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AGENDA PAPERS MARKED ‘TO FOLLOW’
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 9th February 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):



	5.
	APPLICATIONS FOR PERMISSION TO DEVELOP ETC.
Note: In connection with the reports previously circulated a revised Application Index is now enclosed. 


	
[image: image2.emf]PDC Agenda Item 5 -  Revised Index Sheet - 9th February 2012.doc


	

	7. 
	APPLICATION FOR PLANNING PERMISSION 77485/O/2011 – TRAFFORD COLLEGE – TRAFFORD COLLEGE, MOSS ROAD, STRETFORD M32 0AZ

To consider the attached report of the Chief Planning Officer. 
	
[image: image3.emf]PDC Agenda Item 7 -  77510 - Trafford College Moss Rd.doc
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	8. 
	APPLICATION FOR PLANNING PERMISSION 77510/O/2011 – TRAFFORD COLLEGE – LAND OFF STAMFORD BROOK ROAD, TIMPERLEY 

To consider the attached report of the Chief Planning Officer. 
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	9. 
	APPLICATION FOR PLANNING PERMISSION 77780/FULL/2011 – TRANSPORT FOR GREATER MANCHESTER – LAND AT SALE WATER PARK, RIFLE ROAD, SALE 

To consider the attached report of the Chief Planning Officer. 
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	10.
	URGENT BUSINESS
It is anticipated that the Chairman will allow consideration of the following applications as a matter of urgency:

(a)
Application For Planning Permission 77700/O/2011 – Victoria & Springfield LLP – Land to rear of 7/9 Springfield Road, Altrincham


To consider the attached report of the Chief Planning Officer. 

(b)
Application For Planning Permission 77689/FULL/2011 – Victoria & Springfield LLP – 7, 9 and 11 Springfield Road, Altrincham


To consider the attached report of the Chief Planning Officer. 
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	THERESA GRANT 
Acting Chief Executive 


	
	

	
	Contact Officer:  Michelle Cody 

Extn.:   2775
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		77510/O/2011

		DEPARTURE: Yes





		Outline planning application for the development of a maximum of 70 dwellings (Use Class C3).  Details provided for access, parking and landscaping with all other matters reserved for subsequent consideration.



		Land off Stamford Brook Road, Timperley





		APPLICANT:  Trafford College





		AGENT: Indigo Planning Ltd





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site is located on the south side of Stamford Brook Road Altrincham, measures approximately 2.3ha in size and has a level topography with low level vegetation throughout.  The site is currently vacant although a small section has recently been used as an area for parking of construction traffic during recent works at South Trafford College.


To the north side of the site is the South Trafford College campus with the all weather pitch and car parking area located opposite the proposed access to the application site.  To the east side of the site is a number of commercial units and a large vacant industrial building (Bayer site).  To the south side of the site is a strip of landscaped land which forms part of the industrial Bayer site beyond which is a disused railway line.  To the west side of the site is new residential development part of the Stamford Brook estate which extends beyond the west and north west of the application site.  Timperley Brook extends across a section of the site in the north east corner of the site


The site is located close to the junction with Manchester Road (A56)


PROPOSAL


Outline planning permission is sought for the erection of a maximum of 70no dwellings on the site.  Details of access, parking and associated landscaping have been submitted for approval at this stage and details regarding the siting, design, layout and detailed landscaping are reserved for subsequent approval. Drawings submitted with the application show that housing provision could include 23 x 3 bedroom dwellings, 37 x 4 bedroom houses and 10 x 5 bedroom houses.


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 Comprises:


· The Trafford Core Strategy, adopted 25th January 2012; The Trafford Core Strategy is the first of Trafford’s Local Development Framework (LDF) development plan documents to be adopted by the Council; it partially supersedes the Revised Trafford Unitary Development Plan (UDP), see Appendix 5 of the Core Strategy.


· The Revised Trafford Unitary Development Plan (UDP), adopted 19th June 2006; The majority of the policies contained in the Revised Trafford UDP were saved in either September 2007 or December 2008, in accordance with the Planning and Compulsory Purchase Act 2004 until such time that they are superseded by policies within the (LDF). Appendix 5 of the Trafford Core Strategy provides details as to how the Revised UDP is being replaced by Trafford LDF; and


· The Regional Spatial Strategy for the North West of England, adopted September 2008. The Secretary of State for Communities and Local Government has signaled 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. Although the Government’s intention to revoke them may be a material consideration in a very limited number of cases, following a legal challenge to this decision, 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 Localism Act. However, this will not be undertaken until the Secretary of State and Parliament have had the opportunity to consider the findings of the environmental assessments of the revocation of each of the existing regional strategies

On 25th January 2012 the Council resolved to adopt and bring into force the GM Joint Waste Plan on 1 April 2012. From which point in time the Waste Plan will become part of the Development Plan in Trafford and will be used alongside district-specific planning documents for the purpose of determining planning applications.


PRINCIPLE CORE STRATEGY POLICIES


L1 – Land for New Homes


L2 – Meeting Housing Needs


L3 – Regeneration and Reducing Inequalities


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


R2 – Natural Environment


R3 – Green Infrastructure


R5 – Open Space, Sport and Recreation


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


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


H4 – Release of Other Land for Development


D2 – Vehicle Parking


PROPOSALS MAP NOTATION


Protected Open Space


Wildlife Corridor


Sinderland Redevelopment Area


River Valley Flood Plain


RELEVANT PLANNING HISTORY

South Trafford College Campus

H/67871 - Demolition of tower block, block 3 and catering block. Erection of three-storey learning resource centre with classrooms and offices, two new three-storey teaching blocks around a central atrium, associated landscaping throughout. Demolition of former doctors surgery and creation of additional car parking. – Approved 14/01/2008

H/62838 – Remodelling of existing car park to provide additional 52 parking spaces, with associated landscaping, lighting scheme, fencing and pedestrian footbridges over Timperley Brook.  Closure of existing access off Ingham Road and use of 2 no accesses off Stamford Brook Road.  Creation of all weather multi use sports pitch and associated fencing. – Approved 4/11/2005.


H/51016 - Approval of reserved matters pursuant to outline planning permission H/OUT/49281 in respect of the erection of a three storey catering block - Approved 29/02/01.


H/OUT/49281 – Redevelopment of parts of existing college site including erection of new catering block (3 storey), new art and design block (2 storey), new teaching block (3 storey), with extension and refurbishment of existing building (part 2 storey part 3 storey) to provide administrative/IT facilities.  Provision of new access, car parking and landscaping works.-   Approved 24th August 2000.


Application Site 


H/REN/51218 – Renewal of temporary permission to retain temporary car-park including fencing and lighting – Approved with conditions 05/03/2001


H/46905 – Variation of condition 1 to allow the continued use of land as a temporary car-park for a further two tear period – Approved 17/03/1999


H/45580 – Variation of Condition 2 of permission H/43370 to allow the continued use of land as a temporary car park for a further twelve month period – Approved 29/07/1998.


H/44959 – Change of use from existing temporary car park to a permanent car park including surfacing works – Withdrawn 23/02/1998


H/43370 – Construction of temporary car-park including fencing and lighting – Approved 29/01/1997


APPLICANTS SUBMISSION


The applicants submission includes a Design and Access Statement; Transport Assessment; Travel Plan; Flood Risk Assessment; Utilities Plan; Preliminary Assessment of Ground Conditions; Ecology Survey Report; Noise Survey and an indicative Site Layout Plan.  Reference will be made to the submitted information within the observations section of this report.

CONSULTATIONS


Manchester Airport – Based on the material supplied at this stage, it has not been possible to undertake a full assessment of the proposal from an aerodrome safeguarding aspect.  As such, the following condition should be included in the grant of outline planning permission:


The Safeguarding Authority for Manchester Airport must be consulted on any reserved matters submitted (including the siting, design, layout and landscaping of the development), and reserves the right to make further comments in relation to these.


Reason: To ensure that Manchester Airport’s obstacle limitation surfaces are protected and to ensure the safe operation of aircraft.


Electricity Northwest – No impact on electricity distribution system, infrastructure or other ENW assets.


Greater Manchester Police – No objection to the proposals – Request that reserved matters application include a Crime Impact Statement, an appropriate condition is attached to any approval at outline requesting such a condition.


Environment Agency – No objection in principle to proposal, request that any planning approval includes the following conditions:-


· The development hereby permitted shall not be commenced until such time as; a scheme to ensure finished floor levels of proposed buildings are set no lower than 23.5 above Ordnance Datum (AOD), has been submitted to and approved in writing by the Local Planning Authority.


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


The development hereby permitted shall not be commenced until such time as; a scheme to ensure roads, parking and pedestrian areas are set no lower than 23.2m above Ordnance Datum (AOD), has been submitted to and approved in writing by the Local Planning Authority.


Reason: To provide access/egress during a 1 in 100 years flood event.


The development hereby permitted shall not be commenced until such time as; a scheme to limit the discharge of surface water from the proposed development has been submitted to and approved in writing by the local planning authority.


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


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


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


Prior to the commencement of development, a scheme for the provision and management of an undeveloped buffer zone, at least 10m wide, alongside Timperley Brook shall be submitted to and agreed in writing by the Local Planning Authority.  Thereafter the development shall be carried out in accordance with the approved scheme and any subsequent amendments shall be agreed in writing with the Local Planning Authority.  The scheme shall include; plans showing the extent and layout of the buffer zone; details of any planting scheme (for example native species); details demonstrating how the buffer will be protected during development and managed/maintained over the longer term and details of any footpaths, fencing etc.


Reason: Development that encroaches on a water course has potential to severely impact its ecological value.  This is contrary to government policy in Planning Policy Statement 1 and Planning Policy Statement 9 and to the UK Biodiversity Action Plan.


If during development, contamination not previously identified is found to be present at the site then no further development (unless otherwise agreed in writing with the Local Planning Authority) shall be carried out until the developer has submitted, and obtained written approval from the local planning authority for, a remediation strategy detailing how this unsuspected contamination shall be dealt with.  The remediation strategy shall be implemented as approved.


Reason: To ensure a safe form of development that poses no unacceptable risk of pollution.


Greater Manchester Ecology Unit:- The application site includes part of Timperley Brook.  The Brook has ecological value as a wildlife corridor and parts of the brook are known to support water voles, a protected species under the terms of the Wildlife and Countryside Act 1981 (as amended).  Kingfishers, also protected under Schedule 1 of the Wildlife and Countryside Act, are also known to use the brook.  It is therefore recommended that a landscape and habitat ‘buffer zone’ of at least 10 metres be established between the water course and any built development.

Should permission be granted to the scheme the developer should be required to prepare a method statement giving details of how the water course is to be properly protected during the course of construction and operational phases of the development.  Reference should be made to Pollution Prevention Guidelines published by the Environment Agency (PPG no5) and guidance prepared by the Construction Industry Research & Information Association (CIRIA) for developments close to water courses (CIRIA Best Practice Guidance note no C532).

If at any time the development directly affects the banks of the Brook then a survey for water voles will need to be conducted.  Should water voles be found and are considered likely to be affected by the scheme than a method statement will need to be prepared giving details of measures to be taken to protect water voles.


Drainage – Standard drainage informatives to be attached to any approval.


Highways – No objection in principle, subject to satisfactory submission and approval of the geometrical highway layout.


Local Highway Authority (LHA):- Comments incorporated into report


Pollution and Licensing – The application site is situated on brownfield land, recommended that appropriate contaminated land condition (Condition CLC1) is included on any grant of planning permission.


Strategic Planning:- Comments incorporated into report


REPRESENTATIONS


Neighbours – 2 letters of objection have been received with regards the proposal (one letter is on behalf of Woodcote residents and has 13 individual signatures), raising the following concerns:-


· During busy periods traffic often backs up from the traffic lights at Manchester Road all the way back to the roundabout (on Stamford Brook Rd) making it difficult to exit onto the A56.  The proposed development will add to this causing potential traffic chaos.


· Stamford Brook road and the estate is used as a ‘rat run’ for motorists and at excessive speed throughout the day.


· Drivers take risks at the lights to pass stationary traffic.


· Parked vehicles on Turnbull Road reduce the space for two way traffic


· Excessive amount of lorries use the estate road


· National Trust sold this land, (which is a conservation area for the heron) under certain conditions to Redrow and Bryant – The selling points used 7 years ago by Redrow ‘National Trust’ ‘conservation’ and ‘wildlife corridors’ are no longer truthful or relevant.


· Traffic calming measures have been dismissed by the Council as the road is not considered dangerous enough to warrant funds.


· There is still building work going on at the other end of the estate, building work at the College has only recently completed when will it stop – it is making it difficult to sell property in the current economic climate.


· Proposal is contrary to protected open space policy


· Proposal will add congestion to A56 


· Traffic survey should be undertaken at peak times


· Traffic assessment should be undertaken when the Stamford Brook development is complete and fully occupied


· Accident figures in applicants transport assessment are not accurate (certain accidents not included)


· Land should be kept as an overspill car-park to alleviate on street parking


· Construction traffic/works for the last six years


· Would the estate be linked to existing housing provision in terms of internal pathways and therefore would new owners pay towards the management company


· Covenant on land that it must be used for ‘educational purposes’


· Additional impact on local  public services in particular local schools


· Concern regarding overlooking to existing residential dwellings.


OBSERVATIONS


BACKGROUND


1. This application is submitted alongside an outline planning application Ref:77485/O/2011 for the redevelopment of the Trafford College site at Moss Road Stretford for residential development.  In addition it is also associated with planning application Ref:77718/FULL/2011 which proposes extensions and extensive refurbishment works at the Trafford College campus on Talbot Road Stretford.  These applications are reported elsewhere on the agenda.

2. Trafford College has recently undertaken a review of its estate, the outcome of which identifies the Stamford Brook Road site as being surplus to current and future requirements for educational or associated sports purposes.  The college is also seeking to relocate the technology centre at Moss Road to the Talbot Road site as the Moss Road facility is in a poor condition, poorly utilised and expensive to run.  This relocation of facilities to one site in the north of the borough will require significant investment at the Talbot Road site.  It will leave the Moss Road site surplus and available for redevelopment.


3. In order to facilitate the significant costs of the Talbot Road development the College is seeking to realise values from both the surplus sites at Stamford Brook Road and Moss Road.  The college have identified cuts in national funding and also recent significant investment in the redevelopment of the South Trafford College site as factors which have contributed to them in having to consider alternative sources of funding, namely the sale of both sites to facilitate the works required at the Talbot Road site.


PRINCIPLE OF DEVELOPMENT


4. 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 (parts of the site have been hardsurfaced for car-parking and use as a construction depot). 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. 


5. 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.


6. In accordance with 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 Core Strategy policy L1. In so far as the new residential target is concerned development in the Borough is proceeding at a rate which is significantly below the updated target being proposed within the LDF Core Strategy.  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. 


     7.  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.


8. With regards (i)(a) above the site is allocated as Protected Open Space.  Policy R5 of the Core Strategy seeks to secure the provision of a range of open space to meet community needs and seeks to address areas of deficiency in terms of quantity and quality.  The applicant has submitted information addressing the sufficiency of open space provision in the area against the Council’s evidence base and states the college do not require the land for future outdoor sports provision.  As part of the previous UDP land allocation process the college had previously identified a need for the area for future outdoor sports provision leading to the present designation of the land as OSR5.  However it has now stated these needs have been met elsewhere, namely on the opposite side of Stamford Brook Road from the application site on the main campus site.  The application site is not identified within the sufficiency of provision in the area as it is not currently accessible or used by the community.  Adequate provision exists in the area at present to meet standards for open space and quality play provision as a result of the development of the Stamford Brook residential area to the west.

9. Information has also been provided detailing the regeneration benefits of improving the Talbot Road campus which is linked to this application.  The  redevelopment of the Talbot Road campus as proposed under 77718/FULL/2011 will provide significant benefits in terms of improving access to jobs and training for disadvantaged (particularly young) people within the Gorse Hill Priority Regeneration Area in line with Core Strategy Strategic and Place Objectives.  In addition, the proposals will support economic growth and key sectors in Trafford Park in line with Core Strategy Policy.   Therefore a case has been made where the benefits of the application are considered to outweigh the loss of open space.  The UDP Proposals map is not replaced by Policy R5 and therefore the removal of this site from OSR5 could be made through the Land Allocations DPD.  However it is acceptable for a proposed development to be granted planning permission (notwithstanding that it is a departure from the development plan) regardless of the status of the land in terms of its allocation within the Development Plans proposals map.

10. The site is considered to be within a sustainable location given its proximity to Altrincham Town Centre where comprehensive services and facilities are available and the site is well served by public transport, being within walking distance of bus stops on Manchester Road and Park Road Metrolink station. Altrincham Interchange is also within walking distance where rail and Metrolink services are located. Furthermore, the site is classified as a ‘most accessible’ area in the Council’s SPD1 ‘Developer Contributions to Highway and Public Transport Schemes’ and the emerging Draft SPD1 Planning Obligations and Technical Note 3: Sustainable Transport and Accessibility.

11. Having regard to the above, the proposed development of the site for housing is considered on balance to be in accordance with PPS3, the relevant policies of the RSS, Core Strategy Policies L1, L3 and Proposal 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 & PARKING


12. Access to the site would be from the existing Stamford Brook Road which has been completed in recent years to provide access to the college, Sinderland Brook residential development and links Manchester Road with Sinderland Road to the west.


13. A new vehicular access point to the application site has been partly laid out with tarmac surface, road markings and dropped kerbs in-situ. The vehicular access is located immediately opposite the southern boundary of the college external playing pitch and will be the only vehicular access point to the new residential layout.  The submitted site layout plan provides for a 5.5m wide carriageway; 6m corner radii; 2m footpath on both sides of the access road and 2.4m x 56m visibility splay.

14. The submitted transportation assessment states that modelling has been undertaken for 72 vehicles which is in excess of the number of units applied for in this application.  The applicant has undertaken this approach to ensure the trip generation figures are robust.  The trip generation figures indicate that in the PM peak (1715hrs – 1815hrs) there will be 43 vehicles passing through the Stamford Brook Road/A56 junction to access the proposed development, which is just under 1.5 extra vehicles passing through the junction every minute, which corresponds to just under 3 vehicles each full revolution of the traffic signals, although the three vehicles will not all be on the same arm of the junction.  Whilst it is felt that there are relatively high levels of traffic on the roads in the vicinity of the site, it is felt that this additional traffic is not a significant addition.


15. Individual vehicular access will be provided to each dwellinghouse with a minimum of 2 car parking spaces achieved for each dwelling. 14 of the plots will provide 3 car parking spaces which include 4x five bedroom dwellings and 10x four bedroom dwellings.  The 3 bedroom dwellings located to the southern end of the site include an integral garage and one external car parking space.  

16. The proposed development layout plan demonstrates that 70 units can be achieved on this site with appropriate parking provision and acceptable access to the site.  A number of the proposed units have dropped kerb widths and parking spaces which would require slight amendments to ensure compliance with Council guidelines along with increases to sections of the proposed unadopted access roads within the layout.  The applicant is not applying for a final layout in relation to this application, the submitted layout demonstrates that 70 residential units can be achieved on this site with an acceptable access and parking provision, which the Council are satisfied can be achieved taking into account the minor amendments required to dropped kerbs etc.

LAYOUT & LANDSCAPING


17. Although the applicant has indicated that the layout would be considered at reserved matters stage, an indicative site layout plan has been included which demonstrates that 70 dwellings can be accommodated within the site.  The housing provision includes 23nox 3 bedroom dwellings; 37no x 4 bedroom dwellings and 10no x five bedroom dwellings.  The new housing mix will include 42 dwellings at 2.5 storey and 28 at 2 storey.  The layout achieves distances of 10m -11m being retained from rear elevations to rear boundaries.  The Council guidelines on privacy distances for new residential developments recommends a distance of 10.5m to be retained from first floor habitable room windows (i.e bedrooms) to rear boundaries.  This 10.5m distance to be increased by 3m for every additional floor of accommodation provided.  Therefore, whilst 10m-11m distances will be acceptable for first floor habitable accommodation.  Any second floor windows (i.e dormers) would be acceptable if obscured glazed and serving an en-suite or bathroom but not a main habitable room window as 13.5m distances to rear boundaries are not achieved in most plots.  Officers are satisfied that the applicants have demonstrated that 70 dwellings can be accommodated on the site

18. The indicative site layout has taken into account the area of wildlife corridor that extends along the north – east corner of the site, retaining a landscape buffer zone which extends along part of the northern boundary and along the bank of Timperley Brook.  A belt of tree planting is proposed along the eastern boundary of the site in order to provide a screen from the adjacent derelict industrial site.


19. The site layout has been split into three separate sections of housing nearest to the north side of the site with a linear row of housing nearest to the southern side of the site.  The housing nearest to Stamford Brook Road boundary will be two storey semi-detached units with a splayed frontage which is similar to elements of the new housing found with the larger Stamford Brook development.


DEVELOPER CONTRIBUTIONS


20. Planning obligations under s.106 of the Town and Country Planning Act 1990 (often in the form of financial contributions) are sought in order to mitigate impacts on infrastructure and where development proposals create a need for additional or improved community services and facilities without which the development could have an adverse effect in social, economic or environmental terms. 


21. Under the Revised Unitary Development Plan planning obligations were sought under the following SPG’s and SPD’s

· SPD 1 Developer Contributions to Highway and Public Transport Schemes.


· PG 27 Provision for New Affordable Housing Development. 

· PG 28 Informal Childrens Playing Space and Outdoor Sports Facilities Provision and Commuted Sums.


· PG 29 Developer Contributions Towards the Red Rose Forest.


22. Following the adoption of the Core Strategy, the Council intend to adopt a new Supplementary Planning Document (SPD 1 Planning Obligations) on 27th February. From the date of adoption, this SPD will apply to future decisions on all planning applications.


23. For the purposes of this Committee, the obligations applicable under both the existing regime and the proposed regime are shown below. Should the relevant legal agreement be completed before the new Planning Obligations SPD is adopted, it is considered appropriate that the obligations applicable under the old regime are applied. Should the SPD be adopted before the legal agreement is completed, then the new obligations will apply.


Developer Contributions Pre-Adoption of SPD1 Planning Obligations

24. 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 children’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 an area sufficient in informal/childrens playing space a contribution towards this element will not be required.   A contribution towards sports facilities is required and based on the rates set out in the SPG this contribution would be £60,818.64.

25. In accordance with the provisions of Proposal ENV16 of the Revised UDP and the SPG ‘Developer Contributions Towards Red Rose Forest’ a development of seventy dwellings would be expected to provide 210 trees (3 trees per dwelling) on site or a contribution toward 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 were not provided on site, a financial contribution toward off-site tree planting would be required. The SPG sets out a requirement of £310 per tree which would generate a total contribution of £65,100.00, less £310 per tree that is provided on site.

26. Based on the criteria as set out in SPD1: Developer Contributions to Highway and Public Transport Schemes, the application site is situated in the most accessible area as indicated within the SPD.  The contribution for Highway Network provision is £15,260.00 and the contribution for public transport schemes is £23,380.00, a total of £38,640.00.

