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—— METROPOLITAN BOROUGH ——




AGENDA PAPERS FOR
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):



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


	
	

	2. 
	MINUTES
To receive and, if so determined, to approve as a correct record the Minutes of the meeting held on 12th January, 2012.

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

 
	

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

	To be

Tabled 
	

	4. 
	ADOPTION OF TRAFFORD CORE STRATEGY – IMPLICATIONS FOR DECISION MAKING ON PLANNING APPLICATIONS 

To consider the attached joint report of the Chief Planning Officer and Senior Regeneration Officer. 
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	5. 
	APPLICATIONS FOR PERMISSION TO DEVELOP ETC.
To consider the attached reports of the Chief Planning Officer. 
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	6. 
	POSSIBLE BREACH OF PLANNING CONTROL AT 17 STANLEY DRIVE, TIMPERLEY 

To consider the attached report of the Chief Planning Officer. 
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	7. 
	APPLICATION FOR PLANNING PERMISSION 77485/O/2011 – TRAFFORD COLLEGE – TRAFFORD COLLEGE, MOSS ROAD, STRETFORD M32 0AZ

To consider a report of the Chief Planning Officer. 
	To follow 


	

	8. 
	APPLICATION FOR PLANNING PERMISSION 77510/O/2011 – TRAFFORD COLLEGE – LAND OFF STAMFORD BROOK ROAD, TIMPERLEY 

To consider a report of the Chief Planning Officer. 


	To follow 
	

	9. 
	APPLICATION FOR PLANNING PERMISSION 77780/FULL/2011 – TRANSPORT FOR GREATER MANCHESTER – LAND AT SALE WATER PARK, RIFLE ROAD, SALE 

To consider a report of the Chief Planning Officer. 


	To follow 
	

	10.
	URGENT BUSINESS (IF ANY)

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


	
	

	
	THERESA GRANT 
Acting Chief Executive 


	
	

	
	Contact Officer:  Michelle Cody 

Extn.:   2775
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TRAFFORD COUNCIL


Report to:


Planning Development Control Committee

Date:



9th February 2012

Report for: 


Decision 

Report of: 
Chief Planning Officer


Report Title


		Adoption of Trafford Core Strategy – implications for decision-making on planning applications 







Summary


		The Council has formally adopted the Trafford Core Strategy on 25th January 2012. The Core Strategy is the key document within the Trafford Local Development Framework (LDF) and provides the broad framework for the future development of the Borough until 2026. Following the Core Strategy’s adoption, the Revised Trafford Unitary Development (UDP) has now been partially superseded.


This report sets out the implications of this decision for development management, together with actions required in relation to the Council's existing Supplementary Planning Guidance documents. 








Recommendation(s)


		It is recommended that the Planning Development Control Committee:


1. Note the implications of the Adoption of the Core Strategy on the Development Plan for Trafford and;

2. Adopt the supplementary planning documents listed in section 4 of this report for development management purposes until such time that they are formally reviewed in the context of the new planning framework for Trafford; published for a statutory period of public consultation and; formally adopted by the Executive.







Contact person for access to background papers and further information:


Names:
 Simon Castle, Chief Planning Officer, and Claire Taylor-Russell, Senior Regeneration Officer, Strategic Planning and Developments Team 

Extensions:
x3111/x4496



Background Papers:


Revised Trafford UDP (June 2006) and Trafford Core Strategy (January 2012)


1.0 Background


1.1 The Core Strategy was formally adopted by the Council at its meeting on 25th January 2012. It is the first, and most important, Development Plan Document (DPD) to be produced in the Trafford Local Development Framework (LDF). It sets the policy framework, up to 2026, for delivering the development and change needed to realise the Council's vision in spatial terms. 

2.0 The Implications for the Development Plan for Trafford

2.1 The adoption of the Core Strategy DPD means that the document now forms part of the Development Plan for Trafford, together with the Revised Trafford Unitary Development Plan (UDP) and the Regional Spatial Strategy (until such time that it is formally abolished). In some instances it entirely replaces content within the Revised Trafford Unitary Development Plan (UDP), but in others it either only partially replaces policies or leaves policies unchanged until such time that they are replaced by other DPDs. 


2.2 Given that the Core Strategy provides the broad framework for development, rather than site specific detail, only two changes to the Proposals Map have resulted from its adoption. These changes relate to the Regional Centre and Inner Areas boundaries and to the designation of land at Davenport Green. They are identified as “inset maps” in appendices of the Core Strategy and will be incorporated in the Proposals Map when it is reproduced as part of the Land Allocations DPD (currently programmed for adoption in 2014). 

2.3 Therefore it is now necessary to read the Core Strategy and the Revised Trafford UDP in conjunction with each other. Appendix 5 of the Core Strategy provides a schedule detailing those UDP policies replaced or partly replaced by the Core Strategy and those unaffected by the adoption of the Core Strategy. 

2.4 Currently each report to this Committee sets out a detailed description of the Development Plan for Trafford.  Consideration is being given to the appropriateness/practicalities of, in the future, presenting a “standing item” on the agenda of this Committee. Such a report would detail the Development Plan for Trafford, including which UDP Policies remain in force following the adoption of the Core Strategy and how others have been replaced, and should thus avoid unnecessary repetition.  

3.0 Key New Policies for Determining Planning Applications in Trafford

3.1 Of particular note to the Planning Development Control Committee will be that the whole of Chapter 19 – Development Control Criteria within the UDP (Policies D1 to D4 and D6 to D13) is superseded by the Core Strategy, with the exception of Policy D5 –Special Health and Safety Development Control Sub-areas, which will be superseded by the Land Allocations Plan.

3.2 Policies such as L4 – Transport (and the associated parking standards set out in Appendix 3 of the Core Strategy), L5 – Climate Change and L7 – Design, will now play a very important role in the planning decision process, given that they replace (in the main) the Development Control Criteria policies. Other key policies of note will be those relating to the five Strategic Locations, the release of land for new homes, meeting the Borough’s housing needs, planning obligations, economic development and Green Infrastructure/open space sport and recreation.


3.3 The Core Strategy identifies five Strategic Locations: Pomona, Wharfside, Lancashire County Cricket Club, the Trafford Centre Rectangle and Carrington. Detailed development proposals, together with detailed infrastructure requirements are set out in the Core Strategy, against which future development proposals in these areas will be judged.


3.4 Policy L1 seeks to release sufficient land to accommodate a minimum of 11,800 new homes over the lifetime of the Plan. It also seeks to achieve an indicative 80% brownfield land target when releasing such land, and as such it sets out the circumstances in which greenfield land could be released.

3.5 Policy L2 deals with meeting housing need. In particular it seeks to address Trafford’s affordable housing needs by setting an overall target of 40% of new homes to be affordable. The policy does however take account of viability issues and therefore this target does not apply to all parts of the Borough, only those more viable parts in the south of Trafford. In the least viable locations (Old Trafford, Carrington and Partington) a target of 5% has been set, with Urmston, Stretford and Sale having a 20% target.


3.6 Policy L8 sets the framework for collecting planning obligation contributions. Contributions will be sought for all types of development, and established on a site by site basis. The policy acknowledges that in certain circumstances issues of viability will need to be addressed, and that on these occasions, there will be engagement with the developers on a site by site basis.


3.7 Policy W1 seeks to release sufficient land to facilitate the continued modernisation and revival of industrial and commercial activity. The main focus for future employment development remains broadly as expressed in the UDP, with Pomona, Wharfside, Trafford Park Core, The Trafford Centre Rectangle, Carrington, Broadheath and the four town centres all identified to play an important role.

3.8 Policy R3 deals with the concept of Green Infrastructure, which can provide multiple social, economic and environmental benefits, while Policy R5 seeks to improve the provision of open space, sport and recreation facilities. The ways in which opportunities to provide improvements to Green Infrastructure and how key deficiencies, in facilities, can be met is set out in these policies.


4.0 The Implications for Current Supplementary Planning Guidance (SPGs)/Documents (SPDs)

4.1 Chapter 19 of the UDP references a number of SPGs and SPDs relating to housing, commerce and industry, Conservation Areas and Historic Buildings and, other miscellaneous matters.


4.2 These guidance documents fall into three broad categories of planning status:

· Both the house extensions SPG (relating to superseded UDP Policy D6) and the car parking standards SPG (relating to superseded UDP Policy D2) were considered to be out-dated and in need of review to be consistent with emerging Development Plan policy and changes to legislation/government guidance. This review work has been carried out and the documents have been revised and were subject to public consultation in February 2011. The Executive is to be recommended to adopt these new SPDs on 27th February 2012. Therefore this Committee is not required to take action in relation to these documents, but should note instead that the proposed adoption date for these SPDs.

· The guidance notes which relate to Conservation Areas and Historic Buildings relate to UDP Policies which have not been superseded by the Core Strategy. As a result of this, these documents continue to have an acceptable level of “material weight” in development management terms following the adoption of the Core Strategy and this Committee is not required to take any action in relation to these documents at this point in time. It should be noted however that it is anticipated that these documents will be reviewed by way of the Land Allocations Plan, for which consultation will take place later this year and adoption is currently programmed for 2014.

· The remaining SPGs, adopted under previous planning regulations, relate to UDP Policies which have now been superseded by Core Strategy Policies. As such these documents will no longer have the same level of “material weight” in development management terms as before the Core Strategy’s adoption. These documents are not out-dated or in need of immediate review because they remain consistent with Development Plan policy, as expressed in the Core Strategy, and current legislation/government guidance.  In view of their reduced material weight, but the fact that they remain relevant to the decision making process in Trafford, the Committee is requested to adopt these documents for development management purposes until such time that they are formally reviewed in the context of the new planning framework for Trafford, published for a statutory period of public consultation, and formally adopted by the Executive. The documents are as follows:

· New Residential Development; 


· Houses in Multiple Occupation; 


· Residential Care Homes & Nursing Homes for the Elderly; 


· Use of a Residential Property for Business Purposes; 


· Hot Food Take-away Shops; 


· Advertisements; 


· Shop Fronts; 


· Advertisements at the Trafford Centre; 


· Car Boot Sales; 


· Industrial Development; 


· Noise Standards; 


· Fencing; 


· Service Uses in Trafford Park; 


· Satellite Dishes; and 


· Day Nurseries and Playgroups. 


· One SPD, the A56 Corridor Development Guidelines, was adopted by the Executive (in March 2007) under the new Local Development Framework (LDF) regulations. However, although this document is relatively up to date, it too relates to superseded UDP policies and will therefore have reduced “weight”. Accordingly the Committee is also requested to adopt this document for development management purposes until such time that it is formally reviewed in the context of the new planning framework for Trafford, published for a statutory period of public consultation, and formally adopted by the Executive.

5.0 Recommendation

5.1 It is recommended that the Committee;



i)
Note the implications of the adoption of the Core Strategy on the 




Development Plan for Trafford; and 




ii)
Adopt the supplementary planning documents listed in section 4 of this report 


for development management purposes until such time that they are formally 


reviewed in the context of the new planning framework for Trafford; 




published for a statutory period of public consultation; and formally adopted 


by the Executive. 

sjc/ctr


1




_1389596315.doc
		WARD: Village

		ENF 1374



		DEPARTURE:  NO





		Without planning permission, the erection of a raised brick and stone patio and steps And Rendered wall over 2 metres in height in the rear garden. 





		17 stanley drive, timperley





		RECOMMENDATION:  Enforce
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SITE 

The property is one of a pair of semi detached residential houses set within a residential drive of similar properties. To the rear the property backs onto the rear gardens of further residential houses.

REVISED ADOPTED TRAFFORD UDP


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.


UDP PROPOSALS MAP NOTATION 


None

CORE STRATEGY POLICIES/ PROPOSALS


L7 - Design 

RELEVANT PLANNING HISTORY

17 Stanley Drive 


H/51181 – Erection of part two storey, part single storey side and rear extension to form additional living accommodation: - approved with conditions 17th April 2001.


H/70940 – Erection of a single storey rear extension and a new roof over existing single storey structure – approved with conditions 14th April 2009.


76789/HHA/2011 – Retention of raised patio to the rear - Withdrawn


19 Stanley Drive 


H/51912 – Erection of two storey side extensions to form garage and living accommodation over and single storey rear extensions to form additional living accommodation following the demolition of existing garage – approved with conditions 2nd August 2001.

ENFORCEMENT HISTORY

None.

CASE HISTORY

In August 2010 the Council received a permitted development enquiry from the owner of 17 Stanley Drive regarding the erection of a stone/ornamental stone patio to the rear of the property with a step leading from the existing rear extension and onto the proposed patio area.

The step was proposed to be 45 cm from ground level extending out from the back of the existing extension by 1 metre to accommodate the outward folding sliding patio doors and to run the full width of the extension. The step would then drop down by 18 cm to a stone patio which would have a finished height of 27cm above ground level. The patio would have a width of 7.4 metres nearest to the house and extend by 6.44 metres along the common boundary with 19 Stanley Drive (the attached semi detached property).


On the basis of this proposal and the measurements and information provided, it was considered that as proposed the development would have the benefit of being permitted development and would not require planning permission.


On 3rd September 2010 a letter was sent to the owner confirming that planning permission would not be required but that letter clearly stated that:


“In this particular case, it is my opinion that planning permission would not be required as the proposed patio would not be more than 300mm from ground floor level and would not exceed 50% of the total area of the curtilage (excluding the ground area of the original dwellinghouse).”


On 14th February 2011 work commenced upon the construction of the patio at 17 Stanley Drive. 


On 17th February 2011 the council received a complaint from the owner of the adjoining property at no.19 that the patio was being built too high. The Council’s enforcement officer made a site visit the same day and found that concrete foundations and concrete block retaining walls were being constructed. Initial measurements of the retaining walls for the patio area (not the raised step from the rear of the house) found that the intended surface height of the patio when finished appeared to be approximately 600mm above ground level. The builders stated that were working in line with the details previously submitted to the Council which the Council had advised was permitted development. The Council’s enforcement officer explained that it appeared to him that the finished height would be above 300mm and that if that was the case the patio would require planning permission and if they continued to build it would be at their own risk.


On 21st February 2011 the Council’s enforcement officer e-mailed the complainant to advise that he felt that the owner of 17 Stanley Drive had misinterpreted the Council’s previous advice and that the patio appeared to be too high and should be reduced in height.


On 23rd February 2011 the Council wrote to the owner of 17 Stanley Drive advising them that


“The patio at your property is higher than 300mm above the ground level upon which it is constructed and would require planning permission for its retention, as such it is unauthorised and a breach of planning control”.


On 24th February the owner of 17 Stanley Drive requested a meeting with the Chief Planning Officer and explained that they were following the principles of the property’s permitted development rights and did not intentionally breach any legislation stating that their measurements were taken adjacent to the house, but would very much like to work with the planning service to resolve the situation.

In March 2011 the owner of 17 Stanley Drive submitted a planning application seeking to retain the raised patio. During subsequent site visits it was noted that a wall had been erected along the shared boundary with 19 Stanley Drive. That wall extended along the common boundary from the rear of the house to the end of the patio where it met the common boundary. This wall exceeds 2 metres in height and does not benefit from permitted development rights and would in itself require planning permission. It is evident that despite the presence of the wall it is still possible when standing on the raised patio to clearly overlook the rear garden and into the rear living area of 19 Stanley Drive.  

Following extensive discussions between the case officer and the applicant and the occupiers of no.19, on 12th August the applicant was informed that it was considered that the Council would be unable to support the application as it stood due to the intrusion of privacy and loss of amenity to the neighbour caused by the raised patio and suggesting amendments that may make the development acceptable – lowering the patio and reducing the width of the step at the rear of the property so that it only covered the width of the folding patio doors and was away from the shared boundary with 19 Stanley Drive.


Initially the owner of 17 Stanley Drive responded by stating that he would submit amended plans as requested.  He however subsequently decided to withdraw the planning application and has returned to the view that  the patio constitutes permitted development.

Since the initial investigation there have been numerous meetings and discussions and site visits to 17 Stanley Drive, involving the Chief Planning Officer, the Planning Manager and other planning and enforcement officers to try to ascertain whether or not the patio as built conforms with that as proposed within the owners original permitted development enquiry or whether it exceeds permitted development limits and requires planning permission.  Some of these meetings have also been attended by Councillor Evans and Councillor Mitchell. 


Measurements have been taken from both 17 and 19 Stanley Drive to try to ascertain the original ground level and consequently the height of the raised patio area. This task has been made more difficult by the fact that the ground slopes downwards away from the rear of the house and that both properties have rear extensions to the original houses and that the raised patio area and step to the rear of 17 Stanley Drive is now complete and covers what was the original ground area.


The crux of this case sits with whether the patio as built conforms with that described within the permitted development enquiry made in August 2010 and which the Council’s planning officers advised would not require planning permission (i.e. was permitted development) or whether the patio as built differs from that agreed by the Council’s planning officers and that the patio as built exceeds more than 300 mm above ground level and therefore requires planning permission.


Measuring Height


There are several requirements contained within the General Permitted Development Order which render it necessary to establish whether a particular height restriction is exceeded. In the 2010 Technical Guidance which accompanied the 2008 English Amendment to Part 1 householder rights it is stated that references to 'height' remain unaltered from the original 1995 Order. Thus references to height refer to the height measurement from ground level. An added footnote states that 'This will be the level of the natural ground and would not include any addition laid on top of the natural ground such as a patio' The Guidance goes on to state that ' Ground level is the surface of the ground immediately adjacent to the building in question. Where ground level is not uniform (e.g. if the ground is sloping), then the ground level is the highest part of the surface of the ground next to the building.'


The height of decking/raised platforms

Decking or a raised platform which is laid at ground level to provide a hard surface for walking/sitting in a dwellinghouse curtilage can in some cases be given permission by Class F of the Town and Country Planning (General Permitted Development) Order. However, if it is raised above the ground on a sub-frame or other structure there is a point at which it ceases to become a 'hard surface' in Class F terms. 


However, garden decking or a raised platform built in association with other structures such as steps or walls does not fall within Class F. 


Class E of the Town and Country Planning (General Permitted Development) Order could provide permitted development rights for structures which are based on decking, and the 2010 Technical Guidance avers that the Class covers 'garden decking' which is thereby classed as a 'building'. However Class E does not allow a 'raised platform' which is defined as any platform having a height of over 300mm. It follows, as the 2010 Technical Guidance avers, that a raised platform having a height of not more than 300mm could be permitted development subject to the other limits and conditions under the Class.

In trying to ascertain the ground level the measurement is to be taken from the base of the rear extension as that has the benefit of planning permission and is now included as part of the footprint of the resultant building rather than the base of the wall of the original house. 


Although it is apparent that the land slopes away from the wall of the original house and that at the time the extension was built some leveling of the land may have taken place to bring it up to the level of the extension, it would seem unreasonable to try to use the ground level of the original house to calculate measurements from, when both 17 and 19 Stanley Drive have lawful rear extensions that clearly relate to each other in terms of ground level and provide a mean level to work from.

To calculate the height of the patio above ground level it has been necessary to use historical photographs of the development taken when planning consent was granted for extensions to no.17 in both 2001 and 2009. 

The side wall to the right of the extension at 17 Stanley Drive when viewed from the rear garden is consistent to both developments and has a distinctive pattern of brickwork which can identify a fixed point from which to measure down to ground level. It is apparent from this that the height of the current patio is six bricks up from ground level. The standard width of a modern brick is 70mm – 6 x 70 = 420mm plus the motor joints (6x 10mm = 60mm) gives a height for the patio of approximately 480mm above ground level where it meets the building not including the step leading out from the patio doors. 

This exceeds the permitted development allowance of 300mm and differs from the dimensions given within the permitted development enquiry originally submitted by the owner of no.17 that showed the final height of the patio to be 270mm. As such the development as completed does not match that as submitted in the enquiry documentation and the planning officer’s advice given on the back of that application cannot be applied to the development as built.

Therefore the patio and wall as built is unauthorised development in planning terms. They do not benefit from permitted development rights and require planning permission for their retention.  It is considered that they are unacceptable  in their current form by virtue of their design and the intrusion on privacy and loss of amenity to the adjoining neighbouring property caused by overlooking from the raised patio and the visual impact of the rendered wall erected along the boundary. As such the development does not meet with the criteria of Policy L7 of the Trafford Core Strategy adopted on 25th January 2012.

It is therefore recommended that enforcement action is considered requiring the removal of the unauthorised patio and wall or a reduction in the height of the patio by 180mm so that it is no more than 300mm in height from ground level and a reduction in the height of the wall to no more than 2 metres in height when measured from the ground level of the shared boundary adjacent to which it is built at which point they will benefit from being permitted development in planning terms.

Human Rights

Notwithstanding the issue of expediency, the Council must be satisfied that the action which it proposes to take is not incompatible with the European Convention on Human Rights and the Human Rights Act 1998. Enforcement action will require the removal of the unauthorised patio and wall or a reduction in their height so that they then benefit from permitted development rights. 

The question is whether such a decision requiring the removal of the unauthorised patio and wall or a reduction in their height so that they then benefit from permitted development rights within the timescale indicated below is a proportionate remedy to the harm that allowing the unauthorised development to remain would cause.

The particular issues are whether the need for retaining the unauthorised patio and wall at the property, outweighs the detrimental impact that they have upon the privacy and amenity of the neighbouring property by virtue of the potential for overlooking. 

In this case it is felt that the harm that allowing the unauthorised patio and wall to remain outweighs the owner’s right to retain them and that requiring the unauthorised patio and wall to be removed or reduced in height so that they then benefit from being permitted development is a proportionate measure to remedy that harm. 

    The view of the Chief Planning Officer is that the enforcement action set out below;-


i. does not go further than is necessary to protect the concerns identified above;


ii. is a measure which is suitable;


iii. is sanctioned by law;


iv. has objectives which are sufficiently important to justify the human rights interference; and


v. is not disproportionate to those objectives and should therefore be taken.


RECOMMENDATION:


1. That it appears that a breach of planning control has taken place as reported.

2.      The breach of planning control has taken place within the last 4 years.

      3.      That it is expedient having regard to the Development Plan and other


              material considerations to take enforcement action for the following reasons: 


The patio and wall do not have the benefit of permitted development rights and are developments that require planning permission. They cannot be considered for planning permission in their current form due to the adverse impact the patio and wall have upon the amenity of the neighbouring property by virtue of their design and the loss of privacy due to overlooking. As such, the development is contrary to Policy L7 of the Trafford Core Strategy. It is considered that requiring the unauthorised patio and wall to be removed or reduced in height so that they benefit from permitted development rights is a proportionate measure to remedy that harm.

    4.     That the action proposed is a proportionate response having regard to the nature of                the breach and the objectives of the proposed action.


5. That the Head of Legal and Democratic Services be authorised to serve an Enforcement Notice requiring the owner/occupier to:-  

i     Remove the unauthorised patio or reduce the height of the patio by 180mm so that it is  more than 300mm above ground level. 

ii.   Reduce the wall to no more than 2 metres in height when measured from the ground level of the shared boundary adjacent to which the wall is built.

COMPLIANCE PERIOD:


i. One month after the date the enforcement notice takes effect.

ii. One month after the date the enforcement notice takes effect.




KW



�







LOCATION PLAN FOR ENFORCEMENT No: - ENF 1374



Scale 1:1250 for identification purposes only.



Chief Planning Officer



PO Box 96, Waterside House, Sale Waterside, Tatton Road, Sale  M33 7ZF



Top of this page points North
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		WARD: Gorse Hill

		77718/FULL/2011

		DEPARTURE: No





		Various works including: erection of two storey extension to the north-east elevation; refurbishment of existing building; replacement of existing windows; construction of new car park to the south-west of the site following the demolition of the existing nursery.



		Trafford College, Talbot Road, Stretford, M32 0XH





		APPLICANT:  Trafford College





		AGENT: Roger Stephenson Architects





		RECOMMENDATION:  GRANT 
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SITE


The application site is one of the main Trafford College sites within the Borough and is approximately 1.65ha in size.  The site is situated on the north-western side of Talbot Road.  Residential properties fronting Great Stone Road bound the site to the south-west, Stretford Leisure Centre bounds the site to the north and north-west and Stretford Police Station bounds the site to the north-east.  Old Trafford Cricket Ground is also situated close to the site on the south-eastern side of Talbot Road.  Vehicular access/egress to the site is from Great Stone Road, with a second vehicular egress also onto Talbot Road to the front of the site.


The site predominantly comprises of a singular building that has been extended and altered over time.  The original building was constructed in the 1930’s, with subsequent additions made in the 1960’s and 1970’s.  Temporary prefabricated buildings are also situated on the south-western corner of the site, which is currently used as a nursery.


PROPOSAL


The application proposes various works, including:


· erection of a two storey extension to the north-east elevation to provide 1060m2 of new accommodation, which would house the School of Engineering and Motor Vehicles.  The extension would measure 88m in length, 8.8m high and have a maximum width of 14m,


· refurbishment of the existing building,


· replacement of existing windows,


· construction of a new car park to the south-west of the site following the demolition of the existing nursery.


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 CORE STRATEGY POLICIES


L3 – Regeneration and Reducing Inequalities


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


W1 - Economy

PROPOSALS MAP NOTATION


Gorse Hill Priority Regeneration Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None

PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Make the Best Use of Existing Uses and Infrastructure


DP6 – Marry Opportunity and Need


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


MCR3 – Southern Part of the Manchester City Region


RELEVANT PLANNING HISTORY

H/50332 - Erection of extension to existing nursery; construction of new ramped access and veranda – Approved with conditions 23/11/2000.


H/49373 - External alterations including new cladding and window to north elevation – Approved with conditions 12/06/2000.


H42007 - Erection of two storey front extension to form entrance and additional office space and erection of entrance canopy; provision of car parking – Approved with conditions 10/04/1996.


H39176 - Siting of portable building for use as nursery unit – Approved with conditions 31/08/1994.


H36331 - Erection of two storey extension to form lift shaft and disabled toilet – Deemed consent 23/12/1992.


APPLICANT’S SUBMISSION

The application has submitted a Design and Access Statement, Crime Impact Statement, Statement of Community Involvement, Transport Assessment, Flood Risk Assessment and Acoustic Report.  The information provided within these documents is discussed where relevant within the Observations section of this report.


CONSULTATIONS


LHA – No objections, conditions recommended requiring the provision of cycle parking, and motorcycle parking.  Further comments made are discussed within the Observations section of the report.


Greater Manchester Police Design for Security – No objections should the applicant follow the recommendations within the Crime Impact Statement.


Drainage – No objections.


Pollution & Licensing – No objections; the site has the potential to create gas and an electrical substation within the site has the potential to cause contaminated land, as such contaminated land conditions are recommended.

Environment Agency – No objections.

REPRESENTATIONS


Three letters of objection have been received from two neighbouring residents on Great Stone Road, which raised the following concerns: - 


· Concerned that all the trees and shrubs located along the perimeter wall on the corner of Talbot Road and Great Stone Road will be removed, which currently provide a vital screen against light pollution from the college.  They currently received light pollution from LCCC and do not want more.


· Their driveway is separated from the nursery by an area of established trees, and they are concerned about the parking area to be created, the exhaust fumes and noise from regular use would be detrimental to the amenity of their property.


· The Council and College should be encouraging the use of public transport rather than increasing the number of parking spaces on the college grounds.


· The present college parking arrangements and illuminations mean that residents are disturbed by cars throughout the day, evenings and weekends.


· The ‘Statement of Community Involvement’ suggests that local residents were contacted prior to submission. They did not receive any correspondence prior to the Council’s notification.


A letter of objection has also been received from Greater Manchester Police as adjoining neighbours to the application site.  They object to the storage of acetylene cylinders on the site.  Greater Manchester fire and Rescue Service advises that in the event of an incident (fire) involving these cylinders or the workshops there may be a 200m exclusion zone set in place up to 25 hours which would prevent all access to the Police station.  The Police have therefore outline reasons why this should not occur.  Following this objection, the College has confirmed that they will no longer store acetylene cylinders on the site.


OBSERVATIONS


BACKGROUND


1. This application is submitted alongside two outline planning applications, Ref:77485/O/2011 for the redevelopment of the Trafford College site at Moss Road, Stretford, for residential development and 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.  These two applications for residential development are intended to help raise revenue for the College to carry out the redevelopment works at their Talbot Road site which is the subject of this planning application.  All three applications will be presented at the same planning committee for clarity.


PRINCIPLE OF DEVELOPMENT


2. The application site is situated within the Gorse Hill Priority Regeneration Area.  Policy L3 of the Core Strategy states that with Trafford’s Regeneration Areas the Council will secure improved access to and/or the provision of community facilities, education, training and advice centres.

3. The applicants state the proposed development 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 further state that 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.”


4. The applicants state that if the redevelopment of the College’s Talbot Road site 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.


5. On the basis of the above 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 across the Borough and particularly within the Gorse Hill Priority Regeneration Area in line with Core Strategy Strategic and Place Objectives and Policy L3. In addition, the proposals will support economic growth and key sectors in Trafford Park in line with Core Strategy Policy W1.  The proposed development is therefore considered acceptable in principle.


RESIDENTIAL AMENITY

6. Residential dwellings bound the site to the south-west.  The proposed two storey extension would be situated to the opposite, north-east side elevation of the existing main building and would not project beyond the front or rear elevations of the existing building.  The proposed extension would have a flat roof, which would not project higher than the main roof of the existing building.  The proposed two storey extension would therefore not be very visible from neighbouring residential properties.


7. It is recognised that the proposed car park to the south-west area of the site would result in the loss of some tree planting that lies along the common boundary with No.43 Great Stone Road, which currently helps to screen the college from this property.   Some planting is however proposed to be retained in this area and new planting can also be created.  A condition is recommended requiring details of boundary treatment adjacent to the northern boundary with No.43 to be submitted to ensure that the boundary treatment is substantial enough minimise the impact of cars parking adjacent to this boundary on the residents of No.43.  It is however recognised that the benefit of the redevelopment of the site to improve educational facilities within the Borough outweigh the minimal impact of the proposed car park on neighbouring properties.


DESIGN AND VISUAL AMENITY


8. The proposed two storey extension would have a contemporary design that would not imitate and would be recognisably distinct from the existing main building.  The applicants have indicated that the extension would comprise of a simple material pallet of predominantly silver grey profiled cladding and stack bonded black brickwork.  The proposed extension would be set 18.6m back from the front elevation of the existing building and would be situated in line with the eaves level of the existing building.  The extension would replace part of the existing building and thus whilst having a maximum width of 14m, would only project 1m closer to the side boundary than the existing building, leaving a minimum distance of 4m to the side boundary.  It is also recognised that there is existing modern development near the application site, such as at Old Trafford Cricket Ground.  It is therefore considered that the proposed extension would not result in a cramped form of development or appear over prominent within the existing street scene nor detract from the character of the existing site and surrounding area.


9. The existing temporary prefabricated buildings situated to the south-west of the site that are proposed to be demolished to provide a new area of car parking are tired in appearance and provide no positive contribution to the character of the existing site or surrounding area.  It is therefore considered that the loss of these buildings is acceptable.

10. The proposal includes the replacement of windows within the existing building.  The size of the windows would remain unchanged thus would not significantly impact on the appearance of the existing building.


11. The proposed development would also include the loss of some existing trees within the site, particularly at the south-western area of the site where the existing nursery is to be demolished and replaced with car parking.  Whilst it is recognised that these trees currently provide an attractive green buffer on this corner, none of the trees are subject to Tree Preservation Orders and a line of mature trees would be retained along the front boundary with Talbot Road.  It is also considered that areas of landscaping, including the planting of new trees can be achieved in this car parking area to soften the appearance of the proposed car park.  Furthermore, it is considered that the loss of some trees within the site is outweighed by the benefit of the redevelopment to educational facilities and opportunities within the Borough.  

HIGHWAY SAFETY AND PARKING PROVISION


12. The proposals look to consolidate facilities currently located at the College site at Moss Road, Stretford on this site on Talbot Road which would result in the number of staff increasing from 122 to 175 and the number of students from 500 to 1000.  As part of the proposals the existing car parking provision within the site would be reduced from 192 car parking spaces to 182 spaces and therefore the proposals constitute an increase in floorspace with a reduction in car parking.  Operations at the site already result in parking on local residential roads and these proposals could exacerbate those problems.  To meet the Council’s car parking standards the provision of 187 car parking spaces should be provided based on 100 car parking spaces for students and 87 for staff.  However, this is seen as a maximum standard.  


13. The site access for staff/visitors/disabled needs to be one way only as there is inadequate space for simultaneous passing of traffic.   The applicant has confirmed that this is intended, however, it is recommended that the creation and retention of one way signing and lining is the subject of a condition.


14. In regards to cycle parking, the provision of 4 cycle parking spaces should be made for staff and 83 for students, therefore the provision of 44 cycle parking stands should be provided overall. The submitted plans currently show the provision of only 7.  This level of cycle parking needs to be met in order to meet the Councils standards for encourage sustainable travel.  A condition is therefore recommended requiring the provision of 44 cycle parking stands.


15. In regards to motorcycle parking the provision of 2 motorcycle car parking spaces should be made for staff and 25 spaces for students. Therefore a condition is recommended requiring the provision of 27 motorcycle parking spaces or 14 motorcycle parking stands to meet the Councils standards.


16. The submitted Travel Plan states that there is only one male and one female shower available.  The LHA is concerned that this is inadequate for a facility that will be supporting 1000 students and 175 staff.  Whilst the targets indicated seem acceptable, the travel plan should remain in place indefinitely to ensure that the College continues to discourage car travel to the site.

CONCLUSION


17. The proposed development represents a substantial investment in, and improvement of College facilities and would thereby provide significant educational benefits to the Borough which will improve access to jobs and training for disadvantages (particularly young) people within the Gorse Hill Priority Regeneration Area, in accordance with Policy L3 of the Core Strategy.  In addition, the proposals will support economic growth and key sectors in Trafford Park in line with Core Strategy Policy W1.  It is also considered that the design of the proposed extension is acceptable and that with appropriate conditions the proposed development would not unduly impact on residential amenity.  The proposed development is therefore considered to comply with the relevant Policies in the Core Strategy.

RECOMMENDATION: GRANT subject to the following conditions 


1. Standard time limit


2. List of approved plans 


3. Materials


4. Landscaping 


5. Landscaping Maintenance


6. Details of boundary treatment to the northern boundary with No.43 Great Stone Road to be submitted and approved.


7. Contaminated Land


8. Provision of cycle parking


9. Provision of motorcycle parking


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


11. Creation and retention of one way signage in car park


12. Permeable materials for hard surfaces/run off


13. Development to be carried out in accordance with Crime Impact Statement
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		WARD: Clifford

		77729/FULL/2011

		DEPARTURE: No





		Erection of 62 no. dwellings, comprising 29 no. two bed houses and 33 no. two bed apartments including associated landscaping and paRKING.



		Land at Essex Way, Old Trafford






		APPLICANT:  Trafford Housing Trust Limited






		AGENT: PRP Architects LLP






		RECOMMENDATION:  GRANT 







SITE


The application site is located on the southern side of Stretford Road, Old Trafford, in north east Trafford. The site extends to approximately 1.068 hectares and is currently undeveloped. It currently comprises grassland, scattered trees and shrubs and areas of hard standing for pedestrian access and due to historical vehicle access. 


The northern boundary of the site is defined by Stretford Road and the eastern boundary by Erskine Street containing two storey residential development. The southern boundary of the site is enclosed by two storey dwellings fronting Cornbrook Grove and a Children’s Centre and its car park define the boundary to the west. The surrounding area is predominantly residential in character and comprises few commercial and retail uses fronting the main arterial route of Stretford Road. The north east boundary of the site abuts two three storey commercial premises fronting Stretford Road, on the corner junction of Erskine Street and Stretford Road.

The site is accessed by a vehicular and pedestrian access off Stretford Road and there is pedestrian access from Cornbrook Grove. There are no public rights of way across the site although informal pedestrian access is feasible across the open boundaries of the grassland site.


PROPOSAL


Planning permission is sought for the erection of 62 new residential units comprising 29 no. two bedroom dwellings and 33 no. two bedroom apartments. The residential units would be constructed to Code Level 3 with regard to the Code for Sustainable Homes. Vehicular access is proposed directly from Erskine Street and Essex Way, via Stretford Road. The scheme involves opening up a vehicle access from Essex Way into Cornbrook Grove.


The 33 apartments would be accommodated within 2 no. three storey apartment blocks located to the north of the site fronting Stretford Road. The vehicular access points to the parking areas are sited on Essex Way. The parking provision and amenity areas would be located to the rear of the flats. The apartment blocks would contain flat roofs and be constructed in different brick types to define entrances. 


The proposed dwellings would be sited to the south of the apartment’s parking provision, in predominantly terraced rows of 3-5 dwellings and semi-detached pairs. The proposed dwellings would be two storey and of buff brick construction with grey fibre cement slate roofs. The scheme comprises three housing types, all consisting of pitched gable roofs and simple elevational detail. 


The Old Trafford Masterplan outlines how the need for housing in Old Trafford remains high as the price of new private housing is unaffordable for local incomes.  The proposal would deliver 100% affordable rented housing.


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 CORE STRATEGY POLICIES


L1 – Land for New Homes


L2 – Meeting Housing Needs


L3 – Regeneration and Reducing Inequalities


L4 – Sustainable Transport and Accessibility


L7 - Design


L8 - Planning Obligations


PROPOSALS MAP NOTATION


ENV 32 – Sites for Reclamation


H10 - Priority Area for Regeneration – Old Trafford

RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


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


DP7 – Promote Environmental Quality


RDF1 – Spatial Priorities


L4 – Regional Housing Provision


L5 – Affordable Housing


RT2 – Managing Travel Demand


MCR1 - Manchester City Region Priorities 


MCR2 – Regional Centre and Inner Areas of Manchester City Region


PRINCIPAL REVISED UDP POLICIES/PROPOSALS


No relevant policies. 


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

H/LPA/OUT/62516 - Variation of condition 1 attached to permission ref. H/LPA/OUT/54540 (erection of residential development, day nursery and space for community use) to allow an extension of time for the submission of reserved matters for approval and for the commencement of development in respect of the erection of residential development and space for community use - Approved with conditions – 31/08/2005 


H/ARM/55595 - Erection of two storey building to accommodate 100 space day nursery, new access from Stretford Road, associated car parking and landscaping – Approved with conditions - 29/04/2003


H/LPA/OUT/54540 - Erection of residential development, day nursery and space for community use – Approved with conditions - 4/11/2002


APPLICANT’S SUBMISSION 


The application is accompanied by the following detailed supporting statements:


Design and Access Statement


Flood Risk Assessment


Statement of Community Involvement/Consultation Statement


Transport Statement


Framework Travel Plan


Arboricultural Implications Assessment


Ecological Assessment


Viability Supporting Information 


Crime Impact Statement prepared by Greater Manchester Police for PRP Architects


Code for Sustainable Homes Pre-Assessment


Desk Top Study and Structural Investigation (Phase 1) 


Relevant parts of these statements will be referred to in the Observations section of this report where necessary.


CONSULTATIONS


LHA – No objections. The main points raised are discussed in the Observations section below.  

Environment Agency – No objection in principle to the proposed development but request that any approval includes a condition for the submission of a surface water drainage scheme and submission of remediation strategy if any contamination is found.



A culverted watercourse ‘Corn Brook’ flows through the site. As this is not a designated ‘Main River’, Trafford Council as the ‘Lead Local Flood Risk Authority’ (Flood and Water Management Act 2010) will be responsible for its management in relation to flood risk.


The proposed properties should not be located in close proximity to the culvert and there should be no additional loading. It is also advised that the long term maintenance/access should be considered as part of the development. 

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


i. no surface water is discharged to the combined sewer network


ii. This site must be drained on a separate system, with only foul drainage connected into the foul sewer.

iii. Surface water should discharge to the watercourse as stated in the planning application form to meet PPS25.

iv. A public access sewer crosses the site and UU will not permit building over it. An access strip width of 12m, 6m either side of the centre line of the sewer. Deep rooted shrubs and trees should not be planted in the vicinity of the sewer.

Electricity North West – Advise that the application could have an impact on their infrastructure and the applicant must ensure that the development does not encroach over either the land or any ancillary rights of access or cable easements.  If planning permission is granted the applicant should verify such details by contacting Electricity North West Limited.


Drainage – No objection. The main points raised are discussed in the Observations section below.  

Cornbrook Culvert passes through the site – detailed survey required to assess the impact of the development on stability and future maintenance of the culvert.


Highways – No objection in principle.


Pollution and Licensing – No objections in principle, and requested any approval includes a condition to require a contaminated land Phase I report to assess the actual/potential contamination risks prior to the development commencing.


Strategic Planning – No objections. The main points of which are discussed in the observations section of this report. 


Secured by Design – A Crime Impact Statement has been submitted prepared by Secured By Design, on behalf of the applicant’s agent, outlining amendments and positive aspects of the proposal. These recommendations are addressed in the Observation section of this report.


REPRESENTATIONS


Neighbours – 9 letters of objection originally received raising the following: -


· Loss of recreational area


· Loss of safety to play area in the Grove – opening up Essex Way will not be safe for children in the area


· Increase in crime 


· Loss of property value


· Lack of statistical evidence for requirement for social housing


· More suitable areas or vacant properties for residential development elsewhere


· Intensify vehicle congestion


· Out of character with surrounding area


· TBC should re-consider this scheme in light of soil  contamination


· Overshadowing


· Loss of privacy


· Loss of light


· Lack of access for garden maintenance and fire access


· Large development on a small area of land, with inadequate parking and little outside space. Poor quality of life for new residents and existing residents.


· Little infrastructure to support the current community


· Bollards and fences have eliminated potential for joy riders, removal of these will lead to predicted crime increase


· Vacant plots in the vicinity in recent developments


· One parking space per property is in adequate for the number of residents proposed


· Parking congestion/ traffic generation


· Parking worsened by nursery on Cornbrook Street which was built with insufficient parking


· Drainage problems


Cllr Cordingley has raised an objection on the grounds of that the proposed design is not in keeping with the site’s designation as a gateway to Trafford, with particular regard to the Stretford Road frontage. 


A petition has been submitted contained 45 signatures with a covering letter that raises the following issues:


· Agreed that more social housing is required however the site is not the most suitable in Old Trafford.


· High volume of traffic would add to parking congestion around the entrance to the Children’s Centre on Stretford Road.


· Understood that the land is contaminated which will have to be researched and considered.


· Understood that there is a flood notification on the site, which will have to be researched and considered.


· Existing drainage issues. Problematic to add a further 62 homes to the inadequate system.


· Height of proposed buildings would tower over dwellings on Cornbrook Estate, leading to loss of daylight and privacy.


· The suggestion to open up the cul-de-sac through to Cornbrook Grove to allow less congestion on the opening from Stretford Road is not a positive for the residents of Cornbrook Grove.


· As the road is narrow the speed will be hard to enforce possibly leading to accidents.


· Additional traffic (vehicle and pedestrian) will pass the existing houses. 


· Neither authority (Manchester or Trafford) claims responsibility for grass cutting and clearance of dumped rubbish on the site.


· The flats at Pickford Court and the site of Isobelle Bailey Lodge will be free in 15 months time. Why can these places not be used for the new build.


· Existing doctors, refuge collection and police service will be placed under greater pressure.


· School Walk had a problem for many years with anti-social behaviour. The Residents Committee and the Police have given time and energy to make the estate more peaceful. It is aware that the Secured By Design Department has objected to the proposed build, which is supported by the residents.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


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


2. The Draft NPPF states at that the Government's key housing objective is to increase significantly the delivery of new homes and that the planning system should aim to deliver a sufficient quantity, quality and range of housing consistent with the land use principles and other policies of the NPPF.


3. The policies of the Regional Spatial Strategy relevant to residential development include L4, DP4, MCR1 and MCR2. The criteria of Policy L4, outlines the objective to work in partnership with developers and other housing providers to address housing requirements (including local needs and affordable housing needs) to ensure a mix of appropriate house type, sizes, tenure and price in achieving housing provision. Policy L4 also advocates maximising the re-use of under-used brownfield land in line with Policy DP4 which relates to making the best use of existing resources and infrastructure. Policy MCR1 encourages a high level of residential development in inner areas to secure a significant increase in the population of these areas. Policy MCR2 requires that residential development should be focused in inner areas to secure an increase in their population, to support major regeneration and create sustainable communities. This policy outlines that the emphasis will be on providing a good range of quality housing, in terms of size, type, tenure and affordability, with a high quality environment and accessible local facilities and employment opportunities.


4. Policy L1 of the Adopted Core Strategy outlines the supply of land to be made available for housing provision up to the end of the plan period (2026) and sets a target of a minimum 11,800 new dwellings. Policy L1 outlines that 40% of land to be released will be in the Regional centre and Inner Area. A target is also outlined of 80% of new housing provision to make use of previously developed land. 

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


a. Firstly land within the Regional Centre and Inner Areas;


b. Secondly land that can be shown to contribute significantly to the achievement of the regeneration priorities set out in Policy L3 and/or strengthen and support Trafford’s 4 town centres, and,


c. Thirdly land that can be shown to be of benefit to the achievement of the wider Plan Objectives.  


6. The application site is located in the inner area and therefore would be considered as a first priority for locating new housing provision. The site constitutes previously development land and therefore the proposal would be considered to contribute to achieving the targets for new residential development within the Borough in accordance with Policy L1.  


7. The site is designated as a Priority Regeneration Area in Old Trafford under Policy L3 in the Adopted Core Strategy. In Old Trafford, Policy L3 seeks to promote housing led redevelopment in the eastern section of the regeneration area to improve the quality and diversity of housing stock. The redevelopment of this site for residential development is therefore in accordance with Policy L3.


8. The application site is identified in the Old Trafford Masterplan as one of nine sites earmarked for development in order to deliver and support regeneration within the Old Trafford area. It is identified as a Growth Point which has opportunities for housing development to help meet housing supply targets with good access to Manchester City Centre and Trafford Park.


9. The site is located in proximity to the A56 Chester Road/Bridgewater Way and the A5103 Princess Road and the site is considered to be within a sustainable location given its proximity to Stretford and Manchester where comprehensive services and facilities are available. The site is well served by public transport, being within walking distance of bus stops on Stretford Road. Furthermore, the site is classified as a ‘most accessible’ area in the Council’s SPD1 ‘Developer Contributions to Highway and Public Transport Schemes’. 

10. The site is within the urban area and although it is currently undeveloped and grassed over, it constitutes previously developed land having previously accommodated residential development. The definition for brownfield land excludes land that was previously developed where remains of fixed surface structure have blended into the landscape (to the extent that it can reasonably considered part of the natural surroundings).  There is an area of hardstanding adjacent to Stretford Road, which are remains of the previous residential development and infrastructure adjacent to Essex Way, and therefore the site is considered brownfield land. Outline planning permission was granted for residential development on this site in 2002 (H/LPA/OUT/54540) and this permission was renewed in 2005 under H/LPA/OUT/62516.  With reference to the above, residential development would be acceptable in principle in this location even on a greenfield site given its location in the regional inner area, its sustainable location and contribution to the delivery of objectives for regeneration and affordable housing within Old Trafford.


11. Having regard to the above, the proposed redevelopment of the application site for residential development is considered in accordance with PPS3, the relevant policies of the RSS, Core Strategy Policies L1, and L3 and the provisions of the Old Trafford Masterplan.  


IMPACT ON AMENITIES OF ADJACENT RESIDENTIAL OCCUPIERS


12. Policy L7 of the Adopted Core Strategy requires new development to not prejudice the amenity of occupiers of adjacent property by reason of overshadowing, overlooking, visual intrusion or noise and disturbance. The Council’s Guidelines for new residential development recommends that where there would be major facing windows, two storey dwellings should retain a minimum distance of 21m across public highways and 27 metres across private gardens. Distances to rear garden boundaries from main windows should be 10.5m for 2 storey houses. Where there is a main principal elevation facing a two storey blank gable a minimum distance of 15m should normally be provided. 


13. The proposed layout of the development seeks to make effective use of previously developed land whilst also having regard to the layout of existing housing in the vicinity. The existing two storey residential development to the east of the site, fronting Erskine Street, is positioned directly at the back of the pavement. With regard to these residential properties, a separation distance of approximately 17.5m would be achieved between No.s 91-97 Erskine Street and the two storey principal elevations of seven dwellings proposed to front Erskine Street. Whilst falling short of the 21m separation distance outlined in the guidelines, the distance is not uncharacteristic of front to front distances found in the nearby residential area. For example, there are separation distances between front principal elevations of 13.1m in Bangor Street, 15.1m in Nash Street and 16.3m in Yew Street, which are three residential terraced streets directly to the east of the site. Therefore a distance of 17.5m is not considered unduly harmful to the occupiers of Erskine Street.  


14. A section of a proposed two storey flank elevation facing Erskine Street, measuring 1m wide, would be sited approximately 14.5m from the front elevation of No. 89 Erskine Street. However this relationship is consider to not unduly harm the outlook from the nearby property given the minimal width of the flank elevation sited within this distance and that the remainder of the existing dwelling’s elevation moves away at an oblique angle, retaining the outlook of the neighbouring property. Two secondary bedroom windows would be sited in this proposed flank elevation fronting Erskine Street, however these would be sited opposite the oblique angle of the neighbouring property which ensures in a satisfactory relationship between the two properties.


15. The residential properties fronting Cornbrook Grove and School Walk to the south of the application site comprise two storey semi-detached and terraced properties that are laid out in an irregular pattern. No.s 26 Cornbrook Grove and 45-51 School Walk Grove would be sited adjacent to a landscaped amenity area proposed to the south of the site, and therefore there are no dwellings proposed to be sited in line with the principal elevation of these existing properties. This layout, combined with a 16m separation distance at the closest point at an oblique angle, mitigates any impact to these properties. 


16. It is proposed to site 7no. two storey dwellings, which would front Erskine Street, to the east of No.s 28-36 Cornbrook Grove. The side and rear elevations of these existing properties currently back onto the application site.  There would be a separation distance of 20-21m respectively between the rear principal elevations of the existing and proposed dwellings. It is acknowledged that this would fall short of the recommended 27m however this relationship is not considered uncharacteristic of the urban grain that is present within the surrounding area and terraced developments within Old Trafford. For example, a separation distance of 19m can be identified between the rear elevations of properties within Cornbrook Grove. The rear building line of this proposed terraced row would be sited approximately 8.4m from the rear boundaries of No.s 28-36 Cornbrook Grove. Whilst this falls short of the recommended 10.5m separation distance the proposal is not considered to result in an undue loss of privacy to these properties given that examples of 8.4m and less between rear elevations and the rear boundary can be identified in Cornbrook Grove and properties fronting Cornbrook Street and that a 7m garden length is considered sufficient to retain privacy under national standards for permitted development.


17. The rear boundaries of No.s 33-39 Cornbrook Grove currently back onto the application site. A two storey flank elation of a proposed terraced row would be sited between 14m and 15.6m from the rear elevation of No. 33 Cornbrook Grove, which is considered acceptable on balance to comply with the 15m recommended separation distance. The flank elevation of No. 31 Cornbrook Grove currently faces the application site and as such would result in a satisfactory relationship with the proposed layout as it would face the flank elevation of a proposed end terrace. The proposed flank elevation would contain secondary bedroom windows sited approximately 8.6m from the boundary with No. 31 Cornbrook Grove. It is considered that this distance satisfactorily mitigates any adverse overlooking impact. Two residential units proposed in the south west corner of the site, that would face the rear garden of No. 17 Cornbrook Grove, achieve 10.5m to the side boundary with this neighbouring property, which would mitigate any potential overlooking impact to the private garden area. The flank elevation of the proposed semi-detached pair sited adjacent to No. 15 Cornbrook Grove would contain one window to a downstairs WC at ground floor and therefore would not adversely affect the amenities of No. 15.


18. There would not be an adverse overlooking impact from the proposed three storey apartment block to the north of the site with regard to No.s 13-15 Cornbrook Grove given the separation distance of 16.6m to the rear boundaries of these properties. The parking area proposed to the north of No.s 11-15 Cornbrook Grove would be screened by a landscaped area with replacement tree planting, and sited between 6-9m from the rear boundaries, which would mitigate against any undue disturbance and visual intrusion to these properties 


IMPACT ON RESIDENTIAL AMENITY FOR FUTURE OCCUPIERS


19. Policy L7 of the Adopted Core Strategy states the Council will have regard to the quality of the design and layout of the development, that it is appropriate in its context, and that the quality of the environment created for occupiers of the proposed development, including daylight and sunlight requirements and privacy is not compromised. For the most part the proposed layout complies with the Council’s guidelines for new residential development although there are some instances where proposed dwellings would fail to meet the guidelines, as outlined in the below paragraphs. 


20. It is proposed to site a two storey terraced row and a row of five dwellings, comprising a terrace of three and a semi-detached pair, parallel to each other within the centre of the development.  These dwellings would have a separation distance of between 14.2 – 17.2m respectively between their rear elevations in the amended layout. This relationship is considered acceptable on the grounds that the terraced row to the east is made up of single aspect housing comprising one main principal elevation to the front. As such there are no habitable room windows at first floor facing west towards the rear elevations of the properties fronting Erskine Street, which results in a satisfactory relationship between the elevations and mitigates any loss of privacy between the proposed dwellings. The outlook from the rear principal elevations of the dwellings fronting Essex Way has been increased by increasing the separation distance to the adjacent proposed dwellings. The relationship between the properties is considered acceptable and it enables an efficient use of the site with regard to housing development to deliver regeneration. Potential future occupiers would be aware of the layout prior to purchasing a property.


21. A separation distance of 22m between the principal front elevations of properties fronting Essex Way and 18m between the principal elevations of the apartments across the entrance into Essex Way  is considered acceptable on account that it is characteristic of surrounding grain and would therefore not lead to an undue loss of privacy for future occupiers. 


22. The proposed side flank elevation of the two semi-detached properties in the south west corner of the site would be sited 12m from the principal rear elevation of the proposed terraced row to the east. This is considered acceptable given a satisfactory outlook that would be achieved to the front and rear of proposed semi-detached pair. Equally, there is a separation distance of 14m proposed between a principal front elevation and a flank elevation across the site entrance from Erskine Street and this is considered acceptable due to the outlook retained either side of the terraced row fronting Erskine Street.


23. Whilst it is acknowledged that the guidelines have not been met in parts of the development, this is a relatively high-density urban environment where it is considered appropriate to apply guidelines flexibly to facilitate development on a brownfield site and deliver the provision of needed housing stock in a regeneration area. It is also acknowledged that this shortfall affects dwellings proposed within the development, however the future occupiers of the properties would be aware of the situation before choosing to live here. Having regard to the above it is considered that the proposal would provide a satisfactory level of amenity for future occupiers of the development. 


HIGHWAY MATTERS AND CAR PARKING PROVISION


24. The LHA comments state that to meet the Council’s car parking standards a minimum of 62 car parking spaces should be provided for the residential properties equating to 1 parking space per residential unit. This is met within the development and the LHA welcomes the additional provision of 8 visitor spaces. This level of provision complies with the Council’s standards and is consistent with guidance within PPG13: Transport. 


25. Amendments were requested to incorporate minor changes to the layout to safeguard highway and pedestrian safety. These include re-positioning the vehicular access to Unit 28, so that it would not be adjacent to the vehicle entrance into the Apartment Block A, to remove an unacceptably wide vehicle access. The amended layout provides greater pedestrian refuge with the pavement along Essex Way. Additionally the boundary treatment along the north and west boundaries of Unit 52 has been amended to a low wall and 2.1m tall railings to improve visibility for the access and safeguard pedestrian and highway safety. Whilst the outlined parking spaces indicated on the plan measure 4.8m in length, the parking spaces sited to the front of the properties within plots 56-62, 41-45 and 24-28 would meet the Council’s standards as a 5m length parking space would be feasible. The spaces are enclosed by vehicular gates (bi-folding gates) so as to not encroach onto the parking space when open. The amended layout is satisfactory highway safety grounds.


26. The level of traffic generation associated with the proposed residential development would not result in an unacceptable level of traffic within the surrounding residential area. The development would be accessed from two points along Stretford Road, leading into Essex Way and Erskine Street, and accommodates satisfactory parking provision within the site. As such is it not considered that the proposal would adversely affect the access to the Children’s centre to the east of the site by reason of additional traffic or parking congestion. Vehicle activity associated with the development would be concentrated within Essex Way and Erskine Street, and the levels of traffic as a result of this development would not be unduly onerous for a residential area. There has been no objection from LHA with regard to traffic generation.


DESIGN AND IMPACT ON STREET SCENE  


27. The surrounding vicinity contains varying architectural styles. Stretford Road comprises a strong built frontage of properties three storey and above and contains an urban character of elevational detail of render and cladding. Erskine Street contains modern residential two storey, terraced red houses. Cornbrook Grove contains more traditional housing of two storey terraced and semi-detached dwellings constructed from brick and tiled roofs.


28. In the submitted Design and Access Statement, it states that the proposal takes its reference from surrounding characteristics whilst creating its own character and forming a gateway along Stretford Road. The scheme comprises a mix of semi-detached and terraced housing and a three storey apartment blocks and its layout and design are informed by the surrounding context as outlined below.


29. The proposed apartment blocks fronting Stretford Road are of a scale and massing that would reflect the modern character to the north of the application site. The three storey elevation would provide an appropriate frontage to the northern boundary of the site as it responds to the emerging character along Streford Road. The modern, three storey development is considered to appropriately address this key route and to contribute to providing a gateway in this location as it is in keeping with and reinforces the character of the surrounding context. The proposed elevational detailing is simple and would utilise different brick types to define entrances and the legibility of the building. The brick type and materials are to be agreed.


30. The proposed dwellings within the site, are reflective of the more traditional two storey residential character with the area, with regard to its scale and tight-knit character and layout. The proposed dwellings would not directly imitate the architectural detailing of properties in the vicinity , however  the proposed gable roof and simple elevational design of the proposed two storey terraced and semi-detached properties responds to the characteristics of traditional built form in Cornbrook Grove and modern development in Erskine Street. 


31. The Old Trafford Masterplan outlines that the area is characterised by a tight urban grain with a human scale in residential areas that offers a sense of enclosure and enables overlooking and animation of public areas. The proposed grid layout within the site emulates this pattern by the clear definition of public and private spaces which provide well-defined street frontages that are overlooked by natural surveillance. The proposal also includes a grid arrangement that allows for permeable routes through the site.


32. It is acknowledged that a mix of housing is also encouraged by PPS3 to contribute to the creation of mixed communities. As such the provision of mixed housing types and the provision of Lifetime Homes is considered acceptable in design terms and on the grounds of helping to foster sustainable communities.


SECURITY ISSUES

33. Greater Manchester Police (Design for Security) have stated that the proposal would bring vitality into a currently inactive site. Neglected spaces and patches of unmanaged vegetation have created problem hiding spaces that have been exploited for criminal and anti-social purposes. Re-development of the site with housing should help to create a sense of ownership and responsibility. The development is appropriately designed with regard to security whereby doors are located on front elevations and the layout provides active frontages and reduces the extent of rear boundary exposed to public areas. Parking is provided to the front of the dwellings which is secured behind gates and can be overlooked from within the properties. The use of appropriate boundary treatments to the front and side boundaries of the dwellings would be appropriately defined, such as low walls to front gardens. and access to shared passage ways and rear gardens would be restricted, such as gates to shared accesses.

34. The Crime Impact Statement prepared by Greater Manchester Police also states however that the open parking layout sited to the rear for the apartments is unacceptable and recommends that the parking courts are enclosed by 2.1m tall boundary treatments and that entry must be controlled by automatically operated gates. The applicant’s agent do not object to the provision of such gates within the scheme however it is considered by the LHA that the installation of gates would not be acceptable on the grounds of restricting access to the site and parking areas which can potentially result in parking congestion and blockages to the access and highway. The proposed apartments provide natural surveillance for the parking areas and site entrances, with habitable room windows overlooking these areas including the elevations directly fronting each access from Essex Way. The west boundary of the parking area for Block A will be enclosed by a boundary treatment of up to 2m (controlled via condition) to improve the enclosure of the parking area in this section of the site. The east boundary of the parking area to Block B is currently enclosed by the 1.8m tall brick wall of the adjacent commercial properties. Furthermore, accommodating visitor parking within the site reduces the potential for on-street parking within the immediate vicinity. The bin stores would be accessed via code locks enclosed by a minimum of 1.8m tall boundary treatments. The cycle stores would be appropriately enclosed on three side and comprise stands all of which would be bolted to a reinforced concrete base. As such, on balance, it is considered that the lack of enclosure of the parking areas would not result in an unacceptable layout on security grounds.

35. The Crime Impact Statement outlined that some entrances to ground floor apartments are set within concealed entrances that could provide cover for criminal activity. A recess of a minimum of 750mm is required by Lifetime Homes for overhang/canopy, which has been incorporated on that basis for all individual entrances in all the apartments whether addressing Stretford Road or accessed from the deck/courtyard. With regard to the main communal ground floor entrances, which are set back 1800mm to articulate the entrances, these entrances are well lit, would be subject to a significant level of footfall that would prevent loitering, and they are located behind defined boundaries of semi-private space. Therefore on these grounds, the recesses in the main entrances are considered acceptable on security grounds.

IMPACT ON TREES


36. There are 15 trees and 5 groups of trees scattered across the site at present. The development proposal necessitates the removal of all existing trees and because the site is artificially bunded and will have to be made level for the development. It is suggested in the submitted arboricultural assessment that replanting is carried out to mitigate for the loss of grassland and trees. An indicative landscaping scheme has been submitted showing the provision of 23 amenity trees, 13 street trees and 14 garden trees A condition is suggested for a landscaping scheme to be submitted to safeguard adequate replacement tree planting and appropriate hard and soft landscaping of the site. 


ECOLOGY MATTERS


37. An ecological assessment has been submitted with the application dated October 2011. The submission concludes that the grassland, scattered trees, scrub and fauna within the site are of limited ecological value. With regard to the loss of 15 trees and 5 groups of trees on site, the ecological assessment concluded that the existing trees on site held low roosting potential for bats and outlines a number of recommendations with regard to safeguarding bats if found and for works being carried out outside the main nesting season. 


38. The site does hold some value as a stepping stone for species moving through the area for foraging and shelter. As such it is suggested that the replacement tree planting provides continuous tree cover to include ecological corridors and for native planting to enhance biodiversity within the site.


FLOOD RISK AND DRAINAGE


39. A Flood Risk Assessment has been submitted with the application and notes that the site is identified as being located within Flood Zone 1 of the Environment Agency Flood Zones and as such is considered to have a low probability of fluvial/tidal flooding. The FRA submitted with the application has stated that the surface runoff rate would be restricted to greenfield runoff rate, however there are no details on the attenuation volumes required to achieve this. The FRA has been considered by the Environment Agency, which has no objection to the proposed development however it is requested that any approval includes conditions relating to submissions of schemes to limit the surface water run-off generated by the proposed development and to manage the risk of flooding from overland flow of surface water.


40. United Utilities have advised that a 12m easement must be maintained across the sewer that runs across the site from east to west. The proposed layout maintains this required easement. 


41. A culverted watercourse ‘Corn Brook’ flows through the site. As this is not a designated ‘Main River’, Trafford Council as the ‘Lead Local Flood Risk Authority’ (Flood and Water Management Act 2010) will be responsible for its management in relation to flood risk. The Environment Agency has stated that the proposed properties should not be located in close proximity to the culvert and there should be no additional loading. It has also been advised that the long term maintenance/access should be considered as part of the development.

42.  In order to assess this matter, a full structural survey confirming its exact position in relation to the proposed dwellings has been provided. A site plan indicating the exact location of the culvert has been provided by the applicant’s agent.


43. The Drainage Section has advised that the culvert is approximately 4.3m wide and in accordance with national guidelines, recommends that no development should be built within 5m of the outside face of the culvert. There are three locations within the proposed layout that encroach into the recommended 5m easement by approximately 2m. In order to mitigate this encroachment, a method statement has been submitted to the Council’s Drainage Section to demonstrate that access for repair would not be compromised by the current siting of the dwellings in the event of collapse and required repair. As such, the layout is considered acceptable by the Council’s Drainage Section on the grounds that the safety and future maintenance of the culvert would not be compromised by the proposed layout of the development. 

OTHER MATTERS

44. With regard to concerns raised over potential anti-social behaviour, it is considered positive that the site brought back into use. Residential development is compatible with the prevailing residential area and there is no evidence to suggest that residential development managed by THT would result in anti-social behaviour. Concerns have been raised with regard to drainage, flood risk and contamination and these have been duly considered in the determination of the application and would be addressed in suggested conditions through the submission of relevant method statements.

45. There are a number of sites earmarked for residential development in Old Trafford in the development plan and in Old Trafford Masterplan to promote housing-led regeneration. The Core Strategy refers to a figure of 1000 new residential units to be provided. This site is previously-developed land within the regeneration area, which has received planning permission previously for residential development in 2002, that was renewed in 2005. The development of the site is therefore in accordance with regional housing provision measures and is part of an ongoing program to deliver housing in Old Trafford. 

46. The concerns raised by neighbouring residents with regard to potential loss of light and privacy have been taken into consideration and discussed in the amenity section of the Observation section. 


DEVELOPER CONTRIBUTIONS


47. 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. 


48. 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.


49. 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.


50. 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.


51. As the scheme comprises the provision of 100% affordable rented housing through a RSL, no obligation would be sought with regard to affordable housing provision. 

52. The SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ applies to all new residential developments. Based on the rates set out in the SPG, a contribution of £138,346.44 would be required, with £106,236.52 toward open space provision and £32,109.92 toward outdoor sports facilities.


53. Comments from Strategic Planning outline that the proposal lies within an area of open space deficiency as assessed by the PPG 17 Assessment for Trafford in 2005. However the assessment recognizes the importance of quality open space as well as quantity. Since the Assessment was carried out a new play area has been provided in Rainbow Park in Carriage Street that is up to LEAP standard. This would provide adequate play provision to meet the accessibility standards in OSR 9. The provision of a high quality community park/allotment to be developed in partnership with the Community to meet community needs is seen as a positive contribution to improving open space in the area. Given the type of development as affordable housing, viability issues and the existing provision of high quality accessible outdoor sports provision close to the proposed development it is not considered further contributions to outdoor sports under Policy OSR9 would be required.

54. SPD1: Developer Contributions to Highway and Public Transport Schemes sets out that a contribution toward the provision or improvement of highway and public transport schemes is required. The location is a within the ‘Most Accessible’ category of locations for the purpose of the SPD. This equates to a total contribution of £25,512.00 with £8,731.00 towards local highway improvements and £16,781 towards public transport improvements. As the scheme provides solely affordable housing units, it is exempt from the provisions of the Council’s SPG29 – ‘Developer Contributions towards Red Rose Forest’.

55. The Housing Trust submitted a confidential financial appraisal with the application which indicates that the level of contributions sought would render the scheme unviable. It is recognised that the scheme is for the provision of 100% affordable housing units by a registered social landlord and that the development would bring much needed regeneration benefits to Old Trafford on a site earmarked for development in the Old Trafford Masterplan and the Core Strategy. It is also noted that if financial contributions towards highway improvements and public transport improvements were to be sought that the scheme would be rendered unviable and that subsequently no affordable units would become available in this part of Old Trafford. Based on the information provided, it is considered acceptable to not require a financial contribution towards local highway improvements and public transport improvements. However, as the scheme’s viability would be dependent on market conditions at the time the development is completed, it is proposed to include an overage clause in a Section 106 agreement which stipulates that the Council will receive an appropriate level of developer contributions if the economic climate improves and the applicant’s current assumptions about the development costs and viability of the project prove to be incorrect. Therefore the scheme is recommended for approval subject to a S106 requiring the SPD1 Developer Contributions to Highway and Public Transport Schemes contributions unless it is demonstrated that at the time the development is implemented the scheme would not be economically viable with the proposed contributions, in which case they would be reduced to the level necessary to ensure the viability of the scheme. 

56. SPD 1 :Planning Obligations (to be adopted 27th February 2012) would set out the financial contributions required towards highways infrastructure, sustainable transport schemes, specific green infrastructure, outdoor sports and recreation, highways contributions and education facilities. The proposal would not require a financial contribution with regard to the above as it is comprises 100% affordable housing through an RSL. 

These obligations are indicative and may change when the SPD is adopted.

RECOMMENDATION: Minded To Grant Subject To:


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

In the event that the SPD is adopted before the legal agreement is completed, as there would be no obligations applicable and therefore no legal agreement necessary, it is recommended that the decision is delegated to the Chief Planning Officer in consultation with the Chairman, Vice Chairman and Opposition Spokesperson

(B) Subject to the following conditions:

1. Standard 3 year time limit


2. List of Approved Plans


3. Notwithstanding submitted details, materials to be submitted and approved


4. Details of screening of bin shelters


5. Details of boundary treatment


6. Landscape scheme, including details of hard and soft landscaping - including treatment of bund (cross section and height)


7. Removal of permitted development rights for extensions, dormer windows, garages and other outbuildings and hard surfaces.


8. Provision and retention of 1 car parking space per dwelling.


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

10. Development to be carried out in accordance with the recommendations contained within the submitted Aboricultural Implication Assessment prepared by The Environment Partnership in October 2011, received by the local planning authority on 7th November 2011.


11. Development to be carried out in accordance with the recommendations contained within the submitted Code for Sustainable Homes Design Stage Ecological Assessment prepared by The Environment Partnership in October 2011, received by the local planning authority on 7th November 2011.


12. The development hereby permitted shall not be commenced until a surface water drainage scheme for the site, based on sustainable development principle and the FRA submitted from Sutcliffes dated October 2011 (ref DS/LRD25883) has been submitted to and approved in writing by the local planning authority.


13. If during development, contamination not previously found, is found present, development shall cease until the submission of a remediation strategy has been submitted to and approved in writing by the local planning authority.

14. No surface water is discharged to the combined sewer network. This site must be drained on a separate system, with only foul drainage connected into the foul sewer. All surface water from this development should discharge to the Watercourse to meet PPS1 and PPS25.


15. A public sewer crosses this site and UU will not permit building over it. UU will require an access strip width of 12.0 metres, 6.0 metres either side of the centre line of the sewer. Deep rooted shrubs and trees should not be planted in the vicinity of the public sewer and overflow systems.


16. All residential units shall be affordable. 
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		WARD: Davyhulme West

		77886/FULL/2011

		DEPARTURE: No





		Demolition of existing 30 bungalows and erection of 33 no. two, three and four bedroom detached and semi-detached dwellings with works ancillary thereto, incorporating 16 no. two storey dwellings and 17 no. two storey dwellings with accommodation in the roofspace.  Closure of existing vehicular access and formation of new vehicular access to Woodsend Road



		Former site of Caldercourt, Woodsend Road, Flixton






		APPLICANT:  Trafford Housing Trust






		AGENT: Bernard Taylor Partnership






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT








[image: image9.wmf]Ward Bdy


Stancliffe


7


4


8


Cedar Avenue


Court


Copperfield


Delamer


DELAMER ROAD


Exchange


6


COPPERFIELD


5


82


80b


55.2m


80a


80


Hazlefield


House


Dunham


Kelston


Laurel House


Delamer


Grange


Stone


8


Knowsley


Fern


1


Bank


LB


Bank


UPPER DOWNS


9


Downs


South


Englefield


58.0m


59.5m


Southbank


Cottage


Parkfield


59.1m


The Stables


WOODVILLE ROAD


Lodge


Parkfield


15


El Sub Sta


BEECHFIELD


1


4


HIGHER DOWNS


BOWDON ROAD


Beaupre


4


5


1 to 6


Grammar School


63.2m


for Girls


CAVENDISH ROAD


Altrincham


Grammar School


Altrincham


19


86


Telephone


57.4m


Calabar


TCB


Hospital


St Anne's


10


18


2


PARKFIELD COURT


Parkfield


Cottage


Christian


Bowdon Upper Room


Fellowship


62.1m


Beech Mount


Carnagh


Stramore


The Downs Cottage




SITE


The application relates to a rectangular area of land measuring 0.96ha to the south of Woodsend Road in Flixton and incorporates land on either side of Calderbank Avenue, which divides the application site into two areas.  Properties on Kendal Avenue lie to the south of the site.  The application site is currently derelict and comprises of 30 bungalows that were formerly used as accommodation for the elderly with an additional caretakers flat constructed in the 1960s.  The properties are dilapidated and detract from the character and appearance of the street scene.  Vehicular access into the site is currently from Woodsend Road.  The area of land on the eastern side of Calderbank Avenue comprises of six bungalows arranged in an L-shape adjacent to the south and eastern boundaries with a path providing access from Calderbank Avenue to Woodsend Road.  The larger area of land on the western side of Calderbank Avenue currently comprises of 24 bungalows and one caretaker’s flat arranged in a rectangular shape around a central access road, with two bungalows in the centre.  Calderbank Avenue and Woodsend Road are tree lined and there are 22 trees both within and adjacent to the application site.  


The surrounding area is predominantly residential and generally comprises of detached and semi detached dwellings.  Properties on the opposite side of Woodsend Road to the north of the site are two storey semi detached dwellings with hung tiling on the front elevations and driveways to the front and side.  Properties to the south of the site on Kendal Avenue are similar two storey dwellings with an additional 4 link detached modern dwellings close to the junction of Kendal Avenue with Calderbank Avenue.  Properties on Calderbank Avenue adjacent to the site are traditional Victorian semi-detached properties and are therefore taller than other neighbouring dwellings.  Adjacent to the eastern boundary of the site is a detached dwelling with a converted coach house adjacent to the front boundary.  


PROPOSAL


Planning permission is sought for the demolition of the existing 30 bungalows and the erection of 33 semi-detached and detached dwellings.  The majority of the dwellings would be three bedroom properties (28no.) with 3no. four bedroom properties and 2no. two bedroom properties.  26 of the dwellings would be affordable housing units, with 19 of these available for shared ownership and seven to be social rented.  The remaining seven units would be market housing.  


Of the 33 dwellings, 16 would be two storey and 17 would be two storey with accommodation in the roof space and would have gable roof designs.  The dwellings would front onto Calderbank Avenue, Woodsend Road and a new cul-de-sac within the site and each would be garden fronted.  The new access road would be located 25m to the west of the existing vehicular access into the site and would lie adjacent to the western boundary next to an existing public footpath connecting Kendal Avenue with Woodsend Road.  There are a total of 13 dwelling proposed to front onto Woodsend Road and these would be two storey in height with a further three of these two storey properties located within the initial part of the new road access.  Eight of the properties would be located within the proposed cul-de-sac and these would be two storey with living accommodation in the roof space and nine similar properties are proposed to front onto Calderbank Avenue.  


The two storey dwellings (types C and D) provide two and three bedroom accommodation and would measure 5.1m in height to the eaves level and 7.1m to the ridge.  A two storey forward projecting gable set down from the ridge line by 1.5m is proposed to form a bay feature to the front elevation with contemporary windows.  Adjoining single storey rear outriggers are proposed to the rear elevation to accommodate ground floor accessible toilets, which project 3.7m beyond the main rear wall.  The two storey dwellings with living accommodation in the roof space (types A, A3 and B) provide three and four bedroom accommodation and would measure 6.1m in height to the eaves and 9.4m to the ridge.   


Each of the dwellings would be provided with two car parking spaces on a private driveway and each would be provided with a cycle store shed and bin storage area in the rear garden.  The front boundaries of the properties to Woodsend Road are proposed to be 900mm high overall and comprise of a low brick wall with railings above.  The front boundaries on Calderbank Avenue are proposed to be 900mm high railings with a beech hedge planted behind.  Within the new access road, both these boundary treatments are incorporated along with landscaping and planting walls.  


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


The Trafford Core Strategy


The Trafford Core Strategy was adopted on 25th January 2012 and 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).  Appendix 5 of the Trafford Core Strategy provides details as to how the Revised UDP is being replaced by Trafford LDF;

The Revised Trafford Unitary Development Plan (UDP)


The Revised UDP was adopted on 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). See Appendix 5 of the Trafford Core Strategy; and


The Regional Spatial Strategy for the North West of England


The RSS for the North West was adopted in 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 1st 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.


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


R3 – Green Infrastructure


R5 – Open Space, Sport and Recreation


PROPOSALS MAP NOTATION


Unallocated


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None relevant 


PRINCIPAL RELEVANT RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses of Existing Resources and Infrastructure


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


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RDF1 – Spatial Strategies


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


RELEVANT PLANNING HISTORY

77443/FULL/2011 - Demolition of bungalows and erection of 36 no. two storey detached and semi detached dwellings with accommodation in the roofspace, incorporating 33 no. three bedroom and 3 no. four bedroom dwellings with works ancillary thereto (Withdrawn November 2011).  


· The previous application was withdrawn following concerns raised by local residents and Councillors.  More than 50 letters of objection were received regarding the density of the proposal; the highway extension to Kendal Avenue to provide access into the site; and the design of the dwellings.  Amendments have been made to address the concerns and the current scheme incorporates a reduction in the number of dwellings from 36 to 33, with the dwellings proposed to front Woodsend Road reduced in height to two storey.  Access into the site is now proposed from Woodsend Road.  


APPLICANT’S SUBMISSION


The applicant has submitted substantial supporting information.  The key documents are summarised below: 


Crime Impact Statement:  Concludes the proposal is generally acceptable subject to advice contained in the CIS.  The proposals contain many features of a safe and secure development, the site location is relatively low risk.  Green space outside the front boundaries of the dwellings should be subject to planting and maintained.  


Ecological Assessment:  There are no priority habitats or any evidence of roosting bats or bat use at the site.  No evidence of nesting birds was found however the trees and hedgerows offer some potential for nesting and foraging therefore the removal of these should be done outside the nesting season (March to August).  Bat and bird boxes are recommended, as is the planting of native trees and shrubs. 


Emergence Surveys:  Two emergence surveys were subsequently undertaken in line with the recommendations of the ecological assessment.  No bats were seen emerging from the properties.  Low levels of commuting and foraging bats were recorded concluding there are no implications for the demolition of the properties with regards to roosting bats.  Recommended that bat friendly features are removed by hand and if any bats are found to be present during the demolition works should cease.  Survey is valid for 1 year from date of survey (21st July 2011).  


CONSULTATIONS


Electricity North West: Development would be adjacent to ENW operational land and the applicant should ensure there is no encroachment.  

Environment Agency: To be included in the Additional Information Report.   

Greater Manchester Ecology Unit: Recommend conditions in line with submitted Ecological Assessment.  If demolition is delayed until April 2012 further surveys would be required prior to demolition and should be secured by condition.  


Greater Manchester Police Design for Security: No objection.  Crime Impact statement has been produced in conjunction with GMP.  

Pollution and Licensing:  Submitted contaminated land phase two report is acceptable.  Demolition should be carried out in accordance with submitted asbestos report.  Condition should be applied for validation report to be submitted on completion.  An informative is recommended for a ‘considerate constructor scheme’ and site working hours to be agreed prior to commencement of development.  

REPRESENTATIONS


17 letters of objection have been received from neighbouring residential occupants.  The main concerns raised include:


· Proposed 2.5 storey houses are not in keeping with the character of the area


· Would result in loss of open space and increase the density of the site


· Railings are out of character as all existing properties have brick walls and the design of the properties are also out of character


· Proposal could result in vehicles parking close to the junction of Calderbank Avenue with Woodsend Road and this could be detrimental to highway safety.  Calderbank Avenue cannot cope with increased levels of traffic and should be widened with double yellow lines introduced


· Density of development is unsustainable, schools are at capacity and cannot accommodate additional children


· Children’s play has not been incorporated into the scheme


· Increase in traffic presents road safety and pollution issues.  Calderbank cannot cope with further driveway access points


Councillor Viv Ward has submitted a letter of objection as a local resident.  In summary, this states that the application remains unacceptable in view of its dominance, scale, impact and design.  Although some concerns have been addressed, others have only partially been addressed.  The driveway accesses to Calderbank Avenue remain an issue.  The design of the 3 storey houses has been compromised with a dominant roof structure to achieve accommodation in the roof space.  The internal dimensions of the rooms in the houses are restricted and inadequate for the number of inhabitants, particularly the elderly and young children.  Similarly, the site is not well located for these less mobile residents’, particularly in terms of access to local amenities such as medical centres, rail stations, post offices.  There is also no provision for disabled parking yet 136 cycle spaces are proposed.  


OBSERVATIONS


PRINCIPLE


1. Policy L1 of the Core Strategy sets out the land to be made available within the Borough for new housing provision and sets a target of 11,800 new dwellings up to the end of the plan period (2026).  Of these, 70% are to be located in the southern part of the Manchester City Region within which the site lies as defined by the North West RSS and the Core Strategy.  New residential development in the Borough is currently proceeding at a level that is significantly below the targets within the Core Strategy.  The proposal would therefore contribute towards achieving the target for new residential development in the Borough over the plan period.   


2. The application site currently comprises of 30 bungalows and therefore constitutes previously developed land (brownfield).  Policy L1 of the Core Strategy sets an 80% target of new housing provision to make use of previously developed brownfield land in accordance with PPS3.  The proposal would therefore contribute towards achieving the target for new residential development to be located on previously developed brownfield land.      


3. Policy L2 of the Core Strategy seeks to achieve a target split of 60:40 market to affordable housing, which contributes to providing a mix of dwelling types and sizes, particularly family housing.  The proposal would secure 33 new residential units providing much needed family housing in the Borough, of which 26 will be affordable housing units and the proposal therefore provides over and above the target set by Policy L2, contributing to Strategic Objective SO1 and Place Objective URO1 of the Core Strategy.  


4. The proposal is in accordance with Policies L1 and L2 of the Core Strategy and the North West RSS and is therefore considered to be acceptable in principle.  


DESIGN AND STREET SCENE


5. The option of refurbishing the existing bungalows has been raised by an objector.  The applicant states that the current bungalows do not meet the government’s decent homes standards.  In addition, the properties are in a poor state of repair with asbestos contamination, single glazed windows and original roof coverings and they have not been modernised since their construction.  On this basis the refurbishment of the existing bungalows does not represent a viable alternative to demolition.  This stance is supported by the supplementary information submitted with the application.  


6. The existing properties within the immediate vicinity of the site are generally semi-detached dwellings.  Those on Woodsend Road are two storey semi-detached properties.  There are four link-detached modern properties to the south of the site on Kendal Avenue to the western side of Calderbank Avenue.  A large Victorian property ‘The Uplands’ lies on the eastern side of Calderbank Avenue and this property has been converted to flats.  A detached dwelling with coach house lies to the east of the site on Woodsend Road.  The conversion of the roof space to living accommodation is common of properties within the area, particularly those on Woodsend Road and a number therefore have roof lights in the main roof slope.  The proposal mainly comprises of semi-detached dwellings with three detached dwellings hence spaciousness is generally maintained by the proposal in keeping with the character of the surrounding area.  


7. The site layout addresses the public realm and provides a strong relationship to the street scenes with properties fronting onto Calderbank Avenue and Woodsend Road.  The plot sizes of the proposed dwellings are generally in keeping with the character of the area, however the plot sizes have reduced in size from the previously proposed layout the subject of the withdrawn application.  This concession has been made to allow the site access to be relocated from Kendal Avenue as previously proposed and to reduce the number of residential units by three.  The scheme as previously proposed achieved plot sizes that were the same and in some instances larger than those of existing properties in the area, however the highway access from Kendal Avenue was raised by neighbouring residents and ward Councillors as a potential issue and the scheme generated a significant number of objections.  As a result of amendments incorporated into the current proposals, some of the plot sizes are marginally smaller than others in the locality and on balance the smaller size of a minority of the plots is considered to be acceptable in this case.  


8. There are three detached dwellings proposed – one fronting Woodsend Road on the western side of Calderbank Avenue, one on the eastern side of Calderbank Avenue adjacent to the boundary with No.1 Calderbank Avenue and one within the new cul-de-sac.  The remaining properties are semi-detached.  All the dwellings would have gable roof structures in keeping with the existing properties in the area.  The existing properties on Woodsend Road measure approximately 5.2m in height to the eaves and 8.2m to the ridge.  The two storey dwellings proposed to front Woodsend Road are generally of a similar height to eaves at 5.1m but are lower in height to the ridge at 7.1m.  The proposed two storey properties with living accommodation in the roof space would measure 6.1m in height to the eaves and 9.4m in height to the ridge.  On the eastern side of Calderbank Avenue, the Victorian property ‘The Uplands’ measures approximately 7.3m in height to the eaves and 10.3m in height to the ridge and is therefore higher than the proposed two storey dwellings with accommodation in the roof space.  The modern link detached properties to the south of the site that front onto Kendal Avenue are slightly lower in height than those proposed.  The proposed height of the properties would assimilate with the existing properties in the area and the proposal is therefore considered to be acceptable in terms of scale and massing.    


9. The dwellings would be brick constructions with white upvc windows and rainwater goods.  Dog tooth corbelling is incorporated to provide detail to the elevations and enhance the aesthetic quality of the development.  The two storey dwellings with accommodation in the roof space feature contemporary velux windows through the eaves to provide outlook and allow sunlight to each the bedrooms at second floor level.   The scheme is generally traditional in its approach to the site layout and design of the dwellings, with contemporary additions such as window details.  The materials will be agreed by condition.  


10. The properties would be garden fronted and those fronting Woodsend Road are proposed to have 900mm high low brick boundary walls with railings above.  The front boundaries of properties on Calderbank Avenue are proposed to be 900mm high railings with a beech hedge planted behind.  To the boundary with Kendal Avenue, a low brick wall with railings is proposed which increases in height to 1.8m to afford security to the rear garden of plot 21 as is common with corner properties.  A condition is recommended for full elevational details of the boundaries to be submitted and approved.  


11. The proposal would achieve Secure by Design standards and would therefore help to minimise the opportunity for crime in accordance with Place Objective URO4 of the Core Strategy.  Each dwelling would be provided with bin storage, a shed and a washing line within the rear garden.  The shed provides 6m2 of storage space and measures 1.8m in height to the eaves with a monopitch roof to reach a maximum height of 2.5m.  


12. Six trees are proposed to be planted in the landscaped verge on the western side of the new access road adjacent to the existing public footpath and No.244 Woodsend Road.  This verge would be maintained by Trafford Housing Trust and the applicant is aware of this requirement.  There are three properties that are proposed to front onto the new access road which directly face onto the existing public footpath linking Kendal Avenue to Woodsend Road and these serve to provide natural surveillance of this area. 


13. The proposal is considered to be acceptable in terms of design and would enhance the street scene in accordance with Policy L7 of the Core Strategy.  


RESIDENTIAL AMENITY


14. Minimum privacy distances as required by Council guidelines are largely achieved in respect of existing properties which neighbour the site.  A distance of over 25m is maintained between the proposed dwellings and the existing properties on the opposite side of Woodsend Road.  Over 22m is retained from the side wall of plot 1 to the side wall of No.244 Woodsend Road.  The properties to the south of the site back onto the private rear gardens of properties on Kendal Avenue and plots 16-21 have rear gardens of at least 10.5m in length with at least 21m between facing habitable room windows in accordance with the guidelines.  The guidelines normally require 27m between facing habitable room windows to allow properties to extend, however plots 16 and 17 achieve 21m to the link-detached properties on Kendal Avenue.  Given these properties are also modern properties and have the same 10.5m to the rear boundary, it is considered to be acceptable in this case.  Plots 15, 19, 20 and 21 achieve between 15-23m between habitable room windows and blank gable walls, with Council guidelines requiring 15m.  The proposal would not result in any undue loss of light or privacy to neighbouring occupants.  


15. Within the site, privacy distances are achieved on most plots but have been reduced below the guidelines on a small minority of plots to achieve the amended site layout since the previous application was withdrawn.  The main concessions are made in respect of units 1-9 fronting Woodsend Road where the distance to the rear boundary is reduced to 9m at its closest point and unit 26 fronting onto the new access road.  Although the distance to the rear boundary is reduced on plots 1-9, a distance of 21m would be achieved between facing habitable room windows to the rear as plots 22 and 23 within the site are set closer to the new road to achieve over 10.5m to the rear boundary and 21m between facing habitable room windows.  Plot 2 achieves 13.5m to the gable end wall of plot 26 and is therefore below the 15m guideline.  On Plot 9, this distance reduces to 11m however in the case of this property, due to its siting and orientation it benefits from views beyond the gable wall of plot 10 towards the rear gardens and is therefore considered to be acceptable.  


16. Similarly, a minority of the plots are provided with less amenity space provision than the 85m2 suggested by Council as a result of the revised site layout since application reference 77443/FULL/2011 was withdrawn.  The garden sizes range between 50m2 on the smallest plot No.3 up to 185m2 on plot 15, which amounts to less than half of the plots having lower than average garden sizes with the majority benefiting from larger than average plots in excess of the 85m2 suggested by the Council’s guidelines.  Each dwelling is provided with valuable amenity space provision and it is common for a mix of garden sizes to be provided.  


17. The application proposes much needed new residential dwellings and family accommodation, a significant proportion of which are affordable units and on balance the lower amenity space provision and reduction privacy distances in respect of certain units is considered to be acceptable.  


18. Each of the dwellings are fully accessible allowing space for wheelchair manoeuvrability and lifting equipment where required, which provides adaptability for future occupants in accordance with Policy L2 of the Core Strategy.  Each would achieve the Homes and Communities Agency (HCA) design standards; Code for Sustainable Homes Level 3; Secure by Design; BS 8300:2001; Wheelchair Housing Design Guide Standards and Lifetime Homes Standards. 

19. The two storey dwellings fronting Woodsend Road provide two and three bedroom accommodation with entrance hall and lounge to the front and kitchen diner to the rear at ground floor level with a small outrigger accommodating an accessible downstairs w.c.  To the first floor, one or two bedrooms are proposed to the front with a further bedroom and bathroom to the rear. The two and a half storey dwellings provide three and four bedroom accommodation with entrance hall and kitchen diner to the front elevation and lounge to the rear at ground floor level.  At first floor level, one bedroom is proposed to the front and one or two to the rear with a central bathroom and a further bedroom with en-suite located within the roof space at second floor level.  All habitable rooms will be provided with outlook to the front or the rear and corner properties would have additional windows to the side gable elevations.  Obscure glazing is proposed in relation to all bathroom and w.c. windows and certain side windows.  A condition is attached to the permission requiring the w.c. windows in the outriggers to be fitted and retained in obscure glazing at all times due to the proximity of these windows to the rear boundary.  There are no windows proposed that would otherwise require obscure glazing by condition.  Obscure glazing is indicated on the plans, hence will be secured by the condition requiring the development to proceed in accordance with the list of approved plans.  


20. Given privacy distances do not meet the Council’s guidelines in some cases and given some plots have smaller sized gardens and rear outriggers removal of permitted development rights is recommended for extensions, new window openings, outbuildings and related structures.  Permitted development rights for other alterations to the dwellings would not impact on residential amenity.  Similarly, alterations to fences and boundaries would be subject to the standard permitted development regulations and a removal of permitted development rights would not be required in addition to the regulations.  


21. Subject to the conditions recommended in this section of the report, the proposal is considered to be acceptable in terms of residential amenity considerations and in accordance with Policy L7 of the Core Strategy.  

TREES AND PROTECTED SPECIES


22. There are 22 trees within and adjacent to the application site and although none are currently subject to Tree Preservation Orders (TPOs) a number of them are considered to be high quality trees.  A large Turkey Oak trees lies outside the site ownership boundary at the junction of Calderbank Avenue and Woodsend Road and is proposed to be retained.  A total of 10 trees are proposed to be removed to facilitate the development, of which two are in significantly poor condition and require removal nonetheless.  This will be reported further in the Additional Information Report.  


23. Replacement trees will be required to be planted subsequent to the removal of the existing trees to facilitate the development and these will be secured through the standard landscaping conditions.  A further condition is attached to the permission requiring a tree protection scheme and tree works schedule to be submitted and approved.  This condition will be required to be implemented in accordance with the approved details and will be monitored during the construction period.  


24. The bat survey and subsequent bat emergence surveys have concluded that there are no roosting bats present on the site.  Features of the existing buildings that are suitable for roosting bats are required to be removed by hand and vegetation clearance should take place outside the main bird breeding season (March to July inclusive).  In addition, the buildings should be checked for nesting birds prior to demolition.  Conditions are recommended in line with the findings of the surveys and the recommendations of the Greater Manchester Ecology Unit to ensure protected species are safeguarded.  Should demolition be delayed beyond July 2012 further surveys would be required and are to be secured by condition.  


FLOOD RISK


25. The site lies within a Critical Drainage Area (CDA) as defined by the Environment Agency and the Strategic Flood Risk Assessment (SFRA).  The SFRA was undertaken jointly between the Council, Salford City Council and Manchester City Council.  Within CDAs, the SFRA advises that surface water run off from brownfield sites is reduced by 50% from the existing levels; however there is scope for target to be applied flexibly within the parameters of the development providing an improvement can be achieved and evidence provided to support the reduction achieved by the development.  The applicant has submitted a revised Flood Risk Assessment and this is currently being assessed.  The findings will be included within the Additional Information Report. 


ACCESS, HIGHWAYS AND PARKING


26. The submitted Transport Assessment concludes that the additional traffic generated by the proposal can be satisfactorily accommodated on the highway network.  A trip generation analysis has been undertaken which concludes that the additional vehicle trips as a result of the proposed development would be very low and would have a negligible impact on surrounding highways.  The proposal is therefore considered to be acceptable in this respect.   


27. Each dwelling would be provided with two car parking spaces on a private driveway with a minimum width of 2.4m but up to 3.1m where practicable.  The proposed dwellings fronting Woodsend Road have driveways proposed down the side of the properties with the exception of plot 1, which has two parking spaces to the front and corner plots 9 and 30, which have driveways accessed from the side road Calderbank Avenue.  This is required of corner properties to prevent conflict between the junction and the driveway as access from the front would be too close to the junction.  A total of seven vehicular crossings are proposed to Woodsend Road serving 11 dwellings, with a further five vehicular crossings proposed to Calderbank Avenue serving seven dwellings.  Four of the properties on the western side of Calderbank Avenue will have pedestrian accesses only to the front, with their driveway accesses to the rear to enable the retention of as many trees as possible on Calderbank Avenue and to minimise the number of driveways accessed from Calderbank Avenue.  A total of 15 properties would therefore be accessed via the new access road, which will be adopted by the Local Highway Authority and meets the standard requirements for adoption.  All vehicular crossings meet the standard requirements of the Local Highway Authority and where driveways are less than 3.1m wide, a segregated pedestrian access is provided.  


28. Each dwelling would be provided with a cycle shed in the rear garden to achieve 400% cycle parking provision, or 4 cycle spaces per dwelling.  The provision of the cycle sheds serves to encourage sustainable transport in accordance with Policy L4 of the Core Strategy.  The Transport Assessment states that Flixton train station is 1.2 miles away, which equates to a 25 minute walk or 15 minute bus journey and is also within the ideal 5km cycle isochrome.  A bus stop is located outside the site with services running at least every 15 minutes in peak hours hence the site is considered to be accessible by modes of travel other than private car.  


29. Policy L4 seeks developer contributions towards the improvement of highway and public transport and contributions are required of the seven market dwellings proposed.  The contribution requirements are discussed further in the subsequent section of the report and will contribute to improving the local highway network and public transport provision, particularly east to west public transport linkages in accordance with Place Objective URO11 and Strategic Objective SO6 of the Core Strategy.  


30. Driveways accesses onto Calderbank Avenue and Woodsend Road will require the developer to seek amendments to the pavement crossings under Section 184 of the Highways Act.  An informative will be attached to the permission accordingly.  


DEVELOPER CONTRIBUTIONS


31. The application proposes 26 affordable housing units and seven market housing units.  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 the environment 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. 


32. Under the Revised Trafford 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.


33. Following the adoption of the Core Strategy, the Council intend to adopt a new Supplementary Planning Document (SPD 1 Planning Obligations) on 27th February 2012.  From the date of adoption, this SPD will apply to future decisions on all planning applications.  The proposed SPD covers all obligations including:


· Affordable housing;


· Highway infrastructure;


· Sustainable transport schemes; 


· Green infrastructure; 


· Outdoor sports and recreation; and 


· Education and facilities.  

34. For the purposes of this Committee, the obligations applicable under both the existing regime and the proposed regime are shown below.  Should the relevant s106 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.

35. In terms of affordable housing provision, under both the existing and proposed regimes the scheme is predominantly to provide affordable housing and therefore any contribution required in respect of affordable housing forms on site provision.  Over and above the level of affordable housing normally required would be provided on site.  

36. Under the existing regime, a maximum financial contribution of £102,318.24 is required, divisible as follows:


i. In accordance with the Council’s SPD1 – ‘Developer Contributions to Highway and Public Transport Schemes’ adopted in March 2007, the site is located within an ‘accessible area’ and therefore a total contribution of £14,448 is required, which would be split between public transport (£13,794) and highway network (£654), the latter of which takes into account the existing 30 bungalows on the site and therefore the net increase of three units;


ii. In accordance with the Council’s SPG28 – ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ adopted in September 2004, the site lies within an area of deficiency and therefore a total contribution of £81,360.24 is required, which would be split between open space (£54,034.57) and outdoor sports (£27,325.67);

iii. In accordance with the Council’s SPG29 – ‘Developer Contributions towards Red Rose Forest’ adopted in September 2004, affordable housing is exempt however the seven market dwellings would require the provision of 21 trees or £310 per tree.  Therefore, a maximum contribution of £6,510 is required, to be reduced by £310 per tree planted on site; 

37. Under the new regime, Policy L8 of the Core Strategy relates to planning obligations and is in line with the Community Infrastructure Regulations 2010 (CIL).  Under these regulations, certain affordable housing providers are exempt from CIL payments.  In line with these regulations, no contributions would be required of affordable housing schemes under the provisions of the proposed SPD1 Planning Obligations.  and therefore no contributions would be required of the 26 affordable units in this case.  The seven dwellings for market sale would however be subject to developer contributions in accordance with the proposed SPD1.  The seven market units would attract a financial contribution in the region of £85,464.63 split between:

i. A total of approximately £3580 towards sustainable transport schemes (£2,926) and highway infrastructure (£654).  The precise figures to be used in the new SPD1 are yet to be finalised therefore these figures are subject to change;


ii. A total provision of 21 trees on site or a contribution of £6,510, to be reduced by £310 per tree planted on site;


iii. A total contribution of £19,443.07 towards outdoor sports and recreation;


iv. A total contribution of £55,931.56 towards education and facilities.  


38. The applicant is currently considering the implications of the requirements under the new regime on the financial viability of the proposal and may wish to submit a financial viability appraisal in this respect.  Should this be the case, it is recommended that the assessment of the appraisal and the resulting s106 agreement are delegated to the Chief Planning Officer in consultation with the Council’s legal department and the Chairman, Vice Chairman and Opposition Spokesperson.  

39. The level of contributions required towards sustainable transport schemes and highway infrastructure under the new regime are yet to be finalised but are anticipated to be in the region of the figures stated above.  It is therefore recommended that the decision in relation to this one element of the contribution requirement under the new regime is delegated to the Chief Planning Officer in consultation with the Chairman, Vice Chairman and Opposition Spokesperson.  

CONCLUSION


40. The application proposes the redevelopment of a brownfield site and will provide much needed new dwellings for occupation by families, a large proportion of which would be affordable.  The proposal would enhance the street scene and is in keeping with the character of the area.  The proposal is in accordance with Policies L1, L2, L4, L5, L7 and L8 of the Core Strategy and it is therefore recommended that planning permission is granted.  


RECOMMENDATION: Minded To Grant Subject To Legal Agreement 


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


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

1. Standard time limit


2. List of approved plans


3. Material samples


4. At least 26 of the units to be affordable


5. Drainage


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


7. External lighting scheme


8. Landscaping scheme


9. Landscaping maintenance 


10. Provision and retention of boundary treatment


11. Provision of access and parking


12. Retention of access and parking


13. Cycle parking


14. Removal of PD rights for extensions, outbuildings and new window openings


15. Tree protection scheme and tree works schedule


16. Bat roosting features to be removed by hand by licensed bat worker


17. Bird survey to be undertaken immediately prior to demolition and vegetation clearance to take place outside the main bird breeding season (March-July inclusive)


18. Should demolition commence after 1st April 2012, further bat survey to be submitted and approved prior to commencement


19. Contaminated land validation report to be submitted on completion
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SITE


The application relates to an area of vacant land 0.1ha in size, situated on the southern and western side of Derbyshire Avenue, within a predominantly residential area.  Residential dwellings bound the site to the side and rear.  Historical plans show that the site was previously occupied by two pairs of semi-detached dwellinghouses.


PROPOSAL


The application proposes the erection of three two-storey terraced dwellinghouses and two two-storey semi-detached dwellinghouses, with car parking to the front and landscaping.  The proposed dwellings would be three bedroom properties.  The dwellings are to be provided as affordable homes in conjunctions with an RSL.


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.


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


R3 – Green Infrastructure


R5 – Open Space, Sport and Recreation


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Uses and Infrastructure


L4 – Regional Housing Provision


MCR3 – Southern Part of the Manchester City Region


RELEVANT PLANNING HISTORY

None


APPLICANT’S SUBMISSION


The applicant has submitted a Design and Access Statement. The information provided within this document is discussed where relevant within the Observations section of this report.


CONSULTATIONS


Pollution & Licensing  - No objections, the site is within an area of ground that has the potential to create gas and the site is situated on brownfield land.  Relevant contaminated land conditions are therefore recommended.  The development is set back from the railway line and screened by existing housing so there are no objections on noise / nuisance grounds.

Drainage – No objections, recommends condition to secure sustainable urban drainage scheme.


LHA – No objections, further comments are discussed in the Observations sections of this report.


Electricity North West – No objections.  The development is shown to be adjacent of affecting Electivity North West operational land or electricity distribution assets.  The applicant must ensure that the development does not encroach over either the land or any ancillary rights of access or cable easements.


REPRESENTATIONS


None received.


OBSERVATIONS


PRINCIPLE OF PROPOSAL


1. The application proposes the erection of four affordable dwellinghouses.  The development of housing on this brownfield land is in accordance with Policy L1 of the Core Strategy which identifies an indicative target of 80% of new housing to be provided on brownfield land.  Policy L1 also states that up to 2026 the Council will seek to deliver high quality housing affordable by all sectors of the local community and will release sufficient land to accommodate a minimum of 11,800 new dwellings.


2. The site is also located in the ‘Southern part of the Manchester City Region’ as designated within the 2008 RSS and as such falls to be assessed under Policy MCR3.  The application site is currently vacant cleared land and the proposal is for residential development that would support local regeneration strategies.  The application site is located close to regular bus routes and as such is classed as being within an ‘accessible’ area as defined by SPD 1: Developer Contributions to Highway and Public Transport Schemes.  Therefore it is considered that the proposed development is located in a sustainable location and is in support of Policy MCR3.


3. The proposed development is for four affordable housing units and is therefore considered acceptable in principle.


RESIDENTIAL AMENITY


4. The front of the proposed terraced properties would project approximately 0.3m beyond the front elevation of the adjacent properties No.’s 15 and 17 Derbyshire Avenue.  The rear elevations of these properties would project approximately 0.2m beyond the rear elevations of No.’s 15 and 17.  A distance of 2.2m would remain between the proposed dwellings and the side boundary with No.15.  


5. The proposed semi-detached dwellings would be angled to face the bend on the road and would not project beyond the front elevation of the adjacent properties No.5 Derbyshire Avenue and No.2 Derbyshire Crescent.  A minimum distance of 2.4m would remain between the proposed properties and the common boundary with No.5.  Although the rear elevations of the proposed semi-detached dwellings would be angled towards the common boundary with No.5, the applicant has agreed to amend the internal layout of the properties so that the principal windows on the rear elevation are located away from the side boundaries with No.5 and proposed Plot 3.  At the time of writing this report the amended plan has not been received and thus will be reported in the Additional Information Report.  It is therefore considered that the proposal would not have an overbearing impact on neighbouring residents.


6. A distance of 19.4m would remain between the proposed terraced properties and the rear elevation of the adjacent rear properties fronting Derbyshire Crescent.  It is recognised that this is less than the recommended minimum 21m, however, this is a common distance for the surrounding area and dwellings previously occupied the site with the same relationship.  A minimum distance of 15m would remain between the proposed semi-detached dwellings and these neighbouring properties and this distance would increase to a minimum distance of 18m to principal windows.  Although this distance is less than 21m, the properties would be situated at angles and thus would be not directly facing each other.


7. No principal windows are proposed to the side elevations of the houses and there are no principal windows on the side elevations of the adjacent dwellings No.’s 5 and 15 Derbyshire Avenue.  It is therefore considered that the proposal would not result in a loss of light or privacy to the neighbouring residents.


8. Trafford Planning Guideline: New Residential Development advises that most new dwellings should provide some private outdoor space, which does not include front or side garden areas open to view from roads, nor space needed to comply with parking standards.  These guidelines further advise that around 80m2 of garden space will normally be acceptable for 3 bedroom semi-detached houses in an area of similar properties.  The proposed dwellings would have rear gardens ranging in size from approximately 88m2 to 42m2.  Whilst it is recognised that the area of the rear gardens of plots 4 and 5 are less than the recommended size, plot 4 has a larger side and rear garden and the rear garden of these two plots are in line with the size of neighbouring rear gardens for corner properties along Derbyshire Avenue.  It is therefore considered that that an adequate level of amenity space would be provided to serve the proposed dwellinghouses.  This is also in accordance with Policy L7 of the Core Strategy which states that development must not prejudice the amenity of the future occupiers of the development.


9. Due to the close relationship of the proposed dwellings with neighbouring properties, as detailed above, a condition is recommended that remove permitted development rights for extensions to the proposed dwellings.

DESIGN AND VISUAL AMENITY


10. The proposed dwellinghouses would be of traditional design, with red brickwork at the first floor level and light cream or buff brickwork at the ground floor level.  Low window sills have been incorporated to define the horizontal break in the materials.  The many of the neighbouring houses along Derbyshire Avenue have a split of brickwork and render or exposed and painted brickwork on the front elevation.  The applicant states that generous openings give the houses large proportioning with a relatively even split in the ratio of wall and opening at both front and rear.  The design of the dwellings is considered acceptable and in keeping with the character of the existing street scene and surrounding area.


11. Although the ridge line of the properties would be situated 0.9m higher than the neighbouring dwellings, the eaves line would be situated in line with that of the adjacent dwellinghouses.  The proposed dwellings would also be situated along the existing building line and it is recognised that four terraced dwellinghouses previously occupied the site.  It is therefore considered that the proposal would not appear over prominent within the existing street scene.


12. 1.2m high black painted railings are proposed along the front boundaries and 1.8m high close boarded timber fences are proposed along the along the party lines to the rear gardens.  It is considered that the use of low level railings along the front boundary would retain a sense of openness to the front of the properties.


13. Landscaping is proposed to the front and rear of the properties.  A landscaping condition is recommended requiring the applicant to submit a detailed scheme for hard and soft landscaping on the site.  

14. Furthermore, it is considered that this piece of vacant, overgrown land, enclosed off with palisade fencing, provides little positive contribution to the aesthetics of the surrounding area and that the proposed development would bring this piece of land back into use in a way that would positively contribution to the existing street scene and character of the surrounding area.  This is in accordance with Policy L7 of the Core Strategy which states that development must make best use of opportunities to improve the character and quality of an area and enhance the street scene of character of the area.


HIGHWAY SAFETY AND PARKING PROVISION


15. To meet the Councils car parking standards the provision of two car parking spaces per dwellinghouse are required.  The proposals provide two car parking spaces per dwelling in an arrangement that meet the Councils dimension standards.  The vehicular access/egresses to the driveways also comply with the Council’s standards and therefore it is considered that the proposal is acceptable on highways grounds. 

16.  A condition removing permitted development rights for side extensions is recommended to ensure that the required car parking spaces are retained.

DEVELOPER CONTRIBUTIONS


17. 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. 


18. 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.


19. 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.


20. 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.


Obligations under UDP


21. 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 £11,876.09 split between a contribution of £8,196.26 for open space and £3,679.83 for outdoor sports. As the scheme provides solely affordable housing units, it is exempt from the provisions of the Council’s SPG29 – ‘Developer Contributions towards Red Rose Forest’.

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


Obligations under new SPD


23. SPD 1 :Planning Obligations (to be adopted 27th February 2012) would set out the contributions required towards highways infrastructure, sustainable transport schemes, specific green infrastructure, outdoor sports and recreation, highways contributions and education facilities. The proposal would not require a financial contribution with regard to the above as it is comprises 100% affordable housing through an RSL. 

CONCLUSION


24. The provision of five affordable family residential units on this brownfield site, in a sustainable location, is considered to be acceptable.  The proposed dwellings would not have a detrimental impact on residential amenity or highway safety.  The redevelopment of this run-down vacant site is also considered to have a positive impact on Derbyshire Avenue.  The proposal is thus considered to comply with all relevant Policies in the Core Strategy and related Supplementary Planning Guidance. The application is therefore recommended for approval subject to the necessary S106 agreement.


RECOMMENDATION: Minded to Grant Subject to Legal Agreement


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


In the event that the SPD is adopted before the legal agreement is completed, as there would be no obligations applicable, and therefore no legal agreement necessary, it is recommended that the decision is delegated to the Chief Planning Officer in consultation with the Chairman, Vice Chairman and Opposition Spokesperson.


(B) Subject to the following conditions:


1. Standard time limit


2. List of approved plans including amended plans


3. Materials


4. Landscaping 


5. Landscaping Maintenance


6. Contaminated Land


7. Full details of boundary treatment, including colour, to be submitted and approved in writing.


8. Removal of Permitted Development Rights for extensions


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


10. Permeable materials for hard surfaces/run off


11. Provision of Affordable Housing


12. Sustainable Urban Drainage Scheme
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SITE


The application relates to an area of vacant land 800m2 in size, situated on the north-north-western side of Derbyshire Avenue, within a predominantly residential area.  Residential dwellings bound the site to the side and a railway line and embankment bounds the site to the rear.  Historical plans show that the site was previously occupied by four terraced dwellinghouses.


PROPOSAL


The application proposes the erection of four two-storey semi-detached affordable dwellinghouses, with car parking to the front and landscaping.  The proposed dwellings would be three bedroom properties.  The dwellings are to be provided as affordable homes in conjunctions with an RSL.


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 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


R3 – Green Infrastructure


R5 – Open Space, Sport and Recreation


PROPOSALS MAP NOTATION

None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Uses and Infrastructure


L4 – Regional Housing Provision


MCR3 – Southern Part of the Manchester City Region


RELEVANT PLANNING HISTORY

None.


APPLICANT’S SUBMISSION

The applicant has submitted a Design and Access Statement. The information provided within this document is discussed where relevant within the Observations section of this report.


CONSULTATIONS


Pollution & Licensing  - No objections, the site is within an area of ground that has the potential to create gas and the site is situated on brownfield land.  Relevant contaminated land conditions are therefore recommended.  


The development is next to an active railway line.  A condition should be attached requiring an acoustic report to be submitted and approved.

Drainage – No objections, recommend sustainable urban drainage scheme.


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


Network Rail – No objections in principle, safety recommendations relating to construction, the subsequent development including maintenance and tree planting are advised.

Electricity North West – No objections.


REPRESENTATIONS


None received.


OBSERVATIONS


PRINCIPLE OF PROPOSAL


1. The application proposes the erection of four affordable dwellinghouses.  The development of housing on this brownfield land is in accordance with Policy L1 of the Core Strategy which identifies an indicative target of 80% of new housing to be provided on brownfield land.  Policy L1 also states that up to 2026 the Council will seek to deliver high quality housing affordable by all sectors of the local community and will release sufficient land to accommodate a minimum of 11,800 new dwellings.


2. The site is also located in the ‘Southern part of the Manchester City Region’ as designated within the 2008 RSS and as such falls to be assessed under Policy MCR3.  The application site is currently vacant cleared land and the proposal is for residential development that would support local regeneration strategies.  The application site is located close to regular bus routes and as such is classed as being within an ‘accessible’ area as defined by SPD 1: Developer Contributions to Highway and Public Transport Schemes.  Therefore it is considered that the proposed development is located in a sustainable location and is in support of Policy MCR3.


3. The proposed development is for four affordable housing units and is therefore considered acceptable in principle.

RESIDENTIAL AMENITY


4. The front of the proposed dwellings would be situated in line with the existing building line along this part of Derbyshire Avenue.  The rear elevations of the properties would project approximately 0.6m beyond the rear elevations of the adjacent properties.  A distance of 0.9m would remain between the proposed dwellings and the side boundaries.  It is therefore considered that the proposal would not have an overbearing impact on neighbouring residents.


5. No principal windows are proposed to the side elevations of the houses and there are no principal windows on the side elevations of the adjacent dwellings No.’s 94 and 104 Derbyshire Avenue.  It is therefore considered that the proposal would not result in a loss of light or privacy to the neighbouring residents.


6. Trafford Planning Guideline: New Residential Development advises that most new dwellings should provide some private outdoor space, which does not include front or side garden areas open to view from roads, nor space needed to comply with parking standards.  These guidelines further advise that around 80m2 of garden space will normally be acceptable fro 3 bedroom semi-detached houses in an area of similar properties.  The proposed dwellings would have rear gardens ranging in size from 63.5m2 to 94.6m2.  Whilst it is recognised that the area of the rear gardens of plots one and two are less than the recommended size, they are in line with the size of neighbouring rear gardens along Derbyshire Avenue.  It is therefore considered that that an adequate level of amenity space would be provided to serve the proposed dwellinghouses.  This is also in accordance with Policy L7 of the Core Strategy which states that development must not prejudice the amenity of the future occupiers of the development.


DESIGN AND VISUAL AMENITY


7. The proposed dwellinghouses would be of traditional design, with red brickwork at the first floor level and light cream or buff brickwork at the ground floor level.  Low window sills have been incorporated to define the horizontal break in the materials.  Many of the neighbouring houses along Derbyshire Avenue have a split of brickwork and render or exposed and painted brickwork on the front elevation.  The applicant states that generous openings give the houses large proportioning with a relatively even split in the ratio of wall and opening at both front and rear.  The design of the dwellings is considered acceptable and in keeping with the character of the existing street scene and surrounding area.


8. Although the ridge line of the properties would be situated 0.9m higher than the neighbouring dwellings, the eaves line would be situated in line with that of the adjacent dwellinghouses.  The proposed dwellings would also be situated along the existing building line and it is recognised that four terraced dwellinghouses previously occupied the site.  It is therefore considered that the proposal would sit comfortably within the existing street scene.


9. 1.2m high black painted railings are proposed along the front boundaries and 1.8m high close boarded timber fences are proposed along the boundary lines to the rear gardens.  It is considered that the use of low level railings along the front boundary would retain a sense of openness to the front of the properties.


10. Landscaping is proposed to the front and rear of the properties.  A landscaping condition is recommended requiring the applicant to submit a detailed scheme for hard and soft landscaping on the site.  

11. Furthermore, it is considered that this piece of vacant, overgrown land, enclosed off with palisade fencing, provides little positive contribution to the aesthetics of the surrounding area and that the proposed development would bring this piece of land back into use in a way that would positively contribution to the existing street scene and character of the surrounding area.  This is in accordance with Policy L7 of the Core Strategy which states that development must make best use of opportunities to improve the character and quality of an area and enhance the street scene of character of the area.


HIGHWAY SAFETY AND PARKING PROVISION


12. To meet the Councils car parking standards the provision of two car parking spaces per dwellinghouse are required.  The proposals provide two car parking spaces per dwelling in an arrangement that meet the Councils dimension standards.  The vehicular access/egresses to the driveways also comply with the Council’s standards and therefore it is considered that the proposal is acceptable on highways grounds.  

13. A condition removing permitted development rights for side extensions is recommended to ensure that the required car parking spaces are retained.

DEVELOPER CONTRIBUTIONS


14. 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. 


15. 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.


16. 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.


17. 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.


Obligations under UDP


18. 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 £9,500.86 split between a contribution of £6,557.00 for open space and £2,943.86 for outdoor sports.  As the scheme provides solely affordable housing units, it is exempt from the provisions of the Council’s SPG29 – ‘Developer Contributions towards Red Rose Forest’.

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

Obligations under new SPD


20. SPD 1 :Planning Obligations (to be adopted 27th February 2012) would set out the contributions required towards highways infrastructure, sustainable transport schemes, specific green infrastructure, outdoor sports and recreation, highways contributions and education facilities. The proposal would not require a financial contribution with regard to the above as it is comprises 100% affordable housing through an RSL. 

CONCLUSION


21. The provision of four affordable family residential units on this brownfield site, in a sustainable location, is considered to be acceptable.  The proposed dwellings would not have a detrimental impact on residential amenity or highway safety.  The redevelopment of this run-down vacant site is also considered to have a positive impact on Derbyshire Avenue.  The proposal is thus considered to comply with all relevant Policies and Proposals in the Core Strategy, Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance. The application is therefore recommended for approval subject to the necessary S106 agreement.


RECOMMENDATION: Minded to Grant Subject to Grant Subject to Legal Agreement 

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

In the event that the SPD is adopted before the legal agreement is completed, as there would be no obligations applicable, and therefore no legal agreement necessary, it is recommended that the decision is delegated to the Chief Planning Officer in consultation with the Chairman, Vice Chairman and Opposition Spokesperson.

(B) Subject to the following conditions:

1. Standard time limit


2. List of approved plans 


3. Materials


4. Landscaping 


5. Landscaping Maintenance


6. Contaminated Land


7. Full details of boundary treatment, including colour, to be submitted and approved in writing.


8. Removal of Permitted Development Rights for side extensions


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


10. Permeable materials for hard surfaces/run off


11. Submission of an acoustic report


12. Provision of Affordable Housing


13. Sustainable Urban Drainage  Scheme


VW





		WARD: Clifford

		77704/COU/2011

		DEPARTURE: No





		Change of use from offices to residential dwelling.



		458 Chester Road, Old Trafford, M16 9EZ





		APPLICANT:  Mrs Surinder Kaur





		AGENT: N/A





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application relates to a part two, part three storey terraced property situated on the north-western side of Chester Road.  The application site is also situated within the Empress Conservation Area.  The building is currently vacant and last operated as offices.  Offices bound the site to the sides and light industrial units are situated to the north-west of the site on Wright Street, which bounds the site to the rear.


PROPOSAL


The application proposes a change of use of the premises from offices to a residential dwellinghouse.  The property would comprise of four bedrooms.  No external alterations are proposed to the building.


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


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


R1 – Historic Environment


R5 – Open Space and Recreation


W1 - Economy


PROPOSALS MAP NOTATION

Empress Conservation Area


Priority Areas for Regeneration


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS

None


RELEVANT PLANNING HISTORY

None.


CONSULTATIONS


LHA – No objections.

Pollution & Licensing – No objections, recommends condition to secure sustainable urban drainage scheme.

REPRESENTATIONS


None received.

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The proposal for one new dwelling is considered to be acceptable in housing land supply terms as it lies on previously developed land and lies within the inner area identified within the RSS. The application site is also located within the Old Trafford area which is identified as a Priority Regeneration Area on the Proposals Map.  Policy L3 of the Core Strategy states that within Trafford’s Regeneration Areas the Council will secure improved quality of design and construction and range (including affordability and type) of the Borough’s housing stock on offer to residents within the Regeneration Areas.  The change of use of the site from office accommodation to a family dwellinghouse is therefore considered acceptable in principle.


RESIDENTIAL AMENITY


2. There is no residential accommodation adjoining the site or situated to the rear.  The main area for consideration is therefore the amenity of future occupiers of the proposed dwelling.  Trafford Planning Guidelines: New Residential Development advises that most new dwellings, including conversion should provide some private outdoor space, which does not include front or side garden areas open to view from roads, nor space needed to comply with parking standards.  These guidelines further advise that around 80sqm of garden space will normally be acceptable for 3 bedroom semi-detached houses in an area of similar properties.  The proposed dwelling would have a garden area to the rear, which would be approximately 180m2 when taking into account an area for off site car parking needed to serve the dwellinghouse.  It is therefore considered that an adequate level of amenity space would be provided to serve the proposed dwellinghouse.  


3. A further area for consideration is whether the introduction of residential accommodation on the site could lead to complaints from the occupiers regarding the adjoining commercial uses.  The adjoining sites are offices, which are predominantly occupied during weekdays at day time hours when residents are more likely to be out.  A light-industrial site is situated a minimum distance of 35.5m away from the site.  It is therefore considered that these surrounding uses would not unduly impact on the future occupants of the site.  The proposal is therefore also in accordance with Policy L7.3 of the Core Strategy which states that development must not prejudice the amenity of the future occupiers of the development.

VISUAL IMPACT / IMPACT ON THE CONSERVATION AREA


4. There are no external alterations proposed to the building and it is considered that a change of use of the building to residential accommodation would not unduly impact on the character of the conservation area.  Furthermore bringing a vacant property in the conservation area back into use would have a positive impact on the character of the Empress Conservation Area.  The yard to the rear of the building is currently all hard-standing to form a car park to the offices that last occupied the site.  A landscaping condition is recommended requiring details of landscaping for the rear of the site, including details of boundary treatment.  It is considered that the removal of, or significant reduction in this large area of hardstanding would also improve the setting of the existing building and thus the character of the conservation area.  


ACCESS, HIGHWAYS AND CAR PARKING


5. To comply with the Council’s car parking standards, the provision of three off road car parking spaces should be provided.  There is an existing vehicular access to the rear of the site off Wright Street and it is considered that there is adequate space to the rear of the site to provide the car parking spaces required.  A condition is recommended requiring the provision and retention of three car parking spaces.  The proposal is therefore considered acceptable on highways grounds.

DEVELOPER CONTRIBUTIONS


6. 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. 


7. 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.


8. 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.


9. 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.


Obligations under UDP


10. The site is within an area of deficiency in children’s play space and outdoor sports provision and therefore the proposal requires a financial contribution towards open space and outdoor sports provision.  The relevant contribution in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ would be a commuted sum of £3,758.15 split between a contribution of £2,885.89 for open space and £872.26 for outdoor sports.


11. The proposal also requires a contribution towards the Red Rose Forest.  This is in accordance with the Council’s Supplementary Planning Guidance ‘Developer Contributions Towards Red Rose Forest’.  The total contribution for a development of this scale should be 3 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 £930.


Obligations under SPD


12. In line with SPD1: Planning Obligations (to be adopted 27th February 2012) the proposal would require a financial contribution with regard to the following:

· For Specific Green Infrastructure at total contribution of £930.00


· For Outdoor Sports and Recreation a total contribution of £3,677.50


· For Education and Facilities a total contribution of £11,186.31


· An appropriate contribution towards Highways Infrastructure and Sustainable Transport Schemes.


CONCLUSION


13. The change of use of the site from offices to a residential dwelling is considered acceptable in the Empress Conservation Area and Old Trafford Priority Regeneration Area and is considered to be in accordance with Policy L3 of the Core Strategy.  Bringing a vacant property in the conservation area back into use would provide a positive contribution to the conservation area.  The proposal would not unduly impact on residential amenity and sufficient off road car parking could be provided to the rear of the property to serve the proposed dwellinghouse.  The proposal is therefore recommended for approval subject to the completion of a legal agreement covering financial contributions and conditions.

RECOMMENDATION: Minded to Grant Subject to Legal Agreement 

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


(B) Subject to the following conditions:


1) Standard time limit;


2) Compliance with all Plans


3) Landscaping


4) Submission, approval and implementation of a plan to provide three    off road car parking spaces.



5) 
Sustainable Urban Drainage Scheme


VW





		WARD: Longford

		77898/FULL/2011

		DEPARTURE: NO





		DEMOLITION OF TWO EXISTING ART-DECO SHELTERS AND REPLACEMENT WITH TWO NEW RENDERED COLONNADES. FORMATION OF ART-DECO STYLE façade TO FRONTAGE OF EXISTING TOILET BLOCK



		Formal Gardens east of Longford Cottages, Longford Park, Stretford





		APPLICANT:  Trafford Council






		AGENT: Trafford Council 





		RECOMMENDATION:  MINDED TO GRANT









SITE


The application site lies within Longford Park, an urban park and designated conservation area which measures 22 hectares in size. The majority of the park originally formed the grounds for a C19th gentleman’s estate, owned by local cotton merchant John Rylands, and called Longford Hall. In 1911 the estate was sold to Stretford Urban District Council and soon became a public park; impressive art-deco ornamental gardens and glass houses were formed to entertain the public, including a rock garden presided over by an art-deco café at its northern end, and flanked by two rendered shelters. The central café was demolished in 1982, to be replaced later by a brick-built toilet block, whilst the Longford Hall manor house was demolished in 1996.


This application relates to the brick toilet block and the two rendered shelters which sit either side. The shelters which have been built in the art-deco style can be roughly dated to 1936/37 when the Longford gardens were re-landscaped and extended as part of preparations for the coronation celebrations of King George VI. They have been sited approximately 40m apart, against the northern brick boundary of the ornamental garden, and have been angled inwards to address the centre of the original rockery. Each shelter is symmetrical in its design, comprising of five archways which diminish in size from the central arch. The six supporting pillars and roof façade have been constructed in brickwork and finished in a Tyrolean render. 


Gritstone pathways enter and exit the ornamental garden immediately next to the outer ends of each shelter, with one path spanning the entire width of the garden immediately in front of the shelters and central toilet block.


Both of the 1930s shelters are currently in a very poor state of repair and have been designated as ‘dangerous’ structures in a recent structural engineers report. In addition they have been a focus for anti-social behaviour in recent years, partially as they provide protection from the elements. The seating within the shelters has been removed to try and prevent groups of youths congregating in this isolated location. The existing 1980s toilet block continues to be in service, although does not contribute positively to the character and appearance of the conservation area.


PROPOSAL


This application seeks planning permission to erect two rendered colonnades (rows of supporting columns) following the demolition of the 1930s shelters. The proposed structures will be of art-deco style to match their predecessors, however unlike the existing shelters they will be freestanding structures without roofs, and as such will no longer provide cover from the elements. Compared to the shelter it replaces, each colonnade has been sited 1m further away from the northern boundary wall, and is between 5m-6m shorter in length; these differences in siting have been designed to allow the proposed structures to become an integrated part of the gardens that will encourage members of the public to walk around them. Planted beds have also been proposed along the northern boundary which will extend up to the colonnades in places.  


In conjunction with the above, consent is also sought to add a rendered façade to the frontage of the existing toilet block. Like the proposed colonnades it has a symmetrical art-deco style design which the applicant hopes will improve the overall appearance of the brick building and give the new structures either side of it a focus and a context. 


A separate application for Conservation Area Consent to demolish the shelters accompanies this submission (ref: 77900/CAC/2011). 


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.


RELEVANT CORE STRATEGY POLICIES/PROPOSALS


L7 - Design


R1 – Historic Environment


R2 – Natural Environment


R5 - Open Space, Sport and Recreation

PROPOSALS MAP NOTATION


Conservation Area: Longford Park


Protected Open Space

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


Wildlife Corridors 


RELEVANT UDP POLICIES

None


RELEVANT PLANNING HISTORY

77900/CAC/2011 – Conservation Area Consent for demolition of two existing Art-Deco shelters – Current application

CONSULTATIONS


English Heritage – No Comment


GMAU – No comments received


Friends of Longford Park – No comments received


Any future consultations received shall be included within the Additional Information Report


REPRESENTATIONS


One letter of objection has been received from an address on Talbot Road which states that as an important piece of Stretford’s history, the upkeep of the existing art-deco shelters should have been a priority. The objector feels that insufficient care and attention should be paid to the Longford Park.  Concern has also been expressed with regards the isolated location of the toilet block and as such further money should not be spent on improving it.

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The principle of demolishing the existing 1930s shelters is covered under a separate application for conservation area consent which also sits on this Committee Agenda – ref: 77900/CAC/2011.


2. The proposed colonnades and the alterations to the existing toilet block will not result in any loss of protected open space and are considered to be in support of the aspirations set out in Policy R2 – Natural Environment of the Trafford Core Strategy.    


IMPACT ON THE CONSERVATION AREA

3. Policy HE9.2 of PPS5 – Planning for the Historic Environment states that where an application will lead to total loss of significance of a heritage asset, LPAs should refuse consent unless it can be demonstrated that the loss of significance is necessary in order to deliver substantial public benefits that outweigh that loss; or the nature of the heritage asset prevents all reasonable uses of the site. Policy R1.3 of the Trafford Core Strategy requires developers to demonstrate how the proposed development will preserve or enhance the conservation area and its wider setting. 


4. A structural engineer’s report has concluded that the shelters in their present state are dangerous and as a result they have recently been fenced off from the public. The damage caused by bad weather and vandalism means that the appearance of the existing shelters detracts from the otherwise attractive public gardens and also affects perceptions of personal safety within the park. The former art-deco café served as the main focal point of the ornamental gardens, with the shelters acting as secondary structures that played a supportive role; as such the loss of the café has compromised the function and group value of the  shelters. The architectural and historic significance of the shelters at present is considered to be relatively low, and the persistent vandalism of the shelters means that their current function is not sustainable.


5. It is recognised that the functional significance of this part of the conservation area will be harmed to a degree, following the removal of two covered shelters. However it is considered that the proposed colonnades will form pieces of sculpture in their own right that, with the support of a more integrated hard and soft landscaping scheme, will provide an inviting, attractive and safe area for people to circulate around. Therefore it is considered that the change in function to this part of the park will actually enhance visitor’s enjoyment of the Longford Park conservation area and can be considered as a public benefit.


6. The façades of the colonnades are faithful to how the 1930s shelters would have looked when first built and the rendered façade to the toilet block serves to turn an unsightly building into a bold feature in its own right, which acknowledges the ornamental garden’s art-deco history. The alterations to the toilet block also provide a central reference point that the colonnades can address, thus giving them a clearer function, with the overall result being a reinstatement of the former symmetry and balance of the ornamental gardens. It is therefore considered that the proposals will result in a development that respects the art-deco heritage of the park, and contributes towards forming a distinct sense of place that will enhance the attractive setting of the ornamental gardens and the visual amenities of the Longford Park conservation area generally. Again this is considered to be of significant public benefit in comparison to the appearance of the existing shelters.

ACCESS, HIGHWAYS AND PARKING 


7. The proposed development will have no implications on required levels of car parking within Longford Park or a detrimental impact on the use of the park generally.

CONCLUSION


8. An application seeking conservation area consent to demolish the two 1930s shelters has been recommended for approval. It is considered that the design, siting and function of the proposed development contribute to create an attractive, inviting and safe environment, and that this results in public benefits that significantly outweigh the harm caused by the loss of the 1930s shelters which are in a poor state of repair and a focus for anti-social behaviour. Overall it is considered that the proposed development will preserve and enhance the positive features and characteristics of the Longford Park conservation area and therefore it is in compliance with Policies L7, R1, R2 and R5 of the Trafford Core Strategy, along with national guidance contained within PPS5 – Planning for the Historic Environment.   


RECOMMENDATION: Minded to Grant Subject to the Following Conditions: 


1) Standard time limit;


2) Compliance with all Plans


3) Material Samples

4) Landscaping Scheme

JK






		WARD: Longford

		77900/CAC/2011

		DEPARTURE: NO





		DEMOLITION OF TWO EXISTING ART-DECO SHELTERS AND REPLACEMENT WITH TWO NEW RENDERED COLONNADES. FORMATION OF ART-DECO STYLE façade TO FRONTAGE OF EXISTING TOILET BLOCK



		Formal Gardens east of Longford Cottages, Longford Park, Stretford





		APPLICANT:  Trafford Council 





		AGENT: Trafford Council 





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO REFFERAL TO SECRETARY OF STATE 









SITE


The application site lies within Longford Park, an urban park and designated conservation area which measures 22 hectares in size. The majority of the park originally formed the grounds for a C19th gentleman’s estate, owned by local cotton merchant John Rylands, and called Longford Hall. In 1911 the estate was sold to Stretford Urban District Council and soon became a public park; impressive art-deco ornamental gardens and glass houses were formed to entertain the public, including a rock garden presided over by an art-deco café at its northern end and flanked by two rendered shelters. The central café was demolished in 1982, to be replaced later by a brick-built toilet block, whilst the Longford Hall manor house was demolished in 1996.


This application relates to the brick toilet block and the two rendered shelters which sit either side. The shelters which have been built in the art-deco style can be roughly dated to 1936/37 when the Longford gardens were re-landscaped and extended as part of preparations for the coronation celebrations of King George VI. They have been sited approximately 40m apart, against the northern brick boundary of the ornamental garden and have been angled inwards to address the centre of the original rockery. Each shelter is symmetrical in its design, comprising of five archways which diminish in size from the central arch. The six supporting pillars and roof façade have been constructed in brickwork and finished in a Tyrolean render. 


Gritstone pathways enter and exit the ornamental garden immediately next to the outer ends of each shelter, with one path spanning the entire width of the garden immediately in front of the shelters and central toilet block.


Both of the 1930s shelters are currently in a very poor state of repair and have been designated as ‘dangerous’ structures in a recent structural engineers report. In addition they have been a focus for anti-social behaviour in recent years, partially as they provide protection from the elements. The seating within the shelters has been removed to try and prevent groups of youths congregating in this isolated location. The existing 1980s toilet block continues to be in service, although does not contribute positively to the character and appearance of the conservation area.


PROPOSAL


This application seeks conservation area consent to demolish the two 1930s shelters in their entirety. The brick wall which forms the northern boundary to the gardens, and which the shelters are sited against, is however set to remain. 


A separate application for planning permission to erect two colonnades in place of the shelters and make alterations to the existing toilet block accompanies this submission (ref: 77898/FULL/2011). 


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/PROPOSALS


L7 - Design


R1 – Historic Environment


R2 – Natural Environment


R5 - Open Space, Sport and Recreation

PROPOSALS MAP NOTATION


Conservation Area: Longford Park


Protected Open Space

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


Wildlife Corridors 


RELEVANT UDP POLICIES

None


RELEVANT PLANNING HISTORY

77898/FULL/2011 – Demolition of two existing Art-Deco shelters and replacement with two new rendered colonnades. Formation of Art-Deco style façade to frontage of existing toilet block – Current application

CONSULTATIONS


GMEU – No comments received


REPRESENTATIONS


One letter of objection has been received from an address on Talbot Road which states that as an important piece of Stretford’s history, the upkeep of the existing art-deco shelters should have been a priority. The objector feels that insufficient care and attention should be paid to the Longford Park.  Concern has also been expressed with regards the isolated location of the toilet block and as such further money should not be spent on improving it.

OBSERVATIONS


CONDITION OF EXISTING SHELTERS

9. The application proposes to demolish two heritage assets, in the form of 1930s art-deco shelters, which are situated within Longford Park Conservation Area. Paragraph HE9.1 of PPS5 – Planning for the Historic Environment states that there should be a presumption in favour of the conservation of designated heritage assets and the more significant the designated heritage asset, the greater the presumption in favour of its conservation should be. Once lost, heritage assets cannot be replaced and their loss has a cultural, environmental, economic and social impact. Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting. Loss affecting any designated heritage asset should require clear and convincing justification.


10. The Council’s structural engineer has conducted a survey of the shelters and produced a report summarising their current condition. It states that the existing shelters are in a state of decay and suffer from frequent vandalism. The concrete roofs to the shelters are in an advanced state of decay, particularly as a result of two consecutive harsh winters, and it is unlikely that they would survive a third in a safe condition. As a result the shelters are considered to be dangerous structures and as a result have recently been fenced off from the public. The structural engineer’s report also gives consideration to future design options which would allow partial retention of the shelters. Repairing the existing structures would require extensive and invasive work, whilst the second option of removing the shelter roofs would require the complete demolition and rebuild of both structures; such is the extent of the damage to their structural integrity.


11. It is accepted that the existing art-deco shelters are structurally unsound in their present condition and in urgent need of either significant repair or total demolition. It is also recognised that whilst the retention and repair of the original shelters would be desirable, the issues surrounding anti-social behaviour would remain. Due to their relatively isolated location and the cover they provide from the elements, the existing art-deco structures have sometimes been used as an area where youths can congregate, and as a result the shelters have been subjected to graffiti and vandalism on a number of occasions. Expensive repair works could therefore quickly be reversed if the shelters continue to be vandalised in the future. It is considered that the removal of the concrete roofs of the structures, and as a result any shelter from the weather, will make a significant contribution towards deterring future anti-social behaviour. The structural engineers report states that such a measure would essentially necessitate the demolition of the entire structures before they are re-built. 


CONTRIBUTION TO CONSERVATION AREA


12. Planning Policy R1.3 within the Trafford Core Strategy states that when determining applications for demolition, the Council will take into account the contribution made by the building or structure to the character, appearance or special interest of the area as a whole, including the merits of any proposed (re)development.


13. At present the damage caused by bad weather and vandalism, and the graffiti on the back walls, means that the appearance of the existing shelters detracts from the otherwise attractive public gardens and also affects perceptions of personal safety within the park. As a result the architectural significance of the shelters is considered to be low and much of their function and historic significance was lost when the art-deco café was demolished in 1982, as this provided an attractive focal point that gave the shelters balance, as well as forming a popular meeting place in the park. Similarly the group value of the shelters, as part of a collection of art-deco buildings within Longford Park, was severely diminished by the loss of the central café.  Whilst one other art-deco building remains within the Park, (Great Stone Road Lodge) at the northern entrance, this is not significantly similar in style or materials to the shelters and therefore it is considered that their demolition will not unduly compromise the significance of Great Stone Road Lodge. 


DEVELOPMENT TO FOLLOW


14. Policy R1.3 of the Trafford Core Strategy also states that where development is to follow demolition, it will be a requirement that detailed planning permission for the proposed redevelopment shall be obtained… before the existing building is demolished. A detailed planning application for redevelopment has accompanied this submission for Conservation Area Consent and forms part of this same Committee Agenda (ref: 77898/FULL/2011). The application proposes the replacement of the shelters with two colonnades which match the 1930s structures with respect to their external appearance. The existing toilet block is set to receive a rendered art-deco style façade, as a nod to the former café which stood in-between the shelters. Application 77898/FULL/2011 has been recommended for approval and as such this development within the Longford Park Conservation Area is in-line with Policy R1.3 of the Trafford Core Strategy.  


CONCLUSION


15. Overall it is considered that the art-deco shelters in their existing state do not make a positive contribution towards the character and appearance of the conservation area and that much of their architectural and historical significance has diminished since they were first erected. A planning application for replacement structures of similar design is considered to enhance this part of the Conservation Area and has been recommended for approval. Therefore it is considered that the demolition of the 1930s structures has been clearly justified and does not unduly conflict with Local and National guidance contained within Policy R.1 of the Trafford Core Strategy and Policies HE7, HE9 and HE10 of PPS5 respectively, and as such it is recommended that conservation area consent be granted for this application.   


RECOMMENDATION: MINDED TO GRANT SUBJECT TO REFFERAL TO SECRETARY OF STATE 

1) Conservation Area time limit;


JK






		WARD: Bowdon

		77804/FULL/2011

		DEPARTURE: NO





		Conversion of The Beeches into seven self-contained apartments including partial demolition of side and rear additions and erection of two storey rear extension, other external alterations including creation of roof terrace and dormer window.



		The Beeches, on the site of the former St Anne's Hospital, Woodville Road/Higher Downs, Altrincham





		APPLICANT:  P J Livesey Living Space (3) Ltd





		AGENT: N/A





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site is located at the junction of Higher Downs, Woodville Road, The Downs and St John’s Road to the south-west of Altrincham town centre.  The site is bounded by Woodville Road to the north, Higher Downs to the north-west, Higher Downs to the south-east, Beechfield and the listed Bowdon Downs Church, schoolroom and lecture hall (Grade II) to the south-west.  The site is located with The Devisdale conservation area but is also immediately adjacent to The Downs conservation area.


The site is occupied by the range of buildings (none of which is listed) that formed the St Anne’s Hospital.  They comprise a range of period buildings dating to the end of the C19th – these are the original villa (with additions) known as The Beeches situated adjacent to the boundary with Woodville Road, the Dunham Ward adjacent to the boundary with Bowdon Road and the Crossley Wing situated between The Beeches and Beechfield.  There were previously a number of unsympathetic additions to these buildings, mostly to link the various buildings but also comprising a large detached portable building sited between the Crossley Wing and the boundary with Beechfield.  These have all been removed during the recent refurbishment and conversion of the site.  There is a large open landscaped area between the buildings and the boundary with Higher Downs.


The main existing access to the site is directly onto the junction of Woodville Road, Higher Downs, The Downs and St Johns Road.  Secondary accesses are from Woodville Road close to the junction with Bowdon Road and on Bowdon Road itself, close to the boundary with the listed church.  The main access leads to a small parking area adjacent to The Beeches and the Crossley Wing whilst the other accesses serve small service areas.


The site is covered by a tree preservation order, TPO 348, which includes two groups of trees and shrubs around the boundary as well as a large single beech tree located fairly centrally within the area to the front of the buildings.  There are also TPO’s covering parts of the church grounds adjacent to the south-west boundary of the site.


PROPOSAL


Planning permission granted for the development of the St Annes site included the refurbishment and conversion of The Beeches into 6 dwellings.  It is now proposed to amend these approved plans and convert the building into 7 dwellings with a reduction in the size of some of the previously approved units.  The proposal also seeks to incorporate some outdoor space for each apartment whether that is garden, balcony or roof terrace.


The proposals would retain more of the existing building with less addition to it.  The extension to the rear would be similar to the extant permission; there would not now be a bin store to the Woodville Road side of the building at the rear; the plan now includes the retention of the ground floor link along the Woodville Road elevation with the formation of a terrace on top.  There would be two interventions to the roof with the creation of a roof terrace area at the front and also one at the rear.   A number of smaller amendments are also proposed and these are set out in the applicants Design and Access Statement.


Amendments to the parking layout are incorporated in the accompanying application, 77805/VAR/2011 which provides for one additional space for the additional dwelling now proposed.


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.


CORE STRATEGY


R1- Historic Environment


R2- Natural Environment


R5- Open Space, Sport and Recreation


L1- Land for New Homes


L3- Regeneration and Reducing Inequalities


L4- Sustainable Transport and Accessibility


L6- Waste


L7- Design


L8- Planning Obligations


PROPOSALS MAP NOTATION


Conservation Area (Devisdale)


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS 


ENV12 – Species Protection


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


ENV24 – Buildings of Special Architectural and Historic Interest


H1 – Land Release for Development


H2 – Location and Phasing of New Development


H3 – Land Release for New Housing Development


H4 – Release of Other Land for Development


OSR9 – Open Space in New Housing Development


T6 – Land Use in Relation to Transport and Movement


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


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses of Existing Resources and Infrastructure


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


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RT1 – Integrated Transport Networks


RT2 – Managing Travel Demand


RT9 – Walking and Cycling


MCR3 – Southern part of the 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

77805/VAR/2011 – an application to vary the approved plans of planning permission 76581/FULL/2011 is reported elsewhere on the Agenda.

76581/FULL/2011 - Conversion of former St Annes hospital to 7 apartments and 12 houses following partial demolition of existing buildings; erection of detached building to form 3 new dwellings following demolition of existing portacabin building.  Provision of associated parking, landscaping, bike and bin stores, alterations to existing accesses and other associated works.  Planning permission granted on 29 July 2011 following the completion of an appropriate legal agreement.


APPLICANT’S SUBMISSION

The applicants have submitted a Revised Design and Access Statement and a Tree Survey which will be referred to where appropriate below.


CONSULTATIONS


LHA –  The proposals would result in 23 residential units, an increase in 1 no 2 bedroom unit, therefore there will be 4 number 1 bedroom properties, 7 number 2 bedroom properties and 12 number 3 bedroom properties.  


To meet the Councils car parking standards the provision of 42 car parking spaces are required overall, the proposals include 45 car parking spaces, some of the car parking spaces are provided in a tandem arrangement.  Whilst there is no objection to this arrangement, as the car parking spaces do not work independently the tandem spaces need to be allocated to the same units. 


There are some concerns about the layout of the spaces adjacent to the Bowdon Road access, the Woodville Road access in particular.  These should be resolved. 



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


Therefore, whilst there are no objections in principle to the proposals, the car parking proposals will need to be amended in order to be acceptable on highways grounds.


Drainage – Recommends standard informatives.

REPRESENTATIONS


None received


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The principle of the conversion of the building was accepted under the extant permission for the development of the whole site.  This application seeks approval for an additional unit within The Beeches – to convert the property to 7 units rather than 6 as previously approved.  The site comprises previously developed brownfield land and there are no policy concerns with the creation of a further additional dwelling on the site.  In this respect the proposal is in accordance with Policy L1 of the Trafford Core Strategy.


IMPACT ON CONSERVATION AREA


2. Whilst a considerable amount of work has been carried out towards implementing the approved development, no work has yet been carried out the Beeches towards the implementation of the permission other than some stripping out and stabilisation works and removal of some additions (all previously approved).


3. The proposals still retain the existing building.  In general terms the proposals would have less of an impact on the existing building than those previously approved.  Whilst the proposed roof terrace areas to be created in the north-west and south east elevations are not ideal, subject to details being agreed by condition, they are considered to be acceptable in the context of the significant overall improvements to the site.


CAR PARKING


4. The approved layout for the development (22 units) provided for 44 parking spaces.  The revised layout now proposed (under this application and the amendment to the approved scheme reported elsewhere on this Agenda 77805/VAR/2011) which is effectively for 23 units, would provide 45 spaces.  The applicant has been asked to amend aspects of the layout to address the concerns raised by the LHA and subject to this, it is considered that in this location close to Altrincham Town Centre, the level of parking proposed is appropriate and acceptable.


DEVELOPER CONTRIBUTIONS


5. 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. 


6. 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.


7. 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.


8. 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.


9. The previous application for the whole development site was subject to a legal agreement to secure a total financial contribution of £69,936.87 (comprising £30,963.63 towards open space provision, £14,700.24 towards outdoors sports facilities provision, £8,153 towards public transport provision and a maximum of £16,120 as a contribution towards Red Rose Forest tree planting).  The legal agreement set a phased payment relating to the occupation of the first , eighth and fifteenth units – no payment has yet been triggered. 


10. For this proposal, given the extant permission which is well under way on site it is considered appropriate to calculate the required contributions based on the provision of one additional 2-bed unit.  


11. Under the UDP the proposal would generate a requirement for £310 towards Red Rose Forest tree planting and £1701.21 towards open space and outdoor sports facilities provision (comprising £1153.55 towards open space provision and £547.66 towards outdoor sports facilities provision).  There would be no contribution towards affordable housing or highways and public transport.  This is a total of £2011.21.


12. Under the Core Strategy the proposal would generate contributions towards:- Specific Green Infrastructure - £930; Outdoor Sports and Recreation - £1964.33; Education and Facilities - £3728.77.  This is a total of £6623.10 though there is also likely to be a highways contribution, the amount of which is currently unavailable.   It should be noted that these figures are indicative and may change when the SPD is adopted.

RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 

A:  That the application will propose a satisfactory development for the site upon the completion of an appropriate legal agreement subject to the contributions set out above and reflecting the current position on site and the previously agreed phasing arrangement. 


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


1. Standard


2. Approved drawings and plans 


3. Access/parking details to be approved


4. Parking to be provided in accordance with approved plans with details of allocation of spaces, in particular those spaces arranged in tandem


5. Trees – protection and retention measures to be approved and to include specific details of any works to the beech tree.


6. Landscaping details to be submitted for approval


7. Landscape management


8. Bin and bike stores – details and locations to be agreed


9. Materials to be submitted for approval – including rainwater goods, windows, doors etc


10. Details of windows and doors to be submitted for approval


11. Removal of deemed consent for estate agents’ signs – one location to be agreed


GE






		WARD: Bowdon

		77805/VAR/2011

		DEPARTURE: NO





		Variation of Condition 2 (list of approved plans) of planning permission 76581/FULL/2011 - conversion of former St Anne's hospital to seven apartments and twelve houses following partial demolition of existing buildings; erection of detached building to form three new dwellings following demolition of existing portacabin building.  Provision of associated parking, landscaping, bike and bin stores, alterations to existing accesses and other associated works to allow amendments to layout and elevations.



		Former St Anne's Hospital, Woodville Road/Higher Downs, Altrincham 





		APPLICANT:  P J Livesey Living Space (3) Ltd





		AGENT: 





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site is located at the junction of Higher Downs, Woodville Road, The Downs and St John’s Road to the south-west of Altrincham town centre.  The site is bounded by Woodville Road to the north, Higher Downs to the north-west, Higher Downs to the south-east, Beechfield and the listed Bowdon Downs Church, schoolroom and lecture hall (Grade II) to the south-west.  The site is located with The Devisdale conservation area but is also immediately adjacent to The Downs conservation area.


The site is occupied by the range of buildings (none of which is listed) that formed the St Anne’s Hospital.  They comprise a range of period buildings dating to the end of the C19th – these are the original villa (with additions) known as The Beeches situated adjacent to the boundary with Woodville Road, the Dunham Ward adjacent to the boundary with Bowdon Road and the Crossley Wing situated between The Beeches and Beechfield.  There were previously a number of unsympathetic additions to these buildings, mostly to link the various buildings but also comprising a large detached portable building sited between the Crossley Wing and the boundary with Beechfield.  These have now been removed.  There is a large open landscaped area between the buildings and the boundary with Higher Downs.


The main vehicular access to the site is directly onto the junction of Woodville Road, Higher Downs, The Downs and St Johns Road.  Secondary accesses are from Woodville Road close to the junction with Bowdon Road and on Bowdon Road itself, close to the boundary with the listed church.  


The site is covered by a tree preservation order, TPO 348, which includes two groups of trees and shrubs around the boundary as well as a large single beech tree located fairly centrally within the landscaped area.  There are also TPO’s covering parts of the church grounds adjacent to the south-west boundary of the site.


PROPOSAL


This application relates to changes to the scheme previously approved.  Changes to the approved proposals for the Beeches are dealt with under a separate application.  There are a number of changes including:-


· The main car parking layout has been amended to form a more circular arrangement centred around the protected beech tree.  There is no reduction in the number of parking spaces


· There are amendments to the location and design of the main bin store close to the access drive and the main bike store which will be located close to the Woodvuille Road boundary adjacent to the main access drive


· Amendments to the provision of pedestrian gates within the wall along Bowdon Road to serve the dwellings in the Dunham Ward (adjacent to Bowdon Road) 


· Alterations have been  made to the detail of the new building (3 dwellings) but retains this in the same location but with a slightly reduced footprint and height, it is of similar design to the approved plans


· Amendments made to the single storey extension to the south-east elevation of the Dunham Ward, reducing the width of this extension and associated elevational changes


· Amendments to some of the details of works to the Crossley Ward


· Removal of a feature pergola sited between the Crossley Ward and The Beeches


· Amended details for the main access gate including the provision of a dedicated pedestrian gate to the side of the main gate


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.


CORE STRATEGY


R1- Historic Environment


R2- Natural Environment


R5- Open Space, Sport and Recreation


L1- Land for New Homes


L3- Regeneration and Reducing Inequalities


L4- Sustainable Transport and Accessibility


L6- Waste


L7- Design


L8- Planning Obligations


PROPOSALS MAP NOTATION


Conservation Area (Devisdale)


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS 


ENV12 – Species Protection


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


ENV24 – Buildings of Special Architectural and Historic Interest


H1 – Land Release for Development


H2 – Location and Phasing of New Development


H3 – Land Release for New Housing Development


H4 – Release of Other Land for Development


OSR9 – Open Space in New Housing Development


T6 – Land Use in Relation to Transport and Movement


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


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses of Existing Resources and Infrastructure


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


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RT1 – Integrated Transport Networks


RT2 – Managing Travel Demand


RT9 – Walking and Cycling


MCR3 – Southern part of the 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

77804/FULL2011 – Conversion of The Beeches into seven self-contained apartments including partial demolition of side and rear additions and erection of two storey rear extension, other external alterations including creation of roof terrace and dormer window.  Report included elsewhere on this Agenda.

76581/FULL/2011 - Conversion of former St Annes hospital to 7 apartments and 12 houses following partial demolition of existing buildings; erection of detached building to form 3 new dwellings following demolition of existing portacabin building.  Provision of associated parking, landscaping, bike and bin stores, alterations to existing accesses and other associated works.  Planning permission granted on 29 July 2011 following the completion of an appropriate legal agreement.


APPLICANT’S SUBMISSION


The applicants have submitted a Revised Design and Access Statement and a Tree Survey which will be referred to where appropriate below.


CONSULTATIONS


LHA –  To meet the Councils car parking standards the provision of 42 car parking spaces are required overall, the proposals include 45 car parking spaces, some of the car parking spaces are provided in a tandem arrangement.  Whilst there is no objection to this arrangement, as the car parking spaces do not work independently the tandem spaces need to be allocated to the same units. 


There are some concerns about the layout of the spaces adjacent to the Bowdon Road access, the Woodville Road access in particular.  These should be resolved. 



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


Therefore, whilst there are no objections in principle to the proposals, the car parking proposals will need to be amended in order to be acceptable on highways grounds.


Drainage – Recommends standard informatives.


REPRESENTATIONS


None received


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The principle of the conversion of the buildings and the erection of a new building comprising 3 houses was accepted under the extant permission.  Works are well under way on the site based on that permission.  No increase in the number of units is proposed as part of this application.  There are no policy concerns with this.  


2. A separate application seeks to amend the approved plans for The Beeches (one of the three retained buildings on the site) to allow for an additional unit in that building.


IMPACT ON CONSERVATION AREA

3. The proposals still retain the existing buildings. 


4. The developers have been working closely with officers regarding the amendments and it is considered that the relatively minor changes now proposed are entirely appropriate for the conversion and refurbishment of these buildings.  The development will enhance the conservation area significantly and the proposed amendments will not compromise that enhancement.


5. The parking layout at the front of the buildings is considerably changed, from a more regular arrangement to the circular arrangement centred around the protected beech tree, but is considered to be an attractive solution that complements the buildings and sets the protected tree off well at a prominent position within the site.


6. The location and design of the proposed bin and bike stores adjacent to the main driveway are acceptable.  These appear to be the most sensible locations, the designs are low key with mainly timer construction and landscaping will help to minimise their visual impact.  Other small bikes stores for individual gardens are proposed as before and details will be required by condition.


7. The amended proposals for the pedestrian entrances from Bowdon Road would have a minor impact on the contribution the wall makes to the conservation area but are considered to be acceptable.


CAR PARKING


8. The approved layout for the development (22 units) provided for 44 parking spaces.  The revised layout now proposed which is effectively for 23 units (including the additional unit proposed in The Beeches under 77804/FULL/2011) would provide 45 spaces.  The applicant has been asked to amend aspects of the layout to address the concerns raised by the LHA and subject to this, it is considered that in this location close to Altrincham Town Centre, the level of parking proposed is appropriate and acceptable.


DEVELOPER CONTRIBUTIONS


9. The previous application for the whole development site was subject to a legal agreement to secure a total financial contribution of £69,936.87 (comprising £30,963.63 towards open space provision, £14,700.24 towards outdoors sports facilities provision, £8,153 towards public transport provision and a maximum of £16,120 as a contribution towards Red Rose Forest tree planting off site which would be reduced by £310 per tree planted on site as part of an agreed planting scheme.  The legal agreement set a phased payment relating to the occupation of the first, eighth and fifteenth units – no payment has yet been triggered.


10. The proposed amendments do not increase the number of dwellings on the site and it is considered that it would not be appropriate to seek to amend the s106 contributions for this amended permission.  


RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 


(A):  That the application will propose a satisfactory development for the site upon the completion of an appropriate legal agreement and that such an agreement be entered into to secure a total financial contribution of £69,936.87 (comprising £30,963.63 towards open space provision, £14,700.24 towards outdoors sports facilities provision, £8,153 towards public transport provision and a maximum of £16,120 as a contribution towards Red Rose Forest tree planting off site which would be reduced by £310 per tree planted on site as part of an agreed planting scheme);


(B):  That upon completion of the above legal agreement, planning permission be GRANTED subject to the following conditions and standard reasons which are as per the previous approval


1. Standard commencement of development

2. Approved drawings and plans 


3. Measures to deal with impacts upon ecology – lighting scheme, bird and bat boxes


4. Access details to be approved


5. Parking – to be provided in accordance with approved plans with details of allocation of spaces, in particular those spaces arranged in tandem


6. Trees – protection and retention measures to be approved and to include specific details of any works to the beech tree.


7. Landscaping details to be submitted for approval

8. Landscape management


9. Bin and bike stores – details and locations to be agreed


10. Materials to be submitted for approval – including rainwater goods, windows, doors etc


11. Details of windows and doors to be submitted for approval


12. Entrance wall to be lowered prior to first occupation


13. Details of gates, gateposts, boundary walls, fences to be approved 


14. Contaminated land


15. Removal of deemed consent for estate agents’ signs – one location to be agreed


16. Protection and retention of wall to Beechfield


17. Withdrawal of rights to alter or extend

18. Extent of demolition of existing buildings to be in accordance with the approved plans unless otherwise agreed in writing by the Local Planning Authority with methodology for demolition (including details of support of retained walls and roofs) to be submitted to and approved in writing by the Local Planning Authority.

19. Notwithstanding the submitted plans details of the external balconies to the Crossley Ward building shall be in accordance with details that have been submitted to and approved in writing by the Local Planning Authority

20. No external extractor vents, flues, meter boxes, soil and vent pipes or similar shall be added to the buildings other than in accordance with details that have been submitted to and approved in writing by the Local Planning Authority.

21. Details of pointing and re-pointing to be submitted and approved in writing by the Local Planning Authority.

22. No cleaning of external elevations of existing building other than in accordance with details that have been submitted to and approved in writing by the Local Planning Authority.

23. Photographic record to be undertaken 
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		WARD: Hale Central

		77860/FULL/2011

		DEPARTURE: No





		RETENTION of a temporary single storey side extension.



		210 Moss Lane, Hale, Altrincham, WA15 8AZ





		APPLICANT:  Hale Halal Grocers





		AGENT: Zendium Design





		RECOMMENDATION:  REFUSE 









Councillor Mrs Young and Councillor Candish have requested that this application be determined by the Planning Development Control Committee


SITE


The application concerns the end unit of a parade of 3 shops located on the corner of Moss Lane and Clarence Road. It consists of a grocery store at ground floor with residential above. 


PROPOSAL


The application is in retrospect for the erection of a flat roofed single storey side extension of galvanised steel. The extension provides an additional 12 square metres of floor space which is used for the display of fruit and vegetables. An area on the forecourt in front of the extension is also used as a display area. The applicant has indicated that the extension is for a temporary period only but has not indicated for what period of time they wish the extension to remain in situ.

DEVELOPMENT PLAN


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.


PROPOSALS MAP NOTATION


None

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1- All New Development


D2- Vehicle Parking


S11- Development outside existing centres


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L4- Sustainable transport and accessibility


L7- Design

W2- Town Centres and Retail


Planning Guidelines – Shop Fronts

RELEVANT PLANNING HISTORY

77559/FULL/2011 Change of use of shop (Use Class A1) to hot food cafe/bar (Use Class A3) and erection of extraction fume duct. Withdrawn 18/11/11


APPLICANT’S SUBMISSION


A Design and Access Statement has been submitted in support of the application and the main points are as follows:


· The proposal is for the local community supplying fresh products and food goods. 


· There is a strong sense of community and customer service. 


· The extension has the character of a temporary market stall which has been designed to maintain the existing character or the main shop.


·  It is a low profile and low impact temporary structure which seeks to maintain the existing aesthetic and street view.

CONSULTATIONS


Pollution and licensing – The site is within 250m of a known landfill site or area of ground that has potential to create gas. Recommends conditions be applied regarding suitable gas protection measures.

The Section has been in receipt of two complaints relating to lighting both live some distance and not directly affected by the lighting or other activities. There have been no complaints of lighting or noise from anybody living in the vicinity of the premises.


No objections to this planning application providing the following condition relating to external lighting at the premises is complied with:


· There shall be fitted to the lighting an appropriate baffle or shield which minimises light spillage beyond the area to be illuminated and eliminates the potential of nearby properties experiencing glare.  In particular, to eliminate glare, the filament/bulb of the floodlight should not be directly visible to residents within adjacent properties.  The proposed measures shall be agreed in writing with the Pollution and Licensing Section prior to the implementation of any additional measures.

· The floodlights should be maintained in a satisfactory manner and all, shields, baffles and associated equipment should be maintained throughout the life of the installation

Environmental Heath - The Environmental Health team first became involved at Hale Halal Grocers after receiving a request for advice from the owner, Mr Akram, who was converting the existing shop (previously a chemists) into a grocers/butchers shop. An Environmental Health Officer (EHO) visited the premises on 10th November and gave advice to the owner on what he needed to do to comply with food hygiene and workplace safety requirements prior to opening. 


Since then there have been several visits both in response to complaints, and to ensure legal compliance. Legal compliance has been achieved, apart from minor issues which are being addressed.


A food business does not require permission or a licence from Environmental Health to trade, but they are required to submit a Food Premises Registration form. Mr Akram was given a registration form, which he duly completed, prior to opening.


After opening, several complaints were received regarding the state of the waste bin and that it was overflowing, prior to collection. As this was a new business Mr Akram did not know how much waste and animal waste (which needs to be disposed of separately), would be generated. When he realised that the existing bin and number of collections was insufficient, he arranged for a larger bin from the Council. An additional bin was also provided for animal waste. Mr Akram stated that he was in consultation with the landlord, to see if access could be gained to the rear garden to place the bins there. Since the provision of these additional facilities for waste, any of the initial problems have been alleviated.


At the time of the visits, the only foods displayed outside, in the area attached to the shop, are fruit and vegetables, these are not high risk foods  and are not stored directly on the ground, but in boxes raised on pallets, and are clearly visible. In my opinion, as fruit and vegetables are not high risk foods, this is not a food safety issue. 


Local Highway Authority -It is the LHA's understanding that the proposals are for an increase in retail floorspace of some 12 square metres.

 


To meet the Councils car parking standards as set out in the Core Strategy the provision of 1 additional car parking space should be provided. However, the proposed increase in floorspace is likely to just extend the range of goods provided rather than actually attracting further trips to the site.


There are no objections to the proposals on highways grounds.

 


REPRESENTATIONS


Cllr Candish- Objects to the proposal. Out of character with the existing street scene particularly Clarence Road which is entirely residential. The appearance would result in a clear loss of amenity to neighbouring homes. In addition the strong illumination of the premises into the late evening causes light pollution and the display of goods at ground level gives concerns regarding hygiene.


Cllr Mrs Young – Is opposed to the extension regardless of whether it is permanent or temporary. Extension composed of what appears two door shutters at right angles with a flat piece of something forming a roof. One shutter is removed when the business is trading. There is one commercial size blue bin against one of the shutters and empty boxes, spare cardboard piled up around it. This could cause be a tripping hazard. Together with boxes of fruit and vegetables displayed at ground level could result in reports of rats and mice. The low level displays are completely out of place in a residential street in Hale. Extension out of character with the area and the street scene.


Neighbours - 60 letters of objection received from local residents- 


· Concerned that it was built without planning permission


· Display area could be adopted highway and should be checked that it is not a separated concession.


· Concerns regarding servicing of the store – Large vehicles parked across junction


· Parking situation made worse since opening of shop with lots of badly parked vehicles making the situation at a busy junction even worse.


· Bright lights distracting to car drivers when approaching the junction at Grove Lane

· Eyesore and totally out of keeping with surrounding area


· Loss of light


· Lack of building regulations. Badly constructed, roof bows and there may be water coming through onto electric cables


· Large amount of rubbish a Health and Safety issue


· Food displayed on pavement a hazard


· Object to the hours of opening resulting in disturbance in the evening - The shop should be restricted in its hours


10 letters of support – Much needed local amenity. Beautiful fresh fruit and vegetables, well stocked shop with friendly staff. Open longer hours than previously an asset to the community. Not true that rubbish is piled up and overflowing. Pavement tidy after closing.


1 letter has also been received expressing a neutral  view.


OBSERVATIONS


1. The established use of this property is as a shop with residential above. The principle of the use is established and does not form a part of this application. Although there are concerns regarding the use of the forecourt, the use of the forecourt is ancillary to the retail use and it is considered that planning permission would not be required. 


2. This application concerns the side extension measuring 3.5m by 3.4m only and this report will therefore focus on the extension. 


3. There are therefore two main issues regarding this application firstly the design and appearance of the development and secondly additional traffic and parking generated by an additional 12 square metres of floorspace.


VISUAL AMENITY


4. Although the applicant has indicated that the extension is for a temporary period, no indication of the length of time for which they seek retention has been indicated. There is no current planning application for a more permanent replacement. It is therefore considered that the application should be dealt with assuming it will be in place for a significant period of time and the normal criteria for considering an extension should be applied.


5. The Core Strategy policy L7 requires that in relation to matters of design, development must be appropriate in its context and make the best use of opportunities to improve the character and quality of an area. It should also enhance the street scene or character of the area by appropriately addressing density, height, massing, Layout, elevation treatment and materials.


6. Whilst the principle of a small single storey extension may be appropriate, the design and materials of the proposed extension are not considered acceptable in the context of the area. The use of galvanised steel shutters on the elevations to Moss Lane and Clarence Road are not appropriate in terms of design and materials; they are harmful to the visual amenity of the area and fail to make the “best use of opportunities to improve the character and quality” of the area. It is therefore considered that the proposal would not accord with policy L7 of the Core strategy.


7. The Council’s guidelines for shop fronts, which includes a section on security shutters, indicate that when considering planning applications for security shutters the Council will have regard to the need for additional security, whether the need could be met in some more visually acceptable way, the design and colour of the proposed shutter and the visual effects on the surrounding area. Any external shutters permitted will normally be required to have a factory applied paint finish. They also state that “external roller shutters often detract from the design of the building and the character of the area. Solid shutters with a plain galvanised finish are particularly unattractive. The applicant has not indicated that the roller shutters are required for security and they do not comply with the guidelines and are completely inappropriate as a building material in a suburban, predominantly residential area.


RESIDENTIAL AMENITY


8. It is considered that given its size and position, the extension will not impact on adjoining properties by reason of overshadowing, overlooking or visual intrusion as it is located on Clarence Road side of the property. 


CAR PARKING


9. The second issue is car parking. A significant number of representations have been received regarding parking with cars parked on corners of the roads creating a hazard. As stated above this application is only concerned with an extension of some 12 square metres and it is beyond the scope of the planning application to address anti-social/illegal parking. The Core Strategy requires 1 parking space per 14 square metres.  To meet the Council’s car parking standards as set out in the Core Strategy the provision of 1 additional car parking space should be provided. However, the proposed increase in floorspace is likely to just extend the range of goods provided rather than actually attracting further trips to the site and the use of the property as a grocery store is generally serving local needs. It is not therefore considered that additional parking should be required and it would not be appropriate to refuse this application on the grounds of inadequate parking.


OTHER ISSUES


10. There are no existing conditions regarding the hours of opening and the opening of the shop until 10pm is therefore currently permitted. 


11. Concern has been expressed about the standard and safety of the construction. Building regulations are not however required under the Building Regulations 2010 and in any event this falls outside the consideration of this planning application.


12. Following determination of this application the enforcement process against the extension will be commenced. Other issues beyond the consideration of this planning application include the display of fruit and vegetables outside the site boundary which may require planning permission and the installation of lighting which may constitute illumination of an advertisement; both of which will be investigated further. 


RECOMMENDATION: REFUSE 


The proposed extension would be harmful to the amenity of the area and would not make the best use of opportunities to improve the character and quality of the area. It would fail to enhance the street scene or character of the area by reason of the elevational treatment, design and materials. As such the proposal is contrary to Policy L7 - Design of the Trafford Core Strategy.
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		WARD: Hale Central

		77487/FULL/2011

		DEPARTURE: No





		Erection of part two storey, part three storey detached dwelling house and integral garage.



		Land adjacent to 2 Greenside Drive, Hale






		APPLICANT:  Mr Robert England






		AGENT: Mr David C Smith






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT










SITE


The application site is prominently located on the corner of Greenside Drive and Heather Road, Hale. The site measures approximately 0.134ha and currently forms residential garden land to the south of No. 2 Greenside Drive. The site contains a number of mature trees and planting and the southern boundary of the site is defined by mature trees and planting. All trees that fall within the east half of the application curtilage are the subject of a TPO.  


The surrounding area is residential and characterised by differing architectural styles, of modern and traditional appearance and predominantly consists of large scale detached dwellings set within spacious curtilages. Greenside Drive is a cul-de-sac containing detached hipped roof two storey dwellings. To the south of the site is three storey apartment block and approximately 40m to the west is the boundary of Ashley Heath Conservation Area.  The eastern boundary of the site is bounded by a railway line. 

PROPOSAL


Planning permission is sought for the erection of a detached part two storey, part three storey dwelling including an integral garage and associated parking. The proposed dwelling would be served by a vehicular access from Greenside Drive.


An amended scheme has been submitted which forms the basis of this report. 


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.


RELEVANT CORE STRATEGY POLICIES


L1 – Land for New Homes


L2 – Meeting Housing Needs


L3 – Regeneration and Reducing Inequalities


L4 – Sustainable Transport and Accessibility


L7 - Design


L8 - Planning Obligations


R1 – Historic Environment 


PROPOSALS MAP NOTATION


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


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


DP7 – Promote Environmental Quality


RDF1 – Spatial Priorities


L4 – Regional Housing Provision


RT2 – Managing Travel Demand


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the Manchester City Region 

DP 1 – Spatial Principles


DP 2 – Promote Sustainable Communities


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


DP 7 – Promote Environmental Quality


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

H/OUT/28055 –Erection of detached dwelling at land adjacent to 2 Greenside Drive Refused (26/10/88) -Appeal allowed (October 1989)


APPLICANT’S SUBMISSION 


The applicant has submitted a Design and Access statement.  Relevant points raised are discussed within the Observation section of the report.


CONSULTATIONS


LHA - The main points of which are summarised in the observations section of this report. 

Pollution and Licensing – The application site has a history of rail use and embankments.  No objections in principle, and requested any approval includes a condition to require a contaminated land Phase I report to assess the actual/potential contamination risks prior to the development commencing.


Electricity North West – No objection, the development would have no impact on their infrastructure. 


Drainage – R12a.

REPRESENTATIONS


Neighbours - 2 letters of objections have been received from neighbouring residents in Greenside Drive raising the following concerns:


· Proposal is not in keeping with surrounding spacious character


· Restrictive covenant on Greenside Drive limiting the number of houses to be built. 


· Vehicle access onto Heather Road is currently difficult due to the closeness of the bend on South Downs Road. New vehicle access closer to the junction would increase risk to pedestrians and road users.


· Trees are important however after the lifetime of the trees, semi-mature trees should replace the expired tree. 


· If planning permission is granted, clear guidelines should safeguard the construction on the site and restrict construction times.


· Historically, 12 houses was considered an appropriate number to not allow a crowded estate


· Disagree with the text in the D & A statement that ‘the site offers a unique opportunity to create a landmark building… that will provide a focal point and locally distinctive reference.


· Feel that it would stick out like a sore thumb


Further neighbour consultation was carried out on the amended plans and 1 further letter of objection has been received from an occupier of Pinewood Court raising the following concerns:-


- Concerns over the cost of new TV mast if the proposed development takes place.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes the development of a new dwelling on part of the garden of an existing residential dwelling plot. The application site is not allocated for any specific use in the revised adopted Unitary Development Plan and is in a relatively sustainable location within the built up area. In terms of the recently amended Planning Policy Statement 3, Housing, (PPS3), which has removed garden land from the description of previously developed land, the proposal must be classed as green-field development.


2. The Draft NPPF states at that the Government's key housing objective is to increase significantly the delivery of new homes and that the planning system should aim to deliver a sufficient quantity, quality and range of housing consistent with the land use principles and other policies of the NPPF.


3. The policies of the Regional Spatial Strategy relevant to residential development include L4, DP4, and MCR3. 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.

4. Policy L1 of the Adopted Core Strategy outlines the supply of land to be made available for housing provision up to the end of the plan period (2026) and sets a target of a minimum 11,800 new dwellings. 

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


a. Firstly land within the Regional Centre and Inner Areas;


b. Secondly land that can be shown to contribute significantly to the achievement of the regeneration priorities set out in Policy L3 and/or strengthen and support Trafford’s 4 town centres, and,


c. Thirdly land that can be shown to be of benefit to the achievement of the wider Plan Objectives.  


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


7. The development of a new dwellinghouse on the site is therefore considered acceptable in principle.  The other main areas for consideration are the impact of the proposal on the amenity of surrounding residents, the character of the surrounding area and highway safety.  These elements are discussed further within this report.


RESIDENTIAL AMENITY


8. The front of the dwelling would overlook a non private area within the street scene of Heather Road and achieves a minimum separation distance of 40m to the nearest dwelling on the opposite side of Greenside Drive. As such a satisfactory relationship would be achieved with the dwellings on the opposite side of Greenside Drive.  Given the extensive rear garden, which backs onto an active railway, there would not be any adverse overlooking to the rear of the site. 


9. The proposed dwelling achieves a separation distance of well in excess of 15m to the front elevation of the flat development to the south, which combined with the significant planting and trees along the south boundary, would mitigate any overbearing or visual intrusion to these properties. 


10. With regard to No. 2 Greenside Drive, there are no habitable room windows in the side elevation of this dwelling that would be affected by the proposal. There are two windows proposed in the side elevation of the proposed dwelling facing No. 2 Greenside Drive which are non-habitable in nature and as such can be conditioned to be obscurely glazed. 


11. It is considered that the two storey rear section included in the proposal would not have an adverse loss of light impact upon No. 2 Greenside Drive.  This element would project some 5 metres beyond the rear of No 2 at a distance of over 6 metres from the boundary and as such would comply with the Councils guidelines for this type of relationship.  No windows are proposed in the side elevation at first floor in this two storey rear projection facing the boundary with No. 2, mitigating any potential adverse overlooking impact. The main source of light for this room faces the boundary along Heather Road. There is a set of glazed doors proposed at ground floor facing the shared boundary with No. 2, however given that they would be sited approximately 7m from this boundary, this is a sufficient distance to mitigate any overlooking. In addition, a condition is suggested for boundary treatment details to be submitted and erected thereafter along the new boundary between the proposed dwelling and No. 2 Greenside Drive, which would further safeguard the privacy of the neighbouring dwelling. 


12. The proposal includes sufficient private amenity space for a residential property of this size. The current dwelling at No. 2 Greenside Drive would also retain a substantial rear garden. 


DESIGN AND VISUAL AMENITY


13. The surrounding area comprises large scale detached dwellings in substantial plots resulting in a prevailing spacious character. The site is a prominent corner location containing several mature trees, many of which are the subject of a TPO. The current width and landscaped nature of the site contributes to the surrounding spaciousness and residential character. It is considered that the amended proposal retains the prevailing character and the amenity that the trees contribute to the surrounding area for the reasons outlined in the below paragraphs. 


14. The general pattern of development within Greenside Drive achieves a minimum of 2m between side elevations and shared boundaries, which equates to a minimum of 4m between dwellings overall. In the amended scheme, the proposed dwelling achieves a minimum of 4m to the external face of the side elevation of No. 2 Greenside Drive. The reduced width of the amended dwelling serves to retain the prevailing spaciousness by retaining sufficient space to the new proposed side boundary and in between No. 2 Greenside and the proposed dwelling. The proposed siting of the dwelling achieves 7m to the boundary with Heather Road at the closest point and retains all trees along the southern boundary. The scheme would result in the removal of one tree from the front of the property however this is not considered harmful to the prevailing landscaped character and visual amenity that the planting provides. It is considered that the reduced width and simultaneous increased distance to the side boundaries has sufficiently safeguarded the spaciousness and would not to result in a cramped form of development.  


15. The proposed three storey element has been reduced in height during the planning application to sit in line with the main ridge height of the proposed dwelling. This reduction in height, combined with the pitched roof over the projecting gable, the introduction of the half-hipped roof and reduction in overall width of the property, has reduced the scale of the dwelling. The amended scale and design ensures that the proposed dwelling does not appear disproportionately large within the plot. The footprint is no larger than the adjacent residential properties in Greenside Drive and the proposal does not project forward of neighbouring dwellings. The L-shape is considered an appropriate design solution to minimise the width and scale of the property as read from Greenside Drive and to allow for the dwelling to partially address the frontage along Heather Road. The proposed dwelling lines through with the eaves and ridge of No. 2 Greenside and neighbouring dwellings and satisfactorily compliments the neighbouring property. 


16. The three storey element is considered acceptable given the three storey development in the immediate vicinity and due to the fact it is a feature within a predominantly two storey dwelling. The three storey element would not appear incongruous. It would also be partially screened along the approach from Heather Road by the mature trees and planting on site. As such the amended scale and design of the proposed dwelling is considered acceptable and to be an appropriate design for this corner plot.


HIGHWAY SAFETY AND PARKING PROVISION


17. The proposal involves the provision of three car parking spaces on site, which is considered satisfactory for a 5 bedroom property within a sustainable location. The location of the proposed vehicular access has been amended on the grounds that it would have been accessed across two stretches of footpath. The amended scheme has amended the driveway layout so that it minimises the access across the footpath and it has confirmed that 10m would be retained to the junction with Heather Road. The amended layout is considered to be acceptable and the proposal is satisfactory on highway grounds. 

TREE MATTERS


18. The eastern half of the application site is the subject of a TPO. The re-location of the vehicular access due to the amended design requires the vehicular access to be taken from Greenside Drive. This will result in the loss of one tree within the front garden.  This is an Irish Yew; however it is not considered that this will have a detrimental impact upon the local treescape, subject to a suitable replacement being secured within the site through the suggested landscaping condition.  Tree protection details would be required including details of special surfacing where the proposed access driveway crosses close to the retained trees.


OTHER MATTERS


19. It has been raised in the neighbour objection letters that the site is subject to a restrictive covenant. This is not a material planning consideration and would not be enforceable through the land use planning system. Concerns have been raised in relation to noise and disturbance arising from construction; however any issues that may arise in relation to these matters can be controlled by other legislation and would not justify the refusal of planning permission.

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.


- 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.

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.


24. 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 £2, 865.18 split between a contribution of £1942.82 for open space and £922.37 for outdoor sports.


25. The proposal also requires a contribution towards the Red Rose Forest.  This is in accordance with Proposal ENV16 of the UDP and the Council’s Supplementary Planning Guidance ‘Developer Contributions Towards Red Rose Forest’.  The Revised UDP states that in considering development proposals throughout the Borough, the Council will impose planning conditions or negotiate planning obligations with applicants to secure the planting of trees, hedges and woodlands in a way that is fairly and reasonably related in scale and kind to the proposed development.  The total contribution for a development of this scale should be 3 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 £930.

26.  In line with SPD 1: Planning Obligations (to be adopted on 27th February 2012) the proposal would require a financial contribution with regard to the following:

- For specific green infrastructure a total contribution of £930.00.


- For outdoor sports and recreation a total contribution of £3,527.10.

- For education and facilities a total contribution of £11,186.31.

27. This equates to a total contribution of £15,643.42 with regard SPD 1: Planning Obligations. Additional financial contributions may be required in accordance with the above SPD 1: Planning Obligations with reference to highways contributions and an appropriate amount is to be confirmed.

28. These obligations are indicative and may change when the SPD is adopted.

CONCLUSION


29. The provision of one residential unit on the site is considered to be acceptable given that the site is in a sustainable location. The dwellinghouse would not have a detrimental impact on residential amenity or adversely impact on the street scene or character of the surrounding area or highway safety.  The proposal is thus considered to comply with all relevant Policies in the Core Strategy and related supplementary guidance. The application is therefore recommended for approval subject to the necessary legal agreement.


Recommendation: MINDED TO GRANT SUBJECT TO:


A) That the application will propose a satisfactory form of development for the site upon the completion of a legal agreement subject to the obligations set out above.


B) Subject to the following conditions:


1. Standard time limit


2. List of Approved Plans Including Amended Plans


3. Materials to be submitted


4. Removal of PD rights to insert windows in side elevation of the main house and of the two storey rear projection.


5. Obscure glazing – first floor windows in the north side elevation


6. Landscaping scheme including replacement tree planting


7. Tree protection scheme 


8. Provision and Retention of Parking


9. Contamination and Remediation Report


RW
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SITE


The application site is located on the west side of Deansgate Lane Timperley and is currently a vacant plot of land, rectangular in configuration and approximately 0.09ha in size.  The site is part of an overall larger redevelopment site, having previously been a garden nursery/horticultural centre.  Planning permission has been granted for the redevelopment of the overall site and included a children’s nursery (now completed), elderly care home (currently under construction) and a doctors surgery which was proposed in the location of the application site.


The surrounding area is predominantly residential; to the north side of the site is a residential dwelling, 29 Deansgate Lane beyond that is a Public House, the Gardeners’ Arm.  To the east side of the site on the opposite side of Deansgate Lane is a pair of semi-detached dwellings 22 & 24 Deansgate Lane.  Immediately to the south side is the access road to the children’s nursery and elderly care home, the nursery building is on the opposite side of the access road and fronts Deansgate Lane. 


To the west side of the site is the elderly care home, beyond which is the Metro line to Altrincham.  The site is unallocated within the Council’s UDP


PROPOSAL


Although an extant planning permissions still exists for the erection of a doctors surgery, the applicant has chosen not to implement that part of the overall redevelopment of the site.  Instead it is proposed to erect three detached two storey dwellings within the site.


Dwelling 1 (Four bedrooms) will be located adjacent to the north-west boundary with 29 Deansgate Lane and will have its front elevation facing towards Deansgate Lane, this property will have an integral garage space and a new vehicular access onto Deansgate Lane with one car parking space to the front of the garage.  


Dwelling 2 (Four bedrooms) will also be located with its front elevation facing towards Deansgate Lane at the corner with the access road into the larger site.  This property will have a detached garage which will be accessed from the new road serving the children’s nursery and care home, with an additional car parking space to the front of the garage.


Dwelling 3 (Four bedrooms) will face towards the access road and the children’s nursery, this dwelling will have the same layout as dwelling 1 with an integral garage and car parking space to the front and new dropped kerb access to the larger site access road.


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

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


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


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


H4 – Release of Other Land for Development


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


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


DP7 – Promote Environmental quality


RDF1 – Spatial Priorities Quality


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


L4 – Regional Housing Provision


RT2 – Managing Travel Demand


MCR1 – Manchester City Region Priorities


MCR3 – Southern part of the Manchester City Region


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

77198/NMA/2011 - Application for non-material amendment following grant of planning permission H/69956 for amendments to fenestration and elevational treatment to care home – Approved 22/09/2011


76062/FULL/2010 – Erection of four, two-storey terraced dwellings with associated parking and landscaping.  Alterations to No.29 Deansgate Lane – Refused 13/12/2011.


H/69956 – Erection of elderly care home with day centre, children’s nursery and health care facility with associated car parking, landscaping and new access from Deansgate Lane – Approved 05/10/2009



H/OUT/68675 – Outline application for the erection of a two storey health care facility and part two storey part three storey elderly care home (Use Class C2) following demolition of existing buildings on site.  Consent sought for access and layout.  All other matters reserved for subsequent approval. – Minded to approve 08/05/2008


H/57438 - Erection of 28 two and three-storey mews houses; erection of single storey car barns; provision of parking and landscaping – Refused 18th March 2004, decision upheld at appeal 21/7/2004.


CONSULTATIONS


Local Highway Authority – No objections in principle, comments incorporated into report.


Environment Strategy (Drainage) – Standard drainage informatives to be included


Pollution and Licensing – Application site is located on brownfield land, standard contaminated land condition to be included.


REPRESENTATIONS


Neighbours:- One letter of objection received from resident at 2a St Andrews Avenue, stating the following issues of concern:-


· Parking provision of two spaces per dwelling not sufficient, no on-street parking due to highway parking restrictions in locality.


· Does historic planning application refusal (H/574380) and subsequent planning appeal with relation to housing land supply not apply, in terms of any residential development being allowed on this site.


· Previous approval of doctors surgery, children’s nursery and care home needs to a new planning approval.  The previous scheme included a provision for the three sites to share car-parking spaces, this will now not happen with 14 spaces being lost with doctors surgery not being developed.


· Similar sites and proposals have been refused in the past by the Council


· Proposal will have an adverse impact on the roundabout and junctions, the development will not allow for satisfactory access or egress of vehicles.


· Will result in increase in traffic along Deansgate Lane, new traffic survey required now that children’s nursery now completed and other residential schemes completed further along Deansgate Lane.


· Deansgate Lane floods regularly, proposal will add to these problems


· Contrary to what the application form and the Environment Agency have stated the site is within a floodzone.


· A contaminated land survey will be required


· No mention of trees to be planted


· Dwellings will be out of character with area


· Dwellings appear to be cramped


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.       The site is identified on the Proposals Map of the UDP  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 impact of the new dwellings in terms of their size, scale and design  within the surrounding area, impact on residential amenity and car parking provision.


ACCESS AND PARKING


4. Each dwelling proposes four bedrooms, the LHA have indicated that four car parking spaces would normally be required but have stated that two spaces per dwelling would be acceptable.  This is in line with the general parking provision of existing dwellings in the area which include on site provision or a reliance on onstreet parking.  The road layout immediately surrounding the site includes highway markings preventing on-street parking.  The site is located close to public transport provision most noticeably the Metro line.


5. The LHA have also indicated that a roller shutter door be provided to the garage of dwelling 3 as the driveway length is shorter than 5.5m which is the minimum distance required to allow a car to park with a garage door able to open without blocking the highway/pathway.


LAYOUT AND STREETSCENE


6.  The majority of dwellings in the immediate locality of the application site are semi-detached or terraced, with the exceptions being 29 and 25 Deansgate Lane both detached dwellings which are located to the north and south side respectively of the overall larger site.  The inclusion of two detached dwellings facing onto Deansgate Lane is not considered to result in any demonstrable harm to the general streetscene.  The dwellings will be on relatively narrow plots which is in keeping with the plot sizes of dwellings in the local area.


7. The application site is located to the north side of a detached modern two storey building which is used as a children’s nursery, 29 Deansgate Lane is a detached dwelling and is positioned immediately to the north side of the site with a detached Public House building beyond.  Therefore in this context the siting of two dwellings facing Deansgate Lane and a third further within the site is considered appropriate within the streetscene.


8. Dwelling 1 retains a distance of 1.1m to the side boundary with 29 Deansgate Lane, this is not an unreasonable distance given that 29 Deansgate Lane is positioned on the shared boundary with the application site.  The Council would normally support a distance of 1m being retained to a boundary when considering any proposals for two storey side extensions.  A total distance of 2m will be retained between dwelling 1 and 2, again in this context a distance of 1m retained from both properties would not be considered unreasonable.  The character of the area generally in relation to the housing stock and other buildings is not one of spaciousness.  Dwelling 1 and 2 follow the building line of the adjacent children’s nursery, with the single storey elements of the building including the front entrance canopy and ground floor bay window projecting out the furthest.  Following concerns regarding the positioning of dwelling 2 in relation to the side access road boundary, the applicant has amended the site layout to retain a distance of 2.5m from the two storey side elevation to the side boundary.  As originally submitted a distance of 1.6m was retained which was not considered adequate.  The applicant has increased the footprint of the building at the front elevation by 0.3m in depth and 3.6m approximately in width at both ground and first floor, however this addition will not come out any further than the existing front gable.  Therefore in terms of an established building line the dwellings would not be unduly prominent within the streetscene, nor appear cramped in the general streetscene.


9. Dwelling 3 will face towards the nursery building, its western side elevation which retains 1m to the northern boundary will face towards the car-park area of the care home.


DESIGN


10. The design of the buildings follows a rather conventional modern house design, including front and rear pitched roof gables, front dormer, cat slide roof with wrap around front entrance canopy and ground floor bay to dwellings 1 and 3.  Dwelling 2 has a slightly different design as it does not include an integral garage, it includes a front pitched roof gable, ground floor bay windows on front and south facing elevation and canopy above front door.  The proposed dwellings will  have a facing brick finish with tiled roof, materials would be agreed in detail with the planning department prior to any works commencing on site.


11. Within the immediate environs of the site there is a mix of housing and building styles and finishes.  The adjacent nursery building has a contemporary design and has relied heavily on modern materials in relation to external finishes including render.  The care home under construction will have a traditional pitched roof design but will incorporate render and brown facing brick.  The majority of residential properties along Deansgate Lane are inter-war housing stock constructed in brown/red brick with pitched/hipped tiled roofs.  A number of modern dwellings are located on the junction of St Andrews Avenue opposite the application site and have a similar design and pallet of materials proposed at the application site.  It is therefore considered that the proposed dwellings will have no adverse impact on the character of the area in relation to the design and appearance of the proposed dwellings.


SCALE AND DENSITY


12. The three dwellings are all two storey, dwellings 1 & 3 measure 8m from ground to ridge height and measure 9.3m in width and 9.7m in depth.  Dwelling 2 is slightly higher measuring 8.4m from ground level to ridge (as originally submitted the ground to ridge height was 8.2m), 8.6m at the widest point (as originally submitted had been 9.3m wide) which includes the ground floor side bay and 8.7m in depth.  Dwelling 2 also has a detached garage set back adjacent to the rear boundary it will measure 3.2m x 6m in floor area and 5.4m from ground level to ridge height.  The height of the dwellings compares favourably with surrounding dwellings and the children’s nursery which measures 8.1m from ground to ridge level, the previous approved doctors surgery measured 8.0m in height.


13. The footprint of the dwellings and their overall scale and massing is considered appropriate in this location and will not result in any adverse harm to the streetscene or the general character of the area.


RESIDENTIAL AMENITY


14. The nearest residential dwelling to the site is 29 Deansgate Lane, this dwelling is owned by the previous owner of the garden nursery site.  The property has a secondary bedroom window at first floor facing towards the application site and two obscured glazed windows.  In addition, at ground floor there are two side windows serving the kitchen area which face towards the application site, these are the only windows to the kitchen.  Dwelling 1 has been positioned so that it does not sit immediately adjacent to the kitchen windows at No.29 and therefore does not result in loss of light and overshadowing to the kitchen area.  Dwelling 1 will retain a distance of 10.5m from first floor habitable room windows to the shared boundary with dwelling 3 and has no side facing windows at first floor.  Dwelling 2 retains a distance of 10.6m from rear first floor habitable room windows to the rear shared boundary with dwelling 3.  Dwelling 3 is positioned perpendicular to the rear elevation of dwelling 2 and therefore dwelling 2 will look towards the side flank elevation of dwelling 3, which has no windows at first floor and a w.c window at ground floor.


15. Dwelling 3 will retain a distance of 10.5m to the rear boundary with 29 Deansgate Lane from first floor habitable room windows and a distance of 10m to a section of the rear boundary which will form part of the elderly care home car-park.  Privacy distances to be retained by all three dwellings meet the Council’s minimum standards with relation to privacy and the proposal is therefore not considered to result in any undue overlooking.


16. Dwellings 2 will retain a distance of 20m to the front elevation of 22 Deansgate Lane on the opposite side of the road, this distance is considered acceptable in relation to causing no adverse interlooking issues between dwellings.


DEVELOPER CONTRIBUTIONS


17. 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. 


18. 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.


19. 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.

20. 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

21.  In accordance with Proposal R5 of the Core Strategy 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 a Neighbourhood Equipped Areas for Play (NEAP) designation, no contribution towards open space is required.  Based upon the SPG the provision towards outdoor sports facilities provision would be £2,767.10.


22. In accordance with the provisions of Proposals L8 and R3 and the SPG ‘Developer Contributions towards Red Rose Forest’ a development of one residential dwelling would be expected to provide 3 trees on site or a contribution towards tree planting/Community Forest projects in the area.  It is considered that in this location it would be preferable for the tree planting to be on site.  In the event that the trees are not provided on site, a financial contribution towards off-site tree planting would be required.  The SPG sets out a requirement of £310 per tree (9 trees in total required) which would generate a total contribution of £2,790.00, less £310 per tree that is provided on site.


Developer Contributions Post Adoption of SPD1 Planning Obligations

23. 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 a Neighbourhood Equipped Areas for Play (NEAP) designation, no contribution towards open space is required.  Based upon the SPD the provision towards outdoor sports facilities provision would be £10,142.78.


24. 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 (9 trees in total required) which would generate a total contribution of £2,790.00, less £310 per tree that is provided on site


25. 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 £33,558.93


26. 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.

27.  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 LEGAL AGREEMENT, 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. Standard


2. Approved Plans


3. Submission of materials


4. Landscaping Plan (Soft and hard Landscaping Details)


5. Retention of parking/garages


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


7. Removal of Permitted Development rights.


8. Contaminated Land condition


9. Roller garage door to dwelling No.3.


CM






		WARD: Hale Barns

		77792/FULL/2011

		DEPARTURE: No





		Conversion of agricultural barn to dwelling, including installation of new windows and doors and demolition of adjoining piggery.



		Holly Tree Farm, Clay Lane, Timperley, WA15 7TS





		APPLICANT:  Mrs Pamela Oliver





		AGENT: Mr Paul McGuirk





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application relates to a detached barn situated within open countryside on the south side of Clay Lane between Timperley to the north and Hale to the south. The site and its surroundings are within the Green Belt. 


The building is of Cheshire brick construction with a slate tiled roof and timber doors and windows, including two large openings in the front elevation on the ground floor. The building dates from around the 1850’s - historic mapping evidence suggests that the site of the barn was unoccupied in 1838 and that by 1872-5 the site was occupied by a building with a footprint identical to that of the present barn. The building is currently vacant and was last used as stables.


The barn is located on the western side of a small group of buildings, which include a stable block opposite the barn and a dwelling which is positioned side-on to the barn.  To the rear of the building and included within the application site boundary is a field/paddock. The site is surrounded by fields in agricultural use and the only other buildings in the immediate vicinity are a dwelling and converted barn at Holly Tree Cottage on the opposite side of Clay Lane.

PROPOSAL


Permission is sought for conversion of the existing barn into a dwelling, including installation of new windows and doors, demolition of an adjoining piggery and various internal alterations. The proposed accommodation includes a kitchen and dining room/lounge, W/C and hall on the ground floor and four bedrooms, bathroom, study and store on the first floor. Access to site is via an existing driveway between the barn and the stable block and car parking is proposed on the south side of the barn.


Amended plans have been requested in respect of the proposed residential curtilage and positioning of windows in the rear elevation.  At the time of preparing this report no amended plans have been received and an update will be included in the Additional Information Report.  

 

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


L2 – Meeting Housing Needs


L5 – Climate Change


L7 - Design


L8 – Planning Obligations


R1 – Historic Environment


R2 – Natural Environment

R4 – Green Belt and Other Protected Open Land

PROPOSALS MAP NOTATION


Green Belt


Area of Landscape Protection


Wildlife Corridor

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV10 – Wildlife Corridors


ENV17 - Areas of Landscape Protection


H4 – Release of Other Land for Development


C4 – Green Belt


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


RDF4 – Green Belts


L4 – Regional Housing Provision


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the 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

H26717 - Development of land for residential purposes and construction of two new vehicular accesses onto Clay Lane. Refused 12/05/88

H15507 – Residential Development. Refused 14/01/82


APPLICANT’S SUBMISSION

A Design and Access Statement, PPS5 Statement and Bat Survey have been submitted in support of the application. The key points in the Design and Access Statement and PPS5 Statement are as follows: -


· The barn is in good structural condition however there is much needed repair and restoration work required.

· The proposed conversion retains both existing barn doorway spaces that will be fitted with hardwood windows. Three additional first floor windows are proposed on the rear elevation for light and ventilation. The windows would be constructed with similar dimensions to harmonise with the original construction.


· The first floor is to be extended to the end wall to allow additional rooms to be constructed but will not impact the barn’s existing exterior.


· The piggery to be demolished is a rudimentary modern addition (constructed in the 1970-80s) which is in serious disrepair and once demolished will reveal the original features of the barn’s rear wall.


· The surrounding paddocks, bungalow, stable and cottage outbuildings are unaffected.

· The existing hawthorn hedgerows along the southern and eastern boundaries will remain. Existing timber fencing along the northern and western boundaries is in a state of disrepair and will be replaced with new fencing of the same design.


· Access is via the existing driveway. The wooden gate will be refurbished and additional gate pillars built to match the barn’s brickwork.


· The proposal has centred its design around little disruption to the barn’s exterior and thus retaining an important part of rural heritage on the Hale landscape. The barn is currently disused and gradually falling into disrepair and has also suffered from vandalism. This development will stop this disrepair, provide a working building and add heritage value to the local area in general.

CONSULTATIONS


LHA – Comments not received at time of preparing this report.


Pollution and Licensing – Comment that the application site is on brownfield land and the applicant should be advised they have a duty to adhere to relevant legislation with regards to contaminated land.

Greater Manchester Archaeological Unit – Are satisfied that the proposals will provide a viable future for the barn thereby retaining a building of some historic importance within the local landscape. Recommend that prior to any soft-strip or redevelopment the barn is subject to a historic building survey to provide an archival record for future research. Further comments are incorporated in the Observation section of the report.


Greater Manchester Ecology Unit – Comments summarised in the Observation section of the report.


Drainage – Comment that consideration needs to be given how surface water/foul discharge can be adequately dealt with; Percolation Test to be carried out on the land required for a soakaway; The developer should consider a Sustainable Urban Drainage/disposal at source solution for surface water.


Highways - No comments


Street Lighting – No comments


Public Rights of Way - No comments


REPRESENTATIONS


None received


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.
Policy R4 of the Core Strategy states that the Council will continue to protect the Green Belt from inappropriate development and new development will only be permitted where it is for one of the purposes specified in PPG2, where the proposal does not prejudice the primary purposes of the Green Belt set out in PPG2 by reason of its scale, siting, materials or design, or where very special circumstances can be demonstrated in support of the proposal.

2.
National planning guidance in PPG2: Green Belts states that, with suitable safeguards, the re-use of existing buildings in the Green Belt should not prejudice the openness of Green Belts since the buildings are already there. It advises that the re-use of buildings is not inappropriate development providing:



(a)   it does not have materially greater impact than the present use on the openness of the Green Belt or the purposes of including land in it;



(b)   strict control is exercised over any extension and any associated uses of land surrounding the building;



(c)   the building is of permanent and substantial construction and capable of conversion without major or complete reconstruction;



(d)   the form, bulk and general design of the building is in keeping with its surroundings.


3.
Further guidance is provided at Annex D of PPG2 (at D3) which recognises that residential conversions in the Green Belt can often have detrimental effects on the fabric and character of historic farm buildings and states that it is important to ensure that the new use is sympathetic to the rural character.


  

4.
The barn is a substantial building in good structural condition and is capable of conversion without major reconstruction. No extensions are proposed to the building. Having regard to the above, the principle of conversion to residential use is considered acceptable subject to the alterations necessary to convert the building being sympathetic to its character and the impact of the proposed residential curtilage on the Green Belt.

IMPACT ON THE CHARACTER OF THE BUILDING AND GREEN BELT

5.
The existing building is a simple agricultural building, the character of which derives from its traditional materials and openings and simple rectangular form with a single pitched roof covering. The proposed conversion seeks to retain the existing building with minimal additions and interventions, with the only changes of note being installation of new windows and doors (predominantly utilising the existing openings), demolition of the attached piggery and internal alterations including extension of the first floor to the full length of the building.

6.
The proposed windows and doors would all be installed within existing openings (with the exception of three first floor windows in the rear elevation), ensuring minimal intervention to the original building. The three first floor windows proposed to the rear elevation would be an intrusion into the historic fabric of the building but it is acknowledged that some windows in this elevation are reasonably necessary to facilitate the re-use of this building. These windows are relatively small and would not detract from the character of the building. All new windows would be constructed with timber frames which is appropriate for a former agricultural building and will retain its character, although more detailed drawings are required to ensure the brickwork surrounding the openings and heads and cills are to be retained and repaired. It is considered this can be dealt with by way of a condition requiring submission and approval of these details prior to the commencement of development. Internally the first floor is to be extended the full length of the building with a new floor constructed. This would not impact on the height of the building and the existing roof trusses are to be retained. It is considered these proposed alterations are sympathetic to the character of the building and would not increase its impact on the Green Belt, therefore comply with the criteria set out in PPG2 and Policies R4 and L7 of the Core Strategy.

7.
The brick-built piggery proposed to be demolished is an addition to the original barn which the application submission indicates was built in the late 1960’s. It is in a state of disrepair and does not exhibit any features of architectural or historic interest, therefore there is no objection to its demolition. There is also a timber and corrugated sheet structure on the south west elevation that is not referred to on the submitted plans, although it is clear this is also proposed for demolition. This is also in a very poor condition and not of any architectural or historic interest. Demolition of these buildings would result in a net benefit to the openness of the Green Belt.

8.
The proposed residential curtilage is limited to the land currently occupied by the piggery to the rear of the barn, extending approximately 3m behind the barn and 8m across. Although this is considered acceptable and the need to minimise encroachment of gardens into the Green Belt is an important consideration, it is nevertheless very small for what would be a detached dwelling and it is likely the future occupiers of the dwelling would require a larger garden area. This has been raised with the agent and it is agreed the proposed curtilage could be further extended than currently shown. In the event of an amended plan being received, this will be reported in the Additional Information Report. An area for car parking is proposed immediately adjacent to the building on land largely occupied by the existing timber structure, covering an area of 5m x 5m. As the proposed curtilage and parking area cover a relatively small area of land and which is predominantly occupied by buildings, the proposed use of land surrounding the building would not adversely impact on the openness of the Green Belt and as such complies with the criteria set out in PPG2.


9.
It is recommended any permission is subject to a condition removing permitted development rights for extensions, alterations, outbuildings and hard surfaces in order to ensure such further development does not harm the openness of the Green Belt.


10.
The proposals would require a certain loss of historic fabric therefore it is recommended that prior to any soft-strip or redevelopment the barn is subject to a historic building survey to provide an archival record for future research, as recommended by GMAU.

IMPACT ON RESIDENTIAL AMENITY


11.
The only other residential property in the immediate vicinity is the existing dwelling at Holly Tree Farm to the east of the barn. This dwelling is approximately 7m from the barn, with the nearest part being a blank gable end facing the barn. The relationship between the barn and the existing dwelling is such that there would be no overlooking between the two buildings or other adverse impact.

ACCESS AND CAR PARKING


12.
There is an existing vehicular access to the property from Clay Lane which serves the farm buildings and existing dwelling. Visibility in both directions is considered satisfactory and given the historic use of the access by farm traffic it is considered any intensification in the use of the access would not be detrimental to highway safety.


13.
The area proposed for car parking on the south side of the barn is sufficient for two car parking spaces as required by the Council’s standards. There is also sufficient space within the site for turning so vehicles can leave the site without needing to reverse out onto Clay Lane.

ECOLOGY

14.
A Bat Report has been submitted following daytime and nocturnal surveys in July 2011 which concludes that although bat roost potential for crevice dwelling bats is present at part of the building, no evidence was found that would suggest recent or historic use by bats. Two nocturnal surveys during the active season of bats resulted in an absence of emerging bats and at no time was there evidence of droppings outside the roost potential that was identified during the daytime survey. The survey also recommends that the barn is re-surveyed prior to being converted given that there is likely to be a time lapse between the current surveys and the sale of the property.

15.
GMEU has been consulted and recommend the further survey work is required by condition, should permission be granted.  The results of the survey should be submitted to the Council together with details any further mitigation requirements, dependent on the results of the additional survey. They also note that the survey found evidence of nesting house martins.  As all wild nesting birds and eggs are protected under the Wildlife and Countryside Act 1981 (as amended) unless as a result of an otherwise lawful activity that could not be reasonably avoided, GMEU recommend that a condition be attached to any permission restricting all works to the outside of the side elevations of the building during the time when house martins are nesting (May to September inclusive).  


DEVELOPER CONTRIBUTIONS


16.
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. 


17.
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.


18.
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.


19.
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

20.
The SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ seeks to ensure that provision is made in all new residential development for the open space needs generated by that development, or that a contribution is made to meet such needs elsewhere. The site is in an area deficient in play space provision, therefore a contribution to off-site provision would be required to comply with the SPG. Based on the rates set out in the SPG, a contribution of £2,865.19 would be required, with £1,942.82 toward open space provision and £922.37 toward outdoor sports facilities. 


21.
In accordance with the provisions of Core Strategy Policies L8 and R3 and the SPG ‘Developer Contributions Towards Red Rose Forest’, a new dwelling is required to make a contribution towards tree planting in the area. The SPG sets a standard of 3 trees per dwelling and states this will normally be expected to be on site provision. There is scope for this number of trees to be provided on site and this can be considered as part of the landscaping scheme required by condition, however in the event that the full requirement is not met on site it would be appropriate to secure a financial contribution toward the remainder for tree planting off-site. The SPG sets out a requirement of £310 per tree which would generate a total contribution of £930, less £310 per tree that is provided on site.


Developer Contributions Post Adoption of SPD1 Planning Obligations

22.
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 £3,619.90.


23.
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.


24.
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.


25.
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.


26.
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. The following conditions:


1. Standard 3 year time limit


2. List of Approved Plans


3. Materials to be submitted and approved


4. Details of windows and doors to be submitted and approved, including full details of existing and proposed window and door surrounds/heads/cills. All new windows to be constructed in timber and set back and reveal 100mm from the adjoining wall.

5. Landscape scheme, including full details of hard and soft landscaping, tree planting and boundary treatment 


6. Drainage details to be submitted and approved for how surface water/foul discharge can be adequately dealt with including Percolation Test to be carried out on the land required for a soakaway and developer to consider a Sustainable Urban Drainage/disposal at source solution for surface water.

7. No soft-strip /development shall take place until the applicant or their agents or their successors in title has secured the implementation of a programme of historic building survey to be undertaken in accordance with a Written Scheme of Investigation (WSI) which has been submitted to and approved in writing by the local planning authority.


8. Provision and retention of 2 parking spaces

9. Development in accordance with recommendations of the Bat Survey

10. Removal of permitted development rights for extensions, doors and windows, balconies, dormer windows, garages and other outbuildings, hard surfaces, fences, walls and gates.

11. Residential curtilage limited to the area defined on site layout plan






		WARD: Hale Central

		77809/HHA/2011

		DEPARTURE: No





		Retrospective application for the erection of a single storey side and rear extension to form additional living accommodation. (Amendments to 75950/HHA/2011).



		12 Nursery Avenue, Hale, WA15 0JP





		APPLICANT:  Mr G Hemming





		AGENT: 





		RECOMMENDATION:  GRANT









Councillor Alan Mitchell has requested that this application be determined by the Planning Development Control Committee, citing concerns over the scale of the extension and that the extension has been built significantly taller than originally approved. 

SITE


Two storey semi-detached period property located on the western side of Nursery Avenue in Hale. The property is constructed with gabled pitched roofs.  The front elevation has a combination of red brick at ground floor level below a dark stone course and a yellow brick above stone course.  There is a 2 storey rectilinear bay to front elevation which incorporates red brick at base, full glazing to windows at both levels and black painted timber “Mock Tudor” detailing between levels and within the gable above first floor windows.  This timber detailing is interspersed with white render. 


There are residential properties to both sides, number 14 to the south being the other in the asymmetric pair of semi-detached properties and 10b to the north being a newer hipped-roof property, extended to the southern side at two storey level.


There are residential properties in Nursery Avenue and immediately to the rear of the site lies the railway line through Hale.


PROPOSAL


Retrospective planning permission is sought for the erection of a traditional, brick-built, lean-to single storey side extension and the erection of a contemporary, flat-roof, rendered single storey extension to the rear of the property.


Planning permission exists for an extension on a similar footprint, although the extensions subject of this application were not built in accordance with the approved plans.  This application seeks to regularise the “as-built” extension.  The alterations to the previously approved scheme are as follows:


1. Increase in height of rendered flat-roof rear extension from 3m to circa 3.4m 


2. Increase in height of brick-built flat roof side extension from 3m to 3.4m

3. Erection of a parapet above and to front of brick-built flat roof side extension, projecting 0.2m above existing side extension roof plane.

4. Reduced northward projection of part of single storey side extension (i.e. towards number 10b).

5. Window in side elevation within the contemporary rear extension fitted with clear glazing rather than obscure glazing.

6. Erection of raised decking area to rear (raised 0.3m)

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 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

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


L5 – Climate Change


L7 – Design


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainability


DP4 – Make the Best Use of Existing Resources and Infrastructure


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

75950/HHA/2010: Erection of single storey side and rear extension to form additional living accommodation.


APPROVED, December 2010


CONSULTATIONS


Drainage – Recommend standard informative R17


Network Rail – No issues, but suggest standard informatives safeguarding Network Rail land.


REPRESENTATIONS


Councillor Alan Mitchell – Overshadowing of number 10b by the excessively large extension, significantly taller than that originally planned and which plan was already at the very edge of acceptability due to its size.

Neighbours – 11no. letters of objection were received from neighbours (independent addresses) on Nursery Avenue, in the vicinity of the application site.  The main points contained therein are summarised below:


· Extension is oversized/overbearing – too high – dominates surrounding properties


· Original scheme was at extremities of what was acceptable.  This new scheme is bigger


· Dwarfs/dominates extensions at rear of number 10b and number 14


· Overbuilt area


· Unattractive (design, colour, materials and scale) & out-of-keeping with Victorian properties


· No relationship with existing dwelling


· Out of scale, massing, height, depth and of inappropriate design


· Blocks light excessively to number 10b and number 14 (scale, orientation and location).


· All other extensions in Nursery Avenue are in keeping


· Visible from far wider area than given credit in the original delegated officers report


· Spoiling views


· Changes to approved scheme have significant impact on amenity and daily life of adjacent property.


· Contrary to Councils Supplementary Planning Guidance : House Extensions


· Contrary to emerging [Draft] Supplementary Planning Document SPD4: A Guide to Designing House Extensions and Alterations.


· Previous permission required obscure glazing in all side facing windows but window in contemporary window and toilet window not obscure glazed.  These should be obscure glazed.


· Approving may set a precedent for such extensions in the area


· Unacceptable for people to build to think they can build outside what they have been granted.  An attempt to undermine the planning system


· Undermine value of properties in the area


· Applicants may not have discharged their conditions in relation to the previous scheme yet commenced development


· Trafford Council prides itself on preserving Green Belt and not overbuilding


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. Permission was granted in December 2010 for the erection of a single storey side and rear extension (75950/HHA/2010).  The side extension was a brick-built, lean-to type extension and the rear extension was a contemporary, flat roof, rendered extension, spanning the width of the rear of the property.  That planning permission is extant and does not expire until 2nd December 2013.  This is a material consideration in the determination of this current planning application.


2. Since the previous planning permission was issued, the extensions, subject of this retrospective planning application, were erected not fully in accordance with the original planning permission.  The changes from that original planning permission are outlined below.  In light of the previous extant permission, the principle of a single storey brick-built side and a rendered rear extension has already been accepted by the Local Planning Authority.  This application will need to consider the changes since the approved plans and carefully assess any increased impacts, visually and residentially.  


3. However, the ongoing investigation into any breaches of the previous planning permission cannot be a consideration in the determination of this planning application.  The application must be considered on its planning merits.


4. In the intervening period there has been a material change in planning policy with the adoption of the Councils Core Strategy.  As such, the extensions should be considered against the new development plan policies contained therein and which have replaced the previous relevant UDP policies.  The emerging Supplementary Planning Document (SPD4): A Guide to Designing House Extensions and Alterations has not been adopted to date but is likely to be in the near future and as such, this can be given significant weight.


5. SPD4 provides guidance on house extensions and emphasises how an extension should be reflective of or be in keeping with the traditional built form of the original property.  However, it does reveal that a contemporary design or approach may be acceptable, although such proposals must be justified and explained in detail as to why the individual proposal is appropriate, responsive to the character of the property and the surrounding context.  Furthermore, the guidance reveals that overlarge extensions can dominate the appearance of a property, unbalance its design and compete with the original dwelling to the detriment of the appearance of the house.  Additionally, it reveals that an extension positioned too close to a boundary, may cause a loss of sunlight and/or daylight to a neighbour’s window or garden. An extension that would overshadow a neighbour to an unreasonable extent would not be considered acceptable.  It also suggests that positioning an extension too close to a neighbouring boundary can result in an uncomfortable sense of enclosure for the neighbouring property.

6. Changes from approved application 75950/HHA/2010:


a. Single storey contemporary rear extension increased in height from 3.0m (approved plans) to a maximum of 3.4m (measured on site), albeit on the same footprint.


b. Reduced footprint of the single storey side extension.


c. Enlarged height of brick-built flat roof side extension (from 3.0m to 3.4m) and erection of stone parapet which projects 0.2m atop the plane of the existing single storey side extension roof.

d. Insertion of clear glazing into side facing window within contemporary rear extension.


e. Erection of raised timber decking (0.3m height) to rear of dwelling.

7. In light of the extant planning permission, it is necessary to specifically consider the acceptability or otherwise of the changes outlined above.

DESIGN AND APPEARANCE


Side extension

8. From the street scene, it is considered that the proposed brick-built side extension is acceptable.  The design of the forwardmost part of the extension remains unaltered from the previously approved scheme, and the only additional aspect visible in the street scene is the minimal parapet projection (0.2m) above the plane of the roof.  That parapet disguises a raised flat roof area of the side extension, which itself is not visible from outside of the site and does not impact on any primary views from within the site.  The parapet is barely visible within the street scene from across the road on Nursery Avenue.  


9. Furthermore, the proposed side extension has been reduced in footprint with a 0.45m reduction in the sideward projection of the kitchen extension.  As such, the proposed design changes to the side extension are considered acceptable.  


10. The extension at number 10b projects flush with the common boundary with number 12 (albeit set back from the frontage) and the proposed single storey side extension at number 12 retains a minimum of 0.75m between properties.  This is considered acceptable to safeguard spaciousness and allow maintenance and servicing to rear.

Rear extension

11. The proposed rearward projection of 4.15m is the same as that granted by the previous extant planning permission.  The proposed design and materials along with the siting of the glazed openings also remain consistent.  The only amendment to the proposed rear extension relates to the height of the structure to top of parapet/coping.  It has proved difficult to establish the exact height of the proposed extension above ground level.  The site falls away from east to west (i.e. towards the rear of the building) and on-site measurements revealed an extension between 3.2m and 3.4m above local ground level to top of parapet/coping, measured at various locations around the perimeter.

12. The design of the rear extension is at odds with the original style of the Edwardian property.  However, the principle of the design and materials has already been established in the extant planning permission.  Nursery Avenue is not in the Conservation Area although it contains a variety of house types and styles, some of which are attractive period properties.  The street scene is varied but contains two storey dwellings with pitched roofs (hipped or gable), predominantly brick-built with the sparse use of some decorative render and timber boarding.  There are examples of single storey flat roof side and/or rear extensions at number 2a and number 4 Nursery Avenue, although these are brick-built.

13. In any event, the proposed contemporary extension is sited to the rear of the property and is not visible from within Nursery Avenue.  Neighbours have submitted photographs demonstrating long-range views of the extension as-built (apparently taken from a railway bridge on Ashley Road, 50m min. distance away through part foliage screening).  However, it is not considered that these views are significant enough to warrant a refusal of the application in terms of visual impact in the street scene.  


14. The increase in proposed height from 3.0m to 3.4m (max.) is not considered so significant as to make the extension, as-built, unacceptable in terms of the visual impact from the increased scale and massing.

Raised decking to rear


15. The submitted plans demonstrate that the proposed rear decking will be raised by 0.3m.  As such, planning permission is not required for the raised decking.  


RESIDENTIAL AMENITY


16. The only residential property affected by the proposed side extension is number 10b.  The only properties affected by the proposed enlarged rear extension are number 10b and number 14.


Proposed side extension


17. There is no greater impact on the occupier’s of number 10b from this proposal than there was with the previously approved scheme.  In fact, the side extension has been reduced since that approval.  The window to the downstairs WC is obscured with a white film, fitted to the external pane of glass within a double glazed unit.  This does not allow any views out of that window and as such is considered an acceptable obscured glazing system.  The obscure glazing would need to be retained to safeguard the amenity of the occupier’s of number 10b who have a habitable window facing that window across the 1.2m high boundary fence between the properties.  This could be achieved through a condition.


18. The window within the side elevation of the contemporary extension has been fitted with clear glazing.  Nonetheless, it became apparent on a site visit that that window looked out onto a blank side gable wall to number 10b and there is no loss of privacy/overlooking concern as a result of that window.  As such, it is not considered necessary to obscure that window by condition should the scheme be approved.

Proposed rear extension


19. Currently the occupants of number 14 have a rear conservatory in close proximity with the common boundary with number 12.  There is clear glazing at higher level in the northern side elevation of that conservatory, facing the rear extension at number 12.  The proposed extension projects 0.74m (measured on site) beyond the rear wall of that conservatory.  Despite the increase in height of the proposed extension of 0.4m, a refusal of this application on the ground of overbearing impact and loss of light to the conservatory extension to rear of number 14 could not be sustained. In the 2008 General Permitted Development Order, the Government has effectively confirmed that a single storey projection of 3m beyond the rear of a dwellinghouse is acceptable in terms of impact (subject to an eaves height of 3m when within 2m of a boundary and a maximum height of 4m).  This could mean that an extension flush with a common side boundary with a neighbour could project 3m beyond the adjacent property and be considered acceptable.  In this case, the 0.74m projection beyond the rear of the conservatory to rear of number 14 is well within an acceptable impact limit, albeit that the eaves height of 3.4m is in excess of the permissible 3.0m allowable under permitted development criteria.  Nonetheless, the projection of 0.74m beyond number 14 at 3.4m to eaves is considered to be an acceptable impact.

20. Number 10b also has a contemporary extension to the side/rear of their property.  The lightweight structure is largely glazed on the western and northern elevations with black-painted timber fascias and a shallow pitched roof with roof lights set within.  The extension is solid brickwork on the southern side elevation. A raised patio area (circa 0.4m height) exists to rear of their single storey rear extension and projects beyond the extent of the extension at number 12.  The height of the extension to rear of number 10b is of an equivalent height to that at number 12 where the pitched roof meets brickwork, although it is lower at eaves level (to rear).  The extension to rear of number 12 projects beyond the rear of the extension at 10b by 2.8m, at a separation distance between the extensions of 1.2m.  However, the properties are splayed vis-à-vis each other and this distance would be effectively reduced to circa 0.75m at the rearmost point of the proposed extension.  Nonetheless, it is still considered that the relative projection of 2.05m (2.8m – 0.75m) is within the acceptable impact tolerance limits. 

21. In light of the above and the existence of the raised patio are to the rear of number 10b, it is considered that the loss of light to the rear of number 10b will be minimal due to the 0.4m increase in height of the proposed rear extension.  The proposed extension is due south of the extension to rear of 10b, which is where the sun should be in the highest part of the sky.  As such, it is considered a refusal of this planning application in terms of impact on number 10b could not be sustained.


22. Furthermore, the extension at the rear of number 10b is also sited to the side of the original dwelling footprint and encroaches towards number 12 (effectively flush with the common boundary).  As such, the impact of the application proposal on number 10b has been accentuated due in part to the siting of the previous extension at that property.  This is a material consideration further negating the impact of the application proposal on number 10b.


Raised decking to rear


23. The proposed raised decking to rear (projecting 0.3m in height) can be erected without the need for planning permission.


VEHICLE PARKING


24. There is ample parking to the front of the property and the provision is not affected given the former side extension effectively remaining situ.

OTHER MATTERS


25. One neighbour has raised the issue of impact in the Green Belt.  For clarification, this application site is not within the Green Belt.  Furthermore, the value of residential properties, an individuals “right to a view”, and any contravention of a previous planning permission are not relevant considerations in the determination of this application, which must be assessed solely on the planning merits of the proposals.


CONCLUSION


26. In light of the above, it is considered that these proposed extensions are considered acceptable in planning terms and as such are recommended for approval.  Given that this extension has effectively been constructed already, there is no requirement for pre-commencement conditions.  However, it will be important to ensure that all of the side facing windows other than that one within the contemporary extension to rear are fitted with and thereafter retained in obscure glazing.


RECOMMENDATION: GRANT, subject to the following conditions


1. List of Approved Plans Condition


2. Obscure glazing (side elevation except for rearmost window to “family area”)
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SITE


The application site is a residential plot of some 0.15ha, located on a sharp bend towards the head of a residential cul-de-sac in Hale Barns.  The site currently contains a single, large detached residential dwelling. 


There are residential properties to the southern and western side boundaries to the site, whilst the Ringway golf course wraps around the northern and eastern boundaries beyond the rear garden.  The Ringway golf course lies within the green belt although the application site is not.


PROPOSAL


Outline permission is sought for the erection of 2 dwellings following the demolition of the existing dwelling.  


The proposed dwellings would be two storey detached properties with a bedroom and en-suite accommodation in the roofspace above.  Both dwellings would incorporate integral double garages.


This outline application seeks approval for means of access and layout only, with appearance, landscaping and scale all reserved for subsequent approval.  However, the applicant has submitted plans which provide an indication of the appearance and scale of the proposals.  No details of landscaping have been submitted.


DRAFT NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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

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

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

DEVELOPMENT PLAN


The 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 New Homes


L5 – Climate Change


L7 – Design


L8 – Planning Obligations

R2 – Natural Environment


R3 – Green Infrastructure


R5 – Open Space, Sport and Recreation

PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None

PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainability


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


RELEVANT PLANNING HISTORY

There are a number of historical planning applications for re-development at the site.  The most relevant ones to this application are reported below in chronological order:


H/60651: Erection of 2 detached houses following demolition of existing detached house.


REFUSED, November 2004

H/OUT/57370: Erection of 2no. two storey buildings to form a total of 4 apartments with associated parking following demolition of existing house.


REFUSED, October 2004


H/OUT/56891: Redevelopment of site to provide 5 no. 2 bed apartments in one building with 8 off-street parking spaces.


WITHDRAWN, August 2003


H/OUT/48182: Erection of 5 residential units


WITHDRAWN, December 1999


H/47866: Erection of 2 detached houses following demolition of existing house.


APPROVED, November 1999


H/47631: Retention of 2m high gate posts and erection of wrought iron gates.


APPROVED, July 1999


H/45166: Erection of two storey side extension to form garage and additional living accommodation following demolition of existing garage.


APPROVED, February 1998


H/ARM/42135: Erection of two detached houses and alterations to existing access to Rydal Drive following demolition of exiting building.


APPROVED, May 1996


H/ARM/40188: Erection of two detached houses and alteration to existing access to Rydal Drive following demolition of exiting building.


REFUSED, March 1995


H/OUT/37394: Demolition of house and garage and erection of two houses and alterations to access to Rydal Drive.


APPROVED, July 1993


CONSULTATIONS


Pollution and Licensing (Contaminated Land) – The site is brownfield land.  As such, the section recommends the following standard contaminated land condition and informative:


CLC1 & Note NCLC1


GMEU – The submitted bat survey was undertaken by a licensed and experienced bat consultant whose work is known to the Ecology Unit.  The survey found no evidence of roosting bats at the time of survey and considered the proposals to have a low risk of affecting bats.  A number of precautionary measures are recommended in the report and we would suggest that the first of these (first paragraph of report) be required by conditions.


LHA – To meet the Councils car parking standards the provision of three car parking spaces per dwelling house should be made.  The proposals include integral garages in both properties, however the dimensions of the garages fall short of the width required for two car parking spaces. However, it is considered that there is adequate proposed hard standing within the site to provide adequate car parking within the site. Therefore there are no objections to the proposals on highways grounds.


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


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


Manchester Airport – No objection


NATS – No safeguarding objections


Drainage – Standard Drainage Informatives R2 & R17


Highways – No objections.  The applicant has stated that no alterations are required to give access to the adopted highway.


REPRESENTATIONS


2 letters of objection were received from neighbours in relation to this application.  The main planning related points contained therein are summarised below:


1. Access, parking and safety


2. Highway Agency needs to inspect current on-street parking issues


(Existing on-street parking behaviour of applicant is also raised but this is not planning concern)


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The previous planning applications (H/OUT/57370 and H/60651), which were for a similar scheme (slightly larger than the scheme before committee), were both refused on the basis of the existing housing land restraint policy which was in force at the time.  There were no identified amenity or highway reasons for refusing those previous applications.


2. Furthermore, the application which was approved in 1999 was for similar house types and a similar layout.  Notwithstanding this, it would be necessary to consider the new application on the basis of current policy and legislation.


3. There is currently no requirement to restrict the amount of new housing in this particular area as a matter of policy, and as such, the proposed development is considered acceptable in principle, subject to the normal planning considerations as set out below.


ACCESS AND LAYOUT


4. There is no proposed change to the existing access from Rydal Drive, although the area for manoeuvring and parking within the street would be significantly increased.  Issues of layout are explored further below.  The access arrangements are considered acceptable in this residential cul-de-sac to serve the proposed new dwellings.


DESIGN AND APPEARANCE


5. Rydal Drive contains a mixture of house designs and materials, although the dominant house type is detached, brick-built, hipped-roof properties, over two stories, some of which have extended into the roof, and many of which have been extended at two storey level in the past. 


6. The proposal is for 2 no. two storey detached, hipped roof properties at the bend in this “L-shaped” residential cul-de-sac, which would be appropriate in design terms.  


7. The site falls from the road towards the north and east within the site, and in light of the mature hedge boundary treatment, means that the current house is not a dominant feature in the street scene.  The replacement dwellings would be set further back (between 2.7m and 9m further back) from the road within the site, further reducing the impact of the replacement dwellings in the street scene.  Although the height to roof ridge of the proposed dwellings would exceed the existing roof ridge by 1.4m (8.5m to ridge), the street scene elevations demonstrate that the massing relationship is acceptable.


8. The proposed dwellings are similar to each other, although they are ‘handed’ in relation to each other.  The main concern with the development as proposed relates to the proximity of the front corners relative to each other.  Accounting for the eaves overhang, the separation distance of the properties is 2.2m, although 3m is retained wall-to-wall.  The applicant has been requested to submit drawings which show an increased gap between the two proposed dwellings without significantly altering the relationship with the adjacent existing dwellings.  These drawings are expected and will be reported at the Committee meeting.

9. Amended plans removed the proposed front dormer from the scheme.  In any event, details of appearance are reserved for subsequent approval.  Nonetheless, the scheme as presented before the committee is now considered acceptable in its current form in terms of design and appearance, particularly in light of the previous approval at the site, which is a material consideration.


RESIDENTIAL AMENITY


10. There are no proposed windows on the side elevation of either property which would face out onto the adjacent properties either side of the site on Rydal Drive.  


11. Equally, there are no sole principal habitable windows on the side elevation of the properties which lie adjacent to the site.  As such, there are no overlooking or privacy concerns with the proposal. 


12. The proposal introduces properties sited further back within the site than the existing property.  However, due to the size of the plot, the relative siting and orientation of the proposed and adjacent properties and the topographical fall within the application site towards the north and east, there is no significant overbearing concern.  Number 15 has a first floor sun room with a window wrapping round 3no. elevations which would experience some overshadowing from the proposed new dwellings.  However, the eastern side facing glazing is not the principal window to the room and the room retains 2 no. fully glazed elevation windows.


13. Ringway Golf Club is sited to the rear (north-eastern and south-eastern boundaries) and as such, there are no residential amenity concerns to rear.


HIGHWAYS AND VEHICLE PARKING


14. The current property has a small frontage driveway, and integral single garage, which would be quite difficult to manoeuvre into. There is sufficient space currently to accommodate a minimum of 2 cars off-street within each curtilage.  The application proposal would increase the requirement for off-street parking due to the introduction of a second dwelling.  By providing 2 no. double garages (internal dimensions 5m x 5m) in addition to the frontage parking within the site (min. 4no. spaces total, the off-street parking provision is sufficient to serve dwellings of this scale in this area (4no. spaces per dwelling).   However, details of the parking arrangements would be required with any future application for approval of reserved matters, should this outline application be ultimately approved.


LANDSCAPING AND TREES


15. No details of any landscaping have been submitted with the application.  Should this outline application be approved, details of landscaping would be reserved for subsequent approval.  Nonetheless, there is a significant pine tree on the south-western boundary of the application site.  Although, it is unlikely that the tree would be damaged during construction, a tree protection condition should be attached to any permission and the root system of the tree should be safeguarded during any construction works and laying of any hard landscaping.


16. Amended plans have been requested which seek minor improvements to the layout and would identify the siting of a large pine tree along the south-western boundary to the site.  If amended plans are received prior to the committee meeting, these will be reported in the additional information report.


DEVELOPER CONTRIBUTIONS


17. 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. 


18. 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.


19. 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.


20. 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


21. In accordance with Proposal R5 of the Core Strategy 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.    Based upon the SPG the provision towards informal/children’s playing space (open space) would be £1,942.82 and towards outdoor sports facilities provision would be £922.37.


22. In accordance with the provisions of Proposals L8 and R3 and the SPG ‘Developer Contributions towards Red Rose Forest’ a development of one (additional) residential dwelling would be expected to provide 3 trees on site or a contribution towards tree planting/Community Forest projects in the area.  It is considered that in this location it would be preferable for the tree planting to be on site.  In the event that the trees are not provided on site, a financial contribution towards off-site tree planting would be required.  The SPG sets out a requirement of £310 per tree (3 trees in total required) which would generate a total contribution of £930, less £310 per additional tree that is provided on site.


Developer Contributions Post Adoption of SPD1 Planning Obligations


23. 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 provision would be £3,546.18, made up of both Quantity and Quality contributions.


24. 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 additional 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 (3 trees in total required) which would generate a total contribution of £930.00, less £310 per additional tree that is provided on site


25. 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 £11,186.31.

26. 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.


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


RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 

(A). 
That the application will propose a satisfactory form of development for the site subject to the completion of an appropriate Legal Agreement to secure the obligations set out above 

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


20. Outline Condition No. 1


21. Outline Condition No. 2


22. List of approved plans


23. Materials 


24. Permeable Surfacing for hardstanding areas standard condition

25. Tree Protection Condition (including root protection)


26. Compliance with the recommendations as set out in the report by Angela Graham Bat Consultancy Service dated 18th August 2011.

27. Contaminated Land Standard Condition (CLC1)

MW






		WARD: Bowdon

		77629/HHA/2011

		DEPARTURE: No





		Erection of two storey rear extension, single storey front and rear extensions and installation of roof light within existing flat roof to the side.



		1 Hopkins Field, Bowdon, WA14 3AL





		APPLICANT:  Dr Lutfi Sulaiman





		AGENT: Zendium Design





		RECOMMENDATION:  GRANT 









Councillor Hyman has requested that this application be determined by the Planning Development Control Committee.


SITE


The application relates to a two storey detached dwelling within a predominantly residential area. Hopkins Field is a cul-de-sac of similar circa 1970’s detached houses. There are two storey detached houses on either side of the site and on the opposite side of Hopkins Field and allotment gardens to the rear.

PROPOSAL


The application is for the following extensions and alterations to the existing dwelling: -


· Two storey rear extension comprising two projecting gabled sections extending 4.8m and 3.9m to the rear and for a width of 8.4m across the dwelling. 


· Single storey extension of 1.8m behind the existing single storey section at the side.


· Single storey front extension including new pitched roof over porch and WC and a 1.5m front projection to the lounge on the right-hand side of the dwelling.


· Rooflight within the existing flat roof of the existing single storey section at the side.

· Solar panels on the east facing roof slopes of the extension.


Amended plans have been submitted during the course of the application in response to concerns raised by officers and in the objections received. These plans omit a hipped roof over the existing flat roof section at the side (over the kitchen and garage) that had originally been proposed.  Further amendments have reduced the projection of the eastern-most gable from 3.9 m to 3.0 m and have included the provision of partial obscure glazing to the bedroom in the rear facing gable in this elevation.

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


L5 – Climate Change


L7 - Design


PROPOSALS MAP NOTATION


None


PRINCIPAL RSS POLICIES

None relevant to this proposal


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

None


CONSULTATIONS


LHA – No objections


Drainage – The developer should consider a Sustainable Urban Drainage/disposal at source solution to dealing with surface water run off.


Highways – No comments


Street Lighting – No comments


Public Rights of Way – No comments


REPRESENTATIONS


Councillor Hyman – Comments that the proposed development would have a considerable adverse impact on the neighbouring property and the quality of life enjoyed at the rear. It is requested the application is called in for consideration by the Planning Committee (if recommended for approval), for the following reasons: -


· The main room at the rear of Lyndale is a conservatory which is an integral part of the kitchen.  The proposed development includes extending the building of the eastern elevation upwards and outwards to increase this wall by approximately 35%.  Not only will this significantly restrict afternoon and evening light, but the overbearing impact would be compounded by being only 4.2 metres from the conservatory itself.  The result would be a feeling of claustrophobia and hemmed in by overbearing brickwork. 


· The overbearing nature and disproportionately increased size of the proposed eastern elevation would result in a substantial loss of visual amenity for all the rooms at the rear of Lyndale at both ground and bedroom level.  A view through to the nearby park from the bedrooms is currently enjoyed and would be lost.  Additionally, all rooms at the rear of the property would suffer from loss of light. 


· The proposed development increases the footprint by approximately 60%, thereby seeking to establish a property that would be considerably out of proportion / keeping with other properties in the immediate vicinity.  An indication of the extent of the intended scale can be gleaned through the fact that, as I am informed, the pitch of the roof over the garage has already been down-sized several times pre-application.  It appears that this is not just an extension, but rather a transformation.


The above comments reflect the originally submitted plans. In response to the amended plans, Councillor Hyman has confirmed that he still wishes to call in the application and speak against it.


Neighbours – 2 letters of objection received from the occupier of the property which backs on to the site (one letter in response to the original submission and one in response to the amended plans). The letter relating to the amended plans is summarised as follows: -


· The objections remain much unchanged. The amended plan does little to alter the visual and light impact the extension will have on Lyndale. 


· The area of the east elevation of 1 Hopkins Field presented to the living area windows of Lyndale increases by 66% at a separation of 9.8m.


· The extension still amounts to a significant rebuild and warrants very critical examination in the light of the protections intended in the planning policy guidelines for the interests of neighbouring properties. The extension is disproportionately large in view of the plot size and its orientation in relation to Lyndale.


· 1 Hopkins Field presents an end-elevation towards Lyndale which means extensions to the rear would greatly increase its exposure to the main residential accommodation, namely the kitchen, dining room conservatory and lounge on the ground floor and 2 principal bedrooms upstairs. All these rooms have windows with outlooks on the proposed extension and receive a large part of their light from that direction. Outlook from these windows will be onto a large expanse of brick wall. The impact is aggravated by the very small distances between the windows and end walls of 1 Hopkins Field.


· The proposal would result in loss of privacy, visual amenity and light to all main living areas, and overshadowing of patio and garden. As the property is on the west side of Lyndale it would take away much of the all-important  afternoon sunlight


· The proposed door or glass panel onto the flat roof would seem unnecessary and could only be for the purpose of a future addition to the flat roof.

OBSERVATIONS


IMPACT WITHIN THE STREET SCENE / DESIGN AND APPEARANCE


1.
The two storey extension to the rear comprises two gabled elements, extending 4.8m and 3.0m from the existing rear wall and for a combined width of 8.4m across the rear of the dwelling. Although it has a substantial footprint, it would extend no closer to either side boundary than the existing dwelling and the distance retained to the rear boundary is considered sufficient so as not to over-develop the plot. The roof to both elements would be lower than the main roof over the existing dwelling and the two storey element would be to the rear of the existing two storey element only, resulting in a form of extension subordinate to the existing dwelling. There would be no adverse impact in the street scene given that the extension is to the rear and would not be readily visible from the road.

2.
In terms of its design and materials the extension is considered compatible with the existing, comprising elevations in brick to match the existing and pitched roofs in matching concrete tiles and at the same pitch as the existing.

3.
The proposed front extension includes a new pitched roof over the existing porch and WC replacing an existing flat roof and an extension projecting 1.5m to the front lounge on the right-hand side of the dwelling. These extensions would not project significantly forward of the existing building and would not be unduly prominent or obtrusive in the street scene.


IMPACT ON RESIDENTIAL AMENITY


4.
The main impact of the development would be on Lyndale which is a two storey dwelling on Hall Road and which has its rear elevation and various main windows facing the application property. The proposed two storey extension would be approximately 6.6m from the boundary with Lyndale and the nearest part of the extension would project 3.0m to the rear (as amended). The part of the extension furthest from Lyndale would project 4.8m to the rear and is approximately 10.6m from the boundary. In relation to the rear windows of Lyndale, the nearest part of the extension would be approximately 13.5m from the main rear elevation and 9.5m from its conservatory. These distances would fail to meet the 15m separation distance recommended in the Council’s Planning Guidelines for two storey side extensions with a blank gable wall that would face a neighbouring main habitable room window. It is relevant to also note however, that the guidelines state there may be exceptions and every application will be considered on its merits having regard to the size of the extension, its relationship with the affected window(s) including orientation, and its effect on the spaciousness of the area.

5.
Given the orientation of the two properties and the rear projection of the extension it would be clearly visible from the rear windows and garden of Lyndale, in particular from the conservatory (which is built on the kitchen and also provides light to this room) and bedroom that would be directly opposite. It is acknowledged the outlook from these windows and amount of light they receive would be affected, however it is considered it would not be unacceptably overbearing or block out an amount of light that would justify refusal of the application. In the case of the conservatory, this has glazing on all three sides rather than solely relying on the rear for its outlook and light. Therefore it is considered there would still be sufficient light reaching this room and its main outlook towards the garden (facing north) would not be affected. In the case of the impact on the first floor bedroom window it is considered at this height and at a distance of 13.5m, it would not significant reduce daylight nor would the side wall and roof of the extension be intrusive, bearing in mind it would be the same distance away as the existing side elevation is from the other bedroom windows.  It is also relevant to take into account that an open aspect would be retained to the south west of Lyndale.  A further point to have regard to in this respect is that permitted development rights would allow a two-storey extension in this position projecting 3 metres to the rear as now proposed.


6.
With regards to the other main windows in the rear elevation of Lyndale, these already directly face the existing two storey side elevation of 1 Hopkins Field and it is considered extending further to the rear would not materially affect the outlook or amount of light to these windows. 

7.
The proposed single storey extension would be the same distance from Lyndale as the existing single storey section on the side and whilst it would be visible from Lyndale’s rear windows and garden, the additional mass visible above the boundary hedge would not be intrusive. A rooflight is also proposed within the existing flat roof of the single storey section that would project above the roof by approximately 300mm.  Although this feature would also be visible from Lyndale it is considered it would not be visually intrusive.

8.
The proposed plans also include a glazed screen at first floor level in the existing side elevation facing Lyndale. This is intended for ventilation and as a fire escape only and is shown as having a fixed frosted glazed screen, although the top section would be openable. It is recommended any permission is subject to a condition requiring obscure glazing and also details of a restrictor to the opening section to ensure this can only be opened in the event of an emergency and that no access is afforded to the flat roof extension to ensure there would be no loss of privacy resulting from being opened regularly.


9.
In relation to No. 3 Hopkins Field to the other side of the property, the proposed extension would be 2.8m from the shared boundary. It would project approximately 2.5m beyond the first floor rear facing windows of No. 3 but not the ground floor as No. 3 has a single storey extension extending further back than the proposal. This complies with the Council’s Guidelines and would not result in undue overshadowing or visual intrusion to No. 3.


10.
The two-storey extension would retain 7m at its closest to the boundary with Hedgeside (the property to the rear) and there would be a distance of approximately 15m between the nearest rear windows of Hedgeside and the two storey part of the extension.  The extension would be at an oblique angle relative to these windows and not unduly prominent or overbearing; nor would there be direct interlooking between the windows in each dwelling. The proposed first floor bedroom windows would face the garden of Hedgeside, however these windows would be a minimum of 12 metres from this boundary when measured directly, which complies with the Council’s guideline of 10.5m to be retained between habitable room windows and a neighbour’s private garden area.  They would, however, fall short of guidelines when oblique views are assessed with a distance of approx. 8 metres.  Whilst this does fall short of the guidelines, the amended plans incorporate obscured glazing in the part of the window closest to the boundary with Hedgeside which, together with the degree of the oblique views will help to mitigate overlooking of the garden of Hedgeside to an acceptable degree. 

CAR PARKING


11.
The proposals would not affect existing car parking provision and there is space for 1 car in the garage and 2 on the driveway which complies with the Council’s parking standards for a dwelling of this size.


RECOMMENDATION: GRANT subject to the following conditions:

1. Standard 3 year time limit


2. List of Approved Plans


3. Materials to match existing


4. Obscure glazing and restrictive opening to window to Bed 1 in rear elevation and to glazed screen in the side (east) elevation 


5. Remove permitted development rights for windows, doors or other openings in east and west side elevations of extension



		WARD: Priory

		77974/FULL/2012




		DEPARTURE: NO





		CHANGE OF USE OF FIRST-FLOOR FROM OFFICES (USE CLASS A2) TO FORM 2NO. SELF-CONTAINED ONE BEDROOM FLATS, ACCESSED VIA NEW EXTERNAL STAIRCASE TO REAR






		19 & 19A Washway Road, Sale, M33 7AD






		APPLICANT:  Oscar Developments






		AGENT: Good & Tillotson






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT










SITE


The application site comprises a two storey property situated within a terrace of commercial units on the south-eastern side of Washway Road (A56), between the side streets of School Road and Sibson Road. The character of the area is one of commercial uses fronting Washway Road at ground-floor level with a mixture of office and residential apartments in the upper-floors, including the modern ‘The Willows’ development which immediately bounds the application site to one side. 

The first-floor of the application property is currently used as offices (Use Class A2), with access achieved internally via the main ground-floor entrance on the Washway Road frontage. The ground-floor of No.19 is currently in use as a hairdressers/beauty salon, whilst the ground-floor of No.19A is in the process of changing from an office linked to the former first-floor business (Class A2) to a separate retail unit (Class A1). The application site has a long narrow car park to its rear which is accessed from Hayfield Street.  


PROPOSAL


Consent is sought to convert the first floor of the property into two self-contained apartments, which will be accessed from a new ‘L’-shaped external staircase to the rear of the property, adjacent to the single storey outrigger. The existing internal staircase to the property will be removed to provide additional storage space at ground-floor level. Each proposed apartment comprises of one bedroom, a bathroom, and a kitchen/lounge area. 

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 CORE STRATEGY POLICIES/PROPOSALS


L1 – Land for New Homes


L2 - Meeting Housing Market Needs


L7 - Design


W2 – Town Centres and Retail


PROPOSALS MAP NOTATION 


Sale Town Centre


RELEVANT PLANNING HISTORY

19 Washway Road

H30882 - Use of first floor as employment agency without complying   with personal 


occupancy condition imposed by the secretary of state on appeal on application 7/2/5995 – Approved, 20/02/1990


H28362 – Change of use from shop to licensed betting office – Approved, Permitted 


Development – 25/10/1988

19B Washway Road

H/41824 – Change of use from sandwich shop to employment agency 22/01/1996

CONSULTATIONS


Pollution and Licensing – No objections

REPRESENTATIONS

None – Any representations received will be included within the Additional Information Report

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The proposal would convert the vacant upper floors of two town centre units to residential accommodation, which is advocated by Planning Policy Statement 4: Planning for Sustainable Economic Growth (PPS4).  A diversity of uses within town centres is considered to enhance their vitality and viability, particularly complementary uses such as residential and retail, with an emphasis on activity both during the day and in the evening.  Such uses are considered to reinforce each other, making town centres more attractive to local residents, shoppers and visitors. 

2.  The application proposes the development of two new residential units on a site which is located in the ‘Southern part of the Manchester City Region’. Policy L1 of the Core Strategy states that new homes will be achieved through new-build, conversion and sub-division of existing properties. The Council will seek to ensure the efficient use of land, concentrating higher density housing development in appropriate and sustainable locations at lowest risk of flooding, where it can be demonstrated that it is consistent with the provisions of L2. 

3. The proposal is considered to be acceptable in housing land supply terms as it lies on previously developed land and would occupy floorspace within an existing building. The application site is located within Sale Town Centre, which the Council considers is capable of accommodating 100 new residential units over the next 15 years. Washway Road, which the site fronts onto, is a Quality Bus Corridor and Sale metrolink station is located 400m to the east; as such the application site is classed as being in a ‘most accessible’ area as defined by SPD 1: Developer Contributions to Highway and Public Transport Schemes. Therefore it is considered that the proposed flats are located in a sustainable location and is in support of all relevant policies within the Trafford Core Strategy by virtue of its efficient use of brownfield land. Therefore the proposed development is considered acceptable in principle.

DESIGN, STREETSCENE AND AMENITY


4. Habitable rooms will have outlooks via existing windows on the front and rear elevations of the proposed units. A distance of 33m will be retained between the bedroom windows to the front of both flats and the facing properties on the opposite side of Washway Road, which complies with the recommended distances set out in the Council’s SPG: New Residential Development. The outlook from habitable room windows to the rear is funnelled towards the supermarket on the opposite side of Hayfield Street by the blank side elevations of the adjacent properties. As such no overlooking will occur as a result of these first-floor windows being used for residential purposes, nor will the proposed external staircase result in any opportunities for overlooking into the neighbouring ‘The Willows’ apartments. 


5. The proposed external staircase, whilst to the rear of the property, will be visible from the Hayfield Street streetscene. However its range of visibility will be constrained by the adjacent buildings, which project past the host property, and its 40m separation distance from the highway. As such it is considered that the external staircase will not appear incongruous or unduly prominent within the streetscene and is deemed to be acceptable.  

6. The Council’s SPG entitled ‘New Residential Development’ states that most new dwellings, including conversions, should provide some private outdoor space. This application for two new apartments provides no ‘amenity space’ as part of the proposal, although given the footprint of the building and the Town Centre location of the plot, the provision of private outdoor space is not expected. 

7. An area of hardstanding exists to the rear of the property that can be used for bin storage for the first floor flats, and the ground-floor commercial units, without unduly conflicting with parked vehicles on this same rear yard. 


ACCESS, HIGHWAYS AND PARKING 


8. The Council’s Car Parking Standards contained within Appendix 1 of the Core Strategy state that normally one off-street car parking space should be provided for each of the proposed flats, and that one parking space should be associated with each of the ground-floor retail units. The application site includes a long narrow area of hardstanding to its rear which is accessed via Hayfield Street. Whilst 13 parking spaces have been marked out along the south-western (side) boundary, the 9.2m width of the site restricts the ability for vehicles to easily reverse out of these spaces in one manoeuvre, and as such they do not meet the Councils Car Parking Standards. To address this issue the applicant has agreed to increase the width of the parking bays, which will allow cars to swing out of their spaces more freely. Further analysis of on-site parking provision will be included within the Additional Information Report following the applicant’s submission of an amended car parking plan.

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. 


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


PG 29 Developer Contributions Towards the Red Rose Forest.


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.


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.


Obligations under UDP


If planning permission were to be granted, a total financial contribution of £2,964.37 would be required as part of this proposed development, split between contributions towards open space & outdoor play space (£2,344.37) and the Red Rose Forest (£620)


Obligations under New SPD


If planning permission were to be granted, a financial contribution of £3,221.65 would be required as part of this proposed development, split between contributions towards outdoor sports and recreation (£2,601.65) and the Specific Green Infrastructure (£620). In addition an appropriate contribution in accordance with Highways Infrastructure and Sustainable Transport Schemes will also be sought.


CONCLUSION


10. The change of use of the first floor of 19 & 19A Washway Road would result in a net increase of two dwellings and would contribute towards the stock of accommodation available in the Borough in accordance with Proposals L1, L2 & L7 of the Trafford Core Strategy and the Councils SPG: New Residential Development.  The proposal is therefore recommended for approval subject to the completion of a legal agreement covering financial contributions and conditions.

RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 


(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement to secure financial contributions subject to the obligations set out above; 

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

1 )Standard time limit;


2) Compliance with all Plans


3) External Staircase to be powder coated black prior to installation


4) Provision and retention of parking spaces


JK






		WARD: Broadheath

		77676/FULL/2011

		DEPARTURE: No





		Change of use from retail (Class A1) to hot food takeaway (Class A5) and installation of extraction system on rear elevation.



		70 Park Road, Timperley





		APPLICANT:  Mr Ayoub Sattari





		AGENT: WhiteBox Architecture Ltd





		RECOMMENDATION:  GRANT









SITE


The application relates to a two storey property within a parade of shops on the south side of Park Road which is designated as a Neighbourhood Shopping Centre.  The shops are set back from the main road, separated by a wide forecourt area.  There is additional customer parking on the main road and on Bollin Drive to the west of the site. The unit is currently vacant and was previously in use as a newsagents / convenience store.


The surrounding area is primarily residential with some flats above the parade of shops, new apartments on the opposite side of Park Road and more traditional housing surrounding.  Units 84 and 86 Park Road, at the opposite end of the parade of shops are currently in use as hot food takeaways. Both these units have been takeaways for a number of years (planning records indicate no. 86 was approved in 1994 whilst for no. 84 the only record is for a flue approved in 2000).


PROPOSAL


Permission is sought for change of use of the premises from retail use (Class A1) to a hot food takeaway (Class A5) and the installation of an extraction system to the rear of the property. The extraction system comprises two external louvre grilles to the rear elevation at a height of 3m.  No other external alterations are proposed to the building.


The proposed hours of opening were originally proposed as 11.00 am until 10.00 pm Mondays to Saturdays and 4.30 pm to 10.00 pm on Sundays and Bank Holidays, however following discussions with officers and in response to concerns regarding potential noise and disturbance, the hours of opening have been amended to 11.00 am until 7.00 pm Mondays to Saturdays and 12.00 pm to 7.00 pm on Sundays and Bank Holidays.

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


L5 – Climate Change


L7 - Design


W1 – Economy


W2 – Town Centres & Retail


PROPOSALS MAP NOTATION


Neighbourhood Shopping Centre


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


S10 – Local and Neighbourhood Shopping Centre


S14 – Non Shop Uses Within Local and Neighbourhood Shopping Centres


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


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

76922/FULL/2011 – Change of use from retail (Class A1) to hot food takeaway (Class A5) and installation of flue extraction system to rear of property. Refused 11/08/11


76459/COU/2011 – Change of use from retail (Class A1) to hot food takeaway (Class A5); installation of flue extraction system to rear of property. Refused 13/04/11


76065/COU/2010 - Change of use from retail (Class A1) to hot food takeaway (Class A5); installation of flue extraction system to rear of property. Refused 05/01/11


See Observations section for a summary of the reasons why these were refused.


APPLICANT’S SUBMISSION

Design and Access Statement and Acoustic Assessment Report have been submitted in support of the application, summarised as follows: -


· There are no major building works. The proposed internal works are for fitting out only and as such are minor. From a neighbourhood perspective, the character of the building will remain unchanged.


· Goods vehicles will be positioned in the allocated parking spaces at the front of the store during deliveries. Home delivery service vehicles will operate from the parking spaces at the front of the store.


· It is anticipated 60% of the business will be people collecting food (via walking, cycles, bikes and cars) all of which can be positioned in the spaces to the front and 40% will be home delivery.


· Fume extraction scheme – extraction termination point through the rear elevation wall, not through a vertical flue system as previous applications.


· Odour treatment scheme – the proposed Electrostatic Air Cleaner will treat all extract fumes with 95% efficiency. Fumes will be filtered through baffle cells which remove grease and odours.

· The implementation of an additional A5 take away in this area does not represent a significant variation to the existing variety of uses on this specific parade and other uses operate at earlier opening times and later closing times than this proposal. The proposed use and hours of operations will not have a detrimental effect on public amenity.


· The predicted Rating Level for plant installed at the unit falls below the measured ambient noise level in the vicinity during the proposed operating hours.


· The Rating Level for the plant is at or marginally above the background noise level at locations 3m distance from the premises. As such it would be assessed that noise from the plant is of marginal significance or less when compared to with the assessment criteria set out in BS4142.


CONSULTATIONS


LHA  – No objections. Comments are included in the Observation section of the report.

Greater Manchester Police (Design for Security) - comment as follows: -


· There are two other takeaways in the same parade.


· There are flats above most of the shops in the parade.


· Takeaways can attract youths who then congregate inside/outside the premises, which may lead to excessive noise and disturbance to residents. It is common for residents to call on the Police to help quell disturbances, and obviously right that they do so, but the avoidance of a problem in the first place is often the best course of action.


· The presence of the ATM in the shopfront is more likely to make the premises a target for criminals.


· The security of the premises is considered inadequate.


GMP support for the proposal is subject to the inclusion of two conditions, firstly a condition controlling the hours of opening so that residential amenity is not reduced unduly; and secondly, a condition that requires the applicant to submit a crime prevention plan to address the security of the premises. The crime prevention plan should include details of door and window security, to the front and rear of the building, together with an alarm system and any CCTV cameras for the premises.


Altrincham Neighbourhood Policing Team - comment as follows: -


· Given the crime history of the site and following a visit the site is considered a vulnerable target due to crime issues in the area.


· The security is poor and the previous manager of the shop advised that the owner was not interested in making the premises more secure and indeed looking after the welfare of his staff. The business subsequently closed.


· General security needs to be improved and particularly at the rear, regardless of whether the change of use application succeeds.


· It is not felt supporting the application would be a means of addressing crime issues at the site because that depends on the owner addressing security deficiencies, although it is agreed that an unoccupied premises can attract unwanted attention.


· There are already two food outlets along the row - is another one needed?


· There have been several incidents of crime in very close proximity to this premises including several Armed Robberies and Burglary and there have been ongoing issues with ASB and youths trespassing at the Primary School drinking, climbing on the roof, smashing windows etc. Siting a fast food outlet next to a convenience store selling alcohol would not be considered wise and may only escalate current crime issues. 


· The owner of the premises has advised that the cash machine at the premises no longer contains any funds and has now been de-activated. The ATM provider has confirmed this is the case.   


Pollution and Licensing – No objections provided that the scheme is installed in accordance with proposals submitted. Further comments are incorporated in the Observations section of the report.


Drainage – Suitable arrangements must be incorporated into the private drainage system to prevent the discharge of grease, fats or solid food waste to the public sewerage system. 


Highways – No comments


Street Lighting – No comments


Public Rights of Way – No comments


REPRESENTATIONS


Neighbours - 5 letters of objection received (3 of which do not include the writers’ address), summarised as follows:


· There are already two hot food takeaways in the same block of shops both of which have flues and long opening hours. The flats above and houses behind on Downs Drive have to endure unpleasant food processing smells, especially in the summer. 


· Neighbours would have to endure the unsightly flue which will need to be erected. 


· Another takeaway would generate more rubbish in the area. Since these premises were converted to takeaways residents have seen a lot of rubbish lying around even though there are bins. None of the shops make an effort to clean the areas outside their present and there are insufficient waste bins. Potential health hazard and vermin.


· Further disturbance in the access passage behind the shops as additional waste removal will be required. The access road is showing signs of neglect.


· There are quite a few takeaways in the vicinity (on Chester Road, Moss Lane, Riddings Road and Park Road and the Metro Station is offering a food service). The area is already well served and will not benefit from another shop.


· Additional parking problems will be created on the main and side roads in an area which is constantly busy with traffic. There are 2 Junior schools in close proximity which create traffic problems at peak hours and dangers for pedestrians and the Metrolink station and South Trafford College also add to the volume of traffic.


· Another fast food establishment will not enhance the area or benefit the local population.


OBSERVATIONS


BACKGROUND


1.
Three previous applications for change of use to a hot food takeaway were refused in 2011, the most recent application for the following three reasons:



1) Noise and disturbance likely to be created by the customer activity within and outside the premises and kitchen activities particularly late at night (and also having regard to the cumulative impact of this proposal together with other late night opening premises in this parade);



2) A failure to demonstrate that the proposed flue would totally mitigate odours from cooking food at the premises and that there would be no adverse impact upon the amenities of the neighbouring residential properties from odours or noise; 



3) The proposed flue would be visually intrusive to the detriment of the amenities of residents of adjacent flats.


2.
The current application is for the same change of use but differs from the previous application in that the hours of opening have been reduced and a different form of extraction system is proposed and the proposed opening times have been reduced. The opening times now proposed are 11.00 am until 7.00 pm Mondays to Saturdays and 12.00 pm to 7.00 pm on Sundays and Bank Holidays. The proposed extraction system now comprises two external louvre grilles to the rear elevation whereas the previous scheme had a large aluminium flue to the rear extending to a height of over 8m above ground level.  An Acoustic Assessment Report has also been submitted.


PRINCIPLE OF DEVELOPMENT


3.
The site is within a Neighbourhood Shopping Centre on the Proposals Map of the UDP. Policy W2 of the Core Strategy states that the focus in local centres where will be on convenience retail facilities and services to meet local needs. With regards to changes of use from A1 retail to other uses, the policy states these should be carefully considered in terms of their impact on the function, character, vitality and viability of the centre as a whole and on specific frontages, particularly within primary shopping frontages. Proposal S14 of the UDP is also relevant and states that that planning permission will only be granted for changes of use from Class A1 to non shop purposes where proposals will not cause significant harm to the character, diversity and vitality of the centre’s principal role as a shopping centre available to local residents. This includes taking into account the following:


i) The number and location of other non-retail uses in the centre including outstanding commitments for such uses;


ii) The number and duration of vacancies among units in the centre;


iii) The ability of the centre to continue to meet the small scale top-up day to day shopping needs of local residents, especially in areas where access to retail facilities is a problem, and,


iv) The availability of retail facilities in the surrounding area, their accessibility and ability to continue to meet the small scale top-up day to day shopping needs of residents.


4. 
There are already two takeaways within this parade of shops and the loss of an existing unit from retail to takeaway use would be a further departure from the principle function of the centre as a shopping centre available to local residents. However, of the nine units within this terrace five of these would still be in retail use and it is considered this would be sufficient to ensure the Neighbourhood Centre as a small shopping facility for local residents would not be undermined.


IMPACT ON RESIDENTIAL AMENITY


5.
Policy L7 of the Core Strategy requires new development to be compatible with the surrounding area and not prejudice the amenity of the occupants of adjacent properties by reason of (amongst other criteria) visual intrusion, noise and/or disturbance, or odour. Specific criteria are also set out in the Council’s SPG for Hot Food Takeaway Shops as follows: -

· There should be no undue noise or disturbance likely to be caused to occupiers of nearby residential properties;


· Applications for hot food takeaways in small shopping parades (e.g. no more than 6-8 shops) in quiet residential surroundings are likely to be refused.


· Applications for hot food takeaways where there is residential accommodation nearby on either side (e.g. flats over shops and/or close opposite are likely to be refused.


· Applications for hot food takeaways where an immediately adjoining or adjacent building is in solely residential use are likely to be refused.


 

Noise and Disturbance


6.
In relation to potential noise and disturbance arising from takeaways, the SPG advises that: “When a takeaway is located in a largely residential area, activity at these times when an area is expected to be quiet can be disturbing to any nearby residents. The particularly noticeable parts of the activity arise from the noise and disturbance created by customers arriving at and leaving the premises, or from customers lingering in the vicinity, including conversations and noise from vehicles arriving and departing with opening and closing of car doors, engines starting and revving and from car radios. An important part of the assessment of an application will therefore be how close the use is to residential property, how many residential properties might be affected, and how busy or noisy the area is already in the late evening or on Sundays, e.g. from traffic or other late evening uses.”


7.
In the previous application it was considered that the close proximity of the premises to residential properties, particularly the flats above, and also having regard to the cumulative impact of this proposal together with other late night opening premises in this parade, it would be detrimental to the amenities of the occupants by reason of noise and general disturbance, particularly late at night.


8.
The opening hours now proposed are 11.00am until 7.00pm Monday to Saturday and 12.00pm to 7.00pm on Sundays and Bank Holidays which seeks to address the previous concerns over late night opening. These opening hours would be less than those of similar operations on the same parade and it is considered this would avoid there being noise and disturbance associated with the premises at times that would have a detrimental impact on residential amenity. The agent has also stated that the noise and disturbance issue will be fully addressed with active business managements, including free sweets dispensed to customers (which they state is a method used in city centre environments to combat anti-social behaviour and reduce break out noise with proven effect), signs requesting customers to enter and leave the store quietly and respect the neighbouring properties, and the store will also operate and actively advertise the use of a CCTV system. 

Odours


9.
The previous applications were also refused due to a failure to demonstrate that odours from cooking food at the premises would have no adverse impact upon the amenities of neighbouring properties. The plans include an extraction system deodorisation unit which does not involve an external flue and instead includes two louvre grilles to the rear elevation (one for supply system air and one for extraction system fumes). In response to the initial comments of Pollution and Licensing the applicant has submitted further technical information relating to this proposed equipment and Pollution and Licensing has advised the proposals are acceptable provided the scheme is installed in accordance with the proposal.


Crime and Security Issues

10.
Greater Manchester Police (Design for Security) and the Altrincham Neighbourhood Policing Team comment that a takeaway in this location could lead to problems associated with noise, disturbance, anti-social behaviour and crime (see consultations above). GMP recommend any permission is subject to two conditions, firstly to control the hours of opening so that residential amenity is not reduced unduly and secondly, requiring the applicant to submit a crime prevention plan to address the security of the premises, including details of door and window security, to the front and rear of the building, together with an alarm system and any CCTV cameras for the premises.


11.
The store closed in 2011 and the fact that it is now vacant has contributed to instances of graffiti and vandalism to the building. It is acknowledged that if the property is brought back into use, this anti-social behaviour is less likely to occur and in this respect the application would have a positive impact for the area. 


IMPACT ON VISUAL AMENITY


12.
In the previous application it was considered that the flue to the rear would be visually intrusive to the detriment of the amenities of neighbouring residents given its close proximity to windows, as well as noise and odour. The extraction system now proposed comprises two louvre grilles to the rear elevation, each positioned at a height of 3m and approximately 400mm x 600mm in size. These would be far less visible from outside the site than the flue previously proposed and would not be visually intrusive from the flats on the first floor of the property or from houses on Downs Drive to the rear of the site. This is considered acceptable having regard to the requirements of Policy L7 of the Core Strategy.


HIGHWAY SAFETY / CAR PARKING


13.
The LHA comment that the proposals are not excessively different in terms of traffic generation than the existing use. The application form indicates the property does not have any on-site parking, although the previous application had indicated there was one space. There is parking available on the forecourt to the frontage, which the LHA comment should be used only by staff vehicles and delivery vehicles due to the layout and access arrangements.


RECOMMENDATION: GRANT subject to the following conditions:

1. Standard 3 year time limit


2. List of Approved Plans


3. Hours of opening limited to 11.00 am until 7.00 pm Mondays to Saturdays and 12.00 pm to 7.00 pm on Sundays and Bank Holidays

4. Submission and approval of a crime prevention scheme, including details of door and window security, to the front and rear of the building, together with an alarm system and any CCTV cameras for the premises
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LOCATION PLAN FOR APPLICATION No: - 77804/FULL/2011
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LOCATION PLAN FOR APPLICATION No: - 77487/FULL/2011
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LOCATION PLAN FOR APPLICATION No: - 77513/FULL/2011
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LOCATION PLAN FOR APPLICATION No: - 77792/FULL/2011
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LOCATION PLAN FOR APPLICATION No: - 77809/HHA/2011
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LOCATION PLAN FOR APPLICATION No: - 77730/O/2011
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LOCATION PLAN FOR APPLICATION No: - 77629/HHA/2011
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LOCATION PLAN FOR APPLICATION No: - 77974/FULL/2012
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LOCATION PLAN FOR APPLICATION No: - 77676/FULL/2011
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LOCATION PLAN FOR APPLICATION No: - 77761/FULL/2011
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PLANNING DEVELOPMENT CONTROL COMMITTEE – 9th FEBRUARY 2012 

REPORT OF THE CHIEF PLANNING OFFICER 


APPLICATIONS FOR PERMISSION TO DEVELOP, ETC. 


PURPOSE


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


RECOMMENDATIONS


As set out in the individual reports attached. 


FINANCIAL IMPLICATIONS


None unless specified in an individual report. 


STAFFING IMPLICATIONS


None unless specified in an individual report. 


PROPERTY IMPLICATIONS


None unless specified in an individual report. 


Mr. Nick Gerrard 

Further information from: Simon Castle


Corporate Director 

Chief Planning Officer

Economic Growth & Prosperity

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


Background Papers: 


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


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


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


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


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


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


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


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


TRAFFORD METROPOLITAN BOROUGH COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE - 9th February 2012


Report of the Chief Planning Officer


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


		Applications for Planning Permission 



		Application

		Site Address/Location of Development

		Ward

		Page

		Recommendation



		77718

		Trafford College, Talbot Road, Stretford, M32 0XH

		Gorse Hill

		1

		Grant



		77729

		Land at Essex Way, Old Trafford.

		Clifford

		9

		Grant



		77886

		Former site of Caldercourt, Woodsend Road, Flixton.

		Davyhulme West 

		28

		Minded to Grant



		77761

		7-13 Derbyshire Avenue, Stretford, M32 9LR.

		Stretford

		 43

		Minded to Grant



		77760

		96-102 Derbyshire Avenue, Stretford, M32 9LT.

		Stretford

		51

		Minded to Grant



		77898

		Formal Gardens east of Longford Cottages, Longford Park, Stretford.

		Longford

		65

		Minded to Grant



		77900

		Formal Gardens east of Longford Cottages, Longford Park, Stretford.

		Longford

		71

		Minded to Grant



		77804

		The Beeches, on the site of the former St Anne’s Hospital, Woodville Road/Higher Downs, Altrincham.

		Bowdon

		77

		Minded to Grant



		77805

		Former St Anne’s Hospital, Woodville Road/Higher Downs, Altrincham.

		Bowdon

		85

		Minded to Grant



		77860

		210 Moss Lane, Hale, Altrincham, WA14 8AZ

		Hale Central

		93

		Refuse



		77487

		Land adjacent to 2 Greenside Drive, Hale.

		Hale Central

		101

		Minded to Grant



		77513

		Land adjacent to 29 Deansgate Lane, Timperley, WA15 6SQ.

		Broadheath

		111

		Minded to Grant



		77792

		Holly Tree Farm, Clay Lane, Timperley, WA15 7TS.

		Hale Barns 

		122

		Minded to Grant



		77809

		12 Nursery Avenue, Hale, WA15 0JP.

		Hale Central 

		133

		Grant



		77730

		16 Rydal Drive, Hale Barns, WA15 8TE.

		Hale Barns

		143

		Minded to Grant



		77629

		1 Hopkins Field, Bowdon, WA14 3AL.

		Bowdon

		153

		Grant



		77974

		19 & 19A Washway Road, Sale, M33 7AD.

		Priory

		161

		Minded to Grant



		77676

		70 Park Road, Timperley. WA14 5AB.

		Broadheath

		168

		Grant





Note: This index is correct at the time of printing, but additional applications may be placed before the Committee for decision.
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PLANNING DEVELOPMENT CONTROL COMMITTEE – 9th FEBRUARY 2012 

REPORT OF THE CHIEF PLANNING OFFICER 


APPLICATIONS FOR PERMISSION TO DEVELOP, ETC. 


PURPOSE


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


RECOMMENDATIONS


As set out in the individual reports attached. 


FINANCIAL IMPLICATIONS


None unless specified in an individual report. 


STAFFING IMPLICATIONS


None unless specified in an individual report. 


PROPERTY IMPLICATIONS


None unless specified in an individual report. 


Mr. Nick Gerrard 

Further information from: Simon Castle


Corporate Director 

Chief Planning Officer

Economic Growth & Prosperity

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


Background Papers: 


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


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


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


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


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


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


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


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


TRAFFORD METROPOLITAN BOROUGH COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE - 9th February 2012


Report of the Chief Planning Officer


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


		Applications for Planning Permission 



		Application

		Site Address/Location of Development

		Ward

		Page

		Recommendation



		77718

		Trafford College, Talbot Road, Stretford, M32 0XH

		Gorse Hill

		1

		Grant



		77729

		Land at Essex Way, Old Trafford.

		Clifford

		9

		Grant



		77886

		Former site of Caldercourt, Woodsend Road, Flixton.

		Davyhulme West 

		28

		Minded to Grant



		77761

		7-13 Derbyshire Avenue, Stretford, M32 9LR.

		Stretford

		 43

		Minded to Grant



		77760

		96-102 Derbyshire Avenue, Stretford, M32 9LT.

		Stretford

		51

		Minded to Grant



		77898

		Formal Gardens east of Longford Cottages, Longford Park, Stretford.

		Longford

		65

		Minded to Grant



		77900

		Formal Gardens east of Longford Cottages, Longford Park, Stretford.

		Longford

		71

		Minded to Grant



		77804

		The Beeches, on the site of the former St Anne’s Hospital, Woodville Road/Higher Downs, Altrincham.

		Bowdon

		77

		Minded to Grant



		77805

		Former St Anne’s Hospital, Woodville Road/Higher Downs, Altrincham.

		Bowdon

		85

		Minded to Grant



		77860

		210 Moss Lane, Hale, Altrincham, WA14 8AZ

		Hale Central

		93

		Refuse



		77487

		Land adjacent to 2 Greenside Drive, Hale.

		Hale Central

		101

		Minded to Grant



		77513

		Land adjacent to 29 Deansgate Lane, Timperley, WA15 6SQ.

		Broadheath

		111

		Minded to Grant



		77792

		Holly Tree Farm, Clay Lane, Timperley, WA15 7TS.

		Hale Barns 

		122

		Minded to Grant



		77809

		12 Nursery Avenue, Hale, WA15 0JP.

		Hale Central 

		133

		Grant



		77730

		16 Rydal Drive, Hale Barns, WA15 8TE.

		Hale Barns

		143

		Minded to Grant



		77629

		1 Hopkins Field, Bowdon, WA14 3AL.

		Bowdon

		153

		Grant



		77974

		19 & 19A Washway Road, Sale, M33 7AD.

		Priory

		161

		Minded to Grant



		77676

		70 Park Road, Timperley. WA14 5AB.

		Broadheath

		168

		Grant





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



_1389614013.doc
		WARD: Gorse Hill

		77718/FULL/2011

		DEPARTURE: No





		Various works including: erection of two storey extension to the north-east elevation; refurbishment of existing building; replacement of existing windows; construction of new car park to the south-west of the site following the demolition of the existing nursery.



		Trafford College, Talbot Road, Stretford, M32 0XH





		APPLICANT:  Trafford College





		AGENT: Roger Stephenson Architects





		RECOMMENDATION:  GRANT 
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SITE


The application site is one of the main Trafford College sites within the Borough and is approximately 1.65ha in size.  The site is situated on the north-western side of Talbot Road.  Residential properties fronting Great Stone Road bound the site to the south-west, Stretford Leisure Centre bounds the site to the north and north-west and Stretford Police Station bounds the site to the north-east.  Old Trafford Cricket Ground is also situated close to the site on the south-eastern side of Talbot Road.  Vehicular access/egress to the site is from Great Stone Road, with a second vehicular egress also onto Talbot Road to the front of the site.


The site predominantly comprises of a singular building that has been extended and altered over time.  The original building was constructed in the 1930’s, with subsequent additions made in the 1960’s and 1970’s.  Temporary prefabricated buildings are also situated on the south-western corner of the site, which is currently used as a nursery.


PROPOSAL


The application proposes various works, including:


· erection of a two storey extension to the north-east elevation to provide 1060m2 of new accommodation, which would house the School of Engineering and Motor Vehicles.  The extension would measure 88m in length, 8.8m high and have a maximum width of 14m,


· refurbishment of the existing building,


· replacement of existing windows,


· construction of a new car park to the south-west of the site following the demolition of the existing nursery.


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 CORE STRATEGY POLICIES


L3 – Regeneration and Reducing Inequalities


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


W1 - Economy

PROPOSALS MAP NOTATION


Gorse Hill Priority Regeneration Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None

PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Make the Best Use of Existing Uses and Infrastructure


DP6 – Marry Opportunity and Need


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


MCR3 – Southern Part of the Manchester City Region


RELEVANT PLANNING HISTORY

H/50332 - Erection of extension to existing nursery; construction of new ramped access and veranda – Approved with conditions 23/11/2000.


H/49373 - External alterations including new cladding and window to north elevation – Approved with conditions 12/06/2000.


H42007 - Erection of two storey front extension to form entrance and additional office space and erection of entrance canopy; provision of car parking – Approved with conditions 10/04/1996.


H39176 - Siting of portable building for use as nursery unit – Approved with conditions 31/08/1994.


H36331 - Erection of two storey extension to form lift shaft and disabled toilet – Deemed consent 23/12/1992.


APPLICANT’S SUBMISSION

The application has submitted a Design and Access Statement, Crime Impact Statement, Statement of Community Involvement, Transport Assessment, Flood Risk Assessment and Acoustic Report.  The information provided within these documents is discussed where relevant within the Observations section of this report.


CONSULTATIONS


LHA – No objections, conditions recommended requiring the provision of cycle parking, and motorcycle parking.  Further comments made are discussed within the Observations section of the report.


Greater Manchester Police Design for Security – No objections should the applicant follow the recommendations within the Crime Impact Statement.


Drainage – No objections.


Pollution & Licensing – No objections; the site has the potential to create gas and an electrical substation within the site has the potential to cause contaminated land, as such contaminated land conditions are recommended.

Environment Agency – No objections.

REPRESENTATIONS


Three letters of objection have been received from two neighbouring residents on Great Stone Road, which raised the following concerns: - 


· Concerned that all the trees and shrubs located along the perimeter wall on the corner of Talbot Road and Great Stone Road will be removed, which currently provide a vital screen against light pollution from the college.  They currently received light pollution from LCCC and do not want more.


· Their driveway is separated from the nursery by an area of established trees, and they are concerned about the parking area to be created, the exhaust fumes and noise from regular use would be detrimental to the amenity of their property.


· The Council and College should be encouraging the use of public transport rather than increasing the number of parking spaces on the college grounds.


· The present college parking arrangements and illuminations mean that residents are disturbed by cars throughout the day, evenings and weekends.


· The ‘Statement of Community Involvement’ suggests that local residents were contacted prior to submission. They did not receive any correspondence prior to the Council’s notification.


A letter of objection has also been received from Greater Manchester Police as adjoining neighbours to the application site.  They object to the storage of acetylene cylinders on the site.  Greater Manchester fire and Rescue Service advises that in the event of an incident (fire) involving these cylinders or the workshops there may be a 200m exclusion zone set in place up to 25 hours which would prevent all access to the Police station.  The Police have therefore outline reasons why this should not occur.  Following this objection, the College has confirmed that they will no longer store acetylene cylinders on the site.


OBSERVATIONS


BACKGROUND


1. This application is submitted alongside two outline planning applications, Ref:77485/O/2011 for the redevelopment of the Trafford College site at Moss Road, Stretford, for residential development and 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.  These two applications for residential development are intended to help raise revenue for the College to carry out the redevelopment works at their Talbot Road site which is the subject of this planning application.  All three applications will be presented at the same planning committee for clarity.


PRINCIPLE OF DEVELOPMENT


2. The application site is situated within the Gorse Hill Priority Regeneration Area.  Policy L3 of the Core Strategy states that with Trafford’s Regeneration Areas the Council will secure improved access to and/or the provision of community facilities, education, training and advice centres.

3. The applicants state the proposed development 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 further state that 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.”


4. The applicants state that if the redevelopment of the College’s Talbot Road site 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.


5. On the basis of the above 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 across the Borough and particularly within the Gorse Hill Priority Regeneration Area in line with Core Strategy Strategic and Place Objectives and Policy L3. In addition, the proposals will support economic growth and key sectors in Trafford Park in line with Core Strategy Policy W1.  The proposed development is therefore considered acceptable in principle.


RESIDENTIAL AMENITY

6. Residential dwellings bound the site to the south-west.  The proposed two storey extension would be situated to the opposite, north-east side elevation of the existing main building and would not project beyond the front or rear elevations of the existing building.  The proposed extension would have a flat roof, which would not project higher than the main roof of the existing building.  The proposed two storey extension would therefore not be very visible from neighbouring residential properties.


7. It is recognised that the proposed car park to the south-west area of the site would result in the loss of some tree planting that lies along the common boundary with No.43 Great Stone Road, which currently helps to screen the college from this property.   Some planting is however proposed to be retained in this area and new planting can also be created.  A condition is recommended requiring details of boundary treatment adjacent to the northern boundary with No.43 to be submitted to ensure that the boundary treatment is substantial enough minimise the impact of cars parking adjacent to this boundary on the residents of No.43.  It is however recognised that the benefit of the redevelopment of the site to improve educational facilities within the Borough outweigh the minimal impact of the proposed car park on neighbouring properties.


DESIGN AND VISUAL AMENITY


8. The proposed two storey extension would have a contemporary design that would not imitate and would be recognisably distinct from the existing main building.  The applicants have indicated that the extension would comprise of a simple material pallet of predominantly silver grey profiled cladding and stack bonded black brickwork.  The proposed extension would be set 18.6m back from the front elevation of the existing building and would be situated in line with the eaves level of the existing building.  The extension would replace part of the existing building and thus whilst having a maximum width of 14m, would only project 1m closer to the side boundary than the existing building, leaving a minimum distance of 4m to the side boundary.  It is also recognised that there is existing modern development near the application site, such as at Old Trafford Cricket Ground.  It is therefore considered that the proposed extension would not result in a cramped form of development or appear over prominent within the existing street scene nor detract from the character of the existing site and surrounding area.


9. The existing temporary prefabricated buildings situated to the south-west of the site that are proposed to be demolished to provide a new area of car parking are tired in appearance and provide no positive contribution to the character of the existing site or surrounding area.  It is therefore considered that the loss of these buildings is acceptable.

10. The proposal includes the replacement of windows within the existing building.  The size of the windows would remain unchanged thus would not significantly impact on the appearance of the existing building.


11. The proposed development would also include the loss of some existing trees within the site, particularly at the south-western area of the site where the existing nursery is to be demolished and replaced with car parking.  Whilst it is recognised that these trees currently provide an attractive green buffer on this corner, none of the trees are subject to Tree Preservation Orders and a line of mature trees would be retained along the front boundary with Talbot Road.  It is also considered that areas of landscaping, including the planting of new trees can be achieved in this car parking area to soften the appearance of the proposed car park.  Furthermore, it is considered that the loss of some trees within the site is outweighed by the benefit of the redevelopment to educational facilities and opportunities within the Borough.  

HIGHWAY SAFETY AND PARKING PROVISION


12. The proposals look to consolidate facilities currently located at the College site at Moss Road, Stretford on this site on Talbot Road which would result in the number of staff increasing from 122 to 175 and the number of students from 500 to 1000.  As part of the proposals the existing car parking provision within the site would be reduced from 192 car parking spaces to 182 spaces and therefore the proposals constitute an increase in floorspace with a reduction in car parking.  Operations at the site already result in parking on local residential roads and these proposals could exacerbate those problems.  To meet the Council’s car parking standards the provision of 187 car parking spaces should be provided based on 100 car parking spaces for students and 87 for staff.  However, this is seen as a maximum standard.  


13. The site access for staff/visitors/disabled needs to be one way only as there is inadequate space for simultaneous passing of traffic.   The applicant has confirmed that this is intended, however, it is recommended that the creation and retention of one way signing and lining is the subject of a condition.


14. In regards to cycle parking, the provision of 4 cycle parking spaces should be made for staff and 83 for students, therefore the provision of 44 cycle parking stands should be provided overall. The submitted plans currently show the provision of only 7.  This level of cycle parking needs to be met in order to meet the Councils standards for encourage sustainable travel.  A condition is therefore recommended requiring the provision of 44 cycle parking stands.


15. In regards to motorcycle parking the provision of 2 motorcycle car parking spaces should be made for staff and 25 spaces for students. Therefore a condition is recommended requiring the provision of 27 motorcycle parking spaces or 14 motorcycle parking stands to meet the Councils standards.


16. The submitted Travel Plan states that there is only one male and one female shower available.  The LHA is concerned that this is inadequate for a facility that will be supporting 1000 students and 175 staff.  Whilst the targets indicated seem acceptable, the travel plan should remain in place indefinitely to ensure that the College continues to discourage car travel to the site.

CONCLUSION


17. The proposed development represents a substantial investment in, and improvement of College facilities and would thereby provide significant educational benefits to the Borough which will improve access to jobs and training for disadvantages (particularly young) people within the Gorse Hill Priority Regeneration Area, in accordance with Policy L3 of the Core Strategy.  In addition, the proposals will support economic growth and key sectors in Trafford Park in line with Core Strategy Policy W1.  It is also considered that the design of the proposed extension is acceptable and that with appropriate conditions the proposed development would not unduly impact on residential amenity.  The proposed development is therefore considered to comply with the relevant Policies in the Core Strategy.

RECOMMENDATION: GRANT subject to the following conditions 


1. Standard time limit


2. List of approved plans 


3. Materials


4. Landscaping 


5. Landscaping Maintenance


6. Details of boundary treatment to the northern boundary with No.43 Great Stone Road to be submitted and approved.


7. Contaminated Land


8. Provision of cycle parking


9. Provision of motorcycle parking


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


11. Creation and retention of one way signage in car park


12. Permeable materials for hard surfaces/run off


13. Development to be carried out in accordance with Crime Impact Statement
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		WARD: Clifford

		77729/FULL/2011

		DEPARTURE: No





		Erection of 62 no. dwellings, comprising 29 no. two bed houses and 33 no. two bed apartments including associated landscaping and paRKING.



		Land at Essex Way, Old Trafford






		APPLICANT:  Trafford Housing Trust Limited






		AGENT: PRP Architects LLP






		RECOMMENDATION:  GRANT 







SITE


The application site is located on the southern side of Stretford Road, Old Trafford, in north east Trafford. The site extends to approximately 1.068 hectares and is currently undeveloped. It currently comprises grassland, scattered trees and shrubs and areas of hard standing for pedestrian access and due to historical vehicle access. 


The northern boundary of the site is defined by Stretford Road and the eastern boundary by Erskine Street containing two storey residential development. The southern boundary of the site is enclosed by two storey dwellings fronting Cornbrook Grove and a Children’s Centre and its car park define the boundary to the west. The surrounding area is predominantly residential in character and comprises few commercial and retail uses fronting the main arterial route of Stretford Road. The north east boundary of the site abuts two three storey commercial premises fronting Stretford Road, on the corner junction of Erskine Street and Stretford Road.

The site is accessed by a vehicular and pedestrian access off Stretford Road and there is pedestrian access from Cornbrook Grove. There are no public rights of way across the site although informal pedestrian access is feasible across the open boundaries of the grassland site.


PROPOSAL


Planning permission is sought for the erection of 62 new residential units comprising 29 no. two bedroom dwellings and 33 no. two bedroom apartments. The residential units would be constructed to Code Level 3 with regard to the Code for Sustainable Homes. Vehicular access is proposed directly from Erskine Street and Essex Way, via Stretford Road. The scheme involves opening up a vehicle access from Essex Way into Cornbrook Grove.


The 33 apartments would be accommodated within 2 no. three storey apartment blocks located to the north of the site fronting Stretford Road. The vehicular access points to the parking areas are sited on Essex Way. The parking provision and amenity areas would be located to the rear of the flats. The apartment blocks would contain flat roofs and be constructed in different brick types to define entrances. 


The proposed dwellings would be sited to the south of the apartment’s parking provision, in predominantly terraced rows of 3-5 dwellings and semi-detached pairs. The proposed dwellings would be two storey and of buff brick construction with grey fibre cement slate roofs. The scheme comprises three housing types, all consisting of pitched gable roofs and simple elevational detail. 


The Old Trafford Masterplan outlines how the need for housing in Old Trafford remains high as the price of new private housing is unaffordable for local incomes.  The proposal would deliver 100% affordable rented housing.


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 CORE STRATEGY POLICIES


L1 – Land for New Homes


L2 – Meeting Housing Needs


L3 – Regeneration and Reducing Inequalities


L4 – Sustainable Transport and Accessibility


L7 - Design


L8 - Planning Obligations


PROPOSALS MAP NOTATION


ENV 32 – Sites for Reclamation


H10 - Priority Area for Regeneration – Old Trafford

RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


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


DP7 – Promote Environmental Quality


RDF1 – Spatial Priorities


L4 – Regional Housing Provision


L5 – Affordable Housing


RT2 – Managing Travel Demand


MCR1 - Manchester City Region Priorities 


MCR2 – Regional Centre and Inner Areas of Manchester City Region


PRINCIPAL REVISED UDP POLICIES/PROPOSALS


No relevant policies. 


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

H/LPA/OUT/62516 - Variation of condition 1 attached to permission ref. H/LPA/OUT/54540 (erection of residential development, day nursery and space for community use) to allow an extension of time for the submission of reserved matters for approval and for the commencement of development in respect of the erection of residential development and space for community use - Approved with conditions – 31/08/2005 


H/ARM/55595 - Erection of two storey building to accommodate 100 space day nursery, new access from Stretford Road, associated car parking and landscaping – Approved with conditions - 29/04/2003


H/LPA/OUT/54540 - Erection of residential development, day nursery and space for community use – Approved with conditions - 4/11/2002


APPLICANT’S SUBMISSION 


The application is accompanied by the following detailed supporting statements:


Design and Access Statement


Flood Risk Assessment


Statement of Community Involvement/Consultation Statement


Transport Statement


Framework Travel Plan


Arboricultural Implications Assessment


Ecological Assessment


Viability Supporting Information 


Crime Impact Statement prepared by Greater Manchester Police for PRP Architects


Code for Sustainable Homes Pre-Assessment


Desk Top Study and Structural Investigation (Phase 1) 


Relevant parts of these statements will be referred to in the Observations section of this report where necessary.


CONSULTATIONS


LHA – No objections. The main points raised are discussed in the Observations section below.  

Environment Agency – No objection in principle to the proposed development but request that any approval includes a condition for the submission of a surface water drainage scheme and submission of remediation strategy if any contamination is found.



A culverted watercourse ‘Corn Brook’ flows through the site. As this is not a designated ‘Main River’, Trafford Council as the ‘Lead Local Flood Risk Authority’ (Flood and Water Management Act 2010) will be responsible for its management in relation to flood risk.


The proposed properties should not be located in close proximity to the culvert and there should be no additional loading. It is also advised that the long term maintenance/access should be considered as part of the development. 

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


i. no surface water is discharged to the combined sewer network


ii. This site must be drained on a separate system, with only foul drainage connected into the foul sewer.

iii. Surface water should discharge to the watercourse as stated in the planning application form to meet PPS25.

iv. A public access sewer crosses the site and UU will not permit building over it. An access strip width of 12m, 6m either side of the centre line of the sewer. Deep rooted shrubs and trees should not be planted in the vicinity of the sewer.

Electricity North West – Advise that the application could have an impact on their infrastructure and the applicant must ensure that the development does not encroach over either the land or any ancillary rights of access or cable easements.  If planning permission is granted the applicant should verify such details by contacting Electricity North West Limited.


Drainage – No objection. The main points raised are discussed in the Observations section below.  

Cornbrook Culvert passes through the site – detailed survey required to assess the impact of the development on stability and future maintenance of the culvert.


Highways – No objection in principle.


Pollution and Licensing – No objections in principle, and requested any approval includes a condition to require a contaminated land Phase I report to assess the actual/potential contamination risks prior to the development commencing.


Strategic Planning – No objections. The main points of which are discussed in the observations section of this report. 


Secured by Design – A Crime Impact Statement has been submitted prepared by Secured By Design, on behalf of the applicant’s agent, outlining amendments and positive aspects of the proposal. These recommendations are addressed in the Observation section of this report.


REPRESENTATIONS


Neighbours – 9 letters of objection originally received raising the following: -


· Loss of recreational area


· Loss of safety to play area in the Grove – opening up Essex Way will not be safe for children in the area


· Increase in crime 


· Loss of property value


· Lack of statistical evidence for requirement for social housing


· More suitable areas or vacant properties for residential development elsewhere


· Intensify vehicle congestion


· Out of character with surrounding area


· TBC should re-consider this scheme in light of soil  contamination


· Overshadowing


· Loss of privacy


· Loss of light


· Lack of access for garden maintenance and fire access


· Large development on a small area of land, with inadequate parking and little outside space. Poor quality of life for new residents and existing residents.


· Little infrastructure to support the current community


· Bollards and fences have eliminated potential for joy riders, removal of these will lead to predicted crime increase


· Vacant plots in the vicinity in recent developments


· One parking space per property is in adequate for the number of residents proposed


· Parking congestion/ traffic generation


· Parking worsened by nursery on Cornbrook Street which was built with insufficient parking


· Drainage problems


Cllr Cordingley has raised an objection on the grounds of that the proposed design is not in keeping with the site’s designation as a gateway to Trafford, with particular regard to the Stretford Road frontage. 


A petition has been submitted contained 45 signatures with a covering letter that raises the following issues:


· Agreed that more social housing is required however the site is not the most suitable in Old Trafford.


· High volume of traffic would add to parking congestion around the entrance to the Children’s Centre on Stretford Road.


· Understood that the land is contaminated which will have to be researched and considered.


· Understood that there is a flood notification on the site, which will have to be researched and considered.


· Existing drainage issues. Problematic to add a further 62 homes to the inadequate system.


· Height of proposed buildings would tower over dwellings on Cornbrook Estate, leading to loss of daylight and privacy.


· The suggestion to open up the cul-de-sac through to Cornbrook Grove to allow less congestion on the opening from Stretford Road is not a positive for the residents of Cornbrook Grove.


· As the road is narrow the speed will be hard to enforce possibly leading to accidents.


· Additional traffic (vehicle and pedestrian) will pass the existing houses. 


· Neither authority (Manchester or Trafford) claims responsibility for grass cutting and clearance of dumped rubbish on the site.


· The flats at Pickford Court and the site of Isobelle Bailey Lodge will be free in 15 months time. Why can these places not be used for the new build.


· Existing doctors, refuge collection and police service will be placed under greater pressure.


· School Walk had a problem for many years with anti-social behaviour. The Residents Committee and the Police have given time and energy to make the estate more peaceful. It is aware that the Secured By Design Department has objected to the proposed build, which is supported by the residents.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


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


2. The Draft NPPF states at that the Government's key housing objective is to increase significantly the delivery of new homes and that the planning system should aim to deliver a sufficient quantity, quality and range of housing consistent with the land use principles and other policies of the NPPF.


3. The policies of the Regional Spatial Strategy relevant to residential development include L4, DP4, MCR1 and MCR2. The criteria of Policy L4, outlines the objective to work in partnership with developers and other housing providers to address housing requirements (including local needs and affordable housing needs) to ensure a mix of appropriate house type, sizes, tenure and price in achieving housing provision. Policy L4 also advocates maximising the re-use of under-used brownfield land in line with Policy DP4 which relates to making the best use of existing resources and infrastructure. Policy MCR1 encourages a high level of residential development in inner areas to secure a significant increase in the population of these areas. Policy MCR2 requires that residential development should be focused in inner areas to secure an increase in their population, to support major regeneration and create sustainable communities. This policy outlines that the emphasis will be on providing a good range of quality housing, in terms of size, type, tenure and affordability, with a high quality environment and accessible local facilities and employment opportunities.


4. Policy L1 of the Adopted Core Strategy outlines the supply of land to be made available for housing provision up to the end of the plan period (2026) and sets a target of a minimum 11,800 new dwellings. Policy L1 outlines that 40% of land to be released will be in the Regional centre and Inner Area. A target is also outlined of 80% of new housing provision to make use of previously developed land. 

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


a. Firstly land within the Regional Centre and Inner Areas;


b. Secondly land that can be shown to contribute significantly to the achievement of the regeneration priorities set out in Policy L3 and/or strengthen and support Trafford’s 4 town centres, and,


c. Thirdly land that can be shown to be of benefit to the achievement of the wider Plan Objectives.  


6. The application site is located in the inner area and therefore would be considered as a first priority for locating new housing provision. The site constitutes previously development land and therefore the proposal would be considered to contribute to achieving the targets for new residential development within the Borough in accordance with Policy L1.  


7. The site is designated as a Priority Regeneration Area in Old Trafford under Policy L3 in the Adopted Core Strategy. In Old Trafford, Policy L3 seeks to promote housing led redevelopment in the eastern section of the regeneration area to improve the quality and diversity of housing stock. The redevelopment of this site for residential development is therefore in accordance with Policy L3.


8. The application site is identified in the Old Trafford Masterplan as one of nine sites earmarked for development in order to deliver and support regeneration within the Old Trafford area. It is identified as a Growth Point which has opportunities for housing development to help meet housing supply targets with good access to Manchester City Centre and Trafford Park.


9. The site is located in proximity to the A56 Chester Road/Bridgewater Way and the A5103 Princess Road and the site is considered to be within a sustainable location given its proximity to Stretford and Manchester where comprehensive services and facilities are available. The site is well served by public transport, being within walking distance of bus stops on Stretford Road. Furthermore, the site is classified as a ‘most accessible’ area in the Council’s SPD1 ‘Developer Contributions to Highway and Public Transport Schemes’. 

10. The site is within the urban area and although it is currently undeveloped and grassed over, it constitutes previously developed land having previously accommodated residential development. The definition for brownfield land excludes land that was previously developed where remains of fixed surface structure have blended into the landscape (to the extent that it can reasonably considered part of the natural surroundings).  There is an area of hardstanding adjacent to Stretford Road, which are remains of the previous residential development and infrastructure adjacent to Essex Way, and therefore the site is considered brownfield land. Outline planning permission was granted for residential development on this site in 2002 (H/LPA/OUT/54540) and this permission was renewed in 2005 under H/LPA/OUT/62516.  With reference to the above, residential development would be acceptable in principle in this location even on a greenfield site given its location in the regional inner area, its sustainable location and contribution to the delivery of objectives for regeneration and affordable housing within Old Trafford.


11. Having regard to the above, the proposed redevelopment of the application site for residential development is considered in accordