit a local planning authority from granting permission unless they have consulted with and given notice to regional authorities are repealed. 


The Government has made it clear that it intends to revoke existing regional strategies subject to the outcome of environmental assessments of the revocation of each of the existing regional strategies. This will not be undertaken until the Secretary of State and Parliament have had the opportunity to consider the findings of the assessments.


The Trafford Local Development Framework


The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP and work on the Trafford Core Strategy, the first of these LDF documents, has reached a very 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 in December 2010.


A Planning Inspector, was appointed to undertake an Independent Examination into the Trafford Core Strategy.  The Examination opened on 28th February 2011 with further hearing sessions in May and September. The Council has now received the Inspector’s Report and the Examination is closed. 


The Inspector has found the Core Strategy Sound, subject to a limited number of changes which she has approved. The Inspector’s Report details that the Core Strategy is an appropriate basis for the planning of the Borough over the next 15 years.  


The Council will now consider the Inspector’s Report and a report recommending the adoption of the Core Strategy and its policies for use in the development management process to determine planning applications will be presented to the Full Council meeting in January 2012. 


Alongside the Submission Trafford Core Strategy, the Inspector’s Report can be considered to be a highly 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.


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


PROPOSALS MAP NOTATION


OSR5 – Protected Open Space


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


OSR1 – Open Space


OSR4 – Standards for Outdoor Sports Facilities Provision


OSR5 – Protected Open Space


ENV30 – Control of Pollution


T6 – Land Use in Relation to Transport and Movement


T17 – Providing for Pedestrians, Cyclists and the Disabled 


T18 – New Facilities for Cyclists


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


R2 – Natural Environment


R5 – Open Space, Sport and Recreation


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. 


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.


RELEVANT PLANNING HISTORY

An associated planning application 75847/FULL/2010 for increased squash court provision and associated car parking and access alterations is being considered concurrently and is reported elsewhere on this Committee agenda.


The following planning history relates to the existing Club grounds:


H/05054: Extension to existing squash courts to provide 2 no. additional courts.


APPROVED, 13/05/1977


H/15478: Erection of garage to house a tractor.


APPROVED, 04/01/1982


H/16721: Retention of garage used for storage purposes.


APPROVED, 07/09/1982


H/19836: Erection of extension to club pavilion to provide improved facilities.


APPROVED 12/07/1984


H/22115: Erection of extension to club pavilion to provide a link to the squash court building.


APPROVED, 30/08/1985


H/22395: Erection of extension to club pavilion to provide improved facilities.


APPROVED, 29/10/1985


H/39949: Construction of an all-weather playing surface & associated works including erection of 4m high fence, provision of 3 car parking spaces and erection of storage shed


APPROVD, 15/03/1995


H/41702: Erection of 2-storey extension to north elevation to form squash court and first floor balcony including erection of pitched roof to replace existing flat roof; erection of two storey extension to south elevation to form ground floor changing room with stewards flat above.


APPROVED, 03/01/1996


H/41766: Erection of eight 15.2m high floodlight columns to illuminate all-weather playing surface. 


ALLOWED ON APPEAL, 26/07/1996


H/57374: Variation of condition 5 of planning permission H/39949 to allow extension of hours of use of all weather pitch to 0900 to 2200 hours on Monday to Friday.


APPROVED, 15/01/2004.  However, the condition was varied to allow use of the pitch from 0900 to 2100 on any given day.

H/57375: Variation of condition 7 of planning permission H/41766 to allow extension of hours of use of floodlights to 0900 to 2200 hours on Monday to Friday.


REFUSED on APPEAL, 23/09/2004


74401/FULL/2010: Installation of a four-lane synthetic turf cricket practice facility.


APPROVED, 15/01/2010 


There are also planning applications relating to the area of Protected Open Space to north of hockey pitch, as follows:


H/LPA/OUT/12832: Erection of 17 detached houses (This included the land where the hockey pitch is now (formerly playing fields for Bowdon C of E Primary) and also the area of protected open space to the north of the hockey pitch)

REFUSED, 11/09/1980 for 5 reasons as summarised below:


6. Loss of area of open space in deficient area (as defined in May 1977)


7. Loss of playing pitches


8. Hazardous traffic conditions on Grange Road


9. Density and effect on trees would be detrimental to character and amenity of rural fringe.


10. Inadequate sewerage facilities in the area.


H/46528: Development of land for residential purposes. 


WITHDRAWN, 05/05/2000


CONSULTATIONS


LHA – No objections.  Comments incorporated in the observations section


Pollution and Licensing – (Comments relate to both planning applications: 75847/FULL/2010 & 75849/FULL/2010) - The Pollution and Licensing section reviewed the revised acoustic assessment submitted to the Council on 2nd September 2011.  The revised report addresses previous concerns and no further information is required.


It is however, recommended that a condition is attached to any planning permission (75849/FULL/2010) requiring the height of the [acoustic] fence to be increased as per paragraph 5.17 of the acoustic assessment.


Details of any proposed lighting should be submitted to and approved in writing by the Local Planning Authority.


Sport England - The proposed development is ancillary to the principal use of the site as a playing field or playing fields, and does not affect the quantity or quality of pitches or adversely affect their use.  The provision of new seating will provide the club with comparable facilities to other clubs operating at this level.  No objection to the application.

GMP (Design for Security) – The proposed seating should be provided within a secure boundary (either to the whole site or the hockey pitch itself), to ensure that the seating blocks are not accessible and vulnerable to misuse/abuse out-of-hours.

Communities and Wellbeing – Support for the application.  In line with the Vision for Future Provision of Sport and Leisure facilities in Trafford (July 2009 - a joint commissioned review by Trafford Council, Trafford Community Leisure Trust and Trafford Primary Care Trust), 


Bowdon Cricket, Hockey and Squash Club is an excellent example of where elite sports sit alongside a strong commitment to community participation.  The partnership between the Club, the Grammar facility based at Altrincham Boys Grammar School and Trafford Community Leisure Trust demonstrate the potential for the vision to be delivered at a local level.  Bowdon Hockey Club have already hosted European Championships to considerable acclaim and would want to offer the opportunity for significantly more local people to enjoy top quality spectator experiences which in addition to providing a great leisure opportunity would also prove encouragement for young people across the Borough to get involved with hockey as a sport of choice.  


This proposal sits as part of a wider development strategy for the club and provides an important milestone in delivering further improvements which will enhance the sporting offer not only to Bowdon but across the Borough.


REPRESENTATIONS


Objections


Councillor Michael Hyman JP has objected to this application and the accompanying application (75847/FULL/2010) for the squash courts and car park extension on the following grounds.  (The comments relating to both applications are reported below for completeness):


· Concern over a significant escalation in the number of hockey matches on the site


· Noise pollution to levels in excess of what is ‘acceptable’ – car parking, car doors, car manoeuvring, spectator noise


· Motor vehicle congestion


· Road infrastructure will be inadequate. Exiting the site is problematic – narrow, windy road, ‘sleeping policeman’; Langham Road junction problems.


· Parents of children at Bowdon Church School may use the facility instead of walking.  Linked problems to road network on South Downs Road.


· Intensification in numbers of spectators due to seating, car parking and the intention to host national and European hockey matches


· Conflict with several policies within the UDP.


Neighbours


Letters of objection have been received from 31 no. individual residential properties (the occupiers of which have, in some cases, written more than once).  The majority of objection letters are from addresses on Grange Road, South Downs Road and York Drive, in the vicinity of the site.  Furthermore, a planning consultant has written in on behalf of a group of residents (7 no. identified with addresses, 12 no. without addresses) some of whom have also written independently.  Additionally a letter of objection was received each from the Bowdon Conservation Group and the Campaign to Protect Rural England (CPRE) – Trafford Branch.  


Many of the letters of objection were submitted as a combined response to this application and the associated planning application for the squash courts and car parking (75847/FULL/2010 – reported elsewhere on the agenda).  The following comments relate to the Hockey spectator seating application only and the other representations can be found within the associated committee report (75847/FULL/2010):


· Trafford Council’s Outdoor Sports Facility Study (An Assessment of Need) March 2009 concludes there is a shortage of public sports facilities in the south of the borough but this does not include squash, hockey or cricket.


· The seating will convert the existing pitch to “small stadium” status.  The area cannot cope with any increased traffic


· Car parking (Transport Assessment) survey is flawed and materially incorrect – pressure on car parking is only for about 30 minutes each Saturday morning approximately 30 times per year.  Data appears to have been “cherry-picked”.


· Unsustainable intensification of the site.


· Too many members currently for small site


· Greater number of supporters coming to the area will not wish to walk 15 mins from rail station or get the “infrequent bus”, hence increased no. of spectators will drive.


· Noise and Disturbance – spectators/players/comings and goings


· Concerns with findings of the submitted acoustic assessment.


· Car park will exacerbate noise problems in evenings from associated activity


· Problems have been ongoing since the all-weather hockey pitch was built – Noise, bad language.  Floodlighting encourages use into the evenings.


· Disturbance from car headlights coming and going


· Formal viewing for hockey will lead to lots of spectators making lots of noise and requiring increased toilet facilities etc… which may not be adequate.

· Based on current usage, the Club would be better served by the use of temporary seating, which can be varied to meet the needs of specific games.

· No public support from the local community only from the wider community.


· Application by a “private club” with no sort of social inclusion or community cohesion.  Application does not constitute significant community value.


· Potential litter problem


· The Local Authority should guarantee that there will be no future expansion into the buffer between the proposed car parking and Grange Road.  Club has history of incremental expansion.


· Although the 2 no. applications are submitted separately, they are clearly linked.


· Concern over any increase in impact from floodlighting – not part of this application

· Construction traffic concerns – not a planning consideration

Support


In addition, 54no. of letters of support have been received from interested parties, including residents of Trafford, members of the club, parents of children at Bowdon C of E Primary School and including letters from the England Hockey Board, Men’s Premier Hockey League Forum, Altrincham Grammar School for Boys, Bowdon Church School (C of E Aided Primary) and Altrincham Preparatory School.  The main planning related points contained therein are summarised below:


· Existing prestigious sporting facility.


· Will be flagship sports facility – enhances sport and spectator provision - should be a high priority – centre of sporting excellence in Trafford.


· Will increase clubs involvement and support in local community.


· Available to members, schools and wider community


· Club coaches kids in the local schools and after schools coaching and links to wider community – health and welfare benefits


· Supports government policy of promoting youth sporting activity


· Partnership between local schools and club to share facilities. 


· Impact on local properties will be minimal

· Bowdon Hockey Club is one of England’s premier clubs and has hosted European club finals.

OBSERVATIONS

PRINCIPLE OF DEVELOPMENT


1. The application site is allocated as an area of protected open space in the Revised Adopted UDP and therefore the application should be considered against the provisions of Policy OSR5. 

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

5. It is for formal or informal recreational purposes


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


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


8. It can be clearly demonstrated that the development would not result in a local deficiency of recreational open space and facilities, taking account also of the site’s wider environmental and community value. “


3. The proposed spectator seating will be sited adjacent to the existing hockey pitch in an area currently allocated to spectators.  There are 3 no. existing concrete bases which can be used for standing spectators currently and upon which it is proposed the seating will be accommodated.

4. In terms of OSR5 in relation to criteria 1 to 3, it is considered that:

i) Formalised spectator seating is an integral part of the formal sport taking place on the site;


ii) The replacement of the standing spaces with a formal seating arrangement constitutes replacement facilities with at least an equivalent community benefit.


iii) The formal seating would be ancillary and complimentary to the principal use of the site.


iv) There would be no loss of open space as a result of the proposals.


5. As such, the proposals are acceptable in principle, subject to the normal planning considerations, which are considered below.

DESIGN CONSIDERATIONS OF THE PROPOSED SEATING

6. The proposed seats would be constructed of plastic and be mounted on galvanised steel framing.  They would be arranged in three blocks on existing raised viewing platforms.  There are no concerns in terms of the design or appearance of the seating. 


IMPACT ON RESIDENTIAL AMENITY


Privacy/Overbearing/Loss of light


7. Given the siting of the proposed spectator seating, there are no concerns in terms of privacy or overbearing/loss of light impacts from the physical structures proposed.  Any necessary increase in the height of the acoustic fence to mitigate noise (see below) would be modest and given the location of the fence in excess of 40m from the nearest residential properties, beyond landscaping, would not lead to any undue impact.

Noise and disturbance


8. This report is assessing the likely noise impacts as a result of the proposed new hockey seating only.  Noise issues from the proposed car parking area (75847/FULL/2010) are considered in the associated planning application report.

9. The applicants were asked to assess the potential noise impact from activity associated with the spectator seating on residents in the vicinity of the site on Grange Road and South Downs Road, specifically taking into consideration the height of the residential properties (up to 4 no. stories on South Downs Road to the north of the site).  

10. An acoustic assessment was submitted by the applicants in March 2011 which was not considered acceptable in terms of the scope of the report or the level of detail provided.  Furthermore, an independent expert was commissioned by a neighbour in the intervening period, who also questioned some of the methodology and findings of the report.  Subsequently, further tests were carried out and an amended acoustic assessment was submitted by the applicant in September 2011 which satisfactorily addressed the concerns of the Council.  The assessment was undertaken during a Men’s Premier League Hockey match, which attracted circa 140-150no. spectators.

11. The report found that impact from activity associated with the proposed spectator seating would be at acceptable levels.  It is confirmed that the dominant noise source during a game came from players and sticks clashing, which is an existing situation that would not be affected by the current application for spectator seating.  The results did not take into account any ground absorption and it did address the impact of the existing acoustic fence and also any proposed addition to the existing acoustic fence.  As such, it is accepted that the analysis was robust.  

12. In addition, it is accepted that if the Club were to erect temporary seating during hockey games, the noise levels recorded would be similar and planning permission would not be required for the temporary seating here.  Furthermore, there would be increased noise from the erection and subsequent dismantling of the seating.  This is a material consideration.

13. The assessment concluded that the predicted noise levels due to activity associated with the spectator seating would be within the acceptable limits set out in World Health Organisation Guidelines for community noise during the day and night time periods.  The methodologies and scientific assessments carried out are acceptable and standard practice and as such the conclusion that there will be no significant impact on the amenity of local residents, in terms of noise from the activity associated with the spectator seating, is accepted.

14. Nevertheless, a condition requiring details of an increase in the height of at least the central part of the existing acoustic fence, which exists around the north and part-western boundary of the proposed spectator seating area, coupled with a landscaping condition ensuring that tree planting is provided immediately to the north and part of the west of the proposed spectator seating as necessary should be attached to any permission.  This would further assist in negating impact from noise on the residents of properties on Grange Road and South Downs Road.

TRAFFIC GENERATION AND HIGHWAY SAFETY

15. The proposals are for 354no. fixed seats.  To meet the Councils car parking standards for just this seating level, the provision of 76 car parking spaces would be required overall.  However, it is noted that the existing parking generated by the hockey, squash and cricket uses on the site, which can exceed 140no. cars, are not included in this demand and that there could be significant levels of standing spectators accommodated within the site currently.  As such, the actual requirement for additional parking is difficult to quantify.  Nevertheless, it is apparent that additional parking is required to cater for the more significant hockey matches on site, as the current provision has and does lead to on-street parking on South Downs Road.  Currently the site contains 100no. parking spaces within the site and the Transport Assessment submitted with the associated application (75847/FULL/2010) found that 140no. cars can currently be accommodated within the site through double parking.

16. It is noted that whilst a revised car parking layout has been submitted with the squash court application (75847/FULL/2010), it has not been submitted with this application.  The Local Highways Authority (LHA) is concerned that there are inadequate car parking spaces within the existing car park to support the proposed development, therefore the car parking provision is currently inadequate within the site in its current form.  


17. The plan submitted with the squash court proposals provides an additional 68no. car parking spaces within the site to provide 168no. spaces overall. Cumulatively, the required car parking for both the squash extension and the hockey seating applications would be 104no. car parking spaces overall.  However, it is borne in mind that there could be standing spectators for the hockey use and the cricket parking demands within the site also.


18. Nonetheless, it is considered unlikely that high level Squash and Hockey matches would coincide, and even less likely that Cricket and Hockey matches would coincide due to their seasonal nature.  It is considered that the parking proposed with the squash application (75847/FULL/2010) is adequate in that it meets the Councils car parking standards and provides 64no. car parking spaces over the standard, which would therefore provide an overflow to encourage people visiting the site to park within the site itself.

19. In relation to highway safety, if approved, the associated planning application (75847/FULL/2010) will reduce on-street car parking as the Club are proposing to provide additional car parking within the site. On this basis the proposals will result in less on-street parking and will therefore reduce obstructions on the public highway, in effect improving highway safety in the vicinity of the site access.

20. The proposals require the provision of 5no. cycle parking spaces in a location that is well overlooked and under regular surveillance (the associated application for the squash courts (75847/FULL/2010) requires 4no. cycle parking spaces).  The applicant is not proposing any cycle parking spaces in this application. Although the associated planning application (75847/FULL/2010) demonstrates the provision of 7no. Sheffield style cycle stands which can cater for 14no. cycles, located on the northern elevation of the proposed squash court extension, overlooked from the spectator area within that extension and visible from South Downs Road and the main access route into and out of the site.  Nonetheless, the proposed cycle parking is not covered and further details regarding security should be required by condition.


21. Assuming that car parking was provided in accordance with the details submitted with the accompanying application 75847/FULL/2010, the proposals would be acceptable in terms of the impact on the highway and parking provision proposed.


22. On this basis, there are no objections to the proposals on highways grounds subject to the provision of additional car parking to meet the required standards; secure, covered cycle parking spaces; and the addition of a travel plan condition to fully explore and promote travel to the site by alternate means.

RECOMMENDATION: GRANT, subject to the following conditions

1. Standard condition


2. List of approved plans


3. Notwithstanding the submitted plans and prior to the commencement of development, details of the acoustic fence (size, type, material and finish) along the northern and western boundary of the spectator seating area within the hockey pitch enclosure hereby approved shall be submitted to and approved in writing by the Local Planning Authority.  The approved fence should be erected prior to the first use of the spectator seating hereby approved and shall remain in situ thereafter in perpetuity.


4. Crime Prevention Plan


5. No development shall take place unless and until planning permission for the creation of minimum of an additional 68no. car parking spaces to serve the Club has been granted by the Local Planning Authority.  The approved additional car parking spaces should be provided and be available for use, prior to the spectator seating first being brought into use.  The approved additional parking spaces shall be made available at all times that the hockey pitch spectator seating is in use. 

6. Secure covered Cycle Parking standard condition

MW
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		WARD: Sale Moor

		77087/FULL/2011

		DEPARTURE: No





		Retrospective application for conversion and sub-division of basement to two self-contained residential units and associated car parking and access.



		44 Skaife Road, Sale, M33 2FZ






		APPLICANT:  Mr K Miah






		AGENT: Holborow & Ormesher






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT
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SITE


The application site comprises a detached residential dwelling and is located on the east side of Skaife Road, Sale. The surrounding area is predominantly residential in nature with the exception of 152 Broad Road, which defines the north boundary of the site, which is a children’s day nursery centre. The surrounding area comprises varying styles of property including traditional three storey dwellings that have a raised internal floor levels and modern two storey dwellings with gable roofs. The  internal floor ground level of the application property is approximately 1.2m above the external ground level. 


The application property is a large four storey detached dwelling of mock tudor appearance. The residential garden is an irregular L-shape and gravel covers the entire site with the exception of a rectangular grassed area in the southern corner of the site. The southern boundary of the site is enclosed by an approximately 2m tall fence and there is sporadic planting within the application site along the boundary with No. 44a Skaife Road, The southern corner of the site is enclosed by a 1.8m wall and planting.. The boundary treatment with properties fronting Broad Road is defined by an approximately 2.5 m tall wall.


There is a vehicular access along the north elevation of the property which enables vehicles to access the rear garden. The site contains a large flat roof building along the south east boundary of the site. 


PROPOSAL


Planning permission is sought retrospectively for the sub-division and conversion of the basement to two self-contained residential units, including the associated car parking and access required.


The scheme includes one 2no. bedroom flat which is accessed from the south west (side) elevation of the property and one 1no. bedroom flat which is accessed from the south east (rear) elevation of the property. 


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.


Within the provisions of the Localism Act 2011, the Secretary of State for Communities and Local Government has signaled that it is the Governments intention to revoke all Regional Spatial Strategies (RSS) 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.  However, the Court of Appeal has determined that the existence of the RSS and their relevance to the development plan is ongoing until such time as they are formally revoked.  As such, the Court of Appeal concluded that RSS may be a material consideration in a very limited number of cases.


The Localism Act 2011 received Royal Assent on 15 November 2011. The provisions related to the abolition of Regional Strategies also came into force on that day. The provisions will repeal the underlying legislation which establishes regional strategies. They also give the Secretary of State the power to abolish the strategies themselves but that can only be done by an order made by statutory instrument. The provisions of the Town and Country Planning Act 1990 which prohibit a local planning authority from granting permission unless they have consulted with and given notice to regional authorities are repealed. 


The Government has made it clear that it intends to revoke existing regional strategies subject to the outcome of environmental assessments of the revocation of each of the existing regional strategies. This will not be undertaken until the Secretary of State and Parliament have had the opportunity to consider the findings of the assessments.


THE TRAFFORD LOCAL DEVELOPMENT FRAMEWORK


The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP and that work on the Trafford Core Strategy, the first of these LDF documents, has reached a very 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 in December 2010.


A Planning Inspector was appointed to undertake an Independent Examination into the Trafford Core Strategy.  The Examination opened on 28th February 2011 with further hearing sessions in May and September. The Council has now received the Inspector’s Report and the Examination is closed. 


The Inspector has found the Core Strategy ‘sound’, subject to a limited number of changes which she has approved. The Inspector’s Report details that the Core Strategy is an appropriate basis for the planning of the Borough over the next 15 years.  


The Council will now consider the Inspector’s Report and a report recommending the adoption of the Core Strategy and its policies for use in the development management process to determine planning applications will be presented to the Full Council meeting in January 2012. 


Alongside the Submission Trafford Core Strategy, the Inspector’s Report can be considered to be a highly 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.


PRINCIPAL RSS POLICIES

DP 1 – Spatial Principles


DP 2 – Promote Sustainable Communities


DP 4 – Make the Best Use of Existing Resources and Infrastructure


DP 7 – Promote Environmental Quality


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development

D2 – Vehicle Parking


D3 – Residential Development


ENV15 - Community Forest


H1 – Land Release for Development


H2 – Location and Phasing of New Housing Development


H4 – Release of Other Land for Development


PRINCIPAL RELEVANT EMERGING CORE STRATEGY POLICIES/PROPOSALS

L1 – Land for New Homes


L2 – Meeting Housing Needs


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 - Design


L8 – Planning Obligations


R5 – Open Space and Recreation


RELEVANT PLANNING HISTORY

76761/HHA/2011 – Retention of balcony and erection of roof and side panel to balcony – Approved with conditions (15/08/11)


CONSULTATIONS


LHA – No objections. Comments included within the observations section of this report. 


Pollution and Licensing – No objection, recommendations or suggested conditions.


United Utilities – No objection subject to the following conditions: if possible the site should 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. If surface water is allowed to be discharged to the public surface water sewerage system, the flow may be required to be attenuated to a maximum discharge rate determined by United Utilities.


A separate metered supply to each unit will be required at the applicant’s expense.


Electricity North West –No impact on their Electricity Distribution System. 


Drainage – R17, R19


REPRESENTATIONS


Two letters of objection have been received from neighbouring residential occupiers, raising the following issues:


· Construction noise that has occurred at the property. Object to any further building on the grounds of noise and disturbance.


· Increased traffic


· In the application it states that 6 car parking spaces are parked on the drive, and therefore there would be no change if the scheme is accepted. However this is false as only 2 cars park at the property. Concerned that this would mean an increase of up to 4 additional cars using one access/egress point. 


· Concern that cars will be parked on the road.


· Concerns that the detached building in the rear garden of No. 44 Skaife Rod would also be used fro residential status.


1 letter of concern from neighbouring resident, raising the following issues:


· Conversion of properties to flats is heavily restricted in the Sale area. Is there a maximum number of flats that No. 44 Skaife could be converted into


· Is there a legal ruling that residents of flats must use off-road parking. At present, the car park to the rear of No. 44 does not appear to be used.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application site is not allocated for any specific use in the Revised Adopted Unitary Development Plan and is in a relatively sustainable location within the built up area. In terms of the recently amended Planning Policy Statement 3, Housing, (PPS3), the site would be designated as a brown-field land. PPS3 (Housing) advocates the efficient use of land and prioritises the use of previously developed land that is sustainable located for residential development.


2. The site is located in the ‘Southern part of the Manchester City Region’ as designated within the 2008 RSS and as such falls to be assessed under Policy MCR3.  The application site is located within a ‘most accessible’ area as defined by SPD 1: Developer Contributions to Highway and Public Transport Schemes.  Therefore it is considered that the proposed development is located in a sustainable location and is in support of Policy MCR3. 


3. Revised UDP policies H2 and H4 indicate that within the urban area, the Council will permit, the re-use of previously developed land in a sustainable location  and that is well located in relation to established areas of housing, jobs, local community services and facilities. The proposal is therefore considered to comply with policies H2 and H4.


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

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

6. Development monitoring data across the Borough for the period between 2006/2007 (when work began on the Core Strategy) and 2009/2010 indicates that the proportion of all new housing development built on brown-field land has achieved 76% of the total completed over that 4 year period. Over the longer 7 year period 2003/4 to 2009/10 the figure achieved has been 81%.

7. The application proposal, being a brown-field development proposal, would positively contribute to the Council being able to fulfil and sustain the indicative Core Strategy development target referred to above.

8. The other main areas for consideration are the impact of the proposal on the amenity of surrounding residents, the character of the surrounding area and highway safety.  These elements are discussed further within this report.


RESIDENTIAL AMENITY


9. The scheme involves the sub-division and conversion of the existing basement of the application property. It has resulted in the creation of two new windows in the front elevation of the property and one in the rear elevation at basement level. Given the basement level of the new windows and the existing windows which serve the two respective residential units, and the distance to boundaries with neighbouring private gardens, there would not be any adverse overlooking impact to neighbouring occupiers.


10. The curtilage can accommodate sufficient private amenity space for the existing property and the two new residential units. The Council’s Guidelines would require 36 sq.m private amenity area for the two new residential units which has been shown on an amended site plan submitted to the LPA. The existing grassed area provides a sufficient garden area for the existing property, which also does not include the gravelled area to north of the grassed area.


11. The scheme requires the provision of 6 parking spaces within the site, 5 of which, due to highway safety grounds as discussed in paragraph 16, have to be provided to the rear of the site. It is acknowledged that this parking layout would result in a parking arrangement that is not typical of the prevailing residential pattern and one which is typically associated with backland development. However this parking arrangement can be implemented at present due to side vehicular access and the gravelled rear yard. It is acknowledged that it will result in an increase in the number of vehicles parked and increased vehicle movements, however, on balance, it is not considered sufficiently harmful to sustain refusal of planning permission. 


12. The specific location of the parking spaces have been moved further away from the shared boundary with No. 44a Skaife Road to safeguard the amenities of the neighbouring occupiers. A separation distance of 7.6m to the shared boundary with No. 44a combined with the 2m tall boundary fence is considered satisfactory to mitigate the potential impact to the neighbouring garden area, with regard to noise and disturbance. With regard to the properties fronting Broad Lane, the boundary treatment is defined by a 2.5m tall wall, adjacent to the proposed siting of the parking spaces, which is considered satisfactory to screen the parking layout and mitigate noise and disturbance from moving vehicles. Further re-consultation was carried out on the amended parking layout and no responses were received.  A condition is suggested for a scheme to be submitted to contain the parking provision within the area shown on the submitted site layout, to safeguard neighbouring amenity.


13. Concerns have been raised in relation to noise and disturbance arising from construction; however any issues that may arise in relation to these matters can be controlled by other legislation and would not justify the refusal of planning permission.


DESIGN AND VISUAL AMENITY


14. The basement conversion has resulted in minimal external changes to the existing dwelling. The elevational changes required by the converted basement have not been harmful to the appearance of the existing dwelling or the surrounding residential area.  


HIGHWAY SAFETY AND PARKING PROVISION


15. Further to comments received from the LHA, it is considered acceptable for 4 car parking spaces to be provided for the existing 9 bedroom property and for 2 parking spaces to be provided for the two new residential units within the curtilage of the site.  

16. In the initial parking layout submitted, two parking spaces located within the front of the site were not considered acceptable on highway grounds due to their proximity to the front boundary wall and access point. Therefore, an amended parking layout has been submitted to the LPA which shows the provision of one parking space to the front of the site and five parking spaces to the rear of the site. This parking provision within the site is acceptable on highway grounds and provides satisfactory site access and egress.

DEVELOPER CONTRIBUTIONS


17. The site is within an area of deficiency in children’s play space and outdoor sports provision and therefore the proposal requires a financial contribution towards open space and outdoor sports provision.  The relevant contribution in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ would be a commuted sum of £3,028.14 split between a contribution of £1,882.10 for open space and £1,146.04 for outdoor sports.


18. The proposal also requires a contribution towards the Red Rose Forest.  This is in accordance with Proposal ENV16 of the UDP and the Council’s Supplementary Planning Guidance ‘Developer Contributions Towards Red Rose Forest’.  The Revised UDP states that in considering development proposals throughout the Borough, the Council will impose planning conditions or negotiate planning obligations with applicants to secure the planting of trees, hedges and woodlands in a way that is fairly and reasonably related in scale and kind to the proposed development.  The total contribution for a development of this scale should be 6 trees.  If the applicant is unable to provide these trees on site, a financial contribution of £310 per tree not provided is required.  This would equate to a maximum contribution of £1860.


19. These financial contributions to open space, outdoor space and Red Rose Forest will need to be secured through a Section 106 Agreement.  


CONCLUSION


20. The provision of two residential units is considered to be acceptable given that the Council is currently meeting its target for development on brownfield land and the site is in a sustainable location. The basement conversion would not have a detrimental impact upon the dwelling or surrounding residential character or adversely impact upon residential amenity or highway safety.  The proposal is thus considered to comply with all relevant Policies and Proposals in the Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance. The application is therefore recommended for approval subject to the necessary S106 agreement.


RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT

A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and as such a legal agreement be entered into to secure a maximum total contribution of £4,888.14 comprising: - 


(i) a contribution to children’s play space and outdoor sports provision of £3,028.14  split between a contribution of £1,882.10 for open space and £1,146.04  for outdoor sports in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’. (These contributions are based on a four bedroom dwelling and, if a two or three bedroom dwelling is approved at reserved matters stage, the contributions will be calculated accordingly.)


(ii) a contribution to the Red Rose Forest of £1860 towards tree planting in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’, less £310 for each tree planted on the site as part of an approved landscaping scheme.


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


1. Standard time limit


2. Compliance with approved plans


3. Demarcation/boundary treatment  of private garden area for two new units


4. Submission of scheme of details for containment of parking provision within the site, as shown on the submitted site plan. 


5. Provision of 6no. parking spaces and retention thereof.






		WARD: Clifford

		77102/FULL/2011

		DEPARTURE: NO





		Change of use of property from offices to dwellinghouse (Use Class C3) and erection of a single storey rear extension (re-submission of 75760/FULL/2010)



		139 Stamford Street, Old Trafford, M16 9LT






		APPLICANT:  Mr A Haladh






		AGENT: S Saund






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT










SITE


The application site relates to a two-storey Victorian terrace property, situated on the north-eastern side of Stamford Street. The building is vacant at present, although it carries a Financial and Professional Services Use Class – A2.  The front elevation of the property comprises of a shop-front and main entrance, with external roller shutters fitted to all ground-floor and first-floor windows. 


The application site benefits from a good-sized rear yard, 68sqm in size, which can be accessed via an alleyway that separates the rear yards of Stamford Street, and the facing properties on Shrewsbury Street. 


The footprint of the adjoining neighbour to the north-west (137 Stamford Street) has an identical, though mirrored, footprint to the host property. However, the dwellinghouse of 141 Stamford Street, whilst still adjoined to No.139, forms one end of a terrace which differs in size and design to the host property. As a result the mono-pitch outrigger at No.139 is not replicated by a mirrored, adjoining feature at No.141; instead this neighbouring property includes a substantial two-storey outrigger which is set away from the common boundary with No.139 by 1.7m, and extends beyond the rear elevation of the host property’s outrigger by 7.25m.


In October 2010, planning permission was refused at 139 Stamford Street for a change of use to form dwellinghouse, and the erection of a two-storey rear extension. The application was refused due to the inappropriate design of the proposal, and its unacceptable impact of the rear extension on the residential amenity of the adjoining properties 137 and 141 Stamford Street.  


PROPOSAL


Planning permission is sought to convert the existing building from a commercial unit (Class A2) to a self-contained dwellinghouse with three bedrooms (Class C3). The existing shop frontage and roller shutters to the property will be removed and replaced with a newly sited entrance door and a window to the proposed front room/lounge. 


Consent is also sought for the erection of a single storey extension to the rear of the existing two-storey outrigger, which will form additional kitchen/dining space. A mono-pitch roof design has been proposed, and habitable room windows are to be formed on its side and rear elevations.

DEVELOPMENT PLAN


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


Within the provisions of the Localism Act 2011, the Secretary of State for Communities and Local Government has signaled that it is the Governments intention to revoke all Regional Spatial Strategies (RSS) 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.  However, the Court of Appeal has determined that the existence of the RSS and their relevance to the development plan is ongoing until such time as they are formally revoked.  As such, the Court of Appeal concluded that RSS may be a material consideration in a very limited number of cases.


The Localism Act 2011 received Royal Assent on 15 November 2011. The provisions related to the abolition of Regional Strategies also came into force on that day. The provisions will repeal the underlying legislation which establishes regional strategies. They also give the Secretary of State the power to abolish the strategies themselves but that can only be done by an order made by statutory instrument. The provisions of the Town and Country Planning Act 1990 which prohibit a local planning authority from granting permission unless they have consulted with and given notice to regional authorities are repealed. 


The Government has made it clear that it intends to revoke existing regional strategies subject to the outcome of environmental assessments of the revocation of each of the existing regional strategies. This will not be undertaken until the Secretary of State and Parliament have had the opportunity to consider the findings of the assessments.


THE TRAFFORD LOCAL DEVELOPMENT FRAMEWORK


The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP and that work on the Trafford Core Strategy, the first of these LDF documents, has reached a very 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 in December 2010.


A Planning Inspector was appointed to undertake an Independent Examination into the Trafford Core Strategy.  The Examination opened on 28th February 2011 with further hearing sessions in May and September. The Council has now received the Inspector’s Report and the Examination is closed. 


The Inspector has found the Core Strategy ‘sound’, subject to a limited number of changes which she has approved. The Inspector’s Report details that the Core Strategy is an appropriate basis for the planning of the Borough over the next 15 years.  


The Council will now consider the Inspector’s Report and a report recommending the adoption of the Core Strategy and its policies for use in the development management process to determine planning applications will be presented to the Full Council meeting in January 2012. 


Alongside the Submission Trafford Core Strategy, the Inspector’s Report can be considered to be a highly material consideration alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications against the Development Plan for Trafford.


PROPOSALS MAP NOTATION


Old Trafford Priority Regeneration Area.


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


H1 – Land Release for Development


H2 – Location and Phasing of New Housing Development


H3 – Land Release for New Housing Development


H10 – Priority Regeneration Area: Old Trafford

PRINCIPAL RELEVANT EMERGING CORE STRATEGY POLICIES/PROPOSALS


L1 – Land for New Homes


L2 – Meeting Housing Needs


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 - Design


L8 – Planning Obligations


R5 – Open Space and Recreation

RELEVANT PLANNING HISTORY

139 Stamford Road


75760/FULL/2010 – Change of use of property from offices to a dwellinghouse (Use Class C3) and erection of a two storey rear extension - Refused, 26th October 2010, for the following reasons:


· The proposed extension by reason of its projection, scale, height, design and massing in close proximity to the common boundary with the adjoining properties 137 and 141 Stamford Street would give rise to undue overshadowing and loss of light, visual intrusion and overbearing impact, and overlooking and loss of privacy to the detriment of the amenity that the occupants of the adjoining dwellinghouses could reasonably expect to enjoy. As such the proposal is contrary to Proposals D1 and D6 of the Revised Trafford Unitary Development Plan and the Council's approved Planning Guidelines: House Extensions.


· The development, by reason of the design of the proposed windows, would produce an incongruous design feature out of keeping with the existing dwelling and would have a detrimental impact on the visual amenity and character of the street scene and the surrounding area. As such it would be contrary to Proposals D1 and D6 of the Revised Trafford Unitary Development Plan.


137 Stamford Street


H/46404 - Change of use from a shop to a dwellinghouse – Approved with Conditions, 24th November 2003


141 Stamford Street


H20878 – Demolition of part of rear and change of use and conversion from house in multiple occupation to 2 self-contained flats – Refused, 22nd January 1985


CONSULTATIONS


None received


REPRESENTATIONS


None received


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The present application for one new dwelling is considered to be acceptable in housing land supply terms as it lies on previously developed land and supports MCR2 which states that new residential development should be focussed within the inner areas. Furthermore, the application site is also located within the Old Trafford area which is identified as a Priority Regeneration Area within Revised UDP Area Policy A1. Revised UDP Policy H10 indicates that, within this area, action will be taken to improve the quality and diversity of the housing stock and it is considered that the application proposal would be consistent with this element of the regeneration policy. Additionally, 139 Stamford Street is in a sustainable location as it is sited 290m away from a bus stop on Upper Chorlton Road and therefore lies within a ‘accessible area’ as defined by SPD 1: Developer Contributions to Highway and Public Transport Schemes, which classifies an area as being accessible if it is within 400m of a bus stop with a service of at least every 15 minutes. Furthermore, Tamworth Park is located 270m to the east so the occupants of this new dwelling would have some access to local play space.


DESIGN, STREETSCENE AND AMENITY


2. The present application differs significantly from its predecessor (ref: 75760/FULL/2010) in that a single storey rear extension has been proposed rather than a two-storey extension to the existing outrigger. The previous proposal had a projection of 4.3m and a height of 6m to the eaves, and 7.5m to the ridge of the mono-pitch roof. The application was refused because of the impact that its scale, height, design, massing and close proximity would have on the amenity of its adjoining neighbours. 


3. The proposed single storey rear extension has a projection of 3m and measures 2.8m in height to the eaves and 3.9m to the ridge of the mono-pitch roof, which is adjacent to the common boundary with 141 Stamford Street. The proposal will project 4.8m past the nearest rear-facing window at No.141, which is already recessed behind No.139’s outrigger. Whilst a projection of this size exceeds what would normally be permitted according to the Councils Planning Guidelines: House Extensions, it is recognised that the proposed extension only projects 3m from the original rear wall of the house and, SPG notwithstanding, this is in accordance with what could be built under permitted development once the building is in residential use. As such there are no objections in this regard. The ground-floor side-facing windows to the two-storey outrigger of 141 Stamford Street will not suffer from a loss of light as the proposal is only single storey in height. Furthermore, whilst it is considered that the outlook from some of these windows may be affected, greater weight is again attributed to the fact that an extension of this size could be built under permitted development once the building is in residential use. Therefore this aspect of the scheme is also considered to be acceptable and addresses the first reason for refusal for application 75760/FULL/2010 with respect to the impact on No.141.  


4. An identical conclusion is reached when assessing the impact of the proposal on the side and rear facing windows of 137 Stamford Street. The rear extension at No.139 is set to project 7.4m past its neighbour’s nearest rear window, with a separation of 2.8m. As such it is considered that no undue loss of amenity will occur here as a result of the proposed extension and that the first reason for refusal assigned to 65760/FULL/2010 has been fully addressed by the reduced height and projection of the proposal.


5. The proposed dwellinghouse has been laid out in a manner considered appropriate for its use. Two kitchen/dining area windows have been proposed facing the garden and outrigger of 137 Stamford Street. As these windows were not part of the original building it is recommended that a boundary wall between 1.8m and 2m in height be erected along the common boundary with No.137 to prevent any loss of privacy occurring.  


6. The proposed bedroom windows to the dwellinghouse are all front or rear-facing and all comply with the window-to-boundary and window-to-window distances set out within the Councils SPG: New Residential Development. 


7. The proposed extension includes a mono-pitch roof design. Whilst this is not ideal it is acknowledged that it matches the shape of the property’s two-storey outrigger; that it will allow the roof of any future single storey extension at adjoining No.141 to tie-in with the proposal; and that as the extension is to the rear of the property. Therefore it will have no impact upon the Stamford Street streetscene. Furthermore, as the materials proposed are set to match those used in the construction of the original dwellinghouse, the design and appearance of the rear extension is considered to be acceptable. 


8. The property’s streetscene frontage will have its shop front and associated roller shutters replaced with a new entrance door and window. Whilst these alterations are not exceptional in their design, they are broadly in-keeping with the other residential properties on this terrace (No’s 133-137) and will not detract from the overall character and appearance of the host property or the wider streetscene.


9. The Council’s SPG entitled ‘New Residential Development’ states that most new dwellings, including conversions, should provide some private outdoor space. Following the erection of the proposed rear extension, this site provides 58sqm of private amenity space, which it is considered is sufficient to meet the functional requirements associated with a dwellinghouse such as sitting out, child’s play and drying washing. Furthermore, this yard area, and the alleyway to the rear which connects with the Stamford Street highway, can be used for the storage of refuse bins and is therefore in compliance with the New Residential Development SPG.


ACCESS, HIGHWAYS AND PARKING 


10. There are no off-road car parking facilities, existing or proposed, associated with this site. Off-street parking for two vehicles would normally be required for a proposed three-bedroom dwellinghouse and Stamford Street is an area of high on-street car parking pressure. However, it is noted that the existing A2 use of the site, at 65sqm in size, would normally require 4.5 parking spaces. Additionally, it is clear that the original use of the building was as a dwellinghouse as it sits within a row of residential properties, none of which have any off-street car parking provision. Therefore for these reasons it is considered that planning permission could not be refused on highways/car parking grounds.

DEVELOPER CONTRIBUTIONS


11. If planning permission were to be granted, a total financial contribution of £4,100.94 would be required as part of this proposed development, split between contributions towards open/outdoor play space (£3,170.94) and the Red Rose Forest (£930)


12. If committee members resolve to grant planning permission, this matter should be secured through a Section 106 legal agreement.


CONCLUSION


13. The change of use of 139 Stamford Street would result in a net increase of one dwelling and would contribute towards the stock of accommodation available in the Borough in accordance with Proposal H6 of the Revised Trafford UDP.  The proposal is therefore recommended for approval subject to the completion of a legal agreement covering financial contributions and conditions.

RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 


(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement to secure (I) financial contributions of £3,170.94 split between £2,434.97 towards open space and £735.97 for outdoor sports in accordance with the Council’s SPG: Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums; and (II) a financial contribution of £930 towards the Red Rose Community Forest/off-site tree planting, in accordance with the Council’s SPG: Developer Contributions towards Red Rose Forest . 


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

1) Standard time limit;


2) Compliance with all Plans


3) Matching Materials


4) Boundary wall 1.8m-2m to be erected along north-western boundary


JK






		WARD: Priory

		77307/FULL/2011

		DEPARTURE: No





		Erection of 10 no. three bedroom houses with associated off street car parking and landscaping after demolition of existing buildings.



		Aura House, 77 Dane Road, Sale, M33 7BP






		APPLICANT:  Lawco Ltd






		AGENT: SP Architects Ltd






		RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT










SITE


The application site is located on the north side of Dane Road at the junction with Danefield Road and extends to approximately 0.2ha in size with an irregular configuration.  The site includes a two storey building previously used as offices which fronts onto Dane Road, to the rear of the site is a two storey storage building located adjacent to the western boundary, a single storey storage building is located along the northern boundary.  Vehicular access into the site is from two access points off Danefield Road, one serving the office building and one serving the storage outbuildings to the rear.  The offices and storage buildings have not been in use for approximately 18 months.


To the north side of the site is Crossford Bridge Sports Centre and recreation grounds, a row of semi-mature Sycamore trees are located outside the site boundary on this northern boundary beyond which is the access road to the recreational grounds.  To the east side of the site is Danefield Road, on the opposite side of which is Chester House and Metro House which are detached three storey office buildings.  

On the south side of the site is Dane Road with residential terraced properties located fronting onto Dane Road.  To the west side of the site is GT Mechanics, 75 Dane Road and Braddocks Garage, 73 Dane Road both garage buildings are single storey structures.  To the north west side of the site is a terrace of residential dwellings (Wellington Close) erected in the early 1990’s, the gable end of 10 Wellington Close faces towards the application site, this property has a first floor stairwell landing window on this particular elevation.


The site is unallocated within the UDP.


PROPOSAL


This application proposes the demolition of the existing buildings on site and the erection of ten, three bedroom residential units, these would comprise one terrace of 6 units (Block B) located to the north side of the site and one terrace of 4 units (Block A) located to the eastern side of the site.  Block A will have accommodation over three floors including the roof space and Block B will also have three levels of accommodation.  The existing vehicular accesses will be retained, with Block A served by the access nearest Dane Road junction and Block B served by the access nearest the northern boundary of the site.


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.


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.


Within the provisions of the Localism Act 2011, the Secretary of State for Communities and Local Government has signaled that it is the Governments intention to revoke all Regional Spatial Strategies (RSS) 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.  However, the Court of Appeal has determined that the existence of the RSS and their relevance to the development plan is ongoing until such time as they are formally revoked.  As such, the Court of Appeal concluded that RSS may be a material consideration in a very limited number of cases.


The Localism Act 2011 received Royal Assent on 15 November 2011. The provisions related to the abolition of Regional Strategies also came into force on that day. The provisions will repeal the underlying legislation which establishes regional strategies. They also give the Secretary of State the power to abolish the strategies themselves but that can only be done by an order made by statutory instrument. The provisions of the Town and Country Planning Act 1990 which prohibit a local planning authority from granting permission unless they have consulted with and given notice to regional authorities are repealed. 


The Government has made it clear that it intends to revoke existing regional strategies subject to the outcome of environmental assessments of the revocation of each of the existing regional strategies. This will not be undertaken until the Secretary of State and Parliament have had the opportunity to consider the findings of the assessments.


THE TRAFFORD LOCAL DEVELOPMENT FRAMEWORK


The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP – and that work on the Trafford Core Strategy, the first of these LDF documents, has reached a very 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 in December 2010.


A Planning Inspector was appointed to undertake an Independent Examination into the Trafford Core Strategy.  The Examination opened on 28th February 2011 with further hearing sessions in May and September. The Council has now received the Inspector’s Report and the Examination is closed. 


The Inspector has found the Core Strategy Sound, subject to a limited number of changes which she has approved. The Inspector’s Report details that the Core Strategy is an appropriate basis for the planning of the Borough over the next 15 years.  


The Council will now consider the Inspector’s Report and a report recommending the adoption of the Core Strategy and its policies for use in the development management process to determine planning applications will be presented to the Full Council meeting in January 2012. 


Alongside the Submission Trafford Core Strategy, the Inspector’s Report can be considered to be a highly 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.


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 Quality


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


L4 – Regional Housing Provision


RT2 – Managing Travel Demand


MCR1 – Manchester City Region Priorities


MCR3 – Southern part of the Manchester City Region


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands


ENV16 – Tree Planting


H1 – Land Release for development


H2 – Location and Phasing of New Housing Development


H4 – Release of Other Land for Development


OSR4 – Standards for Outdoor Sports Facilities Provision


OSR8 – Improvement and Provision of Outdoor Sports Facilities


OSR9 – Open Space in New Housing Development


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


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


PRINCIPLE RELEVANT CORE STRATEGY POLICIES


L1 – Land for New Homes


L2 – Meeting Housing Needs


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


R5 – Open Space, Sport and Recreation


RELEVANT PLANNING HISTORY

H/30687 – Demolition of existing two storey offices & storage buildings and erection of 3 storey offices with ancillary car parking, including new access to Danefield Road – Approved with conditions 14/02/1990


H/40388 - Demolition of existing two storey offices & storage buildings and erection of 3 storey offices with ancillary car parking, including new access to Danefield Road – Approved with conditions 19/07/1995


CONSULTATIONS


Environment Strategy (Drainage):- Standard drainage informatives to be included


LHA – Comments incorporated into report

REPRESENTATIONS


Two letters have been received regarding the application, one is from the resident at 84 Dane Road the second is from the office development (Virtalis) to the east of the site, both state they have no objections in principle to residential development on the site but wish to make the following comments:-


· Activity/occupancy will help improve security in the area


· Density of housing will result in cramped houses with insufficient parking


· The applicants design and access statement states that the adjacent offices are four storey this is not correct they are 3 storey


· Kitchens at first floor level will cause problems for occupants in the future having to carry shopping up stairs


· Proposed garages will likely be converted to storage space increasing on-street parking and parking within the adjacent office development


· Design out of keeping with area


· Developer should redesign scheme, taking into account the surrounding style of Victorian residential properties and the modern/traditional offices.


· Exiting street trees on Dane Road should be protected


· Proposed bin store should be screened


· Front elevations should front onto Dane Road and not Danefield Road


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 three detached buildings which are vacant and previously used as office and associated storage. The site is considered to be within a sustainable location given its proximity to Sale Town Centre where comprehensive services and facilities are available and the site is well served by public transport as Dane Road Metro Station is within walking distance from the site.  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.


ACCESS AND PARKING


9. The proposed dwellings are three bedroom units, therefore to meet the Council’s car-parking standards the provision of 2 car parking spaces are required for each dwelling.  The plans as submitted provided 1.5 spaces per dwelling, following the Local Highway Authority (LHA) comments on the proposal the applicant has submitted a revised parking layout to provide 2 spaces per dwelling.


10. Access for block A parking (4 unit terrace) will be from the existing access from Danefield nearest Dane Road, it should be noted that the applicant has increased the width of the access to 4.6m following a request from the LHA as the original site layout plan proposed a 4m wide opening (4.5m is recommended width).  Parking provision for block A will be located to the south side of the terrace close to the Dane Road boundary and will include 8 demarcated spaces.  An existing area of hardstanding parking provision for the office building is located in this same area.


11. Access to block B (6 unit terrace) will be from the existing access on Danefield Road opposite the Chester House office building.  Parking provision for these units will include an integral garage space to each unit with a six car parking bay located on the south side of the new access road serving the terrace.  The terrace units will not have a driveway to the front of the integral garages.  The LHA have requested that the access road and areas immediately in front of the dwellings is hard surfaced in a matching material which will clearly indicate that the entire area to be used for manoeuvring.


12. The foot print of the block B terrace is staggered with a demarcated pedestrian access to the front of the dwellings; this varies in depth from 2.5m to 1m given the configuration of the terrace.  The access road to the terrace measures 5.8m in width, 6m is normally the required width.  

LAYOUT AND STREETSCENE


13. The applicant has adopted a similar layout to that of other residential properties in the immediate and surrounding area.  Terraced dwellings including period and modern interpretations are prevalent in this part of the borough.  Given the location of the site on a corner plot with a side access road, it is considered the applicant has adopted an appropriate layout.  The narrow configuration of the site nearest Dane Road would result in a cramped form of development if the front elevation was to face towards Dane Road.  In addition the existing access dictates the location of the proposed parking area for Block A which would have implications for front garden/pedestrian access layout for a terrace fronting onto Dane Road.  


14. Block A will face towards Danefield Road, with the gable flank elevation set back from the Dane Road boundary by approximately 16m.  Block A is therefore set further back from the Dane Road boundary than the adjacent garages to the west side of the site and the office building Metro House to the east side of the application site.  The terrace will be set back 2.8m from the boundary with Danefield Road, this is a similar set back to that of the three storey office building Chester House which retains a distance of 3m to the Danefield Road boundary.  


15. Block B is set back towards the northern boundary of the site; the terrace will follow a similar building line to that of the adjacent residential terrace on Wellington Close to the west side of the site.  Block B will have its rear elevation facing towards the recreation grounds and the front elevation facing southwards.  Rear gardens to the units will measure between 4.8m and 5.4m given the configuration of the rear boundary.  Both terraces have also been located to ensure existing access into the site can be re-used rather than having to form new accesses into the site.


DESIGN


16. The design of the terraces is very much a contemporary interpretation of traditional terraced dwellings within the locality.  Both terraces will include pitched tiled roofs, with Block A having a small flat roof dormer on the front elevation to facilitate accommodation within the roof void.  Block A will include three projecting flat roof bays (central bay incorporates both units 2 & 3) on the front elevation which extend up to the eaves height of the building.  These bays will be constructed of red facing brick with the recessed elevations treated in a white render.  Window proportions on the front elevation are predominantly rectangular and follow a similar symmetry along the entire elevation.  The rear elevation of Block A also includes a projecting two storey flat roof to each of the four units, window proportions are elongated rectangular floor to ceiling height at ground and first floor with a standard smaller window opening at first floor.  A roof light is also included above eaves level to each dwelling.  Elevational treatment consists of red brick to the entire rear and flank elevations.  A first floor window has been included on the south facing elevation towards Dane Road.


17. Block B has accommodation over three levels; this does not include the roof void which is utilised within Block A.  The front elevation of Block B will incorporate adjoining projecting flat roof bays up to first floor level.  Window proportions consist of elongated rectangular openings with a square window opening on the first floor gable.  A pitched roof gable feature is included at roof level.  Elevational treatment includes red/brown facing brick with white render edging to the projecting two storey gable.  The applicant has indicated that windows will be aluminium and doors timber.  The rear elevation will include first floor cantilevered bays treated in white render, at ground floor a section of wall adjacent to the rear doors will also be treated in white render.


18. The design and style of the terraces gives consideration to the traditional period terrace which is common in the surrounding area, whilst also including modern contemporary elements in the design of the dwellings.  The materials proposed to be used will be in keeping with the traditional red brick terraces in the area, the proposal is considered to be acceptable in terms of its design and would not have a detrimental impact on the character of the area.


SCALE AND DENSITY

19. The proposed development equates to approximately 50 dwellings per hectare which makes efficient use of the land as required by PPS3 and is also of a similar density to the surrounding residential properties, many of which are at a higher density.


20. Block A (4 unit terrace) measures approximately 6.3m to eaves height and 9.4m to ridge, the length of the terrace is 17m and 9.9m in width.  Block B measures approximately 11m in height, 20.6m in length and 9.5m in width.  These dimensions are similar to other residential dwellings in the area with larger commercial/office properties also in the area.  The footprint of the terraces and plot sizes are in keeping with the general context of residential development and therefore the scale of the development is considered to very much in keeping with the character of the area.


RESIDENTAL AMENITY


21. The nearest residential property to the application site is 10 Wellington Close, this is an end terrace property, the gable end of which faces towards the application site.  The only window on this elevation is a first floor stair well window.  Boundary treatment with the application site consists of a 2m high brick wall along the entirety of the shared boundary.


22. Following concerns regarding the relationship of proposed unit No.10 in Block B, the applicant has now repositioned this property to bring the rear elevation nearer to the rear boundary to reduce the amount of projection beyond the rear elevation of 10 Wellington Close.  A distance of approximately 2.2m is retained between the gable elevation of 10 Wellington Close and proposed unit No.10 of Block B, this increases to 2.8m at the furthest point given the positioning of the new terrace.  No side windows are proposed on the west gable elevation of Block B and therefore no overlooking is considered to result from the proposed development.  The rear elevation of Block B will overlook the access road to the recreation ground and the playing fields beyond.


23. Block A rear elevation will retain approximately 10.6m to the rear shared boundary with GT Mechanics at the nearest point and approximately 12m to the boundary at the furthest point.  Within the Council’s New Residential Supplementary Planning Guidelines, a distance of 10.5m is normally required to be retained from any first floor habitable room windows to a shared residential boundary, this distance increases by 3m for every additional floor of accommodation.  In this particular case the rear boundary is to a commercial premises therefore no residential privacy will be affected.  Notwithstanding this the distance from first floor meet windows meets the minimum privacy distance, with roof lights serving en-suites within the roof void.

24. The rear garden area provision for Block A is similar in size to other established terraces within the general locality.  The rear garden areas to block B are smaller, however this has to be considered in the context of the adjacent public playing fields/park provision that the site adjoins, which the future residents of the residential units will have at their disposal.

TREES


25. The applicant has provided an assessment of trees that are located close to the site boundaries, but are in fact outside the application site.  This assessment included a site meeting with the applicant’s tree consultant and the Councils Senior Planning Arboriculture officer.  To the northern boundary of the site is a row of seven multi-stem Sycamores (early mature).  The trunks of these trees are partly embedded in the perimeter fence of the application site.  These trees will be removed as part of the development.  The applicant intends to establish their ownership prior to any works to remove the trees.  No trees are present within the application site, two large street trees are located to the south side of the site but are obviously outwith the site.  


26. The applicant has indicated a commitment to provide new tree planting within the site, a landscaping condition will be attached to any grant of planning permission and will be worded appropriately to ensure tree planting is secured within the site.


DEVELOPER CONTRIBUTIONS


27. Proposal OSR9 of the UDP and the SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ require the provision of informal recreation and childrens’s play space and outdoor sports facilities in new residential development, or a contribution to meet needs elsewhere.  No play space or sports facilities are to be provided within the proposed development.  As the site is within 600m of a LEAP (Local Equipped Areas for Play) Crossford Bridge Centre to the north of the site, no contribution towards open space is required.  A contribution towards sports facilities is required and based on the formula within the SPG this contribution would be £9,981.63.


28. In accordance with the provisions of Proposal ENV16 of the Revised UDP and the SPG ‘Developer Contributions Towards red Rose Forest’ a development of 10 residential units would be expected to provide 30 trees on site or a contribution towards tree planting/Community Forest projects in the area.  It is considered that in this location it would be preferable for the tree planting to be on site.  In the event that the trees are not provided on site, a financial contribution towards off-site tree planting would be required.  The SPG sets out a requirement of £310 per tree which would generate a total contribution of £9,100, less £310 per tree that is provided on site.


29. The application involves the erection of 10 residential units and therefore is liable for developer contributions towards to SPD1 ‘Developer Contributions to Highway and Public Transport Schemes’.  As the site is allocated as ‘Most Accessible’ and based on the formula within the SPD a contribution of £5,520.00 would be required.  This is split £2,180 towards Highways Network Provision and £3,340 towards Public Transport Provision.


RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT subject to:-

(A) The completion of an appropriate legal agreement and that such legal agreement be entered into to secure:-


(i) A contribution to outdoor facilities of a maximum of £9,981.63 in accordance with the Council’s SPG ‘Informal /Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’.


(ii) A contribution to tree planting of a maximum of £9,100 in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’.


(iii) A total contribution of £5,520.00 in accordance with SPD1 ‘Highways Network Provision and Public Transport Schemes’.  This contribution will include £2,180 towards Highway Network Provision and £3,340 towards Public Transport Provision.


(B) The following conditions:-


1. Standard


2. Approved Plans


3. Submission of materials


4. Landscaping Plan (Soft and hard Landscaping Details)


5. Retention of garage spaces


6. Retention of parking


7. Parking – Submission of porous materials for parking area.


8. Removal of Permitted Development rights.


9. Details of Bin Stores

CM
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SITE


The application site is located on the east side of Willow Tree Road and would be considered to be a back land site.  Access to the site is from a lane/passageway directly from Willow Tree Road and which extends along the entire southern boundary of 52 Willow Tree Road.  The site has an irregular configuration and is approximately 0.07ha in size; the site currently contains two rows of lock up garages.  One row is located to the west side of the site and directly adjacent to the rear boundaries of 46-52 Willow Tree Road, the second block is located along the entire eastern boundary of the application site.


46-52 Willow Tree Road are 2xpairs of semi-detached period dwellings with living accommodation over three levels, from and including ground level upwards and also includes accommodation within the roof void, these properties are located to the west side of the site.  To the north side of the site is 46a Willow Tree Road, this address includes two buildings, one a two storey office and one a single storey storage unit linked by a boundary wall with the application site.


To the east side of the site is a row of terraced dwellings (88-102 Byrom Street), predominantly two storey although a number have under taken loft conversions and inserted dormers on their rear elevations.  To the south side of the site is Hale Court, a 3 storey apartment complex, this site also includes 2x detached garage blocks, one of which has its rear elevation forming part of the boundary with the application site.


The site is unallocated within the UDP.


PROPOSAL


This application seeks the demolition of the existing lock up garages and the erection of a detached dwellinghouse with living accommodation over three levels including a basement area.  The proposal will involve the retention of the existing access and access lane into the site, appropriate soft and hard landscaping to be included as part of the proposal.


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.


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.


Within the provisions of the Localism Act 2011, the Secretary of State for Communities and Local Government has signaled that it is the Governments intention to revoke all Regional Spatial Strategies (RSS) 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.  However, the Court of Appeal has determined that the existence of the RSS and their relevance to the development plan is ongoing until such time as they are formally revoked.  As such, the Court of Appeal concluded that RSS may be a material consideration in a very limited number of cases.


The Localism Act 2011 received Royal Assent on 15 November 2011. The provisions related to the abolition of Regional Strategies also came into force on that day. The provisions will repeal the underlying legislation which establishes regional strategies. They also give the Secretary of State the power to abolish the strategies themselves but that can only be done by an order made by statutory instrument. The provisions of the Town and Country Planning Act 1990 which prohibit a local planning authority from granting permission unless they have consulted with and given notice to regional authorities are repealed. 


The Government has made it clear that it intends to revoke existing regional strategies subject to the outcome of environmental assessments of the revocation of each of the existing regional strategies. This will not be undertaken until the Secretary of State and Parliament have had the opportunity to consider the findings of the assessments.


THE TRAFFORD LOCAL DEVELOPMENT FRAMEWORK


The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP – and that work on the Trafford Core Strategy, the first of these LDF documents, has reached a very 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 in December 2010.


A Planning Inspector was appointed to undertake an Independent Examination into the Trafford Core Strategy.  The Examination opened on 28th February 2011 with further hearing sessions in May and September. The Council has now received the Inspector’s Report and the Examination is closed. 


The Inspector has found the Core Strategy Sound, subject to a limited number of changes which she has approved. The Inspector’s Report details that the Core Strategy is an appropriate basis for the planning of the Borough over the next 15 years.  


The Council will now consider the Inspector’s Report and a report recommending the adoption of the Core Strategy and its policies for use in the development management process to determine planning applications will be presented to the Full Council meeting in January 2012. 


Alongside the Submission Trafford Core Strategy, the Inspector’s Report can be considered to be a highly 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.


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 Quality


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


L4 – Regional Housing Provision


RT2 – Managing Travel Demand


MCR1 – Manchester City Region Priorities


MCR3 – Southern part of the Manchester City Region


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands


ENV16 – Tree Planting


H1 – Land Release for development


H2 – Location and Phasing of New Housing Development


H4 – Release of Other Land for Development


OSR4 – Standards for Outdoor Sports Facilities Provision


OSR8 – Improvement and Provision of Outdoor Sports Facilities


OSR9 – Open Space in New Housing Development


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


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


RELEVANT PLANNING HISTORY

H/07140 – Erection of one lock up garage – Approved with conditions 27/04/1978


H/OUT/08740 – Demolition of existing lock up garages and erection of 4x 1 bedroom flats – Refused 10/05/1979


H/OUT/08741 – Demolition of existing lock up garages and erection of 3x town houses and 3x garages – Refused 10/05/1979


H/OUT/11386 – Demolition of existing garages and erection of 2x detached bungalows with garages (scheme b) – Refused 13/03/1980 - Dismissed on appeal 29/09/1980


H/OUT/11387 – Demolition of existing garages and erection of 2 x detached bungalows (scheme a) – Refused 13/03/1980 – Dismissed on appeal 29/09/1980


H/30238 – Demolition of lock up garages and erection of one pair of semi-detached houses and two garages – Refused 15/11/1989 – Dismissed on appeal 25/10/1990


H/55236 – Erection of 2x three storey semi-detached houses and garage – Withdrawn 14/03/2003


CONSULTATIONS


Local Highway Authority (LHA) – No objections


Environment Strategy (Drainage) – Standard Informative to be attached

REPRESENTATIONS


Neighbours:- 3 letters of objection have been received from the occupants of 48, 50 and 52 Willow Tree Road, raising the following concerns regarding the proposed development:-


· Applicant only has right to pass and re-pass over the access road but does not have the right stop, undertake works, or run services through it or under it.


· Applicant is seeking to misguide the Local Authority by not following correct procedure of notification of the neighbour and land owner of the access lane (52 Willow Tree Road) application should be at least invalidated if not refused.


· Applicant has omitted the conservatories to the rear of 52 and 54 Willow Tree Road and the proposal will be closer than the 27m indicated on the submitted plan causing overlooking.


· Applicant has designed building in order to give optimum wriggle room for manipulating the size, scale and location of the building should permission be granted.  No account taken of guidance in Trafford Council ‘New Residential Guidance’ with regards height and overshadowing.  A full measured survey should be undertaken.


· A landscaping strategy should have been submitted with the application.


· A contaminated land survey should be undertaken


· Associated building traffic will cause noise/vibrations to neighbouring residential properties


· No methodology statement submitted for excavation and removal of material through narrow access.


· Nominal traffic currently uses lock up garages; proposal will increase traffic movements along Willow Tree Road and parking congestion.


· No means of access to the rear of the dwelling without passing through the living quarters of the house.


· No provision of waste storage on site


· No reference to designing out crime in the application


· Lack of detail of boundary treatment


· How does proposal comply with Trafford Council’s sustainability charter


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 lock up garages. The site is considered to be within a sustainable location given its proximity to Hale and Altrincham Town Centres where comprehensive services and facilities are available and the site is well served by public transport within walking distance from the site.  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.


ACCESS AND PARKING


9. Access to the site will be via the existing access road/passageway located to the south side of 52 Willow Tree Road.  Trafford Council Parking standards require the provision of 3 car parking spaces for a detached 3 bedroom dwellinghouse as proposed.  The applicant has indicated on the submitted site layout plan (Drawing No. 09.04.03D) an area of hard surfacing for parking provision located immediately to the front of the dwelling, this area can easily accommodate 3x carparking spaces with sufficient room to manoeuvre and exit in forward gear.


10. A number of concerns have been raised by neighbours regarding access and parking related to the proposed development.  Representations received from local residents have included that the access is to narrow.  The existing access road is 3m wide and is considered sufficient width for a single residential dwellinghouse and the type and scale of traffic that it would generate.  The width of this access road is similar to standard residential driveways, which would not be required to accommodate two way traffic.  The proposal is also not considered to result in any significant increase in traffic movements that would result in congestion on Willow Tree Road, or in on-street parking as more parking spaces will be provided within the site than most dwellings along Willow Tree Road can accommodate.  The traffic movements associated with a single residential dwelling on a daily basis are not so significant to warrant a refusal on amenity, given the location of this site in a built up urban area and its existing use.  Considerable weight must also be attached to the current use of the site as lock up garages, which would have a particularly greater potential traffic level.   In addition concern has been raised regarding construction traffic not being able to access the site due to the narrowness of the site.  This is not a planning consideration and would therefore not be a reason to refuse the application.


LAYOUT AND STREETSCENE


11. The site is a back land site surrounded by built form on all of the site boundaries.  The existing layout includes a row of 6 pre-fabricated attached lock up garages with a mono-pitch roof located to the western side of the site, adjacent to the boundary with 46-52 Willow Tree Road.  The second block of garages are located along the entire eastern boundary, they include 5 pre-fabricated attached garages again with a mono-pitch roof.  A further four garages in this row (located nearest to the Hale Court southern boundary) are brick constructed with pitched roof and pre-date the more modern pre-fabricated garages.


12. The proposed dwellinghouse has been located in the south-eastern corner of the site, in order to follow a similar footprint to the existing garage block.  The new dwelling will retain a distance of between 0.7m - 1m given the configuration of the southern boundary with Hale Court.  Similarly a distance of between approximately 0.8m – 2.5m will be retained to the eastern boundary with Byrom Street.  Views into the site are restricted to what is visible when viewed from Willow Tree Road along the access road; there is no other public vantage point into the site.  Therefore the location of the site does not afford direct views from the general streetscene; the location of the proposed dwelling will only be visible in glimpses from Willow Tree Road.

13. It must also be accepted as a benefit the proposed soft and hard landscaping of the site as part of the sites redevelopment, which will result in a visually more attractive area than what currently exists on site.

DESIGN


14. The applicant has chosen a ‘Coach House’ style in relation to the design of the proposed dwelling.  This is due partly to the restrictive nature of the site in terms of ensuring no adverse impact on residential amenity and also influences from the existing brick/masonry constructed garages on site.  The building footprint includes two main rectangular areas of living accommodation one of which has a horizontal configuration the other partly vertical in order to best follow the site boundaries.  These sections are linked by an entrance hall at ground floor and gallery above with high level glazing up to eaves level; the entrance hall has an irregular footprint to follow the splayed boundary.


15. The new building will incorporate a traditional pitched roof design with 2x dormers on the front elevation.  The applicant has also indicated their intention to use traditional materials, such as brickwork to main elevations, slate to roof and timber windows and doors.  The applicant has included larger window openings at ground floor to maximise the amount of natural light into the property given the limitation on openings on the rear elevation.  It is acknowledged that the design of the new building is not a pastiche of the traditional semi-detached and terraced properties prevalent in the area.  However, the new dwelling attempts to copy the design the brick garage block on site, furthermore it is not uncommon in these historic backland sites to have coach house’s and similar buildings previously used for commercial and/or residential use, the design of the new dwelling is therefore considered to be appropriate in this context.


SCALE


16. The size and scale of the dwelling as previously indicated in this report, has been greatly influenced by its immediate context.  The building has an over all height of approximately 6.2m at the highest point, with the linked section slightly lower at approximately 5.4m in height.  The existing garage block along the eastern boundary of the site has two distinct parts, the modern pre-fabricated sectional garage block nearest the north-eastern side of the site and the traditionally brick constructed section towards the south eastern side of the site.  The pre-fabricated structure measures approximately 2.8m at the highest point on the front elevation, reducing to a height of approximately 2.4m on the rear elevation.  The traditionally constructed section measures approximately 4.4m to the ridge level.  Both sections combined have an overall length of approximately 26.7m, with a depth of 5.4m on the north end of the block and 6m on the southern end.


17. 46-52 Willow Tree Road are substantial semi-detached dwellings approximately 10m in height and are characteristic of the majority of period dwellings on that particular side of Willow Tree Road.  The properties on Byrom Street to the east side of the site are approximately 7.5m in height, with the detached garage block to Hale Court measuring approximately 3.5m to ridge.  The immediate setting of the application site has a number of structures of varying heights, characteristic of a built up urban area.  The proposed new dwelling is therefore not considered to be inappropriate in terms of its size and scale.


RESIDENTIAL AMENITY


18. The application site is surrounded by residential development; therefore the proposed scheme must be assessed in relation to any impact on adjoining occupant’s amenity.  As indicated previously, the applicant has designed the dwelling with the issue of residential amenity very much at the core of the final design, size, scale and location of the new dwellinghouse.  


19. The front elevation of the new dwelling will face towards the rear garden areas of 46-52 Willow Tree Road. Trafford Council’s New Residential Development Supplementary Planning Guidance (SPG) indicates that a distance of 27m would be required from first floor main habitable windows of a new dwelling and the habitable windows of a neighbouring dwelling across private garden areas.  In addition a further parameter indicated within the SPG requires a minimum distance of 10.5m to be retained from a first floor habitable room window and a neighbouring residential boundary to a private garden area.  The new dwellinghouse will have three first floor windows facing towards the rear gardens of 26-52 Willow Tree Road.  Two of these windows are dormer windows one serving an e-suite the second a secondary bedroom window to a bedroom which would be obscured glazed (as indicated by the applicant) and enforced by an appropriate condition with the main bedroom window on the north facing elevation.  It should be noted that both dormer windows retain approximately 11m and 13.5m to the rear boundaries of 46-52 Willow Tree Road which comply with the minimum guidance.  The rear elevations of 46-52 Willow Tree Road have part two storey rear outriggers, each with a clear glazed window, on the first floor and also a clear glazed window at first floor on the recessed part of the elevation.


20. The third window on the front elevation at first floor is the sole bedroom window to the section of the dwellinghouse nearest the southern boundary.  This window faces towards the rear boundary of 52 Willow Tree Road; a distance of approximately 12.5m is retained from the window to the neighbour’s rear boundary which complies with the SPG.  A number of the residents in their letters of objection dispute the 27m window to window distance indicated on the site layout plan (Drawing No. 09.04.03D) and specifically that 50 & 52 Willow Tree Road have both had conservatories erected on the rear elevations of the two storey outriggers, but these have not been indicated on the submitted plans.  The concern being that the applicant has only shown the 27m distance to the two storey outriggers and not to the conservatories.  The distance from the new bedroom window to the conservatories would be approximately 24m, 3m short of the figure stated within the guidelines.  Notwithstanding this it would be unreasonable to penalise the applicant on the basis that the neighbour’s extensions would encroach into what would be acceptable parameters.


21. On the rear elevation one first floor window is proposed, this will serve an en-suite and will be obscured glazed, enforceable through an appropriate obscured glazing condition.  At ground floor one clear glazed window will serve a study/bedroom and an obscured glazed window will serve a shower room.  In addition to overlooking the proposal must also be considered in relation to any perceived overshadowing or loss of light to adjacent occupants.  The properties to the east side on the site 88-102 Byrom Street are a traditional terrace with living accommodation over two stories (some with accommodation in the roof void following loft conversions).  The properties all have a part rear two storey outriggers with single storey outriggers attached to the rear of the two storey outriggers.  A number of the single storey outriggers have been altered which has involved adding an additional kitchen window on the rear elevation, a number have kitchen windows only on the side of the single storey outrigger.  At first floor level the bathroom window is on the two storey outrigger with a clear glazed window at first and ground floor on the recessed part of the elevation.  A right of way footpath for residents extends along the rear of the properties within the terrace with a small garden area 3m in depth extending up to the boundary with the application site.


22. 98-102 Byrom Street rear elevations face towards the pitched roof garage on the application site, the garage has an eaves level of 2.9m and overall ridge height of 4.4m.  90-96 Byrom Street currently look out towards the pre-fabricated garage block, which measures 2.4m at the rear increasing to 2.6m towards the front.  The proposed new dwelling will measure 6.2m to ridge level with an eaves level which varies between 2.3m and 2.7m, the ridge height to the link also reduces to 5.4m.  The relationship between the properties on Byrom Street and the new dwellinghouse must be considered in terms of what the existing situation is and if the proposal will result in any adverse impact on the amenity of these occupants.  The main habitable room windows on the rear elevation of the Byrom Street properties, Nos. 94-102 are the ground floor dining room and first floor bedroom windows on the recessed elevation.  A distance of between 9.6m-10m is retained from these windows to the rear elevation of the new dwellinghouse, the eaves height to the new dwelling as indicated at between 2.3m-2.7m this compares with the existing eaves level of the pitched roof garage which is 2.9m and the rear eaves level of the pre-fabricated garage which is 2.4m.  The over all height of the existing pitched roof garage is 4.4m, the pre-fab garage height is 2.6m, the new dwelling will have a maximum height of 6.2m and a section at 5.4m.


23. The proposed new dwellinghouse is considered on balance not to result in any significant adverse impact on the amenity of the occupants of Byrom Street and specifically to those occupants at 94-102 Byrom Street whose rear elevations will face towards the new dwelling.  98-102 Byrom Street will now have a structure that measures between 0.8m and 1.3m higher than the existing pitched roof garage block.  94 & 96 Byrom Street which currently look out towards the pre-fab garages, will see an increase of 3m above the existing garage roof, this increase of 3m is the point furthest away from the dwellings to the rear.  The increase in built form is considered acceptable given that the new building will be moved away from the boundary (by 1m) it has a similar eaves height to the existing garage block and the new building will have a shallow pitched roof which slopes away from the boundary lessening the impact in terms of it being overbearing.  None of the neighbours at Byrom Street have objected to the proposed new dwellinghouse.

BATS


24. The applicant has submitted a bat survey as part of their submission, the conclusion of which states that no bats are using the structures on site as a roosting place.


DEVELOPER CONTRIBUTIONS


25. Proposal OSR9 of the UDP and the SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ require the provision of informal recreation and childrens’s play space and outdoor sports facilities in new residential development, or a contribution to meet needs elsewhere.  No play space or sports facilities are to be provided within the proposed development.  As the site is partly within an ‘Other Play Spaces’ designation, no contribution towards open space is required.  Based on the formula within the SPG this contribution would be £778.25.


26. In accordance with the provisions of Proposal ENV16 of the Revised UDP and the SPG ‘Developer Contributions Towards red Rose Forest’ a development of one residential dwelling would be expected to provide 3 trees on site or a contribution towards tree planting/Community Forest projects in the area.  It is considered that in this location it would be preferable for the tree planting to be on site.  In the event that the trees are not provided on site, a financial contribution towards off-site tree planting would be required.  The SPG sets out a requirement of £310 per tree which would generate a total contribution of £930, less £310 per tree that is provided on site.

27. At its meeting of the 14th January 2010 the Planning Committee resolved to temporarily suspend the requirements for S106 contributions towards children’s play space and/or outdoor sports provision and/or Red Rose Forest tree planting in respect of small residential schemes where these combined contributions would total less than £2,000.  As the combined provision for sports facilities and Red Rose Forest contributions is £1,708.25, no developer contribution will be required in this instance as it follows below the £2,000 threshold.  Sufficient tree planting on site will be achieved through an appropriate landscaping condition.

RECOMMENDATION: GRANT

1. Standard


2. Approved Plans


3. Submission of materials


4. Landscaping Plan (Soft and hard Landscaping Details)


5. Retention of parking


6. Parking – Submission of porous materials for parking area.


7. Removal of Permitted Development rights.


8. Obscure glazing 


CM






		WARD: Bowdon

		77490/VAR/2011

		DEPARTURE: No





		Variation of condition 2 (list of approved plans) of planning permission H/71106 to allow amendments to previously approved plans and elevations for erection of 4 semi-detached dwellings with basement accommodation following demolition of existing dwelling; provision of associated car parking, landscaping and boundary treatments; retention of existing access to Bradgate Road.



		The Gate House, Bradgate Road, Altrincham, WA14 4QW





		APPLICANT:  Victoria and Springfield LLP





		AGENT: Calderpeel Architects





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application relates to a substantial sized site at the crossroads junction of Bradgate Road with Bonville Road in Bowdon.  The site was previously currently occupied by a single detached house positioned towards the north-eastern corner of the site.  That has now been demolished and the site is cleared of buildings.  The frontage to Bradgate Road, the southern boundary, measures some 55 metres and the existing vehicular access and driveway is positioned centrally along this frontage.  The boundary to Bonville Road, the western boundary, measures some 30 metres.


The site is within an established residential area with a mix of styles and ages of detached houses.  The large property to the north of the site, Overdale, formerly a large house is now in 6 flats.  To the east are detached houses fronting Dorset Road.


The site is adjacent to the Devisdale conservation area, the boundary of which is on the opposite side of Bradgate Road and along the middle of Dorset Road to the east.  An area Tree Preservation Order TPO 076 (Bonville Road/Bradgate Road) covers the wider area, including the application site.


PROPOSAL


It is proposed to erect a development of two pairs of semi-detached houses sharing the existing single access onto Bradgate Road.  The existing access and gateposts to the Bradgate Road frontage would be retained with the driveway separating into two at the front of the proposed houses.


The two pairs of semi-detached houses would be positioned parallel to the northern boundary of the site and fronting Bradgate Road.  The development would be a minimum of 10.8 metres from the boundary with Bonville Road, 9.7 metres from the boundary with Bradgate Road, 6 metres from the boundary with the properties on Dorset Road to the east and 7.4 metres from the boundary with Overdale, the property in flats to the north.  


Each pair of houses would have basement accommodation and 3 floors of accommodation above ground.  The buildings would be some 11.8 metres in height to the ridge.  There would be some 9 metres between the properties within the site.  The properties would be built of traditional materials – mainly brick with slate roofs and would incorporating traditional features such as steep pitched roofs, and projecting bays and gables.


No garaging is provided for the houses with only driveway parking provided, between the houses and to the front and side of the two outer houses.


The site is well screened by established planting – trees and evergreen shrubs.  Though some shrubs and trees are proposed to be removed, in the main the tree and vegetation cover is to be retained with additional planting also proposed within the site.

This application seeks further amendments to the approved plans.  By e-mail of 20 September 2011 the applicant confirmed the changes sought by this application are, in general terms:-


· Repositioning of chimneys


· Windows reconfigured to co-ordinate with internal layout alterations


· Rear gable to Plot 1 – Block 1 has been amended.  The gable has been pulled back to line through with Plot 2 and balcony extended over the family room


· extending the basements


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.


Within the provisions of the Localism Act 2011, the Secretary of State for Communities and Local Government has signaled that it is the Governments intention to revoke all Regional Spatial Strategies (RSS) 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.  However, the Court of Appeal has determined that the existence of the RSS and their relevance to the development plan is ongoing until such time as they are formally revoked.  As such, the Court of Appeal concluded that RSS may be a material consideration in a very limited number of cases.


The Localism Act 2011 received Royal Assent on 15 November 2011. The provisions related to the abolition of Regional Strategies also came into force on that day. The provisions will repeal the underlying legislation which establishes regional strategies. They also give the Secretary of State the power to abolish the strategies themselves but that can only be done by an order made by statutory instrument. The provisions of the Town and Country Planning Act 1990 which prohibit a local planning authority from granting permission unless they have consulted with and given notice to regional authorities are repealed. 


The Government has made it clear that it intends to revoke existing regional strategies subject to the outcome of environmental assessments of the revocation of each of the existing regional strategies. This will not be undertaken until the Secretary of State and Parliament have had the opportunity to consider the findings of the assessments.


THE TRAFFORD LOCAL DEVELOPMENT FRAMEWORK


The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP and that work on the Trafford Core Strategy, the first of these LDF documents, has reached a very 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 in December 2010.


A Planning Inspector was appointed to undertake an Independent Examination into the Trafford Core Strategy.  The Examination opened on 28th February 2011 with further hearing sessions in May and September. The Council has now received the Inspector’s Report and the Examination is closed. 


The Inspector has found the Core Strategy ‘sound’, subject to a limited number of changes which she has approved. The Inspector’s Report details that the Core Strategy is an appropriate basis for the planning of the Borough over the next 15 years.  


The Council will now consider the Inspector’s Report and a report recommending the adoption of the Core Strategy and its policies for use in the development management process to determine planning applications will be presented to the Full Council meeting in January 2012. 


Alongside the Submission Trafford Core Strategy, the Inspector’s Report can be considered to be a highly 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.


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 Reason


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands


ENV12 – Species Protection


ENV14 – Tree and Hedgerow Protection


H1 – Land Release for New Housing Development


H2 – Location and Phasing of New Development


H3 – Land Release for Development


H4 – Release of Land for Development


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


RELEVANT PLANNING HISTORY

H/71106 - Erection of 4 semi-detached dwellings with basement accommodation following demolition of existing dwelling.  Provision of associated car parking, landscaping and boundary treatments. Retention of existing access to Bradgate Road.  On 14 May 2009, Planning Development Control Committee resolved it was minded to grant permission subject to an appropriate s106 agreement and that such an agreement be entered into to secure  financial contributions towards off-site open space provision (£7771.26) and outdoor sports facilities (£3689.47); and a sum of £2115 as a contribution towards Red Rose Forest tree planting off site (to be reduced by £235 per tree planted on site as part of an agreed planting scheme).  The agreement was duly completed and permission issued on 12 March 2010.


H/69708 - Erection of two pairs of semi-detached houses with basements and accommodation in the roofspace following demolition of existing house.  Recommended for refusal at Committee on 17 September 2008 but withdrawn prior to Committee.


H/67794 – planning permission granted on 4 December 2007 for the erection of two detached dwellings following demolition of existing dwelling (amendment to development granted planning permission H/66225).


H/66225 – planning permission granted on 13 July 2007 for the erection of two detached dwellings following demolition of existing dwelling.  This approval was on the basis of a site swap with a site at Victoria Street/Garden Lane/Springfield Road and was tied to that site by way of a s106 agreement.


APPLICANT’S SUBMISSION

None


CONSULTATIONS


Pollution and Licensing – The application site is on brownfield land and standard contaminated land condition and informatives are recommended.


REPRESENTATIONS


Neighbours – 2 letters received raising the following concerns:-


· number of houses proposed for the site is excessive and overbearing


· concern that previous permissions exploited loophole in the Council’s housing restraint policy


· significant increase in number of vehicles attracted to site and using the access onto Bradgate Road at a point close to a dangerous road junction


· likely increase in visitor parking on the road will impact on highway and pedestrian safety


· scale of development also detrimental to residential amenity


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. This was established by the extant permission and the amendments to the approved scheme now sought have no bearing on the principle of the development.


RESIDENTIAL AMENITY


2. The houses are to remain in the same position relative to the boundaries of the site as previously approved.


3. The rear of Plot 1 has been amended to include a Juliette balcony in the main rear elevation, the rear projecting bay has been reduced in its projection towards the north boundary.  A revised balcony detail would come no closer to the boundary than previously approved.  As such the impact on the amenities of occupiers of Overdale from potential overlooking is no worse than as previously approved.

4. There would be a significant increase in the number of secondary windows in the elevation of Plot 2 facing internally across to Plot 3.  These windows would be obscure glazed on both Plots 2 and 3 to minimise serious interlooking.  This includes side facing bedroom windows in Plots 2 and 3 face each other at approx 9 – 10 metres apart; these too will be obscure glazed and fixed shut; they are also served by windows to the rear or rooflights.  Side facing ground floor kitchen windows in both Plots would have intervening garden fencing that would effectively reduce the opportunity for interlooking between those windows so these need not be obscure glazed.  An increase in the number of windows on Plot 1 facing the western boundary raises no issues.


5. Amendments to Block 2, Plots 3 and 4, include the incorporation of Juliette balconies to the rear elevation of both Plots – previously Plot 3 included a covered balcony at the rear.  The relationship with Overdale to the north remains the same as previously approved and it is considered there would not be any greater degree of overlooking arising from the proposed alterations. This elevation would be some 11 metres from the boundary with the flats at Overdale (approx 23-24 metres from the side elevation of that building) which is considered to be adequate, particularly given the dense boundary planting and that the area at the rear of Overdale includes a parking area as well as limited communal amenity space for the flats.


6. There would be a significant increase in the number of windows in the eastern elevation facing the boundary with properties on Dorset Road.  These windows in the side elevation facing Dorset Road would be obscure glazed and fixed shut.  A bedroom that has windows in that elevation is also served by rear facing rooflights.  The ground floor kitchen window in this elevation would not cause loss of privacy due in part to the boundary planting and fencing.

7. In respect of the impact on houses on Dorset Road of the buildings themselves, the side elevation of plot 4 is some 6 metres from the boundary and over 25 metres to the main rear elevations of the houses on Dorset Road.  It is considered that the building would not appear unduly overbearing to the occupiers of those houses.  This relationship is as previously approved.


8. It is noted that the objections received to this application do not raise issues relating to the proposed alterations to the previously approved plans.

CHARACTER OF THE AREA


9. The proposed alterations would be appropriate in design terms and would not fundamentally alter the design of the proposed development or its impact on the street scene and character of the area.


TRAFFIC ISSUES


10. This was established by the extant permission and the amendments to the approved scheme now sought have no bearing on traffic and highways issues.


TREE ISSUES


11. It is considered that the trees and vegetation to be removed have limited amenity value to the public at large and only some group value as screening for neighbours to the east.  These include:- groups of holly near to the site entrance, a group of Cupressus adjacent the boundary with Overdale, a number of smaller trees within the group adjacent to the boundary with Dorset Road and two young Beech trees within the same group.  As with the previous scheme for two houses on this site it is considered that the loss of these trees and shrubs, with suitable replacements, would not detract unduly from the tree cover in the area and the character of the area would not be adversely affected to any significant degree. 


12. The amendments now proposed have no impact on the tree issues previously considered.


DEVELOPER CONTRIBUTIONS


Red Rose Forest 

13. This requires a revised contribution to that related to the previously approved development.


14. 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 requirement applies to most residential developments across the Borough.  A residential development requires 3 new trees per dwelling or 1 per apartment.  Tree planting should normally be required to be on site. The development for 3 additional houses proposed should therefore provide 9 trees, in addition to those planted to replace trees lost as a result of the development proposals (for example the two young beeches).  It is considered that in this location it would be preferable for the tree planting to be on site, to enhance the visual amenity of the area and to give a continued tree cover close to a conservation area.  A s106 agreement will be required to ensure adequate tree planting on site or financial contribution (£2790 in total at a rate of £310 per tree) to off site planting (this is an increase on the previously completed agreement which was £2115 at a rate of £235 per tree).


Open Space


15. There is no change to this contribution from the previously approved development.


16. The site is within an area of deficiency for play space.  The Council’s approved SPG on Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums (September 2004) sets out when developers will be expected to contribute to such provision.  For residential development, there is a set method of calculating the contributions based on the number of dwellings and number of bedrooms.  In this case, there are 4 four-bedroom houses proposed.  On this basis the contribution would be £7771.26 towards open space provision and £3689.47 towards outdoor sports facilities – a total of £11,460.73. 


OTHER ISSUES


17. No other issues are raised by the proposed alterations to the approved development.  Some details have been submitted under the requirements of the conditions attached to the previous permission.  One of these related to the contaminated land condition; a report was submitted and has been agreed.  As such it is considered that such a condition is no longer required.


18. Similarly, a report was submitted to discharge the condition relating to bats that was part of the previous decision.  The report was acceptable and concluded no evidence of bats.  As such a condition requiring a further bat survey or other mitigation measures is not required.

RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 

(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 financial contributions towards off-site open space provision (£7771.26) and outdoor sports facilities (£3689.47); and a sum of £2790 as a contribution towards Red Rose Forest tree planting off site (to be reduced by £310 per tree planted on site as part of an agreed planting scheme).  


That upon receipt of a satisfactory agreement planning permission be GRANTED subject to the following conditions and standard reasons:-


1. Standard 


2. List of approved plans


3. Materials to be submitted


4. Landscaping


5. Tree protection No 1


6. Tree protection No 2


7. Withdrawal of rights to alter or extend (including hardsurfacing)


8. Obscure glaze and fix shut windows (east side elevation of Block 1, east and west side elevations of Block 2 – not including ground floor windows)


9. Provision of access facilities No1


10. Retention of access facilities


GE






		WARD: Gorse Hill

		77608/FULL/2011

		DEPARTURE: No





		Erection of part two, part three storey building comprising 12 no. three bedroom terraced dwellings with associated car parking and landscaping. Formation of two vehicular accesses from Marland Way



		Stretford Marina, Marland Way, Stretford






		APPLICANT:  WSB Developments Ltd






		AGENT: Bruce and Bruce






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT










SITE


Streford Marina has been developed over the past 10 years and comprises of the marina, canal moorings, a two storey canal side chandlery building and residential dwellings.  The housing comprises of two storey detached dwellings, three storey terraced townhouses, two storey terraced properties with accommodation in the roof space and three storey apartment blocks.  


The application site comprises of a vacant area of land measuring 0.24 hectares to the east of Marland Way, the access road within the marina.  The site is broadly triangular shaped and follows the curve of the marina as it extends from the Bridgewater Canal, hence both the north east and south east sides of the site back on to the canal towpath.  On the opposite side of the Bridgewater Canal are industrial buildings within Trafford Park.  Directly opposite Marland Way is an area of open space that forms the ‘green’, with three storey townhouses and two storey terraced properties with dormer windows in the roof slopes fronting onto this grassed area.     


The application site is the only area of remaining land within the Marina which has not been developed and was earmarked as the location for a public house building in the original consent for the development of the marina.  Planning permission was granted in 2006 for the erection of a part two, part three storey block of 17 apartments on the site.  The site is currently contained by security fencing comprised of wire mesh and solid fence panels with overgrown vegetation and detracts from the character and appearance of the marina.

PROPOSAL


Planning permission is sought for the erection of 12 three bedroom terraced dwellings.  The dwellings will be divided into two separate blocks, one comprising of five dwellings and one comprising of seven dwellings.  The blocks would be parallel to the Marina and Bridgewater Canal, with car parking located adjacent to Marland Way.  


The ridge height of the blocks varies between 8.4m and 10.4m and six of the dwellings would be three storey in height, two would be two a half storeys in height and four would be two storey with accommodation in the roof space.  Each would benefit from a front door taking access from the car park and a gated access to the canal towpath. 


Vehicular access to the site would be from Marland Way, with two access points proposed – one to serve a small car park for three cars to the west of the site and another to serve a larger car park for 21 cars directly in front of the proposed dwellings.  Each three bed dwelling would benefit from two car parking spaces.  Soft landscaping is proposed to the front boundary with Marland Way to soften the impact of the hard landscaped car parking area on the street scene.  The proposed parking layout is similar to that previously approved, albeit with fewer spaces.  


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 Localism Act 2011 received Royal Assent on 15 November. The provisions related to the abolition of Regional Strategies also came into force on that day. The provisions will repeal the underlying legislation which establishes regional strategies. They also give the Secretary of State the power to abolish the strategies themselves but that can only be done by an order made by statutory instrument. The provisions of the Town and Country Planning Act 1990 which prohibit a local planning authority from granting permission unless they have consulted with and given notice to regional authorities are repealed. 


The Government has made it clear that it intends to revoke existing regional strategies subject to the outcome of environmental assessments of the revocation of each of the existing regional strategies. This will not be undertaken until the Secretary of State and Parliament have had the opportunity to consider the findings of the assessments.


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 a very 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 in December 2010.


Shelagh Bussey MA, Dip TP, Dip EM, PhD, MRTPI, a Planning Inspector, was appointed to undertake an Independent Examination into the Trafford Core Strategy.  The Examination opened on 28th February 2011 with further hearing sessions in May and September. The Council has now received the Inspector’s Report and the Examination is closed. 


The Inspector has found the Core Strategy Sound, subject to a limited number of changes which she has approved. The Inspector’s Report details that the Core Strategy is an appropriate basis for the planning of the Borough over the next 15 years.  


The Council will now consider the Inspector’s Report and a report recommending the adoption of the Core Strategy and its policies for use in the development management process to determine planning applications will be presented to the Full Council meeting in January 2012. 


Alongside the Submission Trafford Core Strategy, the Inspector’s Report can be considered to be a highly 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


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


RT2 – Managing Travel Demand


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION

None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS

D1 – All New Development


D2 – Vehicle Parking


D3 – New Residential Development


ENV16 – Tree Planting


H1 – Land Release for Development


H2 – Location and Phasing of New Housing Development


H3 – Land Release for New Housing Development

H4 – Release of other Land for Development


PRINCIPAL CORE STRATEGY POLICIES

L1 – Land for New Homes


L2 – Meeting Housing Needs


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 - Design


L8 – Planning Obligations


R5 – Open Space, Sport and Recreation

RELEVANT PLANNING HISTORY

H/OUT/48964 - Erection of residential development, public house with restaurant, marina and chandlery, with associated access roads, parking, cycleways and open space (Approved December 2001).  


H/ARM/53910 - Erection of 124 dwellings including 9 detached houses, 91 town houses and 24 apartments (in 4, three-storey blocks) together with associated garages and car ports, access ways, car parking areas and landscaping (Approved September 2002).


H/ARM/54661 - Construction of marina with associated landscaping on Bridgewater Canal (Approved January 2003).  


H/55322 - Erection of public house and associated car parking (Approved July 2003).  

H/62875 - Variation of condition 1 attached to permission ref H/OUT/48964 (erection of residential development, public house with restaurant, marina and chandlery, with associated access roads, parking, cycleways, and open space) to allow an extension of time for the submission of reserved matters to December 2006, and for the commencement of development to 21 December 2008 (Approved October 2005).


H/ARM/65403 - Approval of reserved matters pursuant to outline planning approval H/OUT/48964 for erection of a part two, part three storey apartment block comprising 17 no. apartments with associated car parking and landscaping.  Creation of new access from Marland Way (Approved November 2006).  


H/67639 - Creation of three permanent residential moorings within canal marina (Approved April 2008).  


CONSULTATIONS


Greater Manchester Police: No objection in principle.  Crime Impact statement normally required.  Canal side locations can be susceptible to crime and disorder issues due to lack of surveillance, permeability of the layout and connections to the towpath.  Secured by Design recommended.  


Greater Manchester Archaeology Unit: No objection.  

Greater Manchester Ecology Unit: The Bridgewater Canal supports a species of principal importance for biodiversity ‘Tortula Freibergii’, a species of moss that grows on the sandstone blocks along the edge of the canal.  The proposals would not affect the canal and therefore would have no impact on the moss.  

Pollution and Licensing: Contaminated land report.  


REPRESENTATIONS


One letter of objection was received from the Bridgewater Canal Company.  This stated that a method statement and risk assessment is required to show how the towpath and canal will be protected during the works.  Surface water from the development is able to be discharged to the canal subject to completion of legal agreement.  A large voltage electricity cable runs through the site hence developer needs to consult utility company.  This objection has been withdrawn following negotiation with the applicant and Bridgewater Canal Company regarding the issues raised.  

One letter of support has been received from a neighbouring occupant on behalf of six flats that states the development would enhance the marina and improve safety as fly tipping currently occurs and this poses a danger to children playing on the site.  


OBSERVATIONS 

PRINCIPLE


1. The application relates to the remaining piece of undeveloped land sited within a modern development comprising of a Marina with canal boat moorings and a modern housing development that has been completed within the last 10 years.  Prior to the development of the Marina, the site was occupied by a sports and social club with associated playing fields.  


2. The application site was allocated within the original planning application for the development of Stretford Marina for a public house building, however this did not proceed and planning permission was subsequently granted in 2006 for this site to be redeveloped to provide 17 apartments within one block.  The principle of the use of the site for housing provision has therefore been established by the grant of planning permission reference H/ARM/65403 in November 2006 however the permission has now lapsed and the site has lain undeveloped since the previous use by the sports and social club was superseded by the development of the Marina.  The site therefore constitutes greenfield land.  


3. Proposals H2 and H4 of the UDP indicate that the development of greenfield land will normally be permitted where necessary to achieve the new residential development target set out in the plan and where the proposal; is well located in relation to established areas of housing, jobs, local community services and facilities; avoids the use of important areas of open space; is accessible by public transport and other non-car modes of travel; respects and enhances the quality and character of the local built environment; and does not prejudice the development or redevelopment of adjoining land.  

4. PPS3 sets a national annual target of at least 60% of new housing to be provided on previously developed land (brownfield).  The RSS Target is 80% and the emerging LDF Core Strategy is proposing an indicative target also of 80%.  Development monitoring data across the Borough for the period between 2006/7 (when work began on the Core Strategy) to 2009/10 indicates that the average percentage of brownfield land development has been 76%.  Over the longer 7 year period 2003/4 to 2009/10 the figure achieved has been 81%.  Given the targets for new housing on brownfield land are being achieved within the borough, the development of greenfield sites is considered to be acceptable.  

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

6. At this point in time (effectively at the commencement of a new planning policy regime) it is considered that it would not be possible to demonstrate that this development proposal for the erection of 12 new dwellings would have a significant adverse impact on the Council’s ability to meet the development aspirations set out in the adopted or emerging elements of the development plan.  

7. In light of the above, there is no land use policy objection to residential development of the scale proposed in this location.  The principle of the development of the site for housing within the urban area is in accordance with planning policy and the principles of sustainable development subject to compliance with the Council’s policies relating to the impact of the development on the character of the area, neighbouring properties and highway safety.  


8. In terms of changes in planning policy since the previous permission for housing was granted, the UDP remains unchanged however the North West RSS was adopted in 2008 and although the Localism Bill will abolish the RSS it remains a material consideration.  The application site falls within the Regional Centre and Inner Area of the Manchester City Region as defined by the RSS and policy MCR2 of the RSS is therefore applicable.  MCR2 states that residential development should be focused in inner areas adjacent to the regional centre to secure a significant increase in their populations and to provide a good range of quality housing.  The wider development of the marina has contributed to these aims and provides a range of housing types.  The site lies within a ‘most accessible area’ as defined by SPD1: Developer Contributions to Highway and Public Transport Schemes’ and is therefore sustainably located and easily accessible by Metrolink and quality bus services. 


9. In terms of the emerging Core Strategy, the redevelopment of the site would be in line with the objectives for Stretford, particularly in relation to the principle of the development and strategic objective STO2, which seeks to maximise the potential of underused land.  


10. In conclusion, significant weight is attached to the precedent set by the grant of planning permission reference H/ARM/65403 in 2006 for housing development on the site.  The proposal is in accordance with current and emerging planning policy and is therefore considered to be acceptable in principle.  


DESIGN AND STREET SCENE


11. The application proposes the erection of 12 terraced dwellings each with three bedrooms.  There are three predominant house types with minor variations due to the gable end units, which benefit from window openings to the gable elevation.  The larger block comprising of seven units would be located to the east of the site parallel with the Bridgewater Canal and would measure 37m in length with a maximum depth of 10.2m.  The smaller block comprising of five units would be located to the south of the site and would measure 26.5m in length with a maximum depth of 10.2m.  


12. The principal elevations are proposed to front Marland Way with a low 600mm brick wall to the front boundary and soft landscaping within the frontages.  The development has a vertical emphasis and has been designed so as to provide interest to the canal side elevation.  Each of the four gable end elevations has windows at all levels to provide surveillance of the adjacent areas.  The front and rear elevations benefit from two and three storey elements projecting forward of the main front and rear elevations to add variation and definition, including three store gable projections to the front and rear of six higher units.  The predominant construction material would be brick in keeping with the existing housing within the marina.  The design of the proposal would be in keeping with the housing in the immediate vicinity of the site and the general character of the marina.  

13. The ridge lines of the blocks are staggered and reduce in height towards the boundaries of the site with Marland Way to break up the scale and massing of the blocks.  The highest parts of the blocks would be within the site where the gables face onto the Bridgewater Canal and the Marina.  The larger block comprises of 3no. three storey townhouses measuring 10.4m in height to the ridge, with the height of the forward projecting gables set down from the ridge line by 700mm and with a height to eaves of 7.6m.  The ridge then steps down 600mm to form 2no. two and a half storey units measuring 9.8m in height to the ridge and 6.5-7.2m to the eaves with dormer windows through the higher part of the eaves.  There is a further 1.4m reduction in the ridge height to form 2no. two storey end units with accommodation in the roof space, with their resulting height to ridge being 8.4m and to eaves 5.2-5.8m.  

14. The smaller block comprises of 3no. three storey townhouses and 2no. two storey properties with accommodation in the roof space the same height as detailed above for these house types.  The variation in the ridge heights and the design of the units breaks up what would otherwise be relatively long elevations and the forward projecting gables provide interest.  Each dwelling is clearly defined with a porch to the front and the scheme has been designed to ensure it complements the design and architectural detail of the residential properties on the opposite side of Marland Way.  

15. Landscaping and tree planting is proposed to enhance the appearance of the development and an indicative landscaping scheme is incorporated into the submitted site plan.  The landscaping to the front of the car parking on Marland Way should be high quality to provide screening of the hard landscaped areas.  Tree planting in accordance with Red Rose Forest will also be undertaken on site in part.  Many of the trees that have been planted in the marina remain small but once established will contribute quality soft landscaping and the same will be required of the proposed landscaping within the application site.  

16. The bin store would be centrally located between the two blocks and would be a brick built construction with a pitched roof measuring 4.3m by 6.3m.  It would accommodate all waste and recyclables and dense landscaping is proposed to provide screening of the bin store from the canal.  This is therefore considered to be acceptable.    

17. The rear gardens of the properties back onto the towpath and have been carefully designed to balance the need for the area adjacent to the towpath to provide an active frontage whilst also affording privacy to the private rear gardens of the dwellings.  Each would benefit from a gated access onto the towpath as well as one communal access point between the two blocks.  The boundary to the towpath is proposed to be a low height brick wall with railings above with a hedge and climbing plants proposed to both soften the boundary treatment and to provide privacy to the gardens once established and instant hedging could be introduced to a certain height to provide privacy on planting.  The proposed boundary treatment is considered to be acceptable in terms of design and would enhance the relationship of the site with the canal whilst maintaining privacy to the private rear gardens.  


18. Given the constrained size of the garden areas and the need to maintain openness to the canal side elevation, it is recommended that permitted development rights are removed for extensions, outbuildings and other structures, external alterations and gates and fences.  A further condition is recommended to prevent solid screening being installed behind the railings to maintain openness.  The hedge can be grown to a greater height to afford privacy to the rear gardens should the occupants require.  


19. Negotiations in respect of the fenestration detailing to the buildings are still taking place with the applicant and subject to these being agreed prior to the Committee meeting, the development is considered to be acceptable in terms of design and appearance and would enhance the character of the marina in accordance with Proposals D1 and D3 of the Revised Trafford Unitary Development Plan. An update will be included in the Additional Information Report.  


RESIDENTIAL AMENITY


20. The location of the site on the eastern side of Marland Way determines that the proposed dwellings would be a significant distance from the existing properties within the marina at over 30m from the nearest residential property.  Minimum privacy distances would all be achieved and there are therefore no issues in terms of overlooking and there would be no overshadowing or loss of light to neighbouring occupants.   


21. In terms of the amenity afforded to the future occupants of the dwellings, each would benefit from a Juliette balcony to the rear elevation providing outlook to the Bridgewater Canal and the marina and also a private rear garden providing a minimum 25m2 of amenity space provision.  Although this is significantly short of the 85m2 recommended by Council guidelines for three bedroom properties, the site is constrained due to its canal side location and its shape.  The site layout in this case is determined by the need for the housing to address both the street scene and the canal and in order to accommodate parking provision.  A main consideration of planning policy in recent years has been to maximise the opportunities offered by canal side locations.  Previous development adjacent to canals has tended to turn its back to the canal and recognition of the value of these locations has resulted in one of the main aims of planning policy being to increase public access to canals and to ensure that development proposals have a relationship with the canal frontage.  


22. The size of the amenity space provision is not unusual within the marina development, which was in the most part approved prior to the adoption of the current amenity space standard.  In addition, an area of land within the application site to the rear of the proposed bin store is proposed to become a landscaped area with two benches sited in front of the landscaping to provide a sitting out area with views onto the canal.  This would be a public area of open space accessed by the residents via a communal access gate to the rear and would contribute quality amenity space provision.  The landscaped area would also contribute to biodiversity adjacent to the Bridgewater Canal in accordance with place objective STO14 of the emerging Core Strategy.  


23. The presence of the ‘green’ area of open space within the marina also offers amenity space for residents of the proposed dwellings and although technically not on site provision, this area formed part of the original planning application for the development of the marina and is obviously available for use by the residents of the marina development.  The proposed Juliette balconies also contribute to the quality of the amenity space and the direct access to the canal towpath at the rear of the properties provides a link to local amenity areas such as Stretford Meadows, Sale Waterpark and Chorlton Waterpark.  


FINANCIAL CONTRIBUTIONS


24. The Council’s SPG28 – ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ was adopted in September 2004 and applies to all new residential development.  The site falls within an area of deficiency and therefore the relevant contribution based on the net increase of twelve residential units each with three bedrooms is £28,502.60, which would be split between open space (£19,671.01) and outdoor sports (£8,831.59).

25. The Council’s SPG29 – ‘Developer Contributions towards Red Rose Forest’ was adopted in September 2004 and seeks to further the establishment of the Red Rose Forest with tree planting with the Borough.  In this case, 12 dwellings would require the provision of 36 trees at a cost of £310 per tree.  Therefore, a maximum contribution of £11,160 is required, to be reduced by £310 per tree planted on site.  

26. The Council’s SPD1 – ‘Developer Contributions to Highway and Public Transport Schemes’ was adopted in March 2007 and seeks to improve highway and public transport networks in the Borough.  The site is located within a ‘most accessible area’ as defined by SPD1 and therefore a contribution of £6,624 is attracted by the proposal, which would be split between the highway network (£2,616) and public transport (£4,008).  

27. If committee members resolve to grant planning permission, a maximum contribution of £46,286.60 should be secured through a Section 106 legal agreement.  

ACCESS, HIGHWAYS AND PARKING


28. Vehicular access to the site would be from Marland Way with two access points proposed – one to serve a small car park for three cars to the north of the site and another to serve a larger car park for 21 cars directly in front of the proposed dwellings.  24 car parking spaces are proposed in total, two of which would be disabled spaces.  The vehicular access widths and the car parking space dimensions and aisle widths are in accordance with Council requirements and the parking provision would achieve two spaces per three bedroom dwelling.  The parking provision and layout is therefore considered to be acceptable.  


29. The site is located within a ‘most accessible area’ as defined by SPD1 and is therefore easily accessible by quality public transport, in this case the Stretford Metrolink tram stop within 800m and a quality bus corridor route within 400m.  The site is therefore sustainably located.  There are two pedestrian access routes proposed into the site from Marland Way and a defined pedestrian route is proposed in front of the properties to allow ease of movement for pedestrians within the site and quality hard landscaping will be required by condition given it is a prominent site at the back of the canal towpath.  


30. Each dwelling would have direct access to the canal towpath at the rear and each would also be provided with a cycle shed within the rear garden.  The canal is promoted as a quality cycle route and the provision of the cycle sheds would serve to encourage cycling as a mode of transport.  A condition is attached to the permission requiring the submission and approval of the gate locking mechanism to ensure residents can access the rear of the property from the canal so they do not have to go through the property and to ensure appropriate security is afforded by the communal access gate.   


CONCLUSION

31. The principle of the development of the land for housing is in accordance with planning policy and significant weight is attached to the previous grant of planning permission for housing on the site in 2006.  The site currently detracts from the character and appearance of the marina and its redevelopment for housing would enhance the canal and street scene and would complete the marina development.  It is therefore recommended that planning permission is granted.   

RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 

(A)
That the application will propose a satisfactory development upon completion of an appropriate legal agreement to secure a maximum financial contribution of £46,286.60 split between: 


i. A maximum contribution of £28,502.60 towards both open space (£19,671.01) and outdoor sports (£8,831.59) in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’; 


ii. A maximum contribution of £11,160 towards tree planting in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’, to be reduced by £310 per tree planted on site;


iii. A maximum contribution of £6,624 towards highway network (£2,616) and public transport (£4,008) in accordance with the Council’s SPD1 ‘Developer Contributions towards Highway Network and Public Transport’.


(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 including amended plans


3. Material samples


4. Details of hard landscaping for car parking areas


5. Provision of parking and accesses


6. Retention of parking and accesses


7. Landscaping


8. Landscape maintenance


9. Details of position of meter boxes and depth of window reveals


10. Submission of cycle store details and their provision and retention


11. Contaminated land


12. External lighting scheme


13. Gate specification details


14. Drainage details


15. Removal of permitted development rights for extensions, outbuildings, garages, other structures, external alterations, gates, fences


16. Provision and retention of boundary treatment


DR






		WARD: Bucklow St. Martin's

		77645/FULL/2011

		DEPARTURE: No





		Retention of use of site as a Soil Treatment Centre for a further temporary period of three years following the expiration of planning permission H/69250 including retention of portacabins, bund and hardstanding areas.



		Land at rear of former Gas Works site, off Common Lane, Partington





		APPLICANT:  National Grid





		AGENT: Indigo Planning Ltd





		RECOMMENDATION:  GRANT 









SITE


The application relates to part of the existing National Grid site off Common Lane in Partington. The wider site has previously been in use for gas production and storage with associated offices. The current application site relates to the south-eastern corner of the overall National Grid site. The site area (excluding the access road) is approximately 9.5 hectares. The site comprises large areas of hardstanding and scrub vegetation together with a man made pond.


To the south, the site borders onto the disused railway embankment. The western boundary is formed by the A6144 Manchester Road and, beyond this, lies the Council Depot and the recently constructed Saica Paper recycling plant. To the north-east, there is an existing farm dwelling (Ashphodel Farm). The land to the east is open farmland. The northern boundary of the site is formed by Common Lane, beyond which lies the Shell petroleum plant. The emerging Trafford Core Strategy includes proposals for a strategic urban extension comprising significant levels of employment floorspace and new housing within the Carrington area to the north of the site.


Outline planning permission H/OUT/71194 was granted in October 2010 for a comprehensive mixed employment redevelopment of a wider site including the current application site. That permission allows up to 94,295 sq. m. of employment floorspace to be developed across the wider site. The applicant states that that development would be undertaken in a phased manner with the anticipation being that earlier phases could commence from the west in conjunction with the operation of the soil treatment centre that is the subject of this application.


PROPOSAL


The application proposes the continued operation of the site as a soil treatment facility (STC) for a further temporary period of three years following the expiration of the previous temporary three year permission (H/68250). The facility treats contaminated soils from National Grid sites across the north-west. The operation consists of importing material from other National Grid sites for treatment prior to this being returned to the respective sites in due course in order to restore ground levels on those sites.  The STC allows the remediation of soils that cannot be treated at the sites of origin due to site constraints e.g. lack of space. The applicant states that it is anticipated that up to 21 National Grid sites could be subject to remediation via the STC during the forthcoming three year period. 


The proposed works do not involve the erection of any permanent buildings or structures on site. The existing hardstanding is used to accommodate the various stages of the soil treatment process, including soil washing and bio-remediation. The only built structures are temporary portacabins to house site offices etc. and the applicant states that there would be a maximum of five, each of which is likely to measure 6m x 3m in area and 2.57m in height. There is a possibility that two cabins could be stacked, one on top of the other, to reach a total height of 5.2m. 


The main treatment areas are located in the central area of the site with the office accommodation located to the west of this. The site layout allows for the provision of approximately 20 parking spaces in this area of the site. The hardstanding areas are occupied by plant and machinery and stockpiles of soils. The typical height of the bio-pile is approximately 2.5m. The crushing plant and soil washing plant are typically 4m-5m in height. A water tank is used for the storage of liquid tars prior to their re-sale to the chemicals industry. An existing man made pond has been retained due to its potential ecological value. A bund of approximately 3m in height has been created adjacent to the north-eastern boundary of the site.


The process involves the treatment of soils, liquid tars and water received within the contaminated material. The activities taking place on site include the following: -


· soil screening and crushing; 


· bio-remediation (the reduction of organic soil concentrations by the addition of nutrients and micro-organisms to stockpiles of soils);


· soil washing (the scrubbing of contaminants from the soil);


· settlement (the retention of water to allow the settlement of suspended solids);


· separation (the slow flow of water through a series of baffles to retain hydrocarbons); and


· filtration (the passage of water through a filter medium (e.g. sand) to reduce dissolved contaminant concentrations). 


The current application includes the introduction of a third soil treatment technology, which comprises stabilisation / solidification where the soil is mixed with binding agents to reduce the overall mobility of soil contaminants. The binding agents (typically a mixture of cement and organophyllic clays) are prepared within a batching plant and then mixed with the imported soil in a mixing vessel. Following mixing, the soil is stockpiled for “curing”. Soil leaching tests are undertaken to demonstrate the long term leaching performance of the treated material and suitability for re-use at the donor sites.


On completion of the process, the soils are certified as appropriate for re-use at a relevant National Grid site. The liquids are disposed of under statutory authorisation processes to either the on-site evaporation pond or the Manchester Ship Canal or are tankered off site to a suitable disposal facility.


The plant that is operational on the site consists of the following: -


1 no. soil screen


1 no. crusher


1 no. soil washer


3 no. 360 degree excavators


3 no. 20 tonne dump trucks


Water pumps (soil washing), and


Air Pumps (bio-remediation)


Materials are delivered to the site by HGV’s and moved around within the site by open backed dumper trucks. The materials are stored on site in container storage mounds until collection and delivery to the source site. The turnaround time for delivery to the site, processing and the return of materials varies depending on the required treatment process and can range between a 5 and 15 week period. 


The application is accompanied by an Environmental Impact Assessment Addendum, a Design and Access Statement and a Statement of Community Involvement.


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. 


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 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.


Within the provisions of the Localism Act 2011, the Secretary of State for Communities and Local Government has signaled that it is the Governments intention to revoke all Regional Spatial Strategies (RSS) 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.  However, the Court of Appeal has determined that the existence of the RSS and their relevance to the development plan is ongoing until such time as they are formally revoked.  As such, the Court of Appeal concluded that RSS may be a material consideration in a very limited number of cases.


The Localism Act 2011 received Royal Assent on 15 November 2011. The provisions related to the abolition of Regional Strategies also came into force on that day. The provisions will repeal the underlying legislation which establishes regional strategies. They also give the Secretary of State the power to abolish the strategies themselves but that can only be done by an order made by statutory instrument. The provisions of the Town and Country Planning Act 1990 which prohibit a local planning authority from granting permission unless they have consulted with and given notice to regional authorities are repealed. 


The Government has made it clear that it intends to revoke existing regional strategies subject to the outcome of environmental assessments of the revocation of each of the existing regional strategies. This will not be undertaken until the Secretary of State and Parliament have had the opportunity to consider the findings of the assessments.


THE TRAFFORD LOCAL DEVELOPMENT FRAMEWORK


The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP and that work on the Trafford Core Strategy, the first of these LDF documents, has reached a very 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 in December 2010.


A Planning Inspector was appointed to undertake an Independent Examination into the Trafford Core Strategy.  The Examination opened on 28th February 2011 with further hearing sessions in May and September. The Council has now received the Inspector’s Report and the Examination is closed. 


The Inspector has found the Core Strategy ‘sound’, subject to a limited number of changes which she has approved. The Inspector’s Report details that the Core Strategy is an appropriate basis for the planning of the Borough over the next 15 years.  


The Council will now consider the Inspector’s Report and a report recommending the adoption of the Core Strategy and its policies for use in the development management process to determine planning applications will be presented to the Full Council meeting in January 2012. 


Alongside the Submission Trafford Core Strategy, the Inspector’s Report can be considered to be a highly 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.


GREATER MANCHESTER JOINT WASTE DEVELOPMENT PLAN DOCUMENT


In addition, on Friday 4 November 2011 the Greater Manchester authorities received the binding Report from the Planning Inspectorate on the GM Joint Waste Development Plan Document. The Inspector, Mr Andrew Mead, has found the Waste Plan to be sound. The Inspector considers that it satisfies the requirements of Section 20(5) of the Planning and Compulsory Purchase Act 2004, and the associated Regulations, and meets the tests of soundness set out in Planning Policy Statement 12: Local Spatial Planning. 


The Waste Plan will be formally adopted by Trafford Council in January 2012. It is also being adopted by each of the other Greater Manchester authorities and this will be completed by the end of March 2012. The Waste Plan will then come into force from 1 April 2012. 


Once adopted, the Waste Plan will form part of the statutory Development Plan for Trafford and will be used alongside district-specific planning documents for the purpose of determining planning applications.


PRINCIPAL RELEVANT RSS POLICIES

DP1 – DP9 –Spatial Principles Policies


EM2 – Remediating Contaminated Land


EM11 – Waste Management Principles


EM12 – Locational Principles


PROPOSALS MAP NOTATION


Carrington Priority Regeneration Area


Main Employment Area


Health and Safety Development Control Sub Area


Site for Reclamation


Protected Linear Open Land


Wildlife Corridor


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D5 – Special Health and Safety Development Control Sub Areas


D13 – Energy Considerations in New Development


A1 – Priority Regeneration Areas


ENV10 – Wildlife Corridors


ENV11 – Nature Conservation and Assessment of Development


ENV12 – Species Protection


ENV30 – Control of Pollution


ENV32 – Derelict Land Reclamation


ENV33 – Contaminated Land


E5 – Hazardous and Bad Neighbour Industries


E7 – Main Industrial Areas


E15 – Priority Regeneration Area: Carrington


OSR6 – Protected Linear Open Land


T6 – Land Use in Relation to Transport and Movement


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


T12 – Lorry Management Schemes


WD1 – Sites for Waste Disposal


WD3 – Waste Treatment and Recycling 


WD4 – Disposal Sites and Treatment Facilities 


WD5 – Waste Disposal and Environmental Protection


WD7 – Waste Recycling Facilities


PRINCIPAL RELEVANT TRAFFORD CORE STRATEGY POLCIES


SL5 – Carrington


L3 – Regeneration and Reducing Inequalities


L5 – Climate Change


L6 – Waste


L7 – Design


W1 - Economy


R2 – Natural Environment


RELEVANT PLANNING HISTORY

75129/CLOPD/2010 – Application for Certificate of Lawful Proposed Development in respect of the return of treated materials to sites other than those from which they were originally derived in connection with planning permission H/69250 (use of land as a soil treatment facility for temporary period of three years) – Approved – 23rd June 2010


H/OUT/71194 - Outline application (including details of access) for mixed employment development (use classes B1 and/or B2 and/or B8) with ancillary retail (use classes A1 and/or A3 and/or A5) and engineering works to create a replacement wildlife habitat – Permitted – 22nd October 2010


H/69250 – Use of land as a soil treatment facility involving the remediation and soil washing of imported soils for temporary period of three years. Erection of portacabins and bund. Alterations to hardstanding areas - Permitted – 26th August 2008


H/69238 – Engineering works required in connection with remediation of site – Permitted – 26th August 2008


Nearby Sites


74880/VAR/2010 – Variation of Condition 23 (list of approved plans) of planning permission H/69865 (recycled paper mill) to refer to revised drawings including alterations to the position and design of buildings, plant and equipment, layout of vehicular access and layout of truck and car parking areas – Land at Manchester Road, Partington - Permitted - 24th January 2011


H/69865 – Development of a recycled paper mill including external raw material storage area, raw material preparation and paper making building, finished goods warehouse and loading canopy, workshops and engineering stores, electricity and steam generating plant, water treatment plant, offices and associated buildings and equipment, together with car and lorry parking and revised access to the A6144 Manchester Road – Land at Manchester Road, Partington – Permitted – 30th December 2008


CONSULTATIONS


Strategic Planning: Comments incorporated into Observations section of report


LHA: Comments incorporated into Observations section of report.  

Built Environment: No observations


Pollution and Licensing: No objections provided that the works continue to be carried out in accordance with the methods prescribed within the Environmental Statement. There have been no complaints about noise, odour or dust associated with the works to date. 


The area has a history of industrial use and therefore the land may be contaminated. As such, it is recommended that an informative relating to contaminated land should be attached to any permission.

Environment Agency: No further observations to add to the consultation response on the previous planning application: -


The details within the Flood Risk Assessment are acceptable to the Environment Agency.


Greater Manchester Ecology Unit:  No objections to the retention of the use for a further three years provided that the mitigation measures outlined in the Ecology Chapter of the amended Environmental Statement are required by condition.


Natural England: The proposal does not appear to affect any statutorily affected sites or landscapes or have any significant impacts on the conservation of soils.


However, the LPA should consider any possible impacts on the following: -


Protected Species – If the authority is aware of the possible presence of a protected or Biodiversity Action Plan (BAP) species on the site, the authority should review the survey information from the applicant before determining the application.


Local Wildlife Sites – If the proposal site is on or adjacent to a local wildlife site e.g. Site of Nature Conservation Interest or Local Nature Reserve, the authority should ensure that it has sufficient information to understand the impact of the proposal on the local wildlife site before it determines the application.


Should the proposal be amended in a way which significantly affects its impact on the local environment, Natural England should be consulted again.


HSE: Does not advise, on safety grounds, against the granting of planning permission.


Partington Parish Council: No objections


Greater Manchester Archaeological Unit: The unit is satisfied that the proposed development 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.


REPRESENTATIONS


One letter has been received on behalf of the residents at Thornlea, Manchester Road, Partington stating that they have no objections to the proposed development.


OBSERVATIONS


INTRODUCTION


1. The soil treatment centre treats contaminated soils from a number of National Grid sites across the north-west. The applicant states that, on the majority of these sites, such on-site works are not physically possible. At the time of the previous application, the applicant submitted plans showing sixteen potential “donor” sites located across the north-west. In the Environmental Statement (ES) Addendum submitted with the current application, the list of sites has been extended to a total of 21.


2. The original Environmental Statement included an assessment of alternative sites for soil treatment locations, which consisted of the sixteen other National Grid sites. It concluded that none of these sites would be capable of accommodating the soil treatment facility and that the application site therefore represents an appropriate location for the proposed works.


3. In relation to the current application, the applicant has submitted an Environmental Impact Assessment Addendum, which seeks to re-asses the potential impacts of the continued use of the site as a soil treatment centre through the consideration of relevant changes in circumstances since the preparation of the original Environmental Statement. This states that the three key changes in circumstances are as follows: -


· The granting of outline planning permission H/OUT/71194 for a comprehensive mixed use employment development across a wider site including the current application site


· The introduction of a third potential soil treatment technology (ex situ soil stabilisation) 


· Alternative methods for disposal of treated water in accordance with matters raised by the Environment Agency


PRINCIPLE OF DEVELOPMENT


4. National Planning Policy – Planning Policy Statement 4, Planning for Sustainable Economic Growth - Since the previous planning permission, the government has published Planning Policy Statement 4 (PPS4), Planning for Sustainable Economic Growth. Policy EC10 of PPS4 is relevant to the determination of all planning applications for economic development and sets out five impact tests as follows: -


a) Whether the proposal has been planned over the lifetime of the development to limit carbon dioxide emissions and minimise vulnerability and provide resilience to climate change – The applicant states that the overriding objective of the development is to secure the sustainable economic development of a range of sites across the wider region. The temporary nature of the consent means that the site can be restored to its previous condition. It is therefore considered that the development would comply with the broad aims of this test.


b) The accessibility of the proposal by a choice of means of transport and the effect on local traffic levels and congestion – The applicant states that the use will have a negligible impact on local traffic levels and that the site is readily accessible by alternative modes of transport. The LHA has raised no objections to the development in terms of traffic generation and it is recognised that the site is relatively close to bus stops on Manchester Road and that cycle parking has been provided on site. It is therefore considered that the development is acceptable in terms of this test.


c) Whether the proposal secures a high quality and inclusive design, which takes the opportunities available for improving the character and quality of the area and the way it functions – The applicant states that the temporary nature of the facility dictates the design solution and means that the site can be restored to its previous condition. It is therefore considered that the development would be acceptable in terms of this test.


d) The impact on the economic and physical regeneration of the area -The applicant states that the redevelopment of the donor sites will assist in the regeneration of those sites and the wider region. – It is therefore considered that the proposed development would be acceptable in terms of this test.


e) The impact on local employment – The applicant states that the application use will allow the remediation and redevelopment of up to 21 other sites across the north-west and that many of these will be redeveloped for employment uses. The applicant’s assessment is therefore that this could create between 1517 and 1958 jobs across that area. Therefore, whilst the impact in terms of local job creation is limited, partly due to the specialised nature of the facility, it is considered that the development does meet this objective. .


5. Regional Spatial Strategy - It is considered that the development is consistent with the broad spatial principles and Environment, Minerals, Waste and Energy policies of the submitted Regional Spatial Strategy for the North West, which promote environmental quality and encourage the adoption of sustainable remediation technologies for contaminated land  

6. Revised Trafford UDP – The site falls within the Carrington Priority Regeneration Area and a Main Employment Area and Site for Reclamation as designated on the Revised Trafford UDP Proposals Map. It is considered that the proposed temporary use will not prejudice the longer term potential of the site for B1, B2 and B8 employment uses (outline permission H/OUT/71194 was granted for that development in October 2010). 


7. The disused railway embankment along the southern boundary of the site is allocated in the Trafford UDP as a Wildlife Corridor and Protected Linear Open Land. However, the proposed use would allow the retention of this open space and would not conflict with these policies.


8. Trafford Core Strategy – Policy SL5 – Carrington – sets out the Council’s aspirations for a major mixed use development in the Carrington strategic location. Given that the application is for a temporary period and that the site benefits from an extant outline permission for employment uses, it is considered that the proposal is consistent with the objectives of Policy SL5.


9. Policy L6 – Waste – of the Core Strategy states that the Council recognizes the importance of sustainable waste management and will require all developers of new waste management facilities to demonstrate the proposal’s consistency with the principles of the waste hierarchy (reduction, re-use, recycling / composting, energy recovery, final disposal). The facility would comply with this policy as it assists in the processing of material from other sites in the region thereby playing a role in tackling elements of the construction, demolition and excavation waste streams which would otherwise be handled using less sustainable methods of treatment and disposal (such as landfill). 


10. Greater Manchester Joint Waste Development Plan Document – The Joint Waste DPD identifies a number of sites / areas for waste management and provides a suite of development management policies to assist in determining waste management applications. Whilst being outside the sites / areas identified in the Joint Waste DPD, the proposed development is covered by Policy 10 (Unallocated Sites) of the Plan. Policy 10 of the Waste Plan states that applications for waste management facilities on unallocated sites will be permitted where the applicant can demonstrate that the proposal lies within the spatial strategy set out within the waste plan and contributes to the waste plan aims and objectives and the proposal meets the same assessment criteria as allocated sites. It is considered that the application proposal complies with these objectives and criteria.

11. Subject to flood risk considerations which are discussed below, it is therefore considered that the retention of the facility for a further three years is acceptable in relation to national, regional and local planning policies. 


VISUAL AMENITY


12.
The proposals do not involve the erection of any permanent buildings or structures. The temporary portacabins and other structures would be removed at the end of the three year period and the proposed use, in itself, would therefore not have any long-term impact on the visual amenity and openness of the area. Conditions were attached to the previous permission restricting the maximum height of stockpiles and plant and restricting these to the areas shown on the submitted layout plan. These conditions would need to be repeated in respect of the current application.


13.
The development includes a150m long, 3m high bund adjacent to the north-eastern boundary of the site in order to provide direct line of sight screening from the main noise generating components of both fixed and mobile plant to Ashphodel farmhouse to the north-east. This is lower than the 3.5m – 4m high bund that was anticipated at the time of the previous application and is considered to be acceptable in visual terms for the temporary three year period. 


ENVIRONMENTAL IMPACTS AND RESIDENTIAL AMENITY


14.
The existing railway embankment to the south of the site forms a visual and acoustic barrier between the proposed facility and the main residential areas of Partington. With the exception of Ashphodel Farm (which is only approximately 45m from the boundary of the site), there are no habitable residential properties either adjoining the site or close to the site boundary. There are also existing trees between the site and Asphodel Farm.


15.
The applicant states that the existing hardstanding provides an ideal base for plant and machinery and stockpiles of material, providing a solid, impermeable base and that only material that can be properly treated by the methods to be employed at the application site will be allowed to be dispatched to the site. In other words, prior to departure from the “donor” site, materials will have been laboratory tested in order to ensure that they can be treated. The applicant also states that the soil washing plant will result in a residue of contaminated sludge, which will be disposed of off-site, unless it can be treated within the bio-remediation process. 


16.
The use will also involve the treatment of liquid tars, a significant volume of which can be separated from the other material via a settlement process. The pure form of liquid tar has a commercial value for re-use in a series of chemical processes and it is therefore intended that this will be stored in the existing water tank on the site until a sufficient volume has been collected for re-sale to the chemicals industry. However, not all of the liquid tars will be appropriate for such re-use and the remainder will either be disposed of off-site, at an appropriately licensed facility, or treated on site where mixed with soils.


AIR QUALITY


17. The original ES submitted with the previous application assessed the potential air quality impacts associated with both the construction and operational phases. During the operational phase, the applicant stated that the soil treatment facility would be required to operate under a relevant authorisation permit that would effectively control potential atmospheric emissions and that it was also important that a suitable Site Management Plan was agreed with the relevant Authority in order to detail the required air quality control measures to be put in place on site before the operations commence.


18. In relation to the current application, the ES Addendum assesses the air quality impacts based on monitoring of the actual operation since the commencement of the use. The ES Addendum states that “providing the conditions outlined within the Environmental Permit and the Site Management Plan continue to be adhered to, the significance of potential air quality impacts on sensitive receptors during the operational phase of the scheme are assessed as ranging from minor adverse to neutral in significance and reversible and short-term in nature. It is considered reasonable to report that no significant effects have occurred during the existing operation of the STC or are anticipated to occur in the future..” The Council’s Pollution and Licensing Section has raised no objections to the continuation of the use provided that it continues to be operated in accordance with the methods prescribed within the Environmental Statement and has stated that there have been no complaints received relating to odour or dust. It is therefore considered that the retention of the use for a further three years is acceptable in terms of air quality.


NOISE AND VIBRATION


19. The original ES submitted with the previous application stated that there is the potential that noise impacts will occur during both the construction and operational phases of the development. During the operational phase, the ES identified that potential noise impacts may be associated with fixed and mobile plant. The statement concluded that following the assessment of worst case scenarios, there was the potential for the noise from plant to exceed background noise levels at Ashphodel Farm and at Heath Farm to the south-east.


20. The Environmental Protection Section requested a condition requiring a site management plan, which would include measures to control noise emissions. Given the proximity of the residential property at Ashphodel Farm, the Environmental Protection Section also requested a condition controlling the hours of operation of the use. A bund of 3m in height was also required adjacent to the north-eastern boundary of the site. It was concluded that, subject to these conditions, the proposed use would be acceptable in terms of noise impacts.


21. In relation to the current application, the ES Addendum assesses the impact of noise and vibration associated with the STC based on monitoring of its actual operation since the commencement of the use. The ES Addendum states that “provided that existing mitigation measures are adhered to and implemented, any adverse effects would be minimised as far as practicable. Residual effects following the implementation of mitigation measures would be expected to be, as a worst case, adverse and of minor significance at Ashphodel Farm and Heath Farm and neutral at the remaining identified receptors. It is considered reasonable to report that no significant effects have occurred during the existing operation of the STC or are anticipated to occur in the future.”  


22. The Council’s Pollution and Licensing Section has raised no objections to the continuation of the use provided that it continues to be operated in accordance with the methods prescribed within the Environmental Statement and has stated that there have been no complaints received relating to noise. It is therefore considered that the retention of the use for a further three years is acceptable in terms of noise and vibration impacts.


TRAFFIC IMPACT AND HIGHWAY SAFETY


23. The applicant has stated that there will be approximately 15 staff at the facility and that 20 car parking spaces will be provided for staff although a car parking layout has not been provided to indicate how the staff parking arrangement will operate.  The LHA has stated that it wishes to see the provision of at least two cycle parking facilities within the site to provide staff with the option to travel by sustainable modes of transport.


24. At the time of the original application, the anticipated monthly two way vehicle movements for the development were a maximum of 592 movements per month which equates to approximately 30 trips per day based on five day working. The LHA considers that this is appropriate for this type of use in addition to a maximum of 30 trips potentially generated by staff accessing and exiting the site. The LHA has therefore raised no objections to the development as it accepts that it would generate a relatively low level of trips and is only for a temporary period of three years. 


25. At the time of the previous application, the applicant stated that there would be a variation in HGV movements in different weeks depending on which sites were being remediated at any one particular time. A condition was therefore attached to limit the maximum number of HGV movements to 175 two way movements per day as the applicant suggested that this would be the maximum level of vehicle movements during the busiest periods. It is recommended that this condition should be repeated in respect of the current application. 


ECOLOGICAL CONSIDERATIONS


26. The original ES submitted with the previous application stated that the only species likely to be affected by the development were Great Crested Newt and Little Ringed Plover. The ES stated that recent surveys had found no evidence of Great Crested Newts and, in any case, the pond and ditch where they could breed would be unaffected by the proposed works. However, the ES stated that Little Ringed Plovers had been found at the site and therefore appropriate mitigation measures would need to be implemented to avoid disturbance.


27. The GM Ecology Unit raised no objections to the previous application, subject to conditions including mitigation measures in respect of the Little Ringed Plover and a precautionary approach in respect of Great Crested Newts. The Environment Agency also stated that it was satisfied with the content of the ES in respect of ecological considerations, subject to conditions relating to the above matters. 

28. A condition was attached to the previous permission requiring ecological mitigation and an Ecological Mitigation and Management Plan was submitted and approved. In accordance with this plan, a dedicated Little Ringed Plover habitat area has been provided within a fenced area to the north of the waterbody. Whilst the condition only required the management of the replacement Little Ringed Plover habitat for the duration of the temporary permission, a further planning permission (H/71194) has since been granted for the permanent redevelopment of the site for employment uses and a condition has been attached to that permission requiring the provision of a replacement habitat area on a separate area of land to the south-east and its management for a 15 year period.  

29. In respect of the current application, the ES Addendum identifies a number of potential ecological impacts during the continued operation of the facility and recommends mitigation measures to address these impacts. The ES Addendum states that “Post-mitigation predicted impacts on receptors including habitats, the on-site waterbody, newts, birds and badgers are all assessed as not significant.” The GM Ecology Unit has raised no objections to the granting of a further three year permission, subject to conditions requiring the implementation of the recommended mitigation measures. These would include the retention and management of the dedicated habitat area and measures to avoid disturbance to Little Ringed Plover as a result of any works carried out during the bird breeding season. 

FLOOD RISK


30. At the time of the previous application, a Flood Risk Assessment was submitted, which concluded that the only potential risk of flooding on the site arises from local drainage issues, such as lack of capacity or temporary local ponding at times of high rainfall. The report stated that such events are likely to be of limited depth, extent and duration and can be further mitigated by suitable management measures employed on the site and as detailed in the Assessment. The Environment Agency stated at the time of that application that the details within the Flood Risk Assessment were acceptable and has stated that it has no further comments to make in relation to the current application.


31. Nevertheless, it is considered that an updated consideration of flood risk is required prior to the determination of the current application, given the publication of the Strategic Flood Risk Assessment (SFRA) and the policies of the emerging Core Strategy. In particular, Policy L5 – Climate Change of the Core Strategy states that “Developers will be required to demonstrate, where necessary by an appropriate Flood Risk Assessment (FRA) at the planning application stage, that account has been taken of flood risk from all sources (including rivers, canals, sewers, surface water run-off and groundwater) as identified in the Council’s Strategic Flood Risk Assessment and / or shown on the Key Diagram, and that the proposed development incorporates flood mitigation and management measures appropriate to the use and location.” The policy also requires developers to improve water efficiency and reduce surface water run-off through the use of appropriate Sustainable Urban Drainage Systems. The applicant has therefore been requested to provide the additional information and this will be reported on the Additional Information Report.


CONCLUSION


32.
The soil treatment facility employs sustainable technologies to remediate brownfield sites across the north-west region and it is considered that this represents a significant reduction in waste material being deposited at landfill sites. It is considered that, subject to appropriate mitigation measures, the retention of the facility for a further three years would not result in any significant adverse environmental impacts and would be acceptable in terms of ecological considerations. It is also considered that the proposal would be acceptable in terms of traffic generation and highway impacts. It is therefore recommended that a further temporary, three year, planning permission should be granted, subject to conditions.


RECOMMENDATION: GRANT, subject to the receipt of satisfactory updated flood risk information and subject to the following conditions: -


1. Temporary permission for three years. All structures to be removed and site restored to its previous condition on or before that date, unless a further permission is granted.


2. Colour of portacabins to be green as previously approved in respect of application H/69250


3. Means of access to be via the existing haul route as shown on the approved plans. Retention of access, parking and turning areas for duration of consent


4. Implementation and retention of cycle parking for duration of consent


5. Submission and Implementation of mitigation measures in relation to Little Ringed Plover identified in the Environmental Statement Addendum.


6. The Little Ringed Plover habitat area to be maintained and managed in accordance with the approved details for the duration of the approved use unless agreed otherwise in writing by the Local Planning Authority.


7. No clearance of vegetation during bird breeding season (March to July inclusive), unless agreed otherwise in writing by the Local Planning Authority. 


8. Details and implementation of mitigation measures to minimise disturbance to Little Ringed Plovers during bird breeding season (March to July inclusive) unless agreed otherwise in writing by the LPA.


9. Stockpiles, plant and machinery not to exceed 5.5 m in height, unless agreed otherwise in writing by the LPA


10. Stockpiles, plant and machinery to be limited to the stockpile and treatment areas of the site identified on the site layout plan, PA/101, unless agreed otherwise in writing by the Local Planning Authority. Impermeable surfacing and bunding to be provided within these areas.


11. Restriction of numbers of HGV movements to maximum of 175 two way vehicle movements per week, unless agreed otherwise in writing by the Planning Authority


12. Retention of signage directing HGVs away from Partington village and towards M60


13. Bund adjacent to north-eastern boundary of site to be retained for duration of works and removed at end of temporary lifetime of development.


14. Submission of risk assessment and verification report in respect of remediation of contaminated land 


15. Number of portacabins to be restricted to maximum of five and maximum height of stacked portacabins to be restricted to 5.5m, unless agreed otherwise in writing by the LPA.


16. Lorry parking area to be retained in location approved in relation to permission H/69250.


17. Wheel washing facilities to be retained as approved in relation to permission H/69250 


18. Restriction of hours of operation including arrivals and departures of HGVs – no operations to take place outside the hours of: -


Monday to Saturday – 0800–1800 hours


No working on Sundays or Bank Holidays


19. The use hereby approved to be implemented in accordance with the site management plan approved in relation to permission H/69250.







		WARD: Altrincham
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		ERECTION OF EXTENSION TO REAR OF DWELLING TO FORM ADDITIONAL LIVING ACCOMMODATION.



		9 Parkfield Court, Altrincham






		APPLICANT:  Mr. John Watson






		AGENT: Mr. Stephen Bold






		RECOMMENDATION:  GRANT










Councillor Alex Williams has called the application in for determination by the Planning and Development Control Committee for the reasons outlined in the report.


SITE


The dwelling is the middle property of a row of three terraced properties that are mock Georgian in design and within Parkfield Court which is made up of 18 properties within six blocks of three terraced dwellings. 


Parkfield Court is within Devisdale Conservation Area and the application site backs onto the side boundary of 1 Lyme Grove. The rear garden area is relatively small and the ground level slopes gently down towards the rear boundary. There are boundary fences to both side boundaries and a 1.8m fence to the rear boundary providing privacy to both the applicant’s property and neighbouring occupiers.


PROPOSAL


The property currently has an external staircase which connects the kitchen at first floor level with a utility room at ground floor level and the garden. The proposed development is to provide an enclosed staircase linking an enlarged kitchen to the lower level and creating a study at ground floor level. 


The extension would be positioned 150mm from the shared boundary with 7 Parkfield Court and approximately 4m from the shared boundary with 11 Parkfield Court. The extension would be 3.15m in width, project 3m from the rear wall of the property and have a maximum height of approximately 4.8m.


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.


Within the provisions of the Localism Act 2011, the Secretary of State for Communities and Local Government has signaled that it is the Governments intention to revoke all Regional Spatial Strategies (RSS) 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.  However, the Court of Appeal has determined that the existence of the RSS and their relevance to the development plan is ongoing until such time as they are formally revoked.  As such, the Court of Appeal concluded that RSS may be a material consideration in a very limited number of cases.


The Localism Act 2011 received Royal Assent on 15 November 2011. The provisions related to the abolition of Regional Strategies also came into force on that day. The provisions will repeal the underlying legislation which establishes regional strategies. They also give the Secretary of State the power to abolish the strategies themselves but that can only be done by an order made by statutory instrument. The provisions of the Town and Country Planning Act 1990 which prohibit a local planning authority from granting permission unless they have consulted with and given notice to regional authorities are repealed. 


The Government has made it clear that it intends to revoke existing regional strategies subject to the outcome of environmental assessments of the revocation of each of the existing regional strategies. This will not be undertaken until the Secretary of State and Parliament have had the opportunity to consider the findings of the assessments.


THE TRAFFORD LOCAL DEVELOPMENT FRAMEWORK


The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP and that work on the Trafford Core Strategy, the first of these LDF documents, has reached a very 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 in December 2010.


A Planning Inspector was appointed to undertake an Independent Examination into the Trafford Core Strategy.  The Examination opened on 28th February 2011 with further hearing sessions in May and September. The Council has now received the Inspector’s Report and the Examination is closed. 


The Inspector has found the Core Strategy ‘sound’, subject to a limited number of changes which she has approved. The Inspector’s Report details that the Core Strategy is an appropriate basis for the planning of the Borough over the next 15 years.  


The Council will now consider the Inspector’s Report and a report recommending the adoption of the Core Strategy and its policies for use in the development management process to determine planning applications will be presented to the Full Council meeting in January 2012. 


Alongside the Submission Trafford Core Strategy, the Inspector’s Report can be considered to be a highly material consideration alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications against the Development Plan for Trafford.

PROPOSALS MAP NOTATION


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/02642 - Erection of extension to form conservatory – approved via Planning Committee December 1975


H/37431 - Erection of two-storey side extension to form a study with bedroom above and erection of rear conservatory – approved via Planning Committee July 1993


CONSULTATIONS

Drainage – No objection raised and standard informative suggested.

REPRESENTATIONS


Councillor Williams has called the application in for the following reasons:

· The application represents over massing in an already densely built area


· I consider the application to be inappropriate development in a Conservation Area


· The neighbours would have a significant detrimental impact on the amenity of neighbouring properties, particularly those immediately adjacent to No.9.


Neighbours: 11 letters of objection and a petition signed by 15 residents have been received and the main points are as follows: 


· The objectors would not object to an enclosure of the existing steps as such a development would be sited further away from the joint boundary and would be of a reduced height and depth. The objections relates to the fact that the proposal involves a significant extension which would directly affect the amenity of the occupiers of 7 Parkfield Court.


· There is a manhole cover located beneath the boundary fencing and there is natural concern to prevent any drainage problems in the future.


· There would be a gable wall that would be overbearing and will overshadow the kitchen, conservatory and garden of 7 Parkfield Court.


· Overdevelopment would occur by the fact that the existing garden is currently substandard at less than 31 square metres and if the extension is constructed, this substandard garden area would be woefully inadequate.


· The application proposal is out of keeping with both the character of this part of the conservation area and the character of the area as a whole and would create an undesirable precedent.


· The occupiers of 1 Lyme Grove have raised concerns relating to the potential disruption to the party wall between the two properties. As there is a 1.5m difference in ground level between the two properties the boundary wall may cave in.


· Occupiers of 1 Lyme Grove support the views of other neighbouring properties in that the light would be significantly affected and the site would become overdeveloped.


· Will ruin the planned, architectural design of the area


· Would affect light and views from neighbours gardens


· overlooking


OBSERVATIONS


RESIDENTIAL AMENITY


1 The neighbouring property, 7 Parkfield Court, is similar in its layout to the application property. It therefore has a kitchen window at first floor level and a utility room beneath which has obscure glazing and accessed via an external staircase. With regards to the outlook or light received from the property’s kitchen window, the proposed development would only be approximately 1.1m higher than that window and decrease in height from approximately 4.8m down to 3m when moving away from the original rear wall. The proposed development is therefore considered not to cause disamenity to the occupiers of that habitable room.


2 7 Parkfield Court also has a conservatory to its rear approximately 4m from the common boundary with the application site. Given its elevated position and views being provided to all three sides from within, the outlook from this habitable area would not be harmed sufficiently enough to warrant a refusal of planning permission. The proposed extension would also be screened to a certain extent when viewed from the main garden area of No.7 by this conservatory which is similar in height to the proposed extension. It is considered that this would mitigate the visual impact to a reasonable degree when within the main amenity area to the side and rear garden areas of that property. 


3 The other connecting property, 11 Parkfield Court, also has a kitchen at first floor level to its rear, but as the proposed development would be approximately 4m from the common boundary, it is considered that the proposed development would not harm the outlook or general amenity of that property.  The extension proposed would project out by 3 metres and would be in accordance with the Council’s guidelines in terms of its relationship to No.11.


4 Regarding the proposed development with relation to the neighbouring property, 1 Lyme Grove, the proposed development would include a lean-to roof with velux windows to provide light to the extended kitchen, staircase and study area. The positioning, including their height above floor level, of these windows is such that no direct overlooking would occur. The overall height of the extension and positioning approximately 3m away from the common boundary and approximately 10m from the south western elevation of 1 Lyme Grove, is such that it would not result in an overdominant or overbearing form of development to the detriment of the occupiers of that property. It is noted that there is a small gradient down towards the rear boundary from the rear of the application property and a drop of approximately 1.5m in land levels at the common boundary between these two properties, but the design and positioning of windows would not create overlooking or loss of privacy to that property.


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


DESIGN AND IMPACT ON CONSERVATION AREA.


6 The design of the proposed development has been changed significantly following the withdrawal of a previous planning application due to design and amenity concerns raised by officers. 


7 The overall size, scale and massing of the development is considered a reasonable development given the unusual design constraints of the host building having its access and main habitable areas at first floor level. The enclosure of the staircase is restricted in its overall size due to building regulations and cannot be made any smaller as a result of this, with the parapet walls on either side being a design feature linking it to the neo-Georgian host building. The extension would not be significantly different in its overall size, scale and massing when assessed against the existing conservatory extensions to the rear of the connecting properties 7 and 11 Parkfield Court and is positioned to the rear of the property, thereby maintaining the character of the Court when viewed from the front of the property.


8. The plans would preserve the character and appearance of the Devisdale Conservation Area. Notwithstanding some reservation in the overall design and appearance of the extension, 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.


ACCESS, HIGHWAYS AND PARKING


9. The existing property has sufficient off street car parking provision and the proposed development would not alter this requirement.


CONCLUSION


10. 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 subject to the following conditions


1. Standard


2. Details relating to JW/P/01 J


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


4. No further openings at first floor level


GD
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PLANNING DEVELOPMENT CONTROL COMMITTEE



8th DECEMBER, 2011 


PRESENT: 



Councillor Mrs. Ward (In the Chair), 



Councillors Dr. Barclay, Bunting, Chilton, Fishwick, Gratrix, Mrs. Reilly, Smith, Stennett (Substitute), Walsh and Whetton. 


In attendance:  Chief Planning Officer (Mr. S. Castle), 



North Area Team Leader – Planning (Mr. D. Pearson), 



Planner (Mr. M. Westbrook),  


Traffic Manager (Mr. G. Williamson), 



Solicitor (Mrs. C. Kefford), 



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Hyman and Western. 


APOLOGIES 


Apologies for absence were received from Councillors Malik, Shaw and Weston. 

69. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 10th November, 2011, be approved as a correct record and signed by the Chairman. 


70. 
ADDITIONAL INFORMATION REPORT 



The Chief Planning Officer submitted a report informing Members of additional information received regarding applications for planning permission to be determined by the Committee. 





RESOLVED:  That the report be received and noted. 


71. 
APPLICATIONS FOR PERMISSION TO DEVELOP ETC.

		

		(a)
Permission granted subject to standard conditions prescribed by statute, if any, and to any other conditions now determined





		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		76646/FULL/2011 – Cartwright Group – The Cartwright Group, Atlantic Trading Estate, Ocean Street, Broadheath, Altrincham. 



		

		Erection of a single storey rear extension. 





		

		76936/HHA/2011 – Mr. Greg Ball – Bramcote Lodge, Green Walk, Bowdon. 

		

		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. 





		

		77508/RENEWAL/2011 – Lend Lease – Land adjacent to 26  Woodfield Road, Broadheath, Altrincham. 

		

		Application for a new planning permission in order to extend the time limit for implementation of planning permission H/69498 for erection of 32 apartments in 2 four storey blocks and erection of 9 three storey town houses fronting Woodfield Road with associated landscaping. 





		

		77553/FULL/2011 – Sale Grammar School – Sale Grammar School, Marsland Road, Sale. 

		

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





		

		77577/HHA/2011 – Mr. Andrew Everett – 33 Moss Lane, Timperley. 

		

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





		

		77622/FULL/2011 – Peel Investments (North) Ltd – Land at Smithy Lane, Partington. 

		

		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. 





		

		77669/HHA/2011 – Mr. Richard Hopper – 5 Cecil Drive, Flixton. 

		

		Erection of part single, part two storey front and side extension and part single, part first floor rear extension to form additional living accommodation. 





		

		(b)
Application withdrawn 





		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		77451/FULL/2011 – Century House Day Care Ltd – Century House, 36 Regent Road, Altrincham. 

		

		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. 







72. 
APPLICATION FOR PLANNING PERMISSION 75928/FULL/2010 – THE CROWN ESTATE – UNIT 7, GEORGE RICHARDS WAY, ALTRINCHAM 

The Chief Planning Officer submitted a report concerning an application for planning permission for the installation of mezzanine floorspace totalling 671 sqm, and the provision of a new egress lane from the retail park onto George Richards Way. 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a total financial contribution of a maximum of £9,340 comprising:- 

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


· 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. 



(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined. 


73. 
APPLICATION FOR PLANNING PERMISSION 77088/VAR/2011 – GREAT PLACES HOUSING GROUP – HALE METHODIST CHURCH, HALE ROAD, HALE, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for variation of Condition 15 of planning permission 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. 




RESOLVED - 



(1) 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a financial contribution 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’. 


(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined. 


74. 
APPLICATION FOR PLANNING PERMISSION 77232/VAR/2011 – DEVELOPMENT SECURITIES (HALE BARNS) LTD – THE SQUARE, OFF HALE ROAD, HALE BARNS 

The Chief Planning Officer submitted a report concerning an application for the variation of Condition 28 of planning permission 76125/FULL/2010 to allow deliveries to the foodstore on Sundays. 





RESOLVED – 



(1) 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a 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). 



(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined. 


75. 
APPLICATION FOR PLANNING PERMISSION 77237/FULL/2011 – REDROW HOMES NW – LAND OFF OVER ASHBERRY, STAMFORD BROOK, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the 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). 




RESOLVED - 



(1)
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 standards reasons now determined. 



(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions and standard reasons now determined. 


76. 
APPLICATION FOR PLANNING PERMISSION 77539/FULL/2011 – GP INVESTMENTS (NORTH WEST) LTD & ST. JOHN AMBULANCE – SITE OF FORMER ST. JOHNS AMBULANCE HQ, 22 NEW STREET, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of 4 no. two storey dwellings with accommodation in the roofspaces and integral garages following demolition of former St. Johns Ambulance HQ building. 





RESOLVED - 



(1) 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a financial contribution totalling £13,389.99, comprising:- 

· A financial contribution of £9,669.99 towards the provision and maintenance of public open space split into open space provision and outdoor sports provision. 


· A financial contribution of £3,720 towards Red Rose Forest/off-site planting less £310 for each additional tree provided on-site as part of an approved landscaping scheme. 



(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined. 


77.
APPLICATION FOR PLANNING PERMISSION 77570/FULL/2011 – SALE GRAMMAR SCHOOL – SALE GRAMMAR SCHOOL, MARSLAND ROAD, SALE 


The Chief Planning Officer submitted a report concerning an application for planning permission for the 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. 


It was moved and seconded that planning permission be refused. 


The motion was put to the vote and declared lost. 





RESOLVED:  That planning permission be granted subject to the conditions and standard reasons now determined. 


78. 
APPLICATION FOR PLANNING PERMISSION 77202/FULL/2011 – J. DAVIDSON (BROADHEATH) LIMITED – J. DAVIDSON (BROADHEATH) LIMITED, CRAVEN ROAD, BROADHEATH 


This item was withdrawn from consideration at this Committee meeting. 


SEASONAL GREETINGS 



As this was the final Committee meeting of 2011, the Chairman took the opportunity to thank everyone on the Committee and all Officers for their hard work and contributions throughout the year and wished everyone all the best for the festive season. 


The meeting commenced at 6.30 p.m. and concluded at 8.20 p.m. 