Developer Contributions Post Adoption of SPD1 Planning Obligations

27. In accordance with Proposal R5 of the Core Strategy and the Draft SPD1 Planning Obligations and Planning Obligations Technical Note 5: Green Infrastructure & Recreation require the provision of informal recreation and children’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 an area sufficient in informal children’s playing space no contribution towards open space is required.  Based upon the SPD the provision towards outdoor sports facilities provision would be £240,384.25.

28. In accordance with the provisions of Proposals L8 and R3 of the Core Strategy and the Draft SPD1: Planning Obligations and Planning Obligations Technical Note 5: Green Infrastructure & Recreation a development of one residential dwelling would be expected to provide 3 trees on site or a contribution towards Green Infrastructure 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 planting would be required.  The SPD sets out a requirement of £310 per tree (210 trees in total required) which would generate a total contribution of £65,100.00, less £310 per tree that is provided on site


29. In accordance with Proposal L8 of the Core Strategy and the Draft SPD1: Planning Obligations and Planning Obligations Technical Note 6: Meeting Social Needs a development of one residential development of 2 bedrooms or more (excluding elderly care homes/developments) will require a contribution towards educational facilities.  Based on the SPD the provision towards Educational facilities with regards this particular development would be £697,280.08.

30. In accordance with Proposal L8 and L4 of the Core Strategy and the Draft SPD1:Planning Obligations and Planning Obligations Technical Note 3: Sustainable Transport and Accessibility a development of one residential unit or more will require a contribution towards sustainable transport and highway improvement works.   At the time of report preparation no figure has been determined with regards this particular proposal.

31.  It should be noted that all the suggested contributions post adoption of the SPD1 Planning Obligations are indicative and are subject to change in the event of the SPD1 being adopted.

AFFORDABLE HOUSING


32. A residential development of this size and in this location would also be expected to contribute towards affordable housing provision in accordance with national and regional planning guidance and, more specifically, Proposals L2 and L8 of the Core Strategy and the Council’s Draft SPD1 Planning Obligations and Technical Note 2:Meeting Housing Needs.  The Council has set a target contribution of 40% of the total site development capacity for schemes in the Altrincham area which is identified as a ‘hot’ market location.  This would equate to a requirement for 28 of the 70 dwellings to be affordable.  In terms of a commuted sum if no affordable housing provided on site, the proposed development would generate a contribution of £1,470,000.00.  The applicant has indicated that no affordable housing would be provided as part of the proposed development, the rationale for this approach is outlined in the viability section below.

VIABLITY


23.   The applicant has proposed that in the case of the Stamford Brook Road site no affordable housing provision will be made.  In addition it is proposed that an additional 10% of affordable housing will be provided on the Moss Road site and the balance to be waived and taken as a contribution towards the redevelopment of the Talbot Road campus.  In order to facilitate the required works at the Talbot Road site, the college need to maximise their assets which includes the Stamford Brook Road site.  The value released from disposing of this site and the Moss Road site will not be sufficient to completely finance their enhancement works, but will substantially help the process.  In order to ensure that this occurs the College is willing to enter into a S106 agreement to confirm that proceeds from the site (and Moss Road) will be reinvested at Talbot Road.


24.     The viability case has been the subject of detailed discussions between officers and the applicant and has included the assessment in detail of confidential financial figures released by the College.  On this basis it is recommended that the viability case put by the applicant is accepted recognising that the redevelopment of the Stamford Brook Road site will have major physical, social and economic benefits to the Altrincham area and Trafford in general and will assist in cross-subsidising essential improvements at the Talbot Road campus to provide high quality education facilities within the north of the borough in an area in need of regeneration.


25.    The applicant has suggested the following wording of an overage clause within the S106 agreement, this would provide comfort to the Council that the reduced affordable housing contribution (0% at Stamford brook Road) will be off set against investment in the redevelopment of the College.

‘The applicant hereby agrees to provide written confirmation that the figure equivalent to the affordable housing contribution which would normally be required in respect of development on Stamford Brook road will be reinvested into the provision of enhanced education facilities with Trafford borough’

26. The applicant has also confirmed a commitment to pay the developer contributions under the UDP developer contributions SPGs’ namely Red Rose Forest; Informal Play Space/Outdoor Sports Provision and Highways these figures have been indicated earlier in this report.  The situation with regards developer contributions and the emerging Core Strategy SPD1 Planning Obligations has been explained previously in the report and therefore these figures are subject to change.  It should be noted that under the new SPD1 Planning Obligations Technical Note 6:Meeting Social Needs a contribution of £697,280.08 is generated.  As the proposed development will involve the reinvestment of the capital receipt from the application site to the Talbot Road site and specifically towards post sixteen education, the education contribution in this instance would be waived.

RECOMMENDATION

MINDED TO GRANT, subject to:


(A) That the application will propose a satisfactory form of development subject to the obligations set out above subject to the completion of an appropriate legal agreement.


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


1. An application for approval of reserved matters shall be made to the Local Planning Authority not later than the expiration of three years beginning with the date of this permission and the development shall be begun not later than the expiration of two years from the final approval of the reserved matters.


2. No development shall take place without the prior written approval of the Local Planning Authority of the reserved matters, that is, details of


i.) the appearance,


ii.) the layout


iii.) (ii) the landscaping of the site (including any proposed changes to existing ground levels, means of enclosure and boundary treatment, hard surfaced areas and materials planting plans, specifications and schedules, existing plants to be retained and showing how account has been taken of any underground services).


(b) The approved proposals relating to landscaping shall be carried out before and within 12 months from the date when the dwelling hereby permitted is occupied; any trees or shrubs planted in accordance with this condition which are removed, uprooted, destroyed, die or become severely damaged or 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 give its written consent to any variation.


3. Approved Plans


4. Contamination land Phase 1 report and, if necessary, further investigation, risk assessment and remediation. 


5. Samples of materials to be submitted and agreed


6. Removal of permitted development rights for extensions, outbuildings, hard surfaces, gates, walls and fences.


7. The development hereby permitted shall not be commenced until such time as; a scheme to ensure finished floor levels of proposed buildings are set no lower than 23.5 above Ordnance Datum (AOD), has been submitted to and approved in writing by the Local Planning Authority.


8. The development hereby permitted shall not be commenced until such time as; a scheme to ensure roads, parking and pedestrian areas are set no lower than 23.2m above Ordnance Datum (AOD), has been submitted to and approved in writing by the Local Planning Authority.


9. The development hereby permitted shall not be commenced until such time as; a scheme to limit the discharge of surface water from the proposed development has been submitted to and approved in writing by the local planning authority. 


10. The development hereby permitted shall not be commenced until such time as; a scheme to manage the risk of flooding from overland flow of surface water; has been submitted to and approved in writing by the Local Planning Authority.


11. Prior to the commencement of development, a scheme for the provision and management of an undeveloped buffer zone, at least 10m wide, alongside Timperley Brook shall be submitted to and agreed in writing by the Local Planning Authority.  Thereafter the development shall be carried out in accordance with the approved scheme and any subsequent amendments shall be agreed in writing with the Local Planning Authority.  The scheme shall include; plans showing the extent and layout of the buffer zone; details of any planting scheme (for example native species); details demonstrating how the buffer will be protected during development and managed/maintained over the longer term and details of any footpaths, fencing etc.


12. If during development, contamination not previously identified is found to be present at the site then no further development (unless otherwise agreed in writing with the Local Planning Authority) shall be carried out until the developer has submitted, and obtained written approval from the local planning authority for, a remediation strategy detailing how this unsuspected contamination shall be dealt with.  The remediation strategy shall be implemented as approved.


13. Submission of details outlining protection of watercourse during construction works.


14. Submission of Crime Impact statement


CM
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SITE

The site is located between Springfield Road and Church Street to the north of Altrincham town centre. The site extends to approximately 0.06ha and is currently used for car parking. Access to the site is from Garden Lane to the south which is a narrow access road off Victoria Street.  

The surrounding area is mixed in character and comprises residential and commercial properties.   To the east side of the site are three storey residential properties on Springfield Road (Nos. 7 to 11) which are at a lower level than the application site. To the north of the site is a large office block, Charter House, fronting Woodlands Road. That office has a recently developed small multi-level car park immediately to the north of the application site also accessed from Springfield Road, but to the Woodlands Road side of the restriction. To the west side of the site is a single storey commercial building. To the south on Garden Lane there are two bungalows and at the southern end of Garden Lane are two office blocks fronting Victoria Street.

The site is outside the boundary of Altrincham town centre but within the Main Office Development Area. The site is also close to the Old Market Place Conservation Area which is to the west of the site.

PROPOSAL


Outline planning permission is sought for the erection of a part three storey and part two storey office building and associated car parking. Details of access, appearance, layout and scale have been submitted for approval at this stage and details of landscaping are reserved for subsequent approval. The submission includes a site layout plan, detailed plans and elevations and a Design and Access Statement.

The proposed building would be positioned on the northern side of the site, extending 20.6m across the site and for a maximum depth of 15m. It would be a predominantly three storey building with a two storey element on the front elevation. The building would be a modern flat roof design with a palette of materials including facing brickwork, cladding panels and glazing. The gross floorspace provided would be 537.1 sq. m.

Access to the site would be via Garden Lane and the proposals include 9 car parking spaces within the site to the front of the proposed building, one of which is designated as a disabled parking space.

THE DEVELOPMENT PLAN IN TRAFFORD


The Development Plan in Trafford Comprises:


· The Trafford Core Strategy, adopted 25th January 2012; The Trafford Core Strategy is the first of Trafford’s Local Development Framework (LDF) development plan documents to be adopted by the Council; it partially supersedes the Revised Trafford Unitary Development Plan (UDP), see Appendix 5 of the Core Strategy.


· The Revised Trafford Unitary Development Plan (UDP), adopted 19th June 2006; The majority of the policies contained in the Revised Trafford UDP were saved in either September 2007 or December 2008, in accordance with the Planning and Compulsory Purchase Act 2004 until such time that they are superseded by policies within the (LDF). Appendix 5 of the Trafford Core Strategy provides details as to how the Revised UDP is being replaced by Trafford LDF; and


· The Regional Spatial Strategy for the North West of England, adopted September 2008. The Secretary of State for Communities and Local Government 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. Although the Government’s intention to revoke them may be a material consideration in a very limited number of cases, following a legal challenge to this decision, 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 Localism Act. However, this will not be undertaken until the Secretary of State and Parliament have had the opportunity to consider the findings of the environmental assessments of the revocation of each of the existing regional strategies

In addition, on 25th January 2012 the Council resolved to adopt and bring into force the GM Joint Waste Plan on 1 April 2012. From this point in time the Waste Plan will become part of the Development Plan in Trafford and will be used alongside district-specific planning documents for the purpose of determining planning applications.


PRINCIPAL RELEVANT CORE STRATEGY POLICIES

L4 – Sustainable Transport and Accessibility

L5 – Climate Change

L7 - Design

L8 – Planning Obligations

W1 – Economy

R1 – Historic Environment


PROPOSALS MAP NOTATION


Main Office Development Area


Adjacent to Old Market Place Conservation Area

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


E3 – Land for Commercial Office Development


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


W1 – Strengthening the Regional Economy


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the Manchester City Region


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.

RELEVANT PLANNING HISTORY

76224/FULL/2010 - Demolition of nos. 7 and 9 Springfield Road, new gable to no. 11 Springfield Road and erection of 6 part two storey and part three storey semi-detached dwellings. Approved on 14 April 2011 subject to Section 106 Agreement which has yet to be completed.

H/70192 – Demolition of existing dwellinghouses at 7-9 and 11 Springfield Road followed by erection of two office buildings - a four storey office building fronting Springfield Road with basement parking accessed from Springfield Road and a three storey office building to the rear with associated car parking and access from Garden Lane. Approved on 13 November 2008 subject to a Section 106 Agreement which has yet to be completed.


H/67450 - Demolition of existing dwellinghouses at nos. 7-9 and 11 Springfield Road followed by erection of two office buildings, a four storey office building fronting Springfield Road and a one, two and three storey office building to the rear with access from Garden Lane and associated car parking; provision of basement car park (21 spaces) extending under both buildings accessed from Springfield Road.  Approved 12/11/08


H/ARM/66304 - Erection of one pair of semi detached houses on land at the northern end of Garden Lane with access from Garden Lane (application seeking approval of reserved matters (landscaping) pursuant to planning permission H/OUT/63531). Approved 23/03/07


H/ARM/66303 - Demolition of existing dwellings at 4-12 Victoria Street and erection of four storey building to form Class B1 offices (application seeking approval of reserved matters (landscaping) pursuant to planning permission H/OUT/63531).  Approved 23/03/07.  


H/ARM/66302 - Refurbishment and conversion of 7/9 Springfield Road from one dwelling to two dwellings with undercroft parking.  (Application seeking approval of reserved matters (landscaping) pursuant to planning permission H/OUT/63531).  Approved 23/03/07


H/OUT/63531 - Demolition of existing dwellings at 4-12 Victoria Street, erection of four storey building to form Class B1 offices; provision of associated car parking; refurbishment and conversion of 7/9 Springfield Road from one dwelling to two dwellings with undercroft parking; erection of one pair of semi-detached houses on land at the northern end of Garden Lane with access from Garden Lane; (outline application seeking approval of siting, design, means of access and external appearance). Outline planning permission granted on 13/11/06.


H/OUT/62261 – Demolition of existing dwellings at 4 – 12 Victoria Street, erection of four and five storey building to form Class B1 offices; provision of associated car parking; refurbishment and conversion of 7/9 Springfield Road from one dwelling to two dwellings with undercroft parking; erection of three townhouses on land at the northern end of Garden Lane with access from Garden Lane; relaying and resurfacing of garden lane (outline application seeking approval of siting, design, means of access and external appearance).  Refused 04/08/05


Of these, the office development at the corner of Garden Lane with Victoria Street is now built.  The conversion of 7/9 Springfield Road from one dwelling to two dwellings is currently prevented by a s106 agreement attached to planning permission H/66225 for the erection of two houses to replace one at Gate House, Bradgate Road, Altrincham as part of a combined site proposal. That proposal is not likely to be implemented and has been superseded by planning permission for 4 houses without any restriction relating to 7/9 Springfield Road.


APPLICANT’S SUBMISSION 


The application is accompanied by Design and Access Statement, key points summarised as follows:-

This application and a separate application relating to 7-11 Springfield Road have been made to separate and clarify the two different components that make up previously approved applications (ref. H/67450 and H/OUT/63531, H/ARM/6303 and H/70192). These previous approvals include an office building accessed from Garden Lane and the refurbishment and conversion of 7/9 Springfield Road into two dwellings. Although alterations are proposed these are minor and the application does not represent a new approach to this site.


The design approach seeks to respect the scale and massing of adjacent properties but to respond architecturally in a dynamic and positive way. A simple structural frame is proposed which will be clad in a series of glazing and brickwork cladding panels. Stepping off plan and sectional forms add modelling to the building. This design solution alleviates any overlooking concerns with adjacent residential buildings. A rich layered texture of seemingly random cladding panels and glazing has been adopted. The panel proportions pay homage to the vertical openings apparent within the surrounding buildings and the glazed vertical opening take reference from the horizontal glazing dominating Charter House. The materials employed reflect the brickwork that characterises the building in the immediate vicinity.

The scheme has been designed to satisfy Building Regulations Part M. Access to the main entrance will be via inclined, flush pedestrian only footpath with a stepped approach provided as an alternative. The main office access is an assisted door which will be suitable for wheelchair access.

Having regard to the previous approvals there are two alterations. Firstly the gable wall opposite 11 Springfield Road has been moved back to enable the existing garden to no. 11 to remain unchanged. Secondly all windows to this gable have been omitted.

CONSULTATIONS


LHA – No objections. Comments regarding car parking provision are summarised in the Observations section of the report.

Greater Manchester Police (Design for Security) – No objection, however they suggest that the security of the development needs to be given full consideration prior to construction and a crime prevention plan should be submitted in support of the proposals. Should the LPA be minded to approve the application, it is suggested that a condition be included requiring the development to meet the Secured by Design standard.

Pollution and Licensing – No objections in principle. The following condition is recommended to ensure that the noise form the plant room does not impact on local residents and offices in the immediate vicinity: -

All external plant and equipment that is likely to generate noise should be acoustically treated in accordance with a scheme designed so as to achieve a noise level of 10dB below the existing background (LA90) in each octave band at the nearest noise sensitive location.  The existing background should be taken at the quietest time that the equipment would be operating.  Details of the scheme should be submitted to this section prior to the commencement of any works


Also comment that the application site is situated on brownfield land and recommend that a condition requiring a contaminated land Phase 1 report, and submission and approval of subsequent investigations, risk assessment and remediation as necessary.

Drainage – The Developer should consider a Sustainable Urban Drainage (SUDs) / disposal at source solution to dealing with surface water run off arising from this development.


Highways – No comments

Street Lighting – No comments

Public Rights of Way – No comments

REPRESENTATIONS


Neighbours – One letter of objection received summarised as follows: -

· The proposal would bring increased volume of traffic to Garden Lane which is already over used by the existing office block parking. 

· The upper part of Garden Lane was once a private road, now it is heavily used by vehicles accessing the parking to the offices.

· Large vehicles have difficulty turning the corner at the top of Garden Lane and have in the past caused damage to the piping of ‘Springfield’. The turning on the upper part of Garden Lane is not suited for large vehicle access and hence there is concern to residents if building trucks use Garden Lane to access the site.

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.
The site is outside the town centre boundary as identified on the Proposals Map of the UDP but is within a Main Office Development Area.  PPS4 – Planning for Sustainable Economic Growth (December 2009) sets out planning policies for economic development and the Government’s objectives for prosperous economies. It states the overarching objective is sustainable economic growth. 

2.
Policy W1 of the Core Strategy (Economy) states that town centres are one of the locations where employment uses will be focused and W1.5 also states that B1 office uses will be focused in the Regional Centre and the town centres. Although the site is adjacent to, rather than within the town centre, it is within a Main Office Development Area on the UDP Proposals Map.

3.
The relevant policies of the Regional Spatial Strategy include Policy DP4 which relates to making the best use of existing resources and infrastructure, including a sequential approach to locations for development and suitable infill opportunities within settlements are the second priority. Policy W1 of the RSS requires plans and strategies to promote opportunities for economic development which will strengthen the economy of the North West by building on the region’s strengths particularly the Manchester City Region and supporting growth in service sectors (amongst other criteria). Policy MCR3 – Southern Part of the Manchester City Region refers to the need to sustain and promote economic prosperity consistent with the environmental character of the area by focusing employment development on brownfield sites, accessible by public transport, walking and cycling. 


4.
The site is within a highly sustainable location, close to Altrincham Town Centre where comprehensive services and facilities are available and the site is also well served by public transport, being within walking distance of bus stops and the Altrincham Interchange where rail and Metrolink services are located. Furthermore, the site is classified as a ‘most accessible’ area in the Council’s SPD1 ‘Developer Contributions to Highway and Public Transport Schemes’.

5.
Having regard to the above and in particular the site being within a Main Office Development Area, office development in this location is in accordance with PPS4, Policy W1 of the Core Strategy, and the relevant policies of the RSS. The development is therefore acceptable in principle and the main issues are its impact on the character of the area, neighbouring properties and highway safety/car parking provision.

COMPARISON TO PREVIOUS APPLICATIONS

6.
Application H/70192 included a three storey office building on the application site, as well as a four storey office building fronting Springfield Road following demolition of the existing buildings at 7-11 Springfield Road. This was approved at the 13 November 2008 Planning Development Control Committee, subject to a Section 106 Agreement which has yet to be completed. Application H/67450 was approved in November 2008 and included an office building of one, two and three storey’s and basement parking, although this permission has now expired.

7.
The principal difference between the current scheme and the previous applications is that the existing dwellings at 7-11 Springfield Road do not form part of the site and these are now proposed to be retained whereas previously they were proposed to be demolished and replaced by a 4 storey new office building (see application 77689/FULL/2011). This has resulted in a slightly reduced site area for the development compared to the previous scheme. The building itself is similar to that proposed in application H/70192 in terms of footprint, design and massing, although has a slightly smaller footprint by virtue of the east elevation of the building following the angle of the existing boundary line with the properties on Springfield Road. There are also minor changes to the parking layout.

IMPACT ON VISUAL AMENITY AND CHARACTER OF THE AREA


8.
The proposed building would be positioned to the north side of the site, extending 20.6m width across the site and for as maximum depth of 15m depth. The shape of the proposed building responds to the shape of the site and is considered acceptable having regard to the need to make efficient use of previously developed land. Whilst there have been some changes to the building, it is similar to the scheme previously considered by Committee and it is considered that in terms of its impact on the street scene and character of the area the proposal remains acceptable.

9.
The building would be predominantly three storey’s high with an overall height of 10.5m (excluding the plant room on the roof). It would have a 2 storey projection on the front. The height of buildings in the immediate vicinity of the site is varied, and although there are two bungalows on Garden Lane there are also 2 storey and part 3 storey semi-detached properties on Springfield Road, a 6 storey office building to the north of the site (Charter House) and predominantly 3 storey buildings on Church Street. When viewed from Garden Lane, the building would be seen in the context of Charter House which is considerably larger. In this context it is considered the proposed building, in terms of its height, scale and overall massing, would have acceptable impact on the character of the area. 

10.
In terms of design and materials, the architectural style of the building is the same as previously approved and is contemporary in style, with large glazing panels and sections of brickwork cladding forming the elevations and a flat roof design. The style of buildings in the immediate vicinity is varied and includes Victorian properties on Springfield Road and more modern developments nearby. In this context it is considered the proposed development is appropriate and compared to the existing use of the site as a car park the development would enhance the character of the area, as required by Policy L7 of the Core Strategy.


IMPACT ON AMENITIES OF ADJACENT RESIDENTIAL OCCUPIERS


11.
Policy L7 of the Core Strategy requires new development to be compatible with the surrounding area and not prejudice the amenity of occupants of adjacent properties by reason of overbearing, overshadowing, overlooking, visual intrusion or noise and/or disturbance. There are no specific guidelines for office development, however the Council’s Guidelines for new residential development provide a useful indication of what distances should be retained to adjacent residential property. These recommend that where there would be major facing windows, three storey dwellings should retain a minimum distance of 24m across public highways and 30m across private gardens. Distances to rear garden boundaries from main windows should be at least 13.5m for 3 storey houses in order to protect privacy. Where there is a main elevation facing a two storey blank gable a minimum distance of 15m should normally be provided. 


12.
The proposed building would be positioned 1m from the eastern boundary of the site and would present a three storey (10.5m high) elevation to properties on Springfield Road. No windows are proposed in the part of the building nearest this boundary. The projection on the front of the proposed building would be between 8m and 13m from this boundary and this includes windows at ground and first floor level (but not at second floor level). 

13.
In relation to No. 11 Springfield Road the proposed building would be approximately 13.5m from its rear outrigger within which there are windows at ground floor, first floor and second floor. Only the windows on the ground floor and second floor are habitable rooms. A distance of 16m would be retained to the set back part of No. 11 within which there are windows to habitable rooms at ground floor and first floor. The proposed building would be prominent from the rear windows and garden of No. 11 given the difference in levels and its height, however there are only two habitable room windows at a distance less than the 15m guideline and the shortfall isn’t significant given that this is a high density/town centre environment where buildings are generally closer together than in residential areas. With regards to its impact from the garden, although the building would be prominent and some overshadowing may occur it is considered that this would be limited and not unduly harmful to the amenities of occupiers of that property. 

14.
In relation to Nos. 7 and 9 Springfield Road the nearest part of the proposed building would be 11.5m from their nearest windows. This part of the building would be at an oblique angle relative to their rear facing windows and gardens and it is considered would not be overbearing.  The part of the office directly opposite No. 7 and 9 and within which windows are proposed would be 17.9m from the outrigger which is considered sufficient distance so as not to result in loss of privacy or be visually intrusive.

15.
The upper floor windows of the building would be some 12m from the boundary with No. 5 Springfield Road and over 28m from the rear elevation of that property. At these distances it is considered the development would not lead to a significant loss of privacy for occupiers of that property.


16.
To the southern side of the site there are two single storey residential properties on Garden Lane, Gulmarg and Springfield. In relation to Gulmarg which is the nearest of these dwellings, the proposed building would be approximately 5m from the boundary and 13m from its main side elevation. In comparison to the previously approved office building, the development would be the same distance from this boundary and the same height. The proposed building includes windows at ground, first floor and second floor level facing Gulmarg. Although the development would be at a distance less than the Council’s guidelines, Gulmarg has a single storey garage on the boundary between the back of the house, which has a conservatory/porch attached (this appears to be used as a habitable room). This garage does itself restrict outlook from the kitchen/conservatory at the rear of the bungalow towards the development site and will to some extent mitigate the impact of the proposed development.  Given the distance retained between the proposed building and Gulmarg and the intervening garage it is considered the proposed development would not be unduly prominent or overbearing. The proposed development would be to the north of Gulmarg and therefore there would be no overshadowing.  

17.
The proposed car parking area is similar to that previously approved, with access to the spaces adjacent to the boundary with Gulmarg. Traffic to and from the site and manoeuvring within the site would be noticeable to the occupiers of Gulmarg and Springfield, however taking into account the existing car park use on the site and the nature of the surroundings, it is considered that the levels of noise and disturbance would not adversely affect residential amenity to such a degree as to justify refusal of this application.


18.
Immediately to the west of the site there is a commercial building which has three ground floor windows facing the development site. The proposed office building would be only 3.2m from these windows, however these windows are all obscure glazed and it is considered the development would not have adverse impact on the use of this building. 

19.
To the north side of the site is a multi-level car park car park serving Charter House. Charter House itself is some 25m from the boundary. At this distance there would be no privacy issues arising between this office building and the development.


VEHICLE ACCESS


20.
Access to the site is proposed from Garden Lane which is a narrow no-through road off Victoria Street and provides access to car parks to existing commercial uses fronting Church Street and smaller units to the rear of the buildings on Church Street. The width of Garden Lane does not allow for simultaneous access and egress and the proposed development may increase vehicular activity on Garden Lane compared to the existing car park use; however it was previously considered that an office development of similar scale would not compromise highway or pedestrian safety. The LHA considers the proposals to be acceptable on highways grounds.

CAR PARKING


21.
The proposed layout provides 8 car parking spaces, all to the front of the building. To meet the Council’s car parking standards the provision of 13 spaces should be provided based on the site being within the most sustainable area type. The provision of just 8 car parking spaces would therefore fall below this standard, however the LHA comment that as the site is located within the main office zone the proposals are acceptable on highways grounds. The site is located in a highly sustainable location close to Altrincham transport interchange. Whilst each space in the car parking layout works independently, the layout will result in vehicles reversing substantial distances within the site in front of the site access which is far from ideal.  However, it is considered that as an office use that all vehicles accessing the site will be aware of the site constraints.

IMPACT ON TREES


22.
There are a number of trees adjacent to the site, primarily within the boundary of Charter House to the north of the site running along this boundary. The site plan indicates that these trees are to be retained. It is recommended that a condition requiring a Tree Protection Scheme is attached to any planning permission.


BOUNDARY TREATMENT AND LANDSCAPING

23.
There are no proposals for boundary treatment included within the application, other than reference to brickwork and post and fence panels on the application form, therefore further details of boundary treatment would need to be required by condition in the event permission is granted to ensure they are appropriate to the site. Details of landscaping are reserved for subsequent approval and would be dealt with at that stage.

DEVELOPER CONTRIBUTIONS


24.
Planning obligations under s.106 of the Town and Country Planning Act 1990 (often in the form of financial contributions) are sought in order to mitigate impacts on infrastructure and where development proposals create a need for additional or improved community services and facilities without which the development could have an adverse effect in social, economic or environmental terms. 


25.
Under the Revised Unitary Development Plan planning obligations were sought under the following SPG’s and SPD’s


· SPD 1 Developer Contributions to Highway and Public Transport Schemes.


· PG27 Provision for New Affordable Housing Development.


· PG 28 Informal Childrens Playing Space and Outdoor Sports Facilities Provision and Commuted Sums.


· PG 29 Developer Contributions Towards the Red Rose Forest.


26.
Following the adoption of the Core Strategy, the Council intend to adopt a new Supplementary Planning Document (SPD 1 Planning Obligations) on 27th February. From the date of adoption, this SPD will apply to future decisions on all planning applications.


27.
For the purposes of this Committee, the obligations applicable under both the existing regime and the proposed regime are shown below. Should the relevant legal agreement be completed before the new Planning Obligations SPD is adopted, it is considered appropriate that the obligations applicable under the old regime are applied. Should the SPD be adopted before the legal agreement is completed, then the new obligations will apply.


Developer Contributions Pre-Adoption of SPD1 Planning Obligations

28.
In accordance with the provisions of Policies L8 and R3 of the Core Strategy and the SPG ‘Developer Contributions Towards Red Rose Forest’, the developer is required to make a contribution towards tree planting in the area. For office developments this is calculated at a rate of 1 tree per 30 sq. metres of gross office floorspace. The submitted floor plans indicate a floorspace of 537.1 sq. m which results in a requirement for 18 trees.  Ideally this would be on site but where this is not possible, or if on–site planting is limited as is the case here, the contribution shall be by way of a financial contribution towards off-site planting.  The financial contribution is for £310 per tree making a total contribution for this development of some £5,580 which could be reduced subject to the provision of acceptable on-site tree planting.


29.
SPD1: Developer Contributions to Highway and Public Transport Schemes sets a threshold of 1000 sq. m for commercial development and therefore does not apply to this proposed development.


Developer Contributions Post Adoption of SPD1 Planning Obligations

30.
In accordance with the provisions of Proposals L8 and R3 of the Core Strategy and the Draft SPD1: Planning Obligations and Planning Obligations Technical Note 5: Green Infrastructure & Recreation, business development over 100 sq. m gross internal floorspace is required to make a contribution towards Green Infrastructure projects in the area and/ or provide tree or other planting on site.  The total contribution required is £5,580, less £310 per tree planted on site.

31.
In accordance with Proposal L8 and L4 of the Core Strategy and the Draft SPD1:Planning Obligations and Planning Obligations Technical Note 3: Sustainable Transport and Accessiblity, business development over 100 sq. m gross internal floorspace will require a contribution towards sustainable transport and highway improvement works.   At the time of report preparation no figure has been determined with regards this particular proposal.


32.
It should be noted that all the suggested contributions post adoption of the SPD1 Planning Obligations are indicative and are subject to change in the event of the SPD1 being adopted.


RECOMMENDATION: MINDED TO GRANT, subject to:


A. That the application will propose a satisfactory form of development subject to the completion of an appropriate legal agreement to secure the obligations set out above and;


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


1. An application for approval of reserved matters shall be made to the Local Planning Authority not later than the expiration of three years beginning with the date of this permission and the development shall be begun not later than the expiration of two years from the final approval of the reserved matters.


2. (a) No development shall take place without the prior written approval of the Local Planning Authority of the reserved matters, that is, details of the landscaping of the site (including any proposed changes to existing ground levels, means of enclosure and boundary treatment, hard surfaced areas and materials planting plans, specifications and schedules, existing plants to be retained and showing how account has been taken of any underground services).


(b) The approved proposals relating to landscaping shall be carried out before and within 12 months from the date when the dwelling hereby permitted is occupied; any trees or shrubs planted in accordance with this condition which are removed, uprooted, destroyed, die or become severely damaged or 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 give its written consent to any variation.


3. All reserved matters shall accord with the general layout of the site, and the scale and height of the buildings as set out in the submitted plans 

4. Materials to be submitted and approved


5. Details of boundary treatment to be submitted and approved

6. Contamination land Phase 1 report and, if necessary, further investigation, risk assessment and remediation. 


7. Provision and retention of parking spaces

8. Provision of access facilities No.2


9. Retention of access facilities


10. All external plant and equipment that is likely to generate noise should be acoustically treated in accordance with a scheme designed so as to achieve a noise level of 10dB below the existing background (LA90) in each octave band at the nearest noise sensitive location.  The existing background should be taken at the quietest time that the equipment would be operating.  Details of the scheme should be submitted to this section prior to the commencement of any works
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		WARD: Altrincham

		77689/FULL/2011

		DEPARTURE: No





		Refurbishment and conversion of 7/9 Springfield Road from one dwelling to two dwellings with off road parking to front and refurbishment of existing dwelling at 11 Springfield Road.



		7, 9 and 11 Springfield Road, Altrincham, WA14 1HE





		APPLICANT:  Victoria & Springfield LLP





		AGENT: Calderpeel Architects





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE

The site is located towards the northern end of Springfield Road, a cul-de-sac to the north of Altrincham town centre. It is on the western side of Springfield Road and is currently occupied by 2 dwellings – 7 and 9 Springfield Road (formerly two dwellings but now one) and 11 Springfield Road, also a dwelling.

The surrounding area is mixed in character and comprises residential and commercial properties.  Springfield Road is essentially a residential street of late Victorian houses, though a small number have been converted to commercial/business use including the adjacent property No.5.  Those opposite the application site have been converted to flats.  At the southern end of the road are two office blocks fronting Stamford Street and Victoria Street but with car park access from Springfield Road.  


Springfield Road was formerly a through road to Woodlands Road but has now been blocked off beyond the application site preventing through traffic.  At that northern end is another large office block, Charter House, fronting Woodlands Road.  That office has a recently developed small multi-level car park immediately to the north of the application site also accessed from Springfield Road, but to the Woodlands Road side of the restriction.


Land to the rear of the site is at a higher level and currently used as a car park with access from Garden Lane. This site is subject of a current application for an office building (ref. 77700/O/2011) and there have also been previous permissions for office and residential development on that site. There are also two residential bungalows along Garden Lane to the rear of the site.


The site is located in a Main Office Development Area as identified on the UDP Proposals Map and is close to the eastern boundary of the Old Market Place Conservation Area.


PROPOSAL


Permission is sought for the refurbishment and conversion of No. 7/9 Springfield Road from one dwelling to two dwellings and for the refurbishment of the existing dwelling at No. 11 Springfield Road. The application also includes the provision of off road parking to the front of the proposed dwelling at No. 7/9 Springfield Road. 

The refurbishment and conversion works include an integral garage within the existing basement of No. 9 and installation of a garage door following removal of the bay window at basement level; alterations to provide two front doors within the existing arched porchway of Nos.7 and 9; new steps to the entrances of Nos. 7 and 9; new sliding doors to the rear elevation of all properties and various internal alterations to the properties.  The provision of off-road parking to No. 7/9 would involve removal of part of the existing stone wall along the Springfield Road boundary and excavation of the existing front garden to road level.  A new dividing wall is to be built on the boundary between No. 9 and No. 11. 

THE DEVELOPMENT PLAN IN TRAFFORD


The Development Plan in Trafford Comprises:


· The Trafford Core Strategy, adopted 25th January 2012; The Trafford Core Strategy is the first of Trafford’s Local Development Framework (LDF) development plan documents to be adopted by the Council; it partially supersedes the Revised Trafford Unitary Development Plan (UDP), see Appendix 5 of the Core Strategy.


· The Revised Trafford Unitary Development Plan (UDP), adopted 19th June 2006; The majority of the policies contained in the Revised Trafford UDP were saved in either September 2007 or December 2008, in accordance with the Planning and Compulsory Purchase Act 2004 until such time that they are superseded by policies within the (LDF). Appendix 5 of the Trafford Core Strategy provides details as to how the Revised UDP is being replaced by Trafford LDF; and


· The Regional Spatial Strategy for the North West of England, adopted September 2008. The Secretary of State for Communities and Local Government 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. Although the Government’s intention to revoke them may be a material consideration in a very limited number of cases, following a legal challenge to this decision, 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 Localism Act. However, this will not be undertaken until the Secretary of State and Parliament have had the opportunity to consider the findings of the environmental assessments of the revocation of each of the existing regional strategies

In addition, on 25th January 2012 the Council resolved to adopt and bring into force the GM Joint Waste Plan on 1 April 2012. From this point in time the Waste Plan will become part of the Development Plan in Trafford and will be used alongside district-specific planning documents for the purpose of determining planning applications.


PRINCIPAL 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


R1 – Historic Environment


PROPOSALS MAP NOTATION


Main Office Development Area


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


L4 – Regional Housing Provision


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the Manchester City Region


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.

RELEVANT PLANNING HISTORY

76224/FULL/2010 - Demolition of nos. 7 and 9 Springfield Road, new gable to no. 11 Springfield Road and erection of 6 part two storey and part three storey semi-detached dwellings. Approved on 14 April 2011 subject to Section 106 Agreement which has yet to be completed.


H/70192 – Demolition of existing dwellinghouses at 7-9 and 11 Springfield Road followed by erection of two office buildings - a four storey office building fronting Springfield Road with basement parking accessed from Springfield Road and a three storey office building to the rear with associated car parking and access from Garden Lane. Approved on 13 November 2008 subject to a Section 106 Agreement which has yet to be completed.


H/67450 - Demolition of existing dwellinghouses at nos. 7-9 and 11 Springfield Road followed by erection of two office buildings, a four storey office building fronting Springfield Road and a one, two and three storey office building to the rear with access from Garden Lane and associated car parking; provision of basement car park (21 spaces) extending under both buildings accessed from Springfield Road.  Approved 12/11/08


H/ARM/66304 - Erection of one pair of semi detached houses on land at the northern end of Garden Lane with access from Garden Lane (application seeking approval of reserved matters (landscaping) pursuant to planning permission H/OUT/63531). Approved 23/03/07


H/ARM/66303 - Demolition of existing dwellings at 4-12 Victoria Street and erection of four storey building to form Class B1 offices (application seeking approval of reserved matters (landscaping) pursuant to planning permission H/OUT/63531).  Approved 23/03/07.  


H/ARM/66302 - Refurbishment and conversion of 7/9 Springfield Road from one dwelling to two dwellings with undercroft parking.  (Application seeking approval of reserved matters (landscaping) pursuant to planning permission H/OUT/63531).  Approved 23/03/07


H/OUT/63531 - Demolition of existing dwellings at 4-12 Victoria Street, erection of four storey building to form Class B1 offices; provision of associated car parking; refurbishment and conversion of 7/9 Springfield Road from one dwelling to two dwellings with undercroft parking; erection of one pair of semi-detached houses on land at the northern end of Garden Lane with access from Garden Lane; (outline application seeking approval of siting, design, means of access and external appearance). Outline planning permission granted on 13/11/06.


H/OUT/62261 – Demolition of existing dwellings at 4 – 12 Victoria Street, erection of four and five storey building to form Class B1 offices; provision of associated car parking; refurbishment and conversion of 7/9 Springfield Road from one dwelling to two dwellings with undercroft parking; erection of three townhouses on land at the northern end of Garden Lane with access from Garden Lane; relaying and resurfacing of garden lane (outline application seeking approval of siting, design, means of access and external appearance).  Refused 04/08/05


Of these, the office development at the corner of Garden Lane with Victoria Street is now built.  The conversion of 7/9 Springfield Road from one dwelling to two dwellings is currently prevented by a s106 agreement attached to planning permission H/66225 for the erection of two houses to replace one at Gate House, Bradgate Road, Altrincham as part of a combined site proposal. That proposal is not likely to be implemented and has been superseded by planning permission for 4 houses without any restriction relating to 7/9 Springfield Road.

APPLICANT’S SUBMISSION 


The application is accompanied by Design and Access Statement, key points summarised as follows:-


This application and a separate application for an office building on land to the rear of the site have been made to separate and clarify the two different components that make up previously approved applications (ref. H/67450 and H/OUT/63531, H/ARM/6303 and H/70192). These previous approvals include an office building accessed from Garden Lane and the refurbishment and conversion of 7/9 Springfield Road into two dwellings. Although alterations are proposed these are minor and the application does not represent a new approach to this site.


The changes in the global economic market have decreased the demand for large office usage and this has allowed the retention of the existing property at 7 and 9 Springfield Road. The property was built as two residences and is now used as one so offers a prime opportunity to convert back to two family houses. 11 Springfield Road has simply been refurbished with minor internal alterations. 


Previously approved and relatively minor alterations are required to the frontage together with a modernisation of the interior.


All houses already have extensive basements and these will be further excavated to form off street parking to 7 and 9.


CONSULTATIONS


LHA – No objections in principle but comment that the proposed parking layout for No. 7 is not acceptable as there is inadequate space for two vehicles to park on the frontage, one vehicle can be parked at 90 degrees to the kerbline only. The residential driveway arrangements need alteration in order to be acceptable on highways grounds, even if this is just omitting the second parking space at No. 7.


An amended plan has since been received which omits one of the parking spaces and shows one space to the front of No. 7 in accordance with the above comments.


Drainage – The Developer should consider a Sustainable Urban Drainage (SUDs) / disposal at source solution to dealing with surface water run off arising from this development.


Highways – No comments


Street Lighting – No comments


Public Rights of Way - No comments


REPRESENTATIONS


None received


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.
The site is adjacent to the town centre as identified on the Proposals Map of the UDP and in an area of residential and commercial properties. One of the key objectives set out in PPS1: Delivering Sustainable Development and PPS3: Housing is the priority on re-using previously developed land within urban areas and residential use is encouraged in locations with a good range of community facilities and with good access to jobs, key services and infrastructure. 

2.
Policy L2 of the Core Strategy (Meeting Housing Needs) states that all new residential development proposals will be assessed for the contribution that will be made to meeting the housing needs of the Borough and the wider aspirations of the Council’s Sustainable Community Strategy. Of relevance to this application it requires new development to be appropriately located in terms of access to existing community facilities and/or delivers complementary improvements to the social infrastructure, not harmful to the character or amenity of the immediately surrounding area and in accordance with Policy L7 (Design) and other relevant policies within the Development Plan.

3.
The proposal is for development on previously developed land within the urban area and in a sustainable location, and having regard to the above policies the proposed development is considered acceptable in principle. The main issues are the alterations being appropriate to the character of the building and surrounding area, impact on residential amenity and car parking provision.

PROPOSED ALTERATIONS


4.

No.7/9 Springfield Road was originally built as two dwellings and therefore the building is suitable for conversion back into two dwellings without significant alteration. Permission has also previously been granted for the conversion of the property into two dwellings and for its refurbishment, including undercroft parking (ref. H/OUT/63531 and H/ARM/66302). This permission has since expired.

5.

The current application includes similar alterations to the previous scheme, with the main differences between the two schemes being that a basement garage is now only proposed at No. 9 (previously it was proposed for both No. 7 and No. 9); the steps at the front are wider than previously approved and sliding doors are proposed to the rear elevation where windows were previously proposed. Although the proposed excavation to the front and installation of a garage door would significantly alter the appearance of these properties from the road, this would be similar to the previous approval and it is considered the alterations would comply with the criteria of Policy L7 of the Core Strategy. 


6.
Land to the rear of the site is currently used as a car park and is the subject of a current application for an office building (ref. 77700/O/2011). The relationship between the properties on Springfield Road and the proposed office is assessed in that application which appears elsewhere on this agenda. 

ACCESS AND CAR PARKING


7.
The proposed conversion of No. 7/9 into 2 dwellings would result in an increase in the amount of traffic associated with the property, however it is considered this would have a negligible impact on the highway given that there is only one additional unit and that Springfield Road is a no through road with limited traffic.

8.
Two off street car parking spaces would be provided for No. 9 and one space for No. 7, whilst for No. 11 the existing parking to the side of the dwelling would be retained. The Council’s standard is two spaces per dwelling and therefore the provision for No. 7 would fall short of this standard. It is acknowledged however, that this is a highly sustainable location and also that the existing dwelling doesn't currently have any off-street parking; therefore overall the proposals can be seen as an improvement in on-site parking provision compared to the existing situation.

DEVELOPER CONTRIBUTIONS


9.
Planning obligations under s.106 of the Town and Country Planning Act 1990 (often in the form of financial contributions) are sought in order to mitigate impacts on infrastructure and where development proposals create a need for additional or improved community services and facilities without which the development could have an adverse effect in social, economic or environmental terms. 


10.
Under the Revised Unitary Development Plan planning obligations were sought under the following SPG’s and SPD’s


· SPD 1 Developer Contributions to Highway and Public Transport Schemes.

· PG27 Provision for New Affordable Housing Development.


· PG 28 Informal Childrens Playing Space and Outdoor Sports Facilities Provision and Commuted Sums.

· PG 29 Developer Contributions Towards the Red Rose Forest.


11.
Following the adoption of the Core Strategy, the Council intend to adopt a new Supplementary Planning Document (SPD 1 Planning Obligations) on 27th February. From the date of adoption, this SPD will apply to future decisions on all planning applications.


12.
For the purposes of this Committee, the obligations applicable under both the existing regime and the proposed regime are shown below. Should the relevant legal agreement be completed before the new Planning Obligations SPD is adopted, it is considered appropriate that the obligations applicable under the old regime are applied. Should the SPD be adopted before the legal agreement is completed, then the new obligations will apply.


Developer Contributions Pre-Adoption of SPD1 Planning Obligations

13.
The SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ applies to all new residential developments resulting in an overall increase in the number of residential units on any site. The proposed development would result in a net increase of one dwelling and this part of Altrincham is an area deficient in play space provision. As such the proposed development requires a contribution to off-site provision to comply with the SPG which in this case is £2,865.19, with £1,942.82 toward open space provision and £922.37 toward outdoor sports facilities.


14.
In accordance with the provisions of Policies L8 and R3 of the Core Strategy and the approved SPG ‘Developer Contributions Towards Red Rose Forest’, the developer is required to make a contribution towards tree planting in the area. For residential developments this is calculated at a rate of 3 trees per dwelling which in this case results in a requirement for 3 trees (based on there being a net increase of one dwelling).  There is scope for some of this tree planting requirement to be provided on site, which is the preferred option. In the event that fewer than 3 trees are planted a financial contribution toward off-site planting would be required for the remainder at a rate of £310 per tree, resulting in a total contribution of £930, less £310 per tree planted on site.

15.
SPD1: Developer Contributions to Highway and Public Transport Schemes sets a threshold of 10 residential units and therefore does not apply to this development.

Developer Contributions Post Adoption of SPD1 Planning Obligations

16.
In accordance with Proposal R5 of the Core Strategy and the Draft SPD1 Planning Obligations and Planning Obligations Technical Note 5: Green Infrastructure & Recreation require the provision of informal recreation and children’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.  Based upon the SPD the provision towards outdoor sports facilities and recreation would be £3,677.50.

17.
In accordance with the provisions of Proposals L8 and R3 of the Core Strategy and the Draft SPD1: Planning Obligations and Planning Obligations Technical Note 5: Green Infrastructure & Recreation a development of one residential dwelling would be expected to provide 3 trees on site or a contribution towards Green Infrastructure 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 planting would be required.  The SPD sets out a requirement of £310 per tree, resulting in a total contribution of £930, less £310 per tree planted on site.

18.
In accordance with Proposal L8 of the Core Strategy and the Draft SPD1: Planning Obligations and Planning Obligations Technical Note 6: Meeting Social Needs a development of one residential dwelling of 4 bedrooms or more will require a contribution towards educational facilities.  Based on the SPD the provision towards Educational facilities with regards this particular development would be £11,186.31.

19.
In accordance with Proposal L8 and L4 of the Core Strategy and the Draft SPD1:Planning Obligations and Planning Obligations Technical Note 3: Sustainable Transport and Accessiblity a development of one residential unit or more will require a contribution towards sustainable transport and highway improvement works.   At the time of report preparation no figure has been determined with regards this particular proposal.

20.
It should be noted that all the suggested contributions post adoption of the SPD1 Planning Obligations are indicative and are subject to change in the event of the SPD1 being adopted.

RECOMMENDATION: MINDED TO GRANT, subject to:


A. That the application will propose a satisfactory form of development subject to the completion of an appropriate legal agreement to secure the obligations set out above and;

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


1. Standard 3 year time limit

2. List of Approved Plans

3. Materials to be submitted and approved

4. Details of garage door to be submitted and approved

5. Landscaping scheme, including full details for the boundary treatment and hard surfacing to the front of No. 7 and 9.
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		WARD: Broadheath

		77510/O/2011

		DEPARTURE: Yes





		Outline planning application for the development of a maximum of 70 dwellings (Use Class C3).  Details provided for access, parking and landscaping with all other matters reserved for subsequent consideration.



		Land off Stamford Brook Road, Timperley





		APPLICANT:  Trafford College





		AGENT: Indigo Planning Ltd





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site is located on the south side of Stamford Brook Road Altrincham, measures approximately 2.3ha in size and has a level topography with low level vegetation throughout.  The site is currently vacant although a small section has recently been used as an area for parking of construction traffic during recent works at South Trafford College.


To the north side of the site is the South Trafford College campus with the all weather pitch and car parking area located opposite the proposed access to the application site.  To the east side of the site is a number of commercial units and a large vacant industrial building (Bayer site).  To the south side of the site is a strip of landscaped land which forms part of the industrial Bayer site beyond which is a disused railway line.  To the west side of the site is new residential development part of the Stamford Brook estate which extends beyond the west and north west of the application site.  Timperley Brook extends across a section of the site in the north east corner of the site


The site is located close to the junction with Manchester Road (A56)


PROPOSAL


Outline planning permission is sought for the erection of a maximum of 70no dwellings on the site.  Details of access, parking and associated landscaping have been submitted for approval at this stage and details regarding the siting, design, layout and detailed landscaping are reserved for subsequent approval. Drawings submitted with the application show that housing provision could include 23 x 3 bedroom dwellings, 37 x 4 bedroom houses and 10 x 5 bedroom houses.


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 Comprises:


· The Trafford Core Strategy, adopted 25th January 2012; The Trafford Core Strategy is the first of Trafford’s Local Development Framework (LDF) development plan documents to be adopted by the Council; it partially supersedes the Revised Trafford Unitary Development Plan (UDP), see Appendix 5 of the Core Strategy.


· The Revised Trafford Unitary Development Plan (UDP), adopted 19th June 2006; The majority of the policies contained in the Revised Trafford UDP were saved in either September 2007 or December 2008, in accordance with the Planning and Compulsory Purchase Act 2004 until such time that they are superseded by policies within the (LDF). Appendix 5 of the Trafford Core Strategy provides details as to how the Revised UDP is being replaced by Trafford LDF; and


· The Regional Spatial Strategy for the North West of England, adopted September 2008. The Secretary of State for Communities and Local Government has signaled 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. Although the Government’s intention to revoke them may be a material consideration in a very limited number of cases, following a legal challenge to this decision, 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 Localism Act. However, this will not be undertaken until the Secretary of State and Parliament have had the opportunity to consider the findings of the environmental assessments of the revocation of each of the existing regional strategies

On 25th January 2012 the Council resolved to adopt and bring into force the GM Joint Waste Plan on 1 April 2012. From which point in time the Waste Plan will become part of the Development Plan in Trafford and will be used alongside district-specific planning documents for the purpose of determining planning applications.


PRINCIPLE CORE STRATEGY POLICIES


L1 – Land for New Homes


L2 – Meeting Housing Needs


L3 – Regeneration and Reducing Inequalities


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


R2 – Natural Environment


R3 – Green Infrastructure


R5 – Open Space, Sport and Recreation


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


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


H4 – Release of Other Land for Development


D2 – Vehicle Parking


PROPOSALS MAP NOTATION


Protected Open Space


Wildlife Corridor


Sinderland Redevelopment Area


River Valley Flood Plain


RELEVANT PLANNING HISTORY

South Trafford College Campus

H/67871 - Demolition of tower block, block 3 and catering block. Erection of three-storey learning resource centre with classrooms and offices, two new three-storey teaching blocks around a central atrium, associated landscaping throughout. Demolition of former doctors surgery and creation of additional car parking. – Approved 14/01/2008

H/62838 – Remodelling of existing car park to provide additional 52 parking spaces, with associated landscaping, lighting scheme, fencing and pedestrian footbridges over Timperley Brook.  Closure of existing access off Ingham Road and use of 2 no accesses off Stamford Brook Road.  Creation of all weather multi use sports pitch and associated fencing. – Approved 4/11/2005.


H/51016 - Approval of reserved matters pursuant to outline planning permission H/OUT/49281 in respect of the erection of a three storey catering block - Approved 29/02/01.


H/OUT/49281 – Redevelopment of parts of existing college site including erection of new catering block (3 storey), new art and design block (2 storey), new teaching block (3 storey), with extension and refurbishment of existing building (part 2 storey part 3 storey) to provide administrative/IT facilities.  Provision of new access, car parking and landscaping works.-   Approved 24th August 2000.


Application Site 


H/REN/51218 – Renewal of temporary permission to retain temporary car-park including fencing and lighting – Approved with conditions 05/03/2001


H/46905 – Variation of condition 1 to allow the continued use of land as a temporary car-park for a further two tear period – Approved 17/03/1999


H/45580 – Variation of Condition 2 of permission H/43370 to allow the continued use of land as a temporary car park for a further twelve month period – Approved 29/07/1998.


H/44959 – Change of use from existing temporary car park to a permanent car park including surfacing works – Withdrawn 23/02/1998


H/43370 – Construction of temporary car-park including fencing and lighting – Approved 29/01/1997


APPLICANTS SUBMISSION


The applicants submission includes a Design and Access Statement; Transport Assessment; Travel Plan; Flood Risk Assessment; Utilities Plan; Preliminary Assessment of Ground Conditions; Ecology Survey Report; Noise Survey and an indicative Site Layout Plan.  Reference will be made to the submitted information within the observations section of this report.

CONSULTATIONS


Manchester Airport – Based on the material supplied at this stage, it has not been possible to undertake a full assessment of the proposal from an aerodrome safeguarding aspect.  As such, the following condition should be included in the grant of outline planning permission:


The Safeguarding Authority for Manchester Airport must be consulted on any reserved matters submitted (including the siting, design, layout and landscaping of the development), and reserves the right to make further comments in relation to these.


Reason: To ensure that Manchester Airport’s obstacle limitation surfaces are protected and to ensure the safe operation of aircraft.


Electricity Northwest – No impact on electricity distribution system, infrastructure or other ENW assets.


Greater Manchester Police – No objection to the proposals – Request that reserved matters application include a Crime Impact Statement, an appropriate condition is attached to any approval at outline requesting such a condition.


Environment Agency – No objection in principle to proposal, request that any planning approval includes the following conditions:-


· The development hereby permitted shall not be commenced until such time as; a scheme to ensure finished floor levels of proposed buildings are set no lower than 23.5 above Ordnance Datum (AOD), has been submitted to and approved in writing by the Local Planning Authority.


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


The development hereby permitted shall not be commenced until such time as; a scheme to ensure roads, parking and pedestrian areas are set no lower than 23.2m above Ordnance Datum (AOD), has been submitted to and approved in writing by the Local Planning Authority.


Reason: To provide access/egress during a 1 in 100 years flood event.


The development hereby permitted shall not be commenced until such time as; a scheme to limit the discharge of surface water from the proposed development has been submitted to and approved in writing by the local planning authority.


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


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


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


Prior to the commencement of development, a scheme for the provision and management of an undeveloped buffer zone, at least 10m wide, alongside Timperley Brook shall be submitted to and agreed in writing by the Local Planning Authority.  Thereafter the development shall be carried out in accordance with the approved scheme and any subsequent amendments shall be agreed in writing with the Local Planning Authority.  The scheme shall include; plans showing the extent and layout of the buffer zone; details of any planting scheme (for example native species); details demonstrating how the buffer will be protected during development and managed/maintained over the longer term and details of any footpaths, fencing etc.


Reason: Development that encroaches on a water course has potential to severely impact its ecological value.  This is contrary to government policy in Planning Policy Statement 1 and Planning Policy Statement 9 and to the UK Biodiversity Action Plan.


If during development, contamination not previously identified is found to be present at the site then no further development (unless otherwise agreed in writing with the Local Planning Authority) shall be carried out until the developer has submitted, and obtained written approval from the local planning authority for, a remediation strategy detailing how this unsuspected contamination shall be dealt with.  The remediation strategy shall be implemented as approved.


Reason: To ensure a safe form of development that poses no unacceptable risk of pollution.


Greater Manchester Ecology Unit:- The application site includes part of Timperley Brook.  The Brook has ecological value as a wildlife corridor and parts of the brook are known to support water voles, a protected species under the terms of the Wildlife and Countryside Act 1981 (as amended).  Kingfishers, also protected under Schedule 1 of the Wildlife and Countryside Act, are also known to use the brook.  It is therefore recommended that a landscape and habitat ‘buffer zone’ of at least 10 metres be established between the water course and any built development.

Should permission be granted to the scheme the developer should be required to prepare a method statement giving details of how the water course is to be properly protected during the course of construction and operational phases of the development.  Reference should be made to Pollution Prevention Guidelines published by the Environment Agency (PPG no5) and guidance prepared by the Construction Industry Research & Information Association (CIRIA) for developments close to water courses (CIRIA Best Practice Guidance note no C532).

If at any time the development directly affects the banks of the Brook then a survey for water voles will need to be conducted.  Should water voles be found and are considered likely to be affected by the scheme than a method statement will need to be prepared giving details of measures to be taken to protect water voles.


Drainage – Standard drainage informatives to be attached to any approval.


Highways – No objection in principle, subject to satisfactory submission and approval of the geometrical highway layout.


Local Highway Authority (LHA):- Comments incorporated into report


Pollution and Licensing – The application site is situated on brownfield land, recommended that appropriate contaminated land condition (Condition CLC1) is included on any grant of planning permission.


Strategic Planning:- Comments incorporated into report


REPRESENTATIONS


Neighbours – 2 letters of objection have been received with regards the proposal (one letter is on behalf of Woodcote residents and has 13 individual signatures), raising the following concerns:-


· During busy periods traffic often backs up from the traffic lights at Manchester Road all the way back to the roundabout (on Stamford Brook Rd) making it difficult to exit onto the A56.  The proposed development will add to this causing potential traffic chaos.


· Stamford Brook road and the estate is used as a ‘rat run’ for motorists and at excessive speed throughout the day.


· Drivers take risks at the lights to pass stationary traffic.


· Parked vehicles on Turnbull Road reduce the space for two way traffic


· Excessive amount of lorries use the estate road


· National Trust sold this land, (which is a conservation area for the heron) under certain conditions to Redrow and Bryant – The selling points used 7 years ago by Redrow ‘National Trust’ ‘conservation’ and ‘wildlife corridors’ are no longer truthful or relevant.


· Traffic calming measures have been dismissed by the Council as the road is not considered dangerous enough to warrant funds.


· There is still building work going on at the other end of the estate, building work at the College has only recently completed when will it stop – it is making it difficult to sell property in the current economic climate.


· Proposal is contrary to protected open space policy


· Proposal will add congestion to A56 


· Traffic survey should be undertaken at peak times


· Traffic assessment should be undertaken when the Stamford Brook development is complete and fully occupied


· Accident figures in applicants transport assessment are not accurate (certain accidents not included)


· Land should be kept as an overspill car-park to alleviate on street parking


· Construction traffic/works for the last six years


· Would the estate be linked to existing housing provision in terms of internal pathways and therefore would new owners pay towards the management company


· Covenant on land that it must be used for ‘educational purposes’


· Additional impact on local  public services in particular local schools


· Concern regarding overlooking to existing residential dwellings.


OBSERVATIONS


BACKGROUND


1. This application is submitted alongside an outline planning application Ref:77485/O/2011 for the redevelopment of the Trafford College site at Moss Road Stretford for residential development.  In addition it is also associated with planning application Ref:77718/FULL/2011 which proposes extensions and extensive refurbishment works at the Trafford College campus on Talbot Road Stretford.  These applications are reported elsewhere on the agenda.

2. Trafford College has recently undertaken a review of its estate, the outcome of which identifies the Stamford Brook Road site as being surplus to current and future requirements for educational or associated sports purposes.  The college is also seeking to relocate the technology centre at Moss Road to the Talbot Road site as the Moss Road facility is in a poor condition, poorly utilised and expensive to run.  This relocation of facilities to one site in the north of the borough will require significant investment at the Talbot Road site.  It will leave the Moss Road site surplus and available for redevelopment.


3. In order to facilitate the significant costs of the Talbot Road development the College is seeking to realise values from both the surplus sites at Stamford Brook Road and Moss Road.  The college have identified cuts in national funding and also recent significant investment in the redevelopment of the South Trafford College site as factors which have contributed to them in having to consider alternative sources of funding, namely the sale of both sites to facilitate the works required at the Talbot Road site.


PRINCIPLE OF DEVELOPMENT


4. 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 (parts of the site have been hardsurfaced for car-parking and use as a construction depot). 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. 


5. 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.


6. In accordance with 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 Core Strategy policy L1. In so far as the new residential target is concerned development in the Borough is proceeding at a rate which is significantly below the updated target being proposed within the LDF Core Strategy.  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. 


     7.  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.


8. With regards (i)(a) above the site is allocated as Protected Open Space.  Policy R5 of the Core Strategy seeks to secure the provision of a range of open space to meet community needs and seeks to address areas of deficiency in terms of quantity and quality.  The applicant has submitted information addressing the sufficiency of open space provision in the area against the Council’s evidence base and states the college do not require the land for future outdoor sports provision.  As part of the previous UDP land allocation process the college had previously identified a need for the area for future outdoor sports provision leading to the present designation of the land as OSR5.  However it has now stated these needs have been met elsewhere, namely on the opposite side of Stamford Brook Road from the application site on the main campus site.  The application site is not identified within the sufficiency of provision in the area as it is not currently accessible or used by the community.  Adequate provision exists in the area at present to meet standards for open space and quality play provision as a result of the development of the Stamford Brook residential area to the west.

9. Information has also been provided detailing the regeneration benefits of improving the Talbot Road campus which is linked to this application.  The  redevelopment of the Talbot Road campus as proposed under 77718/FULL/2011 will provide significant benefits in terms of improving access to jobs and training for disadvantaged (particularly young) people within the Gorse Hill Priority Regeneration Area in line with Core Strategy Strategic and Place Objectives.  In addition, the proposals will support economic growth and key sectors in Trafford Park in line with Core Strategy Policy.   Therefore a case has been made where the benefits of the application are considered to outweigh the loss of open space.  The UDP Proposals map is not replaced by Policy R5 and therefore the removal of this site from OSR5 could be made through the Land Allocations DPD.  However it is acceptable for a proposed development to be granted planning permission (notwithstanding that it is a departure from the development plan) regardless of the status of the land in terms of its allocation within the Development Plans proposals map.

10. The site is considered to be within a sustainable location given its proximity to Altrincham Town Centre where comprehensive services and facilities are available and the site is well served by public transport, being within walking distance of bus stops on Manchester Road and Park Road Metrolink station. Altrincham Interchange is also within walking distance where rail and Metrolink services are located. Furthermore, the site is classified as a ‘most accessible’ area in the Council’s SPD1 ‘Developer Contributions to Highway and Public Transport Schemes’ and the emerging Draft SPD1 Planning Obligations and Technical Note 3: Sustainable Transport and Accessibility.

11. Having regard to the above, the proposed development of the site for housing is considered on balance to be in accordance with PPS3, the relevant policies of the RSS, Core Strategy Policies L1, L3 and Proposal 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 & PARKING


12. Access to the site would be from the existing Stamford Brook Road which has been completed in recent years to provide access to the college, Sinderland Brook residential development and links Manchester Road with Sinderland Road to the west.


13. A new vehicular access point to the application site has been partly laid out with tarmac surface, road markings and dropped kerbs in-situ. The vehicular access is located immediately opposite the southern boundary of the college external playing pitch and will be the only vehicular access point to the new residential layout.  The submitted site layout plan provides for a 5.5m wide carriageway; 6m corner radii; 2m footpath on both sides of the access road and 2.4m x 56m visibility splay.

14. The submitted transportation assessment states that modelling has been undertaken for 72 vehicles which is in excess of the number of units applied for in this application.  The applicant has undertaken this approach to ensure the trip generation figures are robust.  The trip generation figures indicate that in the PM peak (1715hrs – 1815hrs) there will be 43 vehicles passing through the Stamford Brook Road/A56 junction to access the proposed development, which is just under 1.5 extra vehicles passing through the junction every minute, which corresponds to just under 3 vehicles each full revolution of the traffic signals, although the three vehicles will not all be on the same arm of the junction.  Whilst it is felt that there are relatively high levels of traffic on the roads in the vicinity of the site, it is felt that this additional traffic is not a significant addition.


15. Individual vehicular access will be provided to each dwellinghouse with a minimum of 2 car parking spaces achieved for each dwelling. 14 of the plots will provide 3 car parking spaces which include 4x five bedroom dwellings and 10x four bedroom dwellings.  The 3 bedroom dwellings located to the southern end of the site include an integral garage and one external car parking space.  

16. The proposed development layout plan demonstrates that 70 units can be achieved on this site with appropriate parking provision and acceptable access to the site.  A number of the proposed units have dropped kerb widths and parking spaces which would require slight amendments to ensure compliance with Council guidelines along with increases to sections of the proposed unadopted access roads within the layout.  The applicant is not applying for a final layout in relation to this application, the submitted layout demonstrates that 70 residential units can be achieved on this site with an acceptable access and parking provision, which the Council are satisfied can be achieved taking into account the minor amendments required to dropped kerbs etc.

LAYOUT & LANDSCAPING


17. Although the applicant has indicated that the layout would be considered at reserved matters stage, an indicative site layout plan has been included which demonstrates that 70 dwellings can be accommodated within the site.  The housing provision includes 23nox 3 bedroom dwellings; 37no x 4 bedroom dwellings and 10no x five bedroom dwellings.  The new housing mix will include 42 dwellings at 2.5 storey and 28 at 2 storey.  The layout achieves distances of 10m -11m being retained from rear elevations to rear boundaries.  The Council guidelines on privacy distances for new residential developments recommends a distance of 10.5m to be retained from first floor habitable room windows (i.e bedrooms) to rear boundaries.  This 10.5m distance to be increased by 3m for every additional floor of accommodation provided.  Therefore, whilst 10m-11m distances will be acceptable for first floor habitable accommodation.  Any second floor windows (i.e dormers) would be acceptable if obscured glazed and serving an en-suite or bathroom but not a main habitable room window as 13.5m distances to rear boundaries are not achieved in most plots.  Officers are satisfied that the applicants have demonstrated that 70 dwellings can be accommodated on the site

18. The indicative site layout has taken into account the area of wildlife corridor that extends along the north – east corner of the site, retaining a landscape buffer zone which extends along part of the northern boundary and along the bank of Timperley Brook.  A belt of tree planting is proposed along the eastern boundary of the site in order to provide a screen from the adjacent derelict industrial site.


19. The site layout has been split into three separate sections of housing nearest to the north side of the site with a linear row of housing nearest to the southern side of the site.  The housing nearest to Stamford Brook Road boundary will be two storey semi-detached units with a splayed frontage which is similar to elements of the new housing found with the larger Stamford Brook development.


DEVELOPER CONTRIBUTIONS


20. Planning obligations under s.106 of the Town and Country Planning Act 1990 (often in the form of financial contributions) are sought in order to mitigate impacts on infrastructure and where development proposals create a need for additional or improved community services and facilities without which the development could have an adverse effect in social, economic or environmental terms. 


21. Under the Revised Unitary Development Plan planning obligations were sought under the following SPG’s and SPD’s

· SPD 1 Developer Contributions to Highway and Public Transport Schemes.


· PG 27 Provision for New Affordable Housing Development. 

· PG 28 Informal Childrens Playing Space and Outdoor Sports Facilities Provision and Commuted Sums.


· PG 29 Developer Contributions Towards the Red Rose Forest.


22. Following the adoption of the Core Strategy, the Council intend to adopt a new Supplementary Planning Document (SPD 1 Planning Obligations) on 27th February. From the date of adoption, this SPD will apply to future decisions on all planning applications.


23. For the purposes of this Committee, the obligations applicable under both the existing regime and the proposed regime are shown below. Should the relevant legal agreement be completed before the new Planning Obligations SPD is adopted, it is considered appropriate that the obligations applicable under the old regime are applied. Should the SPD be adopted before the legal agreement is completed, then the new obligations will apply.


Developer Contributions Pre-Adoption of SPD1 Planning Obligations

24. 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 children’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 an area sufficient in informal/childrens playing space a contribution towards this element will not be required.   A contribution towards sports facilities is required and based on the rates set out in the SPG this contribution would be £60,818.64.

25. In accordance with the provisions of Proposal ENV16 of the Revised UDP and the SPG ‘Developer Contributions Towards Red Rose Forest’ a development of seventy dwellings would be expected to provide 210 trees (3 trees per dwelling) on site or a contribution toward 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 were not provided on site, a financial contribution toward off-site tree planting would be required. The SPG sets out a requirement of £310 per tree which would generate a total contribution of £65,100.00, less £310 per tree that is provided on site.

26. Based on the criteria as set out in SPD1: Developer Contributions to Highway and Public Transport Schemes, the application site is situated in the most accessible area as indicated within the SPD.  The contribution for Highway Network provision is £15,260.00 and the contribution for public transport schemes is £23,380.00, a total of £38,640.00.

Developer Contributions Post Adoption of SPD1 Planning Obligations

27. In accordance with Proposal R5 of the Core Strategy and the Draft SPD1 Planning Obligations and Planning Obligations Technical Note 5: Green Infrastructure & Recreation require the provision of informal recreation and children’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 an area sufficient in informal children’s playing space no contribution towards open space is required.  Based upon the SPD the provision towards outdoor sports facilities provision would be £240,384.25.

28. In accordance with the provisions of Proposals L8 and R3 of the Core Strategy and the Draft SPD1: Planning Obligations and Planning Obligations Technical Note 5: Green Infrastructure & Recreation a development of one residential dwelling would be expected to provide 3 trees on site or a contribution towards Green Infrastructure 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 planting would be required.  The SPD sets out a requirement of £310 per tree (210 trees in total required) which would generate a total contribution of £65,100.00, less £310 per tree that is provided on site


29. In accordance with Proposal L8 of the Core Strategy and the Draft SPD1: Planning Obligations and Planning Obligations Technical Note 6: Meeting Social Needs a development of one residential development of 2 bedrooms or more (excluding elderly care homes/developments) will require a contribution towards educational facilities.  Based on the SPD the provision towards Educational facilities with regards this particular development would be £697,280.08.

30. In accordance with Proposal L8 and L4 of the Core Strategy and the Draft SPD1:Planning Obligations and Planning Obligations Technical Note 3: Sustainable Transport and Accessibility a development of one residential unit or more will require a contribution towards sustainable transport and highway improvement works.   At the time of report preparation no figure has been determined with regards this particular proposal.

31.  It should be noted that all the suggested contributions post adoption of the SPD1 Planning Obligations are indicative and are subject to change in the event of the SPD1 being adopted.

AFFORDABLE HOUSING


32. A residential development of this size and in this location would also be expected to contribute towards affordable housing provision in accordance with national and regional planning guidance and, more specifically, Proposals L2 and L8 of the Core Strategy and the Council’s Draft SPD1 Planning Obligations and Technical Note 2:Meeting Housing Needs.  The Council has set a target contribution of 40% of the total site development capacity for schemes in the Altrincham area which is identified as a ‘hot’ market location.  This would equate to a requirement for 28 of the 70 dwellings to be affordable.  In terms of a commuted sum if no affordable housing provided on site, the proposed development would generate a contribution of £1,470,000.00.  The applicant has indicated that no affordable housing would be provided as part of the proposed development, the rationale for this approach is outlined in the viability section below.

VIABLITY


23.   The applicant has proposed that in the case of the Stamford Brook Road site no affordable housing provision will be made.  In addition it is proposed that an additional 10% of affordable housing will be provided on the Moss Road site and the balance to be waived and taken as a contribution towards the redevelopment of the Talbot Road campus.  In order to facilitate the required works at the Talbot Road site, the college need to maximise their assets which includes the Stamford Brook Road site.  The value released from disposing of this site and the Moss Road site will not be sufficient to completely finance their enhancement works, but will substantially help the process.  In order to ensure that this occurs the College is willing to enter into a S106 agreement to confirm that proceeds from the site (and Moss Road) will be reinvested at Talbot Road.


24.     The viability case has been the subject of detailed discussions between officers and the applicant and has included the assessment in detail of confidential financial figures released by the College.  On this basis it is recommended that the viability case put by the applicant is accepted recognising that the redevelopment of the Stamford Brook Road site will have major physical, social and economic benefits to the Altrincham area and Trafford in general and will assist in cross-subsidising essential improvements at the Talbot Road campus to provide high quality education facilities within the north of the borough in an area in need of regeneration.


25.    The applicant has suggested the following wording of an overage clause within the S106 agreement, this would provide comfort to the Council that the reduced affordable housing contribution (0% at Stamford brook Road) will be off set against investment in the redevelopment of the College.

‘The applicant hereby agrees to provide written confirmation that the figure equivalent to the affordable housing contribution which would normally be required in respect of development on Stamford Brook road will be reinvested into the provision of enhanced education facilities with Trafford borough’

26. The applicant has also confirmed a commitment to pay the developer contributions under the UDP developer contributions SPGs’ namely Red Rose Forest; Informal Play Space/Outdoor Sports Provision and Highways these figures have been indicated earlier in this report.  The situation with regards developer contributions and the emerging Core Strategy SPD1 Planning Obligations has been explained previously in the report and therefore these figures are subject to change.  It should be noted that under the new SPD1 Planning Obligations Technical Note 6:Meeting Social Needs a contribution of £697,280.08 is generated.  As the proposed development will involve the reinvestment of the capital receipt from the application site to the Talbot Road site and specifically towards post sixteen education, the education contribution in this instance would be waived.

RECOMMENDATION

MINDED TO GRANT, subject to:


(A) That the application will propose a satisfactory form of development subject to the obligations set out above subject to the completion of an appropriate legal agreement.


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


1. An application for approval of reserved matters shall be made to the Local Planning Authority not later than the expiration of three years beginning with the date of this permission and the development shall be begun not later than the expiration of two years from the final approval of the reserved matters.


2. No development shall take place without the prior written approval of the Local Planning Authority of the reserved matters, that is, details of


i.) the appearance,


ii.) the layout


iii.) (ii) the landscaping of the site (including any proposed changes to existing ground levels, means of enclosure and boundary treatment, hard surfaced areas and materials planting plans, specifications and schedules, existing plants to be retained and showing how account has been taken of any underground services).


(b) The approved proposals relating to landscaping shall be carried out before and within 12 months from the date when the dwelling hereby permitted is occupied; any trees or shrubs planted in accordance with this condition which are removed, uprooted, destroyed, die or become severely damaged or 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 give its written consent to any variation.


3. Approved Plans


4. Contamination land Phase 1 report and, if necessary, further investigation, risk assessment and remediation. 


5. Samples of materials to be submitted and agreed


6. Removal of permitted development rights for extensions, outbuildings, hard surfaces, gates, walls and fences.


7. The development hereby permitted shall not be commenced until such time as; a scheme to ensure finished floor levels of proposed buildings are set no lower than 23.5 above Ordnance Datum (AOD), has been submitted to and approved in writing by the Local Planning Authority.


8. The development hereby permitted shall not be commenced until such time as; a scheme to ensure roads, parking and pedestrian areas are set no lower than 23.2m above Ordnance Datum (AOD), has been submitted to and approved in writing by the Local Planning Authority.


9. The development hereby permitted shall not be commenced until such time as; a scheme to limit the discharge of surface water from the proposed development has been submitted to and approved in writing by the local planning authority. 


10. The development hereby permitted shall not be commenced until such time as; a scheme to manage the risk of flooding from overland flow of surface water; has been submitted to and approved in writing by the Local Planning Authority.


11. Prior to the commencement of development, a scheme for the provision and management of an undeveloped buffer zone, at least 10m wide, alongside Timperley Brook shall be submitted to and agreed in writing by the Local Planning Authority.  Thereafter the development shall be carried out in accordance with the approved scheme and any subsequent amendments shall be agreed in writing with the Local Planning Authority.  The scheme shall include; plans showing the extent and layout of the buffer zone; details of any planting scheme (for example native species); details demonstrating how the buffer will be protected during development and managed/maintained over the longer term and details of any footpaths, fencing etc.


12. If during development, contamination not previously identified is found to be present at the site then no further development (unless otherwise agreed in writing with the Local Planning Authority) shall be carried out until the developer has submitted, and obtained written approval from the local planning authority for, a remediation strategy detailing how this unsuspected contamination shall be dealt with.  The remediation strategy shall be implemented as approved.


13. Submission of details outlining protection of watercourse during construction works.


14. Submission of Crime Impact statement


CM
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		WARD: Gorse Hill

		77485/O/2011

		DEPARTURE: Yes





		Outline application (including details of access) for the demolition of the existing building and redevelopment of the site to provide up to 63 no. residential dwellings with associated access, parking, landscaping and open space, with all other matters reserved for subsequent consideration.



		Trafford College, Moss Road, Stretford, Manchester, M32 0AZ





		APPLICANT:  Trafford College





		AGENT: Indigo Planning Ltd





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE

The application site is approximately 1.58 hectares in size and comprises of a large two storey building that currently forms teaching facilities for Trafford College Technology Centre.  Car parking facilities to serve the college are also situated to the front, side and rear of the building.

The site is situated on the western side of Moss Road.  The Bridgewater Canal bounds the site to the north and an elevated railway line, which is currently actively used for freight trains bounds the site to the south.  Industrial buildings within Trafford Park bound the site to the west and are situated to the north of the site, on the northern side of the canal.  Access to these industrial buildings cannot be gained from Moss Road, though due to the size of the buildings they are prominent from this part of Moss Road.  A cul-de-sac of sixteen residential houses are situated opposite the side on the eastern side of Moss Road.


PROPOSAL


The application seeks outline approval for the demolition of the existing college building and the redevelopment of the site to provide up to 63 residential dwellings.  Consent is sought for the principle of the development and details of access.  Details regarding the siting, design, layout and detailed landscaping are reserved for subsequent approval.  Drawings submitted with the application show that housing provision could include 3x 2bed apartments, 29 x 2 bed houses and 31 x 3 bed houses


DEVELOPMENT PLAN

The Development Plan in Trafford Comprises:


· The Trafford Core Strategy, adopted 25th January 2012; The Trafford Core Strategy is the first of Trafford’s Local Development Framework (LDF) development plan documents to be adopted by the Council; it partially supersedes the Revised Trafford Unitary Development Plan (UDP), see Appendix 5 of the Core Strategy.


· The Revised Trafford Unitary Development Plan (UDP), adopted 19th June 2006; The majority of the policies contained in the Revised Trafford UDP were saved in either September 2007 or December 2008, in accordance with the Planning and Compulsory Purchase Act 2004 until such time that they are superseded by policies within the (LDF). Appendix 5 of the Trafford Core Strategy provides details as to how the Revised UDP is being replaced by Trafford LDF; and


· The Regional Spatial Strategy for the North West of England, adopted September 2008. The Secretary of State for Communities and Local Government 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. Although the Government’s intention to revoke them may be a material consideration in a very limited number of cases, following a legal challenge to this decision, 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 Localism Act. However, this will not be undertaken until the Secretary of State and Parliament have had the opportunity to consider the findings of the environmental assessments of the revocation of each of the existing regional strategies

On 25th January 2012 the Council resolved to adopt and bring into force the GM Joint Waste Plan on 1 April 2012. From which point in time the Waste Plan will become part of the Development Plan in Trafford and will be used alongside district-specific planning documents for the purpose of determining planning applications.


PRINCIPLE RELEVANT CORE STRATEGY POLICES

W1 – Economy


L1 - Land for New Homes


L2 – Meeting Housing Needs


L3 – Regeneration and Reducing Inequalities


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


R3 – Green Infrastructure


R5 – Open Space, Sport and Recreation


PROPOSALS MAP NOTATION

TP1 – Trafford Park Core Industrial Area

E7 – Main Industrial Areas


H9 - Priority Regeneration Area: Gorse Hill

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


E7 – Main Industrial Areas


H9 – Priority Regeneration Area: Gorse Hill


H10 – Priority Regeneration Area: Old Trafford


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Uses and Infrastructure


L4 – Regional Housing Provision


L5 – Affordable Housing


MCR3 – Southern Part of the Manchester City Region


RELEVANT PLANNING HISTORY

Various planning applications have been submitted between 1975 and 1997 for extensions and alterations to the existing college building, which is proposed to be demolished as part of this planning application.

APPLICANT’S SUBMISSION

The application has submitted a Design and Access Statement, Planning Statement, Transport Statement and Noise, Tree and Bat surveys.  The information provided within these documents is discussed where relevant within the Observations section of this report.

CONSULTATIONS


LHA - No objections, further comments made are discussed in the Observations section of this report.

Pollution & Licensing – The application is submitted on brownfield land as such contaminated land conditions are recommended.

It is recommended that the glazing and ventilation proposals detailed in section 7 of the submitted Environmental Noise and Vibration Study are implemented as a condition and that written confirmation is provided to the LPA confirming the details of the final ventilation scheme and compliance with the recommendations of the Study.  The garden spaces should be separated and enclosed by a 1.8m high close boarded timber fence in accordance with the Study to protect residential amenity.

The Environment Agency – No objections in principle, request that conditions are attached relating to the Flood Risk Assessment and contamination.

Greater Manchester Police Design for Security – No objections, and make the following comments: a development of this scale has the potential for quite an impact on crime; canal and rail locations are extremely sensitive locations for residential development given the lack of surveillance; the application should be accompanied by a Crime Impact Statement and as such it is suggested the inclusion of conditions requiring the reserved matters application be accompanied by a Crime Impact Statement and requiring the development be constructed in accordance with the Secure by Design standard.

REPRESENTATIONS


A letter has been received from Councillor Cordingley which states that he welcomes the utilisation of the site for homes, but raises concerns regarding difficulties emerging once the homes are occupied in relation to parking.  He is not sure that the path leading between the houses to the canal is a successful solution and says that in a sense the developers have two options to address the canal.  Either to make a real feature of the site and open it to a communal feature or treat it as a possible escape route for criminals or just close it off.  He feels that the indicative plan seems to get the worse of both.  He refers to the way the canal was treated at Marland Way where they made it available for the whole development, which is an approach he prefers.


OBSERVATIONS


BACKGROUND


1. This application is submitted together with an outline planning application (Ref: 77510/O/2011) for the development of a vacant plot of land off Stamford Brook Road, Timperley, owned by the College, also for residential development and an application (Ref:77718/FULL/2011) which proposes extensions and extensive refurbishment works at the Trafford College campus on Talbot Road Stretford.  These applications are reported elsewhere on the agenda.


2. In order to facilitate the significant costs of the Talbot Road development the College is seeking to realise values from both the surplus sites at Moss Road and Stamford Brook Road.  The college have identified cuts in national funding and also recent significant investment in the redevelopment of the South Trafford College site as factors which have contributed to them in having to consider alternative sources of funding, namely the sale of both sites to facilitate the works required at the Talbot Road site.

PRINCIPLE OF DEVELOPMENT

3. This outline application is for the demolition of Trafford College’s existing Technology Centre on Moss Road in Stretford and the erection of up to 63 no. residential dwellings with associated access, parking, landscaping and open space. 


4. 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 (parts of the site have been hardsurfaced for car-parking and use as a construction depot). 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. 


5. The site subject to this application is allocated on the UDP Proposals Map as being within the Trafford Park Core Industrial Area.  Within the Trafford Core Strategy Policy W1, the Trafford Park Core Area is identified as the principal location for employment development in Trafford. Although the boundary of the Trafford Park Core is not defined in the Core Strategy, for development control purposes, and until it is replaced in the Trafford Land Allocations DPD, it is the same as that shown for E7 Main Industrial Areas and TP1 Trafford Park Core Industrial Area on the UDP Proposals Map.


6. Core Strategy Policy W1 is clear that the focus in Trafford Park Core will be on modern industrial, storage and distribution and office development with residential development not normally supported. Proposal E7 states that within the Main Industrial Areas identified on the Proposals Map the Council will permit development for business, industry, storage/distribution (B1, B2 & B8 Use Classes) and similar appropriate uses where such proposals comply with a range of criteria. The Proposal goes on to state that within the Trafford Park Industrial Area other uses will only be permitted within the range specified by Proposals TP1 to TP11 inclusive. 


7. UDP Proposal TP1 states that within the area identified on the Proposals Map (within which the application site lies) the Council will permit development for business, industry, storage and distribution (B1, B2 & B8) and similar appropriate uses in accordance with Proposal E7. Within this Core Area the Council will not permit the development of other uses. 


8. The proposed development site is therefore allocated for employment use and not for residential use. The proposal is clearly a departure from the Adopted Development Plan, and therefore consideration needs to be given to the potential loss of employment land both in general terms for the Borough and particularly the impact of the loss of employment land for Trafford Park. This application also needs to be assessed as to how it addresses the Borough’s housing needs specifically for North Trafford and also in combination with the College application in the South of the borough. The regeneration benefits that will be provided by the development with particular reference to Core Strategy Policy L3 and UDP policies H9 (Priority Regeneration Area – Gorse Hill) and H10 (Priority Regeneration Area – Old Trafford) also need to be considered.


9. In terms of the loss of employment land, in their updated planning statement (02 December 2011), the applicants argue that “…the proposals would not conflict with the four criteria set out in Policy E7, i.e. they would not conflict with the provisions of Policy E5; they can satisfactorily be integrated within the existing and planned development; they can be satisfactorily accessed and serviced from existing roads; and they can be accessible to future occupants by public transport as well as cycling, walking and by car.” 

10. They also argue that the site can no longer be considered part of the core of the Trafford Park area and is physically and functionally more in keeping with the residential areas to the east and south than the industrial area to the north and west, especially given the fact that the site accessed solely through the existing residential area.  


11. Similarly, the applicants argue that the site has not been identified as being either an available or future employment development site and that there are sufficient sites, both on a Borough wide basis and locally within Trafford Park, to meet the estimated future employment land requirements for Trafford as set out in Core Strategy Policy W1. Again, there is some merit in the argument that the site is not required in order to meet employment needs in the Borough over the next 15 years. However, the process for assessing individual sites would normally be through the preparation of the Land Allocations DPD and until that process is complete, the site remains allocated for employment uses only.


12. In terms of the justification for housing in relation to Core Strategy Policies L1 and L2, the applicants argue in their original planning statement (para 8.9) that the proposals are high quality and are sustainable in terms of the re-use of brownfield land and will meet local needs in terms of the mix, type and tenure of the units. Whilst this may be the case, it is not considered that, on its own, the positive benefits of the housing proposed on this site, outweighs the loss of employment land. The housing proposed is not specifically tailored to meeting any significant local needs that it would justify approval in conflict with Core Strategy Policy W1 or UDP policies E7 and TP1.

13. The applicants have also provided an additional statement highlighting the educational / regeneration benefits of the improvements to the Talbot Road campus that will be part funded by this proposal. They state that the project will create a new centre of excellence for Science, Technology and Engineering subjects and a Hub for Environmental Technology, which will support the College to offer courses in technologies such as solar photovoltaic, solar thermal, heat pump systems and water harvesting/recycling, smart metering systems, etc. The Low Carbon Technology Hub will also create a whole series of new business opportunities for start-up businesses as well as supporting existing business growth. The new facilities will serve the Sub Region’s economic growth sectors that include; low carbon technologies, engineering, life sciences and high GVA sectors on Trafford Park and Media City. The applicants are clear that the current site at Moss Road could not be redeveloped or refurbished to provide the type of facilities proposed at Talbot Road. In their view “…The existing resources provide limited access to practical learning environments and have limited growth for both Low Carbon Technologies and apprenticeship opportunities.”


14. If the project does not proceed, learners and employers may not be able to access qualifications which meet the skills requirements of the Sub Region. The College estimates that a failure to improve the accommodation will result in the loss of 20 apprentices each year commencing in 2014/15 and 30 16-18 year old learners in 2014/15 followed by a loss of 12 young learners each year thereafter.  The College will be targeting unemployed semi-skilled people to update their skills to enable them to partake in what will become a growth labour market and work with the prime contractors supporting recruitment events working closely with Job Centre Plus.


15. It is considered that the proposed improvements to the Talbot Road campus will provide significant benefits in terms of improving access to jobs and training for disadvantaged (particularly young) people within the borough and particularly the Gorse Hill Priority Regeneration Area in line with Core Strategy Strategic and Place Objectives and Policy L3 and UDP policies H9 and H10. In addition, the proposals will support economic growth and key sectors in Trafford Park in line with Core Strategy Policy W1 and be in line with the objectives of PPS3.  Given the significant economic and social benefits that the proposals will bring about, it is considered that, on balance, these significant benefits outweigh the conflict with the Development Plan that arises from the development of housing on an allocated employment site.


16. However, as the realization of these benefits is dependent on implementation of both the Moss Road and Talbot Road sites, any planning permission should be conditioned to ensure that the development of both sites comes forward as proposed. 

RESIDENTIAL AMENITY

17. There are no residential properties adjoining the site and a minimum distance of 24m would remain between any dwelling houses proposed on the eastern side of the site fronting Moss Road and the neighbouring residential properties on the eastern side of Moss Road fronting Watersmeet.

18. The applicants have further demonstrated through the submission of an Environmental Noise and Vibration Study that through appropriate building materials, future residents of the development would not experience undue noise and disturbance from the adjacent freight line and surrounding commercial uses.


LAYOUT & LANDSCAPING


19. Although the applicant has indicated that the layout would be considered at reserved matters stage, an indicative site layout plan has been included which demonstrates that 63 dwellings can be accommodated within the site.  The housing provision includes 3no. x 2 bedroom apartments, 29no. x 2 bedroom dwellinghouses and 31no. x 3 bedroom dwellinghouses.  The housing mix will include 2 and 2.5 storey properties.  The layout achieves a minimum separation distance of 21m between rear facing elevations.  The Council’s guidelines on privacy distance for new residential development recommends a minimum distance of 21m between habitable room windows and 27m between habitable room windows to allow for future extensions.  The guidelines also recommend a distance of 10.5m to be retained from first floor habitable room windows (i.e bedrooms) to rear boundaries.  This 10.5m distance to be increased by 3m for every additional floor of accommodation provided.  Therefore, whilst 10m-11m distances will be acceptable for first floor habitable accommodation.  Any second floor windows (i.e dormers) would be acceptable if obscured glazed and serving an en-suite or bathroom but not a main habitable room window as 13.5m distances to rear boundaries are not achieved in most plots.  Officers are satisfied that the applicants have demonstrated that 63 dwellings can be accommodated on the site.  As the properties would achieve the 27m separation distance a condition is recommended removing permitted development rights for extensions.  


20. The indicative layout also demonstrates that areas of landscaping can be achieved within the site to serve each of the residential units and to form an attractive layout of properties that would not result in an undue level of hardstanding to the front of each of the houses.


HIGHWAY SAFETY AND PARKING PROVISION


21. The application proposes the creation of a new access off Moss Road.  There are two existing vehicular access/egresses off Moss Road serving the college, which would be replaced by one to serve the proposed residential development.  The principle of a vehicular access onto Moss Road has therefore been established.  The position of the new vehicular access is considered acceptable.


22. The submitted indicative layout shows the provision of car parking to serve 63 residential units.  The provision and layout shown is considered acceptable on highways terms.  LHA have identified that the aisle widths for some of the car parking spaces to serve the apartments are substandard, however as the layout is only indicative, it is considered that these details can be resolved at the reserved matters stage.

DEVELOPER CONTRIBUTIONS


23. Planning obligations under s.106 of the Town and Country Planning Act 1990 (often in the form of financial contributions) are sought in order to mitigate impacts on infrastructure and where development proposals create a need for additional or improved community services and facilities without which the development could have an adverse effect in social, economic or environmental terms. 


24. Under the Revised Unitary Development Plan planning obligations were sought under the following SPG’s and SPD’s

· SPD 1 Developer Contributions to Highway and Public Transport Schemes.


· PG 27 Provision for New Affordable Housing Development. 

· PG 28 Informal Childrens Playing Space and Outdoor Sports Facilities Provision and Commuted Sums.


· PG 29 Developer Contributions Towards the Red Rose Forest.


25. Following the adoption of the Core Strategy, the Council intend to adopt a new Supplementary Planning Document (SPD 1 Planning Obligations) on 27th February. From the date of adoption, this SPD will apply to future decisions on all planning applications.


26. For the purposes of this Committee, the obligations applicable under both the existing regime and the proposed regime are shown below. Should the relevant legal agreement be completed before the new Planning Obligations SPD is adopted, it is considered appropriate that the obligations applicable under the old regime are applied. Should the SPD be adopted before the legal agreement is completed, then the new obligations will apply.


Developer Contributions Pre-Adoption of SPD1 Planning Obligations

27. 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 £127,118.10 split between a contribution of £87,730.29 for open space and £39,387.81 for outdoor sports. However, the proposal includes the provision of an area of open space within the site which would be large enough to serve the level of residential development proposed, in accordance with the requirements of the SPG and therefore the total sum required would be £39,387.81 for outdoor sports only.

28. The proposal also requires a contribution towards the Red Rose Forest.  This is in accordance and the Council’s Supplementary Planning Guidance ‘Developer Contributions Towards Red Rose Forest’.  The total contribution for a development of this scale should be 183 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 £56,730.00.


29. The Council’s SPD1 - ‘Developer Contributions to Highway and Public Transport Schemes’ was adopted on 6 March 2007 and applies to all major developments.  The relevant contribution based on the number of residential units proposed is £33,984. This would be split between a highway network contribution of £13,299 and a public transport contribution of £20,685.


Developer Contributions Post Adoption of SPD1 Planning Obligations

30. In accordance with Proposal R5 of the Core Strategy and the Draft SPD1 Planning Obligations and Planning Obligations Technical Note 5: Green Infrastructure & Recreation require the provision of informal recreation and children’s play space and outdoor sports facilities in new residential development, or a contribution to meet needs elsewhere.  An area of open space is proposed to be provided within the site and therefore no contribution is required towards open space.  Based upon the SPD the provision towards outdoor sports facilities provision would be £132,210.28.

31. In accordance with the provisions of Proposals L8 and R3 of the Core Strategy and the Draft SPD1: Planning Obligations and Planning Obligations Technical Note 5: Green Infrastructure & Recreation a development of one residential dwelling would be expected to provide 3 trees on site or a contribution towards Green Infrastructure 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 planting would be required.  The SPD sets out a requirement of £310 per tree (183 trees in total required) which would generate a total contribution of £56,730, less £310 per tree that is provided on site

32. In accordance with Proposal L8 of the Core Strategy and the Draft SPD1: Planning Obligations and Planning Obligations Technical Note 6: Meeting Social Needs a development of one residential development of 2 bedrooms or more (excluding elderly care homes/developments) will require a contribution towards educational facilities.  Based on the SPD the provision towards Educational facilities with regards this particular development would be £350,504.43.

33. In accordance with Proposal L8 and L4 of the Core Strategy and the Draft SPD1:Planning Obligations and Planning Obligations Technical Note 3: Sustainable Transport and Accessibility a development of one residential unit or more will require a contribution towards sustainable transport and highway improvement works.   At the time of report preparation no figure has been determined with regards this particular proposal.


34.  It should be noted that all the suggested contributions post adoption of the SPD1 Planning Obligations are indicative and are subject to change in the event of the SPD1 being adopted.


AFFORDABLE HOUSING


35. A residential development of this size and in this location would also be expected to contribute towards affordable housing provision in accordance with national and regional planning guidance and, more specifically, Policy L2 and L8 of the Core Strategy and the Council’s Approved Supplementary Planning Guidance Note: Provision for New Affordable Housing Development, adopted September 2004.  Policy L2 identifies Stretford as being a “moderate” market location and therefore a 20% contribution is sought for the development.  The applicant has indicated that a provision of 30% affordable housing would be provided on the site.  10% of this provision is proposed to be transferred from the affordable housing requirement for the development at Stamford Brook Road, Timperley (Ref: 77510/0/2011). 

VIABLITY

36. In order to facilitate the required works at the Talbot Road site, the college need to maximise their assets which includes the application site and the Stamford Brook Road site.  The value released from disposing of these two sites will not be sufficient to completely finance their enhancement works, but will substantially help the process.  In order to ensure that this occurs the College is willing to enter into a S106 agreement to confirm that proceeds from the development of this site (and that at Stamford Brook Road) will be reinvested at Talbot Road.


37. The viability case has been the subject of detailed discussions between officers and the applicant and has included the assessment in detail of confidential financial figures released by the College.  On this basis it is recommended that the viability case put by the applicant is accepted recognising that the redevelopment of the Moss Road site will have major physical, social and economic benefits to the Stretford area and Trafford in general and will assist in cross-subsidising essential improvements at the Talbot Road campus to provide high quality education facilities within the north of the borough in an area in need of regeneration.


38. The applicant has suggested the following wording of an overage clause within the S106 agreement


‘The applicant hereby agrees to provide written confirmation that the figure equivalent to the affordable housing contribution which would normally be required in respect of development on Stamford Brook road will be reinvested into the provision of enhanced education facilities with Trafford borough’


39. The applicant has also confirmed a commitment to pay the developer contributions under the UDP developer contributions SPGs’ namely Red Rose Forest; Informal Play Space/Outdoor Sports Provision these figures have been indicated earlier in this report.  The situation with regards developer contributions and the emerging Core Strategy SPD1 Planning Obligations has been explained previously in the report and therefore these figures are subject to change.  It should be noted that under the new SPD1 Planning Obligations Technical Note 6: Meeting Social Needs a contribution of £350,504.43 is generated.  As the proposed development will involve the reinvestment of the capital receipt from the application site to the Talbot Road site and specifically towards post sixteen education, the education contribution in this instance would be waived.  Taking into consideration the viability argument by the applicants, the exact sums required are currently being finalised and will be reported in the Additional Information Report.


RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 

(A) That the application will propose a satisfactory form of development subject to the obligations set out above subject to the completion of an appropriate legal agreement.


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


1. An application for approval of reserved matters shall be made to the Local Planning Authority not later than the expiration of three years beginning with the date of this permission and the development shall be begun not later than the expiration of two years from the final approval of the reserved matters.


2. No development shall take place without the prior written approval of the Local Planning Authority of the reserved matters, that is, details of


i.) the appearance,


ii.) the layout


iii.) the scale


iv.) (ii) the landscaping of the site (including any proposed changes to existing ground levels, means of enclosure and boundary treatment, hard surfaced areas and materials planting plans, specifications and schedules, existing plants to be retained and showing how account has been taken of any underground services).


(b) The approved proposals relating to landscaping shall be carried out before and within 12 months from the date when the dwelling hereby permitted is occupied; any trees or shrubs planted in accordance with this condition which are removed, uprooted, destroyed, die or become severely damaged or 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 give its written consent to any variation.


3. Approved Plans


4. Contamination land Phase 1 report and, if necessary, further investigation, risk assessment and remediation. 


5. If during development, contamination not previously identified is found to be present at the site then no further development (unless otherwise agreed in writing with the Local Planning Authority) shall be carried out until the developer has submitted, and obtained written approval from the local planning authority for, a remediation strategy detailing how this unsuspected contamination shall be dealt with.  The remediation strategy shall be implemented as approved.


6. Samples of materials to be submitted and agreed


7. Removal of permitted development rights for extensions, outbuildings, hard surfaces, gates, walls and fences.


8. The development hereby permitted shall not be commenced until such time as; a scheme to limit the discharge of surface water from the proposed development has been submitted to and approved in writing by the local planning authority. 


9. The development hereby permitted shall not be commenced until such time as; a scheme to manage the risk of flooding from overland flow of surface water; has been submitted to and approved in writing by the Local Planning Authority.


10. Submission of Crime Impact statement


VW
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		WARD: Gorse Hill

		77485/O/2011

		DEPARTURE: Yes





		Outline application (including details of access) for the demolition of the existing building and redevelopment of the site to provide up to 63 no. residential dwellings with associated access, parking, landscaping and open space, with all other matters reserved for subsequent consideration.



		Trafford College, Moss Road, Stretford, Manchester, M32 0AZ





		APPLICANT:  Trafford College





		AGENT: Indigo Planning Ltd





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE

The application site is approximately 1.58 hectares in size and comprises of a large two storey building that currently forms teaching facilities for Trafford College Technology Centre.  Car parking facilities to serve the college are also situated to the front, side and rear of the building.

The site is situated on the western side of Moss Road.  The Bridgewater Canal bounds the site to the north and an elevated railway line, which is currently actively used for freight trains bounds the site to the south.  Industrial buildings within Trafford Park bound the site to the west and are situated to the north of the site, on the northern side of the canal.  Access to these industrial buildings cannot be gained from Moss Road, though due to the size of the buildings they are prominent from this part of Moss Road.  A cul-de-sac of sixteen residential houses are situated opposite the side on the eastern side of Moss Road.


PROPOSAL


The application seeks outline approval for the demolition of the existing college building and the redevelopment of the site to provide up to 63 residential dwellings.  Consent is sought for the principle of the development and details of access.  Details regarding the siting, design, layout and detailed landscaping are reserved for subsequent approval.  Drawings submitted with the application show that housing provision could include 3x 2bed apartments, 29 x 2 bed houses and 31 x 3 bed houses


DEVELOPMENT PLAN

The Development Plan in Trafford Comprises:


· The Trafford Core Strategy, adopted 25th January 2012; The Trafford Core Strategy is the first of Trafford’s Local Development Framework (LDF) development plan documents to be adopted by the Council; it partially supersedes the Revised Trafford Unitary Development Plan (UDP), see Appendix 5 of the Core Strategy.


· The Revised Trafford Unitary Development Plan (UDP), adopted 19th June 2006; The majority of the policies contained in the Revised Trafford UDP were saved in either September 2007 or December 2008, in accordance with the Planning and Compulsory Purchase Act 2004 until such time that they are superseded by policies within the (LDF). Appendix 5 of the Trafford Core Strategy provides details as to how the Revised UDP is being replaced by Trafford LDF; and


· The Regional Spatial Strategy for the North West of England, adopted September 2008. The Secretary of State for Communities and Local Government 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. Although the Government’s intention to revoke them may be a material consideration in a very limited number of cases, following a legal challenge to this decision, 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 Localism Act. However, this will not be undertaken until the Secretary of State and Parliament have had the opportunity to consider the findings of the environmental assessments of the revocation of each of the existing regional strategies

On 25th January 2012 the Council resolved to adopt and bring into force the GM Joint Waste Plan on 1 April 2012. From which point in time the Waste Plan will become part of the Development Plan in Trafford and will be used alongside district-specific planning documents for the purpose of determining planning applications.


PRINCIPLE RELEVANT CORE STRATEGY POLICES

W1 – Economy


L1 - Land for New Homes


L2 – Meeting Housing Needs


L3 – Regeneration and Reducing Inequalities


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


R3 – Green Infrastructure


R5 – Open Space, Sport and Recreation


PROPOSALS MAP NOTATION

TP1 – Trafford Park Core Industrial Area

E7 – Main Industrial Areas


H9 - Priority Regeneration Area: Gorse Hill

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


E7 – Main Industrial Areas


H9 – Priority Regeneration Area: Gorse Hill


H10 – Priority Regeneration Area: Old Trafford


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Uses and Infrastructure


L4 – Regional Housing Provision


L5 – Affordable Housing


MCR3 – Southern Part of the Manchester City Region


RELEVANT PLANNING HISTORY

Various planning applications have been submitted between 1975 and 1997 for extensions and alterations to the existing college building, which is proposed to be demolished as part of this planning application.

APPLICANT’S SUBMISSION

The application has submitted a Design and Access Statement, Planning Statement, Transport Statement and Noise, Tree and Bat surveys.  The information provided within these documents is discussed where relevant within the Observations section of this report.

CONSULTATIONS


LHA - No objections, further comments made are discussed in the Observations section of this report.

Pollution & Licensing – The application is submitted on brownfield land as such contaminated land conditions are recommended.

It is recommended that the glazing and ventilation proposals detailed in section 7 of the submitted Environmental Noise and Vibration Study are implemented as a condition and that written confirmation is provided to the LPA confirming the details of the final ventilation scheme and compliance with the recommendations of the Study.  The garden spaces should be separated and enclosed by a 1.8m high close boarded timber fence in accordance with the Study to protect residential amenity.

The Environment Agency – No objections in principle, request that conditions are attached relating to the Flood Risk Assessment and contamination.

Greater Manchester Police Design for Security – No objections, and make the following comments: a development of this scale has the potential for quite an impact on crime; canal and rail locations are extremely sensitive locations for residential development given the lack of surveillance; the application should be accompanied by a Crime Impact Statement and as such it is suggested the inclusion of conditions requiring the reserved matters application be accompanied by a Crime Impact Statement and requiring the development be constructed in accordance with the Secure by Design standard.

REPRESENTATIONS


A letter has been received from Councillor Cordingley which states that he welcomes the utilisation of the site for homes, but raises concerns regarding difficulties emerging once the homes are occupied in relation to parking.  He is not sure that the path leading between the houses to the canal is a successful solution and says that in a sense the developers have two options to address the canal.  Either to make a real feature of the site and open it to a communal feature or treat it as a possible escape route for criminals or just close it off.  He feels that the indicative plan seems to get the worse of both.  He refers to the way the canal was treated at Marland Way where they made it available for the whole development, which is an approach he prefers.


OBSERVATIONS


BACKGROUND


1. This application is submitted together with an outline planning application (Ref: 77510/O/2011) for the development of a vacant plot of land off Stamford Brook Road, Timperley, owned by the College, also for residential development and an application (Ref:77718/FULL/2011) which proposes extensions and extensive refurbishment works at the Trafford College campus on Talbot Road Stretford.  These applications are reported elsewhere on the agenda.


2. In order to facilitate the significant costs of the Talbot Road development the College is seeking to realise values from both the surplus sites at Moss Road and Stamford Brook Road.  The college have identified cuts in national funding and also recent significant investment in the redevelopment of the South Trafford College site as factors which have contributed to them in having to consider alternative sources of funding, namely the sale of both sites to facilitate the works required at the Talbot Road site.

PRINCIPLE OF DEVELOPMENT

3. This outline application is for the demolition of Trafford College’s existing Technology Centre on Moss Road in Stretford and the erection of up to 63 no. residential dwellings with associated access, parking, landscaping and open space. 


4. 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 (parts of the site have been hardsurfaced for car-parking and use as a construction depot). 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. 


5. The site subject to this application is allocated on the UDP Proposals Map as being within the Trafford Park Core Industrial Area.  Within the Trafford Core Strategy Policy W1, the Trafford Park Core Area is identified as the principal location for employment development in Trafford. Although the boundary of the Trafford Park Core is not defined in the Core Strategy, for development control purposes, and until it is replaced in the Trafford Land Allocations DPD, it is the same as that shown for E7 Main Industrial Areas and TP1 Trafford Park Core Industrial Area on the UDP Proposals Map.


6. Core Strategy Policy W1 is clear that the focus in Trafford Park Core will be on modern industrial, storage and distribution and office development with residential development not normally supported. Proposal E7 states that within the Main Industrial Areas identified on the Proposals Map the Council will permit development for business, industry, storage/distribution (B1, B2 & B8 Use Classes) and similar appropriate uses where such proposals comply with a range of criteria. The Proposal goes on to state that within the Trafford Park Industrial Area other uses will only be permitted within the range specified by Proposals TP1 to TP11 inclusive. 


7. UDP Proposal TP1 states that within the area identified on the Proposals Map (within which the application site lies) the Council will permit development for business, industry, storage and distribution (B1, B2 & B8) and similar appropriate uses in accordance with Proposal E7. Within this Core Area the Council will not permit the development of other uses. 


8. The proposed development site is therefore allocated for employment use and not for residential use. The proposal is clearly a departure from the Adopted Development Plan, and therefore consideration needs to be given to the potential loss of employment land both in general terms for the Borough and particularly the impact of the loss of employment land for Trafford Park. This application also needs to be assessed as to how it addresses the Borough’s housing needs specifically for North Trafford and also in combination with the College application in the South of the borough. The regeneration benefits that will be provided by the development with particular reference to Core Strategy Policy L3 and UDP policies H9 (Priority Regeneration Area – Gorse Hill) and H10 (Priority Regeneration Area – Old Trafford) also need to be considered.


9. In terms of the loss of employment land, in their updated planning statement (02 December 2011), the applicants argue that “…the proposals would not conflict with the four criteria set out in Policy E7, i.e. they would not conflict with the provisions of Policy E5; they can satisfactorily be integrated within the existing and planned development; they can be satisfactorily accessed and serviced from existing roads; and they can be accessible to future occupants by public transport as well as cycling, walking and by car.” 

10. They also argue that the site can no longer be considered part of the core of the Trafford Park area and is physically and functionally more in keeping with the residential areas to the east and south than the industrial area to the north and west, especially given the fact that the site accessed solely through the existing residential area.  


11. Similarly, the applicants argue that the site has not been identified as being either an available or future employment development site and that there are sufficient sites, both on a Borough wide basis and locally within Trafford Park, to meet the estimated future employment land requirements for Trafford as set out in Core Strategy Policy W1. Again, there is some merit in the argument that the site is not required in order to meet employment needs in the Borough over the next 15 years. However, the process for assessing individual sites would normally be through the preparation of the Land Allocations DPD and until that process is complete, the site remains allocated for employment uses only.


12. In terms of the justification for housing in relation to Core Strategy Policies L1 and L2, the applicants argue in their original planning statement (para 8.9) that the proposals are high quality and are sustainable in terms of the re-use of brownfield land and will meet local needs in terms of the mix, type and tenure of the units. Whilst this may be the case, it is not considered that, on its own, the positive benefits of the housing proposed on this site, outweighs the loss of employment land. The housing proposed is not specifically tailored to meeting any significant local needs that it would justify approval in conflict with Core Strategy Policy W1 or UDP policies E7 and TP1.

13. The applicants have also provided an additional statement highlighting the educational / regeneration benefits of the improvements to the Talbot Road campus that will be part funded by this proposal. They state that the project will create a new centre of excellence for Science, Technology and Engineering subjects and a Hub for Environmental Technology, which will support the College to offer courses in technologies such as solar photovoltaic, solar thermal, heat pump systems and water harvesting/recycling, smart metering systems, etc. The Low Carbon Technology Hub will also create a whole series of new business opportunities for start-up businesses as well as supporting existing business growth. The new facilities will serve the Sub Region’s economic growth sectors that include; low carbon technologies, engineering, life sciences and high GVA sectors on Trafford Park and Media City. The applicants are clear that the current site at Moss Road could not be redeveloped or refurbished to provide the type of facilities proposed at Talbot Road. In their view “…The existing resources provide limited access to practical learning environments and have limited growth for both Low Carbon Technologies and apprenticeship opportunities.”


14. If the project does not proceed, learners and employers may not be able to access qualifications which meet the skills requirements of the Sub Region. The College estimates that a failure to improve the accommodation will result in the loss of 20 apprentices each year commencing in 2014/15 and 30 16-18 year old learners in 2014/15 followed by a loss of 12 young learners each year thereafter.  The College will be targeting unemployed semi-skilled people to update their skills to enable them to partake in what will become a growth labour market and work with the prime contractors supporting recruitment events working closely with Job Centre Plus.


15. It is considered that the proposed improvements to the Talbot Road campus will provide significant benefits in terms of improving access to jobs and training for disadvantaged (particularly young) people within the borough and particularly the Gorse Hill Priority Regeneration Area in line with Core Strategy Strategic and Place Objectives and Policy L3 and UDP policies H9 and H10. In addition, the proposals will support economic growth and key sectors in Trafford Park in line with Core Strategy Policy W1 and be in line with the objectives of PPS3.  Given the significant economic and social benefits that the proposals will bring about, it is considered that, on balance, these significant benefits outweigh the conflict with the Development Plan that arises from the development of housing on an allocated employment site.


16. However, as the realization of these benefits is dependent on implementation of both the Moss Road and Talbot Road sites, any planning permission should be conditioned to ensure that the development of both sites comes forward as proposed. 

RESIDENTIAL AMENITY

17. There are no residential properties adjoining the site and a minimum distance of 24m would remain between any dwelling houses proposed on the eastern side of the site fronting Moss Road and the neighbouring residential properties on the eastern side of Moss Road fronting Watersmeet.

18. The applicants have further demonstrated through the submission of an Environmental Noise and Vibration Study that through appropriate building materials, future residents of the development would not experience undue noise and disturbance from the adjacent freight line and surrounding commercial uses.


LAYOUT & LANDSCAPING


19. Although the applicant has indicated that the layout would be considered at reserved matters stage, an indicative site layout plan has been included which demonstrates that 63 dwellings can be accommodated within the site.  The housing provision includes 3no. x 2 bedroom apartments, 29no. x 2 bedroom dwellinghouses and 31no. x 3 bedroom dwellinghouses.  The housing mix will include 2 and 2.5 storey properties.  The layout achieves a minimum separation distance of 21m between rear facing elevations.  The Council’s guidelines on privacy distance for new residential development recommends a minimum distance of 21m between habitable room windows and 27m between habitable room windows to allow for future extensions.  The guidelines also recommend a distance of 10.5m to be retained from first floor habitable room windows (i.e bedrooms) to rear boundaries.  This 10.5m distance to be increased by 3m for every additional floor of accommodation provided.  Therefore, whilst 10m-11m distances will be acceptable for first floor habitable accommodation.  Any second floor windows (i.e dormers) would be acceptable if obscured glazed and serving an en-suite or bathroom but not a main habitable room window as 13.5m distances to rear boundaries are not achieved in most plots.  Officers are satisfied that the applicants have demonstrated that 63 dwellings can be accommodated on the site.  As the properties would achieve the 27m separation distance a condition is recommended removing permitted development rights for extensions.  


20. The indicative layout also demonstrates that areas of landscaping can be achieved within the site to serve each of the residential units and to form an attractive layout of properties that would not result in an undue level of hardstanding to the front of each of the houses.


HIGHWAY SAFETY AND PARKING PROVISION


21. The application proposes the creation of a new access off Moss Road.  There are two existing vehicular access/egresses off Moss Road serving the college, which would be replaced by one to serve the proposed residential development.  The principle of a vehicular access onto Moss Road has therefore been established.  The position of the new vehicular access is considered acceptable.


22. The submitted indicative layout shows the provision of car parking to serve 63 residential units.  The provision and layout shown is considered acceptable on highways terms.  LHA have identified that the aisle widths for some of the car parking spaces to serve the apartments are substandard, however as the layout is only indicative, it is considered that these details can be resolved at the reserved matters stage.

DEVELOPER CONTRIBUTIONS


23. Planning obligations under s.106 of the Town and Country Planning Act 1990 (often in the form of financial contributions) are sought in order to mitigate impacts on infrastructure and where development proposals create a need for additional or improved community services and facilities without which the development could have an adverse effect in social, economic or environmental terms. 


24. Under the Revised Unitary Development Plan planning obligations were sought under the following SPG’s and SPD’s

· SPD 1 Developer Contributions to Highway and Public Transport Schemes.


· PG 27 Provision for New Affordable Housing Development. 

· PG 28 Informal Childrens Playing Space and Outdoor Sports Facilities Provision and Commuted Sums.


· PG 29 Developer Contributions Towards the Red Rose Forest.


25. Following the adoption of the Core Strategy, the Council intend to adopt a new Supplementary Planning Document (SPD 1 Planning Obligations) on 27th February. From the date of adoption, this SPD will apply to future decisions on all planning applications.


26. For the purposes of this Committee, the obligations applicable under both the existing regime and the proposed regime are shown below. Should the relevant legal agreement be completed before the new Planning Obligations SPD is adopted, it is considered appropriate that the obligations applicable under the old regime are applied. Should the SPD be adopted before the legal agreement is completed, then the new obligations will apply.


Developer Contributions Pre-Adoption of SPD1 Planning Obligations

27. 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 £127,118.10 split between a contribution of £87,730.29 for open space and £39,387.81 for outdoor sports. However, the proposal includes the provision of an area of open space within the site which would be large enough to serve the level of residential development proposed, in accordance with the requirements of the SPG and therefore the total sum required would be £39,387.81 for outdoor sports only.

28. The proposal also requires a contribution towards the Red Rose Forest.  This is in accordance and the Council’s Supplementary Planning Guidance ‘Developer Contributions Towards Red Rose Forest’.  The total contribution for a development of this scale should be 183 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 £56,730.00.


29. The Council’s SPD1 - ‘Developer Contributions to Highway and Public Transport Schemes’ was adopted on 6 March 2007 and applies to all major developments.  The relevant contribution based on the number of residential units proposed is £33,984. This would be split between a highway network contribution of £13,299 and a public transport contribution of £20,685.


Developer Contributions Post Adoption of SPD1 Planning Obligations

30. In accordance with Proposal R5 of the Core Strategy and the Draft SPD1 Planning Obligations and Planning Obligations Technical Note 5: Green Infrastructure & Recreation require the provision of informal recreation and children’s play space and outdoor sports facilities in new residential development, or a contribution to meet needs elsewhere.  An area of open space is proposed to be provided within the site and therefore no contribution is required towards open space.  Based upon the SPD the provision towards outdoor sports facilities provision would be £132,210.28.

31. In accordance with the provisions of Proposals L8 and R3 of the Core Strategy and the Draft SPD1: Planning Obligations and Planning Obligations Technical Note 5: Green Infrastructure & Recreation a development of one residential dwelling would be expected to provide 3 trees on site or a contribution towards Green Infrastructure 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 planting would be required.  The SPD sets out a requirement of £310 per tree (183 trees in total required) which would generate a total contribution of £56,730, less £310 per tree that is provided on site

32. In accordance with Proposal L8 of the Core Strategy and the Draft SPD1: Planning Obligations and Planning Obligations Technical Note 6: Meeting Social Needs a development of one residential development of 2 bedrooms or more (excluding elderly care homes/developments) will require a contribution towards educational facilities.  Based on the SPD the provision towards Educational facilities with regards this particular development would be £350,504.43.

33. In accordance with Proposal L8 and L4 of the Core Strategy and the Draft SPD1:Planning Obligations and Planning Obligations Technical Note 3: Sustainable Transport and Accessibility a development of one residential unit or more will require a contribution towards sustainable transport and highway improvement works.   At the time of report preparation no figure has been determined with regards this particular proposal.


34.  It should be noted that all the suggested contributions post adoption of the SPD1 Planning Obligations are indicative and are subject to change in the event of the SPD1 being adopted.


AFFORDABLE HOUSING


35. A residential development of this size and in this location would also be expected to contribute towards affordable housing provision in accordance with national and regional planning guidance and, more specifically, Policy L2 and L8 of the Core Strategy and the Council’s Approved Supplementary Planning Guidance Note: Provision for New Affordable Housing Development, adopted September 2004.  Policy L2 identifies Stretford as being a “moderate” market location and therefore a 20% contribution is sought for the development.  The applicant has indicated that a provision of 30% affordable housing would be provided on the site.  10% of this provision is proposed to be transferred from the affordable housing requirement for the development at Stamford Brook Road, Timperley (Ref: 77510/0/2011). 

VIABLITY

36. In order to facilitate the required works at the Talbot Road site, the college need to maximise their assets which includes the application site and the Stamford Brook Road site.  The value released from disposing of these two sites will not be sufficient to completely finance their enhancement works, but will substantially help the process.  In order to ensure that this occurs the College is willing to enter into a S106 agreement to confirm that proceeds from the development of this site (and that at Stamford Brook Road) will be reinvested at Talbot Road.


37. The viability case has been the subject of detailed discussions between officers and the applicant and has included the assessment in detail of confidential financial figures released by the College.  On this basis it is recommended that the viability case put by the applicant is accepted recognising that the redevelopment of the Moss Road site will have major physical, social and economic benefits to the Stretford area and Trafford in general and will assist in cross-subsidising essential improvements at the Talbot Road campus to provide high quality education facilities within the north of the borough in an area in need of regeneration.


38. The applicant has suggested the following wording of an overage clause within the S106 agreement


‘The applicant hereby agrees to provide written confirmation that the figure equivalent to the affordable housing contribution which would normally be required in respect of development on Stamford Brook road will be reinvested into the provision of enhanced education facilities with Trafford borough’


39. The applicant has also confirmed a commitment to pay the developer contributions under the UDP developer contributions SPGs’ namely Red Rose Forest; Informal Play Space/Outdoor Sports Provision these figures have been indicated earlier in this report.  The situation with regards developer contributions and the emerging Core Strategy SPD1 Planning Obligations has been explained previously in the report and therefore these figures are subject to change.  It should be noted that under the new SPD1 Planning Obligations Technical Note 6: Meeting Social Needs a contribution of £350,504.43 is generated.  As the proposed development will involve the reinvestment of the capital receipt from the application site to the Talbot Road site and specifically towards post sixteen education, the education contribution in this instance would be waived.  Taking into consideration the viability argument by the applicants, the exact sums required are currently being finalised and will be reported in the Additional Information Report.


RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 

(A) That the application will propose a satisfactory form of development subject to the obligations set out above subject to the completion of an appropriate legal agreement.


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


1. An application for approval of reserved matters shall be made to the Local Planning Authority not later than the expiration of three years beginning with the date of this permission and the development shall be begun not later than the expiration of two years from the final approval of the reserved matters.


2. No development shall take place without the prior written approval of the Local Planning Authority of the reserved matters, that is, details of


i.) the appearance,


ii.) the layout


iii.) the scale


iv.) (ii) the landscaping of the site (including any proposed changes to existing ground levels, means of enclosure and boundary treatment, hard surfaced areas and materials planting plans, specifications and schedules, existing plants to be retained and showing how account has been taken of any underground services).


(b) The approved proposals relating to landscaping shall be carried out before and within 12 months from the date when the dwelling hereby permitted is occupied; any trees or shrubs planted in accordance with this condition which are removed, uprooted, destroyed, die or become severely damaged or 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 give its written consent to any variation.


3. Approved Plans


4. Contamination land Phase 1 report and, if necessary, further investigation, risk assessment and remediation. 


5. If during development, contamination not previously identified is found to be present at the site then no further development (unless otherwise agreed in writing with the Local Planning Authority) shall be carried out until the developer has submitted, and obtained written approval from the local planning authority for, a remediation strategy detailing how this unsuspected contamination shall be dealt with.  The remediation strategy shall be implemented as approved.


6. Samples of materials to be submitted and agreed


7. Removal of permitted development rights for extensions, outbuildings, hard surfaces, gates, walls and fences.


8. The development hereby permitted shall not be commenced until such time as; a scheme to limit the discharge of surface water from the proposed development has been submitted to and approved in writing by the local planning authority. 


9. The development hereby permitted shall not be commenced until such time as; a scheme to manage the risk of flooding from overland flow of surface water; has been submitted to and approved in writing by the Local Planning Authority.


10. Submission of Crime Impact statement


VW
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		WARD: Priory

		77780/FULL/2011

		DEPARTURE: No





		Construction of car park (300 spaces) including sub-station, lighting columns, perimeter fencing and associated landscaping to provide park and ride facility adjacent to proposed Metrolink stop at Sale Water Park.



		Land at Sale Water Park, Rifle Road, Sale





		APPLICANT:  TfGM





		AGENT: 





		RECOMMENDATION:  GRANT









SITE


The site is located within the Mersey Valley between the built up areas of Sale and Stretford to the north of Junction 6 of the M60 and south east of Sale Water Park.  The site and its surroundings are within the Green Belt. 

The site is adjacent to the existing car park at the Mersey Valley Visitor Centre which is to the south west and the Visitor Centre building is to the west of the site. Rifle Road runs alongside the south east boundary of the site and provides access to Sale Water Park, the Visitor Centre and Jackson’s Boat PH.  On the other side of Rifle Road is Sale Golf Course. To the north of the site is recreational land within the Mersey Valley/part of Sale Water Park and to the west and south west is the M60, beyond which there are residential properties.

The area of the proposed car park is a level and grassed clearing of approximately 0.87 ha. The site is enclosed by trees and vegetation around its perimeter. The site is currently used as an occasional overflow car park for Sale Water Park and the Mersey Valley Visitor Centre. It is also occasionally used for outdoor events. There are currently two gated access points into the site; one on the side adjacent to the Visitor Centre car park and one on the north east side of the site.

The route of the approved Metrolink extension to Manchester Airport and including a station at Sale Water Park is to the south east of the site on the opposite side of Rifle Road. The Metrolink line and station were approved under the Greater Manchester (Light Rapid Transit System) (Airport Extension) Order 1997.

PROPOSAL


The application is for construction of a car park with 300 spaces which will serve the approved Metrolink stop at Sale Water Park. The Metrolink stop is to be located on the south east side of Rifle Road to the south east of the site.


The proposed layout comprises ten rows of parking bays providing 300 spaces, 16 of which would be for disabled users. The layout also includes four rows of proposed planting, within which a total of 20 trees are proposed. The car park is proposed with an upgraded surface finish – indicated as asphalt with green coated chippings. Access to and from the car park would be on the north east side of the site where a new entrance/exit is to be constructed from the existing access road in the position of an existing gated access into the site.


In addition to the actual car park the proposals include a sub-station, lighting columns, perimeter fencing and associated landscaping: -


The proposed sub-station would be located within a compound on the north east side of the site adjacent to the entrance. This is required to provide a power supply to the Metrolink line and has external dimensions of 4.4m x 8m x 3.4m high. A Stop Equipment Room is also proposed adjacent to the sub-station. This is required to house equipment to support the operation of the stop and would be 3.5m x 5.6m x 2.9m high.

The application indicates 29 x lighting columns within the car park, although the Design and Access Statement refers to the type and location of lighting to be determined through detailed design. The details submitted are for 8 metre high galvanized steel columns, to have a painted finish to blend into the surrounding area.

A 2 metre high green paladin fence is proposed around the perimeter of the site, excluding the proposed entrance/exit where an access barrier would be installed.

The proposed soft landscaping includes 6 replacement trees on the south west boundary, following removal of existing trees, and 20 new trees within the site. 

DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


· The Trafford Core Strategy, adopted 25th January 2012; The Trafford Core Strategy is the first of Trafford’s Local Development Framework (LDF) development plan documents to be adopted by the Council; it partially supersedes the Revised Trafford Unitary Development Plan (UDP), see Appendix 5 of the Core Strategy.


· The Revised Trafford Unitary Development Plan (UDP), adopted 19th June 2006; The majority of the policies contained in the Revised Trafford UDP were saved in either September 2007 or December 2008, in accordance with the Planning and Compulsory Purchase Act 2004 until such time that they are superseded by policies within the (LDF). Appendix 5 of the Trafford Core Strategy provides details as to how the Revised UDP is being replaced by Trafford LDF; and


· The Regional Spatial Strategy for the North West of England, adopted September 2008. The Secretary of State for Communities and Local Government 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. Although the Government’s intention to revoke them may be a material consideration in a very limited number of cases, following a legal challenge to this decision, 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 Localism Act. However, this will not be undertaken until the Secretary of State and Parliament have had the opportunity to consider the findings of the environmental assessments of the revocation of each of the existing regional strategies

In addition, on 25th January 2012 the Council resolved to adopt and bring into force the GM Joint Waste Plan on 1 April 2012. From this point in time the Waste Plan will become part of the Development Plan in Trafford and will be used alongside district-specific planning documents for the purpose of determining planning applications.


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


W1 – Economy


R2 – Natural Environment


R3 – Green Infrastructure


R4 – Green Belt and Other Protected Land


R5 – Open Space and Recreation


R6 – Culture and Tourism


PROPOSALS MAP NOTATION


Green Belt


Area of Landscape Protection


Wildlife Corridor


New Open Space/Outdoor Recreation


Metrolink Extension


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV17 – Areas of Landscape Protection


OSR13 – Sale Water Park


T11 – High Quality Public Transport Network Improvements


C4 – Green Belt


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


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


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RDF1 – Spatial Priorities


RDF4 – Green Belts


W1 – Strengthening the Regional Economy


RT1 – Integrated Transport Networks


RT2 – Managing Travel Demand


RT3 – Public Transport Framework


EM1 – Integrated Enhancement and Protection of the Region’s Environmental Assets: EM1(A): Landscape; EM1(B): Natural Environment; EM1(D): Trees, Woodlands and Forests


EM3 – Green Infrastructure


MCR1 – Manchester City Region Priorities


MCR2 – Regional Centre and Inner Areas of Manchester City Region


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.


RELEVANT PLANNING HISTORY

Previous applications on the site and/or immediately adjacent to the site as follows: -


H/LPA/ADV/71241 - Display of flag on 8 metre high flagpole adjacent to visitors centre.  Approved 12/06/09


H36445 - Display of non-illuminated direction signs. Approved 27/01/93


H24863 - Retention of gabion walls and backfilling with subsoil and topsoil. 


Deemed consent 09/04/87

H08882 - Reclamation of former asbestos tip and development to provide (i) car park, (ii) transit caravan and camp site and (iii) information and service centre including a building to house warden services and refreshment sales. No objection 21/02/79

H04610 - Engineering and earth moving operations to extend water park with landscaping work and formation of new access. No objection 17/01/77

APPLICANT’S SUBMISSION


The application is accompanied by the following detailed supporting statements:


Design and Access Statement


Green Belt Statement


Transport Statement


Environmental Statement


Pre Development Tree Survey


Preliminary Geo-Environmental Risk Assessment


Ecological Walkover Survey


Detailed Environmental Risk Assessment Report


Report on Ground Condition Monitoring


Relevant parts of these statements and further information submitted during the course of the application will be referred to in the Observations section of this report where necessary.


The applicant has also advised that ahead of this planning application, TfGM has held five public information events (during August and September 20121). It states that although no written feedback was received, the verbal feedback at the events was mostly positive.


CONSULTATIONS


LHA – No objections on highways grounds. Comments are summarised in the Observations section of the report.


Highways Agency – Any comments to be reported at the meeting.


Environment Agency – No objection in principle and comment that planning permission should only be granted if the following condition is imposed: - 


Condition: If, during development, contamination not previously identified is found to be present at the site then no further development (unless otherwise agreed in writing with the Local Planning Authority) shall be carried out until the developer has submitted, and obtained written approval from the Local Planning Authority for, an amendment to the remediation strategy detailing how this unsuspected contamination shall be dealt with.


Comment that the site does not pose a significant risk to controlled waters but feel that the presence of some levels of contamination identified during the recent site investigation do necessitate an ongoing watching brief approach.


Greater Manchester Ecology Unit - Any comments to be reported at the meeting.

Greater Manchester Police (Design for Security) – No objections subject to satisfactory consideration of the recommendations set out in the Observations section of this report.


Safe Strong Communities – Comment that Trafford Council has been developing the long term strategic vision for Mersey Valley in partnership with Manchester City Council and the Mersey Valley Partnership.  The vision is now agreed in principle and so the key consideration, from a Safe Strong Communities perspective, is the extent to which the Metrolink proposal hinders or adds value to the delivery of the agreed Strategic Vision.


The establishment of a Metrolink stop is strongly supported.  This will enable public transport access to the area of significant numbers of inner city Manchester and Trafford residents who currently would not find it easy to access Mersey Valley.  There are further benefits in relation to relieving congestion by reducing the numbers driving into Trafford and the City Centre.

The Park and Ride facility is also supported, but with some caveats around the current design and how its overall management will fit with the strategic operational implementation plan for Mersey Valley.   The proposed site is adjacent to the current visitor’s car park and will be the key gateway for Sale Water Park.  At present, the current design does not take this aspect of its location into account and appears almost to have been a standard design “dropped” into this location.


Concerns have been raised by other key stakeholders about the potential abuse of the currently free car parking facilities once the Metrolink line to the airport is opened.  What would be helpful in addition to the current application is some understanding of whether, if the application is granted, there will be the opportunity for Metrolink to engage with the Council, Deckers and other key stakeholders about traffic and parking management agreements that would ensure appropriate use of the facilities.  This would prevent potential abuse for those accessing the airport, football matches and other big events.


Such an assurance would also address some concerns around the management of traffic on this site.  The current proposal has the potential to cause some congestion along the limited access roads.  There are also concerns about the safety of pedestrians crossing the motorway slip roads where traffic travels at speed.  It would be helpful to see how these potential issues could be managed going forward.


Part of the vision for the Mersey Valley is the aspect of conservation and it would be helpful if we were clear how Metrolink would engage with the Mersey Valley Partnership and Trafford and Manchester Council’s to look at monitoring the impact of the on-going operation in conservation terms.  This might also facilitate a wider conversation about how Metrolink might, through its commitment to corporate social responsibility, look to contribute on a partnership level to the sustainability of the Mersey Valley.


Pollution and Licensing – Comment that an Air Quality Assessment is required. This has since been submitted and any further comments will be reported in the Additional Information Report.

Drainage – Comment that discharge from the site should be limited to ‘green field’ run off and the developer should consider a Sustainable Urban Drainage (SUDs) / disposal at source solution to dealing with surface water run off.


Highways – No comments


Street Lighting – The luminaires are ‘flat glass’ style in a remote location on lighting columns of a reasonable mounting height that they will cause no discomfort or disability glare towards adjacent road users, therefore there should be no objection regarding the proposed lighting.


Public Rights of Way – No comments


REPRESENTATIONS


Councillors Brotherton, Baugh and Western of Priory Ward and Councillors Gratrix and Bennett of Sale Moor Ward object to the proposal and make the following comments: -


· We believe that this development is inappropriate in the Green Belt. It would introduce a significant urban development into an area intended as an open green space and would be damaging to the amenities of the Mersey Valley which are presently enjoyed by visitors. 

· The proposed large car park would cause extra traffic flows on feeder roads, especially during the morning and evening rush hours. At present there are often long queues at the traffic lights at the Old Hall Road/Dane Road junction and the extra traffic would only exacerbate this problem. In particular, the car park would significantly increase traffic through Sale Moor village which already suffers form traffic problems during rush hours.

· We are also concerned that the car park, where vehicles would be left unattended all day in this relatively isolated location, would attract criminal and anti-social behaviour.


 


Neighbours – One letter received from Deckers who manage the Water Park on behalf of the Council and run the watersports centre and an associated restaurant at the Water Park. Their comments are as follows: -

· Support the application and feel this will give many disadvantaged people the opportunity to visit their facilities and will open up a new audience for the Mersey Valley as a whole. It would seem a travesty with the line passing so close to Deckers and the amount of visitors to the Mersey Valley to miss this opportunity.


· Deckers have had several discussions with TfGM but the application proposal is completely unchanged from the first proposal.

· The proposed new car park sits at the gateway to the park and will form a big impression to incoming visitors. In our view, this doesn't want to be two separate car parks, one for use by tram people, and the other for Mersey Valley visitors, one being a brand new high tech secure CCTV facility, and the other existing rural, poorly-maintained alternative. It is an opportunity to upgrade and increase the capacity of our existing facilities.

· However it is policed, the public will park first in the cheapest and most secure facility. In our view, this should not be an us and them scenario but a joint facility. An alternative sketch scheme has been prepared and could be considered.

· We are greatly concerned with the car park only having one entrance and exit, right at the entrance to the whole park. In Deckers’ alternative proposal, there is an exit close to the existing visitor’s centre which will allow vehicles to leave the car park without restricting the flow of traffic into the park as a whole.

· TfGM has not taken seriously the impact of the possibility of airport parking and events such as match day traffic for Old Trafford.

· Deckers are working very closely with the Council to improve the whole aesthetics of the Mersey Valley and in particular, the water park and this is a great opportunity to greatly improve the first impressions and put a stamp on the facilities as a whole.

 


Mersey Valley Countryside Warden Service – Comment that they have previously commented on the overall proposals in previous submissions. Comments will thus be restricted to the following matters of detail: -


1) Tree Retention Plan; note that root disturbance should not occur within 5m of the trunk of a tree, or the canopy dripline, whichever is greater. Inserting and excavating a kerb edge within this minimum distance will lead to root severance and decline in tree health. 


2) Landscape Plan; advise that maintenance of new landscape be undertaken by Agents of Metrolink in the current financial climate.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.
The site is located within Green Belt land as defined on the UDP Proposals Map.  Policy R4 of the Core Strategy (Green Belt and Other Protected Land) and C4 of the UDP Green Belt) are therefore applicable to the consideration of the proposal. The site is also within an Area of Landscape Protection, Wildlife Corridor and the Metrolink Extension and Station as identified on the UDP Proposals Map. UDP Policy T11 (High Quality Public Transport Network Improvements) includes specific reference to the Metrolink and states that the Council will, in its decisions on land use matters, actively encourage and seek support for the improvement and development of i) the Metrolink extension to Manchester Airport and ii) a halt/stop for access to Sale Water Park from the existing Metrolink line. Policy L4 of the Core Strategy (Sustainable Transport and Accessibility) also refers to Metrolink and states the Council will encourage and promote the improvement and extension of the Metrolink within the Borough.

2.
Policy R4 of the Core Strategy stipulates that the Green Belt will continue to be protected from inappropriate development and new development will only be permitted where it is for one of the purposes specified in PPG2 and where the proposal does not prejudice the primary purposes of the Green Belt by reason of its scale, siting, materials or design. Policy R4 is consistent with guidance in PPG2: Green Belts which states that the fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land permanently open; the most important attribute of Green Belts is their openness. PPG2 states that the visual amenities of the Green Belt should not be injured by proposals for development within or conspicuous from the Green Belt which, although they would not prejudice the purposes of including land in Green Belts, might be visually detrimental by reason of their siting, materials or design.


3.
Park and Ride development is specifically referred to in PPG2 at paragraphs 3.17 to 3.20 (and also referred to at Annex E of PPG13: Transport). It notes that the countryside immediately around urban areas will often be the preferred location for park and ride schemes. In many instances, such land may be designated as Green Belt. The Government’s commitment to maintaining the openness of the Green Belt means that when seeking to locate park and ride development, non-Green Belt alternatives should be investigated first. However, there may be cases where a Green Belt location is the most sustainable of the available options. Park and ride development is not inappropriate in Green Belts, provided that:


(a) a thorough and comprehensive assessment of potential sites has been carried out, including both non-Green Belt and, if appropriate, other Green Belt locations, having regard to sustainable development objectives, and the need to be flexible about size and layout;

(b) the assessment establishes that the proposed green belt site is the most sustainable option taking account of all relevant factors including travel impacts;

(c) the scheme will not seriously compromise the purposes of including land in Green Belts, as set out in PPG2;

(d) the proposal is contained within the local transport plan and based on a thorough assessment of travel impacts; and

(e) new or re-used buildings are included within the development proposal only for essential facilities associated with the operation of the park and ride scheme.


PPG2 goes on to state that in all cases, the layout, design and landscaping of the scheme must preserve, so far as possible, the openness and visual amenity of the Green Belt. Particular care will be needed on matters, such as floodlighting, which are essential to the safe operation of park and ride schemes but which may be visually intrusive unless carefully designed. Local authorities should make full use of planning conditions or obligations. Park and ride development which does not satisfy the above criteria should be not be approved except in very special circumstances.


4.
It is also relevant to note that in support of the proposal the applicant has stated that the proposed Sale Water Park Metrolink stop and the park and ride facility have been designed to be complimentary to one another, with the park and ride ensuring the economic viability of the stop by providing a regular passenger demand from commuters, shoppers, etc.  Furthermore, the establishment of a park and ride facility at this location would increase accessibility to the leisure and rural amenities of the Mersey Valley for a significant number of inner city Manchester and Trafford residents.  It should be noted that the only other stop proposed to serve the Mersey Valley, at Hardy Lane, Chorlton, is not now to be provided for viability reasons.

5.
Having regard to the above, the principle of the development is considered to be in accordance with the Green Belt and transport policies of the Trafford Core Strategy and the Revised Trafford Unitary Development Plan, and the development is acceptable provided that the requirements set out in PPG2 regarding the choice of site, impact on the Green Belt and travel impacts can be satisfied.

CONSIDERATION OF ALTERNATIVE SITES


6.
With regards to criteria a) and b) listed in paragraph 4, the application includes a Green Belt Statement which states the following regarding alternative sites: -

· Any park and ride site has of necessity to be located in close vicinity to the Metrolink stop with which it is associated. The proposed site is located at a convenient distance from the Sale Water Park Metrolink stop, whereas other sites that were considered are more removed from the Metrolink stop and would lead to potential users being unwilling to walk the intervening distance.


· The Airport extension route has been the subject of intense scrutiny, both as the proposals were developed and during the course of the public inquiry into the proposals. This process has resulted in TfGM investigating alternative route corridors much further to the east of Rifle Road (e.g. Princess Road and Kingsway) in addition to local alternatives including utilising Rutland Lane and/or passing under the M60 to run along the southern side of the motorway. At the public inquiry further alternatives were proposed by the objectors to the scheme and addressed by GMPTE in its evidence. The Inquiry Inspector concluded that the proposed route is the most appropriate and the proposals would have acceptable impact on the environment.

· With the Metrolink route settled there is very little scope for providing parking other than at Sale Water Park. The next stop on the line is Northern Moor which is located in a densely built up area with no land available for parking purposes. The Northern Moor stop is also located mid-way between two junctions on the M60 such that it is both less likely to attract trips from the motorway and those that are attracted will cause additional mileage in residential areas.

· The proposed site would effectively consolidate the existing use of the area as an overflow car park to Sale Water Park and the Mersey Valley Visitor Centre. The development of this land into a park and ride was deemed a practical use of land that has been heavily contaminated with asbestos.

· A new Metrolink stop and car park further west in the Mersey Valley adjacent to the existing Metrolink Altrincham line was considered. The stop and car park would have been located at Barfoot Bridge in the flood plain just to the north of the M60 and to the west of the Water Park with vehicular access gained from the A56. As there is no existing stop at this location the capital estimate for the proposal also included the cost for a new stop in addition to junction works on the A56 Chester Road, a link road and pedestrian footbridge over the river and canal. The appraisal of the Chester Road site concluded that the proposal represented extremely poor value for money as it attracted relatively few additional trips to public transport whilst causing increased car mileage to access the site. The majority of car users were anticipated to be existing Metrolink passengers who transferred from another stop. The additional revenues generated by users of the site were likely to have been outweighed by the loss of revenue from passengers travelling from stops down the Altrincham line as their journeys took longer.

· TfGM also investigated an alternative location for the park and ride at Sale Golf Club, on the corner of the course at the Old Hall Road/M60 eastbound on-slip junction. This site was deemed inferior to the chosen site as it had a reduced capacity, was further removed from the Sale Water Park Metrolink stop, was more visually intrusive and required the light rail alignment to deviate further into the golf course practice area.

· Brief consideration was also given to locating the park and ride site immediately adjacent to the south of the M60 closer to housing in Old Hall Road. This proposal would have resulted in a lengthy and inferior walking route to the Sale Water Park Metrolink stop as intending passengers would be required to cross two motorway slip roads and walk beneath the M60 overbridge and down Rifle Road to reach the stop. The capital cost of acquiring the site together with the reduced parking useage and local impact make this option uneconomic/unattractive.

7.
Given that the route of the Metrolink extension to the Airport is now established and approved, by necessity any park and ride site will need to be in close proximity to this approved route and one of the approved stops.  This results in there being limited alternative sites for a viable park and ride. It is considered the applicant has carried out a thorough and comprehensive assessment of potential sites, including non-Green Belt locations, having regard to sustainable development objectives, and the need to be flexible about size and layout, and the assessment establishes that the proposed site is the most sustainable option taking account of all relevant factors.

IMPACT ON VISUAL AMENITY AND OPENNESS OF THE GREEN BELT


8.
PPG2, Core Strategy Policies R2, R4 and L7 and UDP Policies C4 and ENV17 are clear in that for any development to be acceptable it must seek to minimise its impact on visual amenity. Core Strategy Policy L7 also requires development to be appropriate in its context and make best use of opportunities to improve character and quality of an area. The proposed development would replace an open and undeveloped site with a hard surface (indicated on the drawings as asphalt), sub-station and a stop equipment building, lighting columns, and perimeter fencing, all of which could cumulatively result in the openness of this part of the Green Belt being diminished and harm to the visual amenities of the Green Belt. Having regard to the advice in PPG2, such development can be appropriate in the Green Belt provided that the layout, design and landscaping of the scheme preserve, so far as possible, the openness and visual amenity of the Green Belt.

9.
The car park itself would take up the entire open area of the site and the parking bays and aisles would have an upgraded surface finish, indicated as asphalt with green coated chippings. It is acknowledged that any permanent hard surface necessary for a car park of this size would have an urbanising effect on the site, and in turn this will affect the character of this part of the Green Belt. In the case of the proposed material, the applicant considers this would give the park and ride a distinct surface finish, keeping in mind Trafford’s desire for the area to maintain its green feeling. Whilst the finish would be more sympathetic to this location than black tarmac, there is concern that this would still be detrimental to the character of the area having regard to the extent of hardsurfacing being proposed and that it would not be a high quality finish. The applicant has been requested to consider reducing the number of spaces in order that more trees could be planted within the site and/or grassed areas to minimise the impact of the hard surfacing. In response it is stated that any reduction in capacity is likely to have a consequential impact on the viability of the Sale Water Park Metrolink stop. They also comment that the development already has a high replacement tree ratio: only four trees are being removed as part of this development with twenty new trees planted between the parking bays and the surrounding area will be landscaped with a grass mix to rejuvenate and increase the green space surrounding the site. They also comment that additional trees could impact on safety and security. In the absence of there being an agreed material for the car park surface at this stage, it is recommended any permission includes a condition requiring this to be submitted and approved prior to commencement of development. 

10.
The proposed perimeter fencing around the site is indicated as 2.0m high paladin fencing, coloured green. The applicant has stated this is necessary in the interests of security. The existing tree planting and vegetation along the site boundaries would screen this fencing from the surrounding roads on three sides of the site, although not entirely and it would be visible through gaps in the trees in some areas. It would also be prominent from the existing visitor centre car park as the existing trees on this side are proposed to be removed.  Whilst the amount of fencing proposed and its height could adversely affect the openness and visual amenity of the Green Belt it is acknowledged this is desirable from a security and crime prevention perspective and that the impact would be mitigated by it being green in colour and partly screened by the trees.

11.
The proposed lighting comprises 29 x 8 metre high columns within the site. These would be galvanized steel columns, to have a painted finish to blend into the surrounding area, and would provide a minimum of 25 Lux maintained average luminance. One of the submitted plans also indicates street lighting alongside the section of road between the mini-roundabout on Rifle Road and the entrance to the park and ride.  The number and height of lighting columns proposed has the potential to have a significant adverse impact on the openness of the Green Belt, particularly when illuminated.  The applicant has sought to minimise the impact by painting the columns and stating that they will not extend above the surrounding tree canopy. It is also acknowledged that from some viewpoints the lighting would be seen in the context of the Metrolink line and station, which includes overhead line equipment. Nevertheless the columns and illumination could significantly affect the openness and rural character of this part of the Green Belt. It is therefore recommended that any permission includes a condition stating that the lighting columns indicated are not approved, and that an amended lighting scheme must be submitted and approved prior to commencement of development. This would allow for low level lighting to be considered or alternatively a combination of low level lighting and fewer lighting columns, which would have less impact on the Green Belt.

12.
The buildings proposed within the development include a sub-station to provide a power supply to the Metrolink line and a Stop Equipment Room which houses equipment to support the operation of the stop. Both buildings would be positioned within a compound on the north east side of the site adjacent to the entrance. They are both relatively small single storey structures and whilst they would diminish openness to some extent, it is considered they constitute essential facilities associated with the operation of the park and ride scheme (and Metrolink stop) and therefore comply with criteria (e) in paragraph 4.

HIGHWAY ISSUES


13.
Access into the site is proposed via a new mini roundabout to be constructed in Rifle Road; this falls within the area covered by the Airport Extension Transport and Works Act Order for the Metrolink extension. The 300-space car park is designed for cars and small vans with standard car park space dimensions of 2.4m x 4.8m and disabled car park spaces dimensions of 3.6m x 4.8m. Pedestrian access between the car park and Metrolink stop is via a footway to be provided opposite the site entrance and extending down to the roundabout at Rifle Road, from where pedestrians would cross and join the new footway at one end of the central platform at the stop. These two road crossing positions would be identified by tactile paving flags in a buff colour.

14.
The main highway issues associated with the proposal are the effects of additional traffic on Rifle Road, other surrounding roads and at Junction 6 the M60. The Transport Statement submitted with the application includes assessment of existing travel patterns to the site, the surrounding highway infrastructure and anticipated trip rates to the site (arrivals and departures) and parking demand. It concludes that the existing network would have adequate capacity to accommodate the trips associated with the development, and as a result no alterations are considered necessary. 

15.
The Highways Agency has been consulted and any comments will be included in the Additional Information Report if received before the meeting.

16.
The LHA has raised no objections to the proposals on highways grounds and comment that the proposed car parking spaces meet the standards and the pedestrian provision at the site provides appropriate safe routing to the proposed Metrolink stop. 


17.
The LHA also note that the developer has proposed the provision of a ‘drop off’ bay on Rifle Road outside the proposed Metrolink station and whilst it is considered that this is acceptable, the LHA feels that the provision of appropriate Traffic Regulation orders in both the layby, on Rifle Road and in the vicinity of the site are required in order to ensure that access and egress to the site is unimpeded at all times.  The legal orders, signing and lining associated with such measures should be installed by the LHA at the developers cost. This ‘drop off’ bay is outside the boundary of the application site and does not form part of the application; such a proposal would be allowed under the Airport Extension Order for the line and stop.

IMPACT ON TREES


18.
A Tree Survey has been submitted with the application and makes the following recommendations and conclusions: -


· Five trees within the site are identified for removal for reasons of sound arboricultural management.

· The park and ride would require the removal of a number of trees within the survey area. Adjoining woodland areas will also be impacted by the proposals. The removal of trees is required due to their location both within the footprint of development and by unacceptable intrusions into the Root Protection Area.

· The tree losses are not significant particularly in respect of loss of screening from Rifle Road due to the trees that would remain, and given the size, age and condition none can be considered a significant constraint to development. There should be no net loss of trees on site and replacements are required as part of the contractor’s tree replacement policy. 

· Given the close proximity to Sale Golf Club and the M60, a planting scheme that would provide appropriate screening for visual purposes, noise reduction and pollutant filtration would be recommended.

· All trees to be retained are detailed in the Tree Retention Schedule and Tree Retention Plans.

19.
Most trees surrounding the proposed car park are to be retained, including the belt of trees on the Rifle Road side of the site (with the exception of 2 trees to be removed) and the groups of trees and vegetation along the north east side and north west boundaries. A significant amount of existing tree and hedgerow is proposed to be removed from the south west side of the site (between the site and the adjacent visitor centre car park) in order to facilitate construction of the car park. The removal of such an amount of planting is regrettable and it is unfortunate this is necessary to accommodate the number of spaces proposed. It is acknowledged however, that these trees are not of particular significance as individual specimens and that the scheme includes replacement tree planting along this boundary in the form of 6 x Hornbeams. In net terms there would be an increase in the number of trees across the site, taking into account these 6 replacement trees and the 20 new trees proposed within the site itself. A further consideration is that if the trees along this boundary were to be retained it would result in 31 fewer car parking spaces - the applicant has stated that any reduction in capacity is likely to have a consequential impact on the viability of the Sale Water Park Metrolink stop.

MANAGEMENT ISSUES


20.
Given the location of the site within the Mersey Valley and its proximity to Sale Water Park and the Visitor Centre car park, it is important to ensure the development would not compromise in any way existing uses in the Mersey Valley and, as far as possible, complements and takes the opportunity to enhance recreational use of the area. The Council’s Safe Strong Communities Service support the Park and Ride facility, but with some caveats around the current design and how its overall management will fit with the strategic operational implementation plan for Mersey Valley.  They comment the site is adjacent to the current visitors’ car park and will be the key gateway for Sale Water Park and have expressed concern that the current design does not take this aspect of its location into account and appears almost to have been a standard design “dropped” into this location. Concerns have been raised by other key stakeholders about potential abuse of the currently free car parking facilities once the Metrolink line to the airport is opened e.g. those accessing the airport, football matches and other big events. 


21.
It is considered that to ensure the facility operates without detriment to the Mersey Valley, including potential adverse impacts on the existing car park and adjoining roads, a condition requiring submission and approval of a management plan is necessary. This would need to set out details such as opening and closing times, the entry and exit system, ticketing and potential use by non-Metrolink users or long stay parking will be addressed.

SECURITY ISSUES


22.
The scheme includes 2.0m high perimeter fencing around the entire site, 29 x lighting columns within the site, and CCTV in the interests of security, crime prevention and public safety. In addition the applicant has advised that all Metrolink car parks are patrolled by an organisation called Central Ticketing who are responsible for monitoring and controlling obstructive and inappropriate parking. Metrolink also employ representatives to deter non-Metrolink users from using the car park when issues arise.

23.
Greater Manchester Police (Design for Security) were consulted prior to submission of the application and have made a number of recommendations, having regard to this being a fairly remote location, the lack of natural surveillance from passing traffic or adjacent property and the Mersey Valley recreation area historically having been subject to incidents of antisocial behaviour and criminal damage to property and parked vehicles. They also comment that the particular security issues associated with locating a car park in this area are compounded by the number of nearby access and escape routes for potential offenders, coupled with the density of vegetation that provides cover/hiding places for offenders and stolen property. Vehicles in the car park are also likely to left for long periods. The following recommendations are made to minimise the risk of criminal or antisocial activity at the site;- 

· A height restriction barrier should be located at the entrance in order to prohibit larger vehicles that could obstruct CCTV / lighting. 

· There should be a barrier installed to enable the car park to be locked, in order to discourage potential abuse. 

· Recommend some calming measures to restrict speed of vehicles using the facility. 

· Parking bays should be clearly identified and directional arrows included to indicate traffic flows. 

· Effective signage should be used throughout the site to direct users to spaces and exits, and include safety and security information. 

· Lighting should be provided at an adequate uniform level around the site (as defined in BS 5489) so as not to create areas of shadowing or pooling. 

· Location of lamp columns and CCTV cameras should take account of obstructions to vision such as trees /other vegetation and vehicle parking arrangements. 

· A help point should be installed in the car park, close to the entrance so that it can be readily observed by people as they arrive. 

· A management plan for the future operation of the site should be prepared, covering regular maintenance of the facility in order to ensure the long-term integrity of the security arrangements. This should include inspection of lighting, (staffing), barriers, fencing, walls, gates, CCTV, and vegetation. 

· The location of ancillary facilities should not create hiding places that would aid criminal activity. Features should be designed to discourage use as sitting areas that may attract abuse.

· As natural surveillance of/from the site is extremely limited it is strongly recommended that the site has a staff presence during the hours of operation. The installation of a monitored CCTV system with supporting lighting and public address system covering the whole car park is essential.

Additionally, any planting proposed between and around parking bays should not exceed 1m in height. GMP’s support for this proposal is subject to satisfactory consideration of the above matters.


FLOOD RISK AND DRAINAGE


24.
The site is within a Flood Storage Area and relatively small parts of the site are within Flood Zones 2 and 3 (this designation does not cover the site of the car park itself and only affects the junction of the access road with Rifle Road). The Environment Agency raise no objection to the proposed development, subject to a condition requiring amendment to the remediation strategy in the event of any contamination not previously identified is found to be present at the site.


25.
Policies L5 and R3 of the Core Strategy include a requirement on developers to improve water efficiency and reduce surface water runoff through the use of appropriate measures such as rain water harvesting, water recycling and other Sustainable Drainage Systems (SUDS) appropriate to the various parts of the Borough. Generally this will mean new areas of hardstanding should be a porous or permeable material to comply with the above policy. The LHA also comment that the applicant should ensure adequate drainage facilities or permeable surfacing is used on the area of hard standing to ensure that localised flooding does not result from these proposals. 

26.
The asphalt surface being proposed would not address this policy requirement. In response the applicant has stated the development has been designed to be a closed drainage system for a number of reasons: -

1. To provide a high quality capped layer that completely separates the asbestos waste material from water collected. The drainage pipes will be laid to a maximum depth of 1.8m below existing ground level to prevent any excavation into the potentially contaminated strata underlying the site. 


2. The system was designed to be closed to protect the environment from pollution by the oils that would be collected on the surface of the car park. The drainage system has been designed so that the flow from the site discharges into the highway drain for the proposed Rifle Road intersection, which then outfalls into Barrowbrook via a bypass oil separator, which completely separates the oils from the ground water / environment.


3. Finally the system was designed to manage the flow from the site. The car park will be drained by kerb drains which discharge into 900mm diameter pipes, with these oversized pipes acting as both carrier and attenuation pipes. The drainage network for the site has been designed to attenuate a 1 in 30 year return period. Considering the car parks location we felt that a closed system would provide the capacity and protection required to deal with the surface water of the car park without the consequences of flash or localised flooding.


27.
Having regard to the former use of the site as an asbestos tip and the above justification it is considered that in this particular case the proposed drainage scheme is acceptable. 

AIR QUALITY


28.
The site is within the Council’s air quality management area and exceeds the parking threshold for which an air quality assessment is required. An Air Quality Assessment has been submitted and makes the following conclusions: -


· Although the purpose of the Park and Ride is to facilitate the transfer of journeys from car to tram, and therefore resulting in a beneficial effect on air quality, there is the potential for localised adverse effects on air quality in the roads immediately around the site. These effects have been assessed in accordance with the requirements of the Council using the DMRB Screening Tool. The assessment is based on baseline traffic data provided by TfGM and predicted traffic derived from the Transport Statement for the development. 


· The results of the assessment indicate that the operation of the proposed Park and Ride would result in an imperceptible change in air quality at sensitive receptors located along surrounding affected roads. The significance of the effect of the proposed Park and Ride on local air quality is classed as negligible.


· The proposed Park and Ride would not cause any exceedances of the air quality objective values and the magnitude of changes are sufficiently small to not interfere with any existing or proposed local air quality management policies.


Further comments from Pollution and Licensing on the results of the Air Quality Assessment are awaited and will be included in the Additional Information Report.

ECOLOGY


29.
The Ecological Walkover Survey submitted with the application concludes that none of the habitats recorded within the survey area were considered to be of significant botanical interest or legally protected. The report notes that much of the woodland around the site boundaries will be retained helping to form an ecological buffer and visual barrier between the Park and Ride site and the adjacent natural habitats. Impacts upon the adjacent Meadows at Sale Water Park SBI have also been considered and there are no known direct impacts upon the SBI. A number of recommendations are made with regard to habitats, bats and badgers. The Greater Manchester Ecology Unit has been consulted on the above and any comments will be included in the Additional Information Report if received before the meeting.

GROUND CONDITIONS/CONTAMINATION


30.
The site was formerly used as an asbestos tip and ground condition surveys and investigations confirm that the site is subject to asbestos contamination. A Preliminary Geo-Environmental Risk Assessment, Environmental Risk Assessment Report and Report on Ground Condition Monitoring have been submitted in respect of the previous use of the land and potential contamination. The submission states the design has been with this in mind and the need to excavate material has been kept to a minimum. Comments from Pollution and Licensing on the findings and recommendations of these reports are awaited and will be included in the Additional Information Report if received before the meeting.

31.
It is also noted that there is a borehole on the site and that access to this must be maintained for monitoring purposes. The applicant has been made aware of this requirement and confirmed that the existing borehole would not be covered by permanent hard surfacing, and some type of protective cap will be used to ensure access is maintained.


RECOMMENDATION: GRANT subject to the following conditions:

1. Standard 3 year time limit


2. List of approved plans


3. Materials to be submitted and approved – including samples of all hard surfacing materials, fencing and materials for the buildings.

4. Notwithstanding the details shown on the approved drawings, no permission is granted for the lighting columns shown in the application. Prior to the commencement of development an amended lighting scheme which shall include detailed drawings, shall be submitted to and approved in writing by the Local Planning Authority for lighting within the site. Development shall be carried out in accordance with the approved drawings, unless otherwise agreed in writing by the Local Planning Authority.

5. Submission and approval of a management scheme to control use of the proposed car park and address potential adverse impacts on existing adjoining car park and adjoining roads, such scheme to include details of opening and closing times, entry and exit system, ticketing and use by non-Metrolink users or for long stay parking.

6. Submission and approval of a scheme to ensure the proposed car park complements the existing recreational use of the area, to include pedestrian linkages between the site and the Mersey Valley and potential use of the site in connection with recreational use in the Mersey Valley and at Sale Water Park.

7. Scheme for security measures to be submitted and approved, in accordance with the recommendations made by Greater Manchester Police (Design for Security).

8. Tree protection scheme


9. If, during development, contamination not previously identified is found to be present at the site then no further development (unless otherwise agreed in writing with the Local Planning Authority) shall be carried out until the developer has submitted, and obtained written approval from the Local Planning Authority for, an amendment to the remediation strategy detailing how this unsuspected contamination shall be dealt with.

10. Development in accordance with recommendations of the Ecological Survey.
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		Priory
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		Broadheath

		168

		Grant
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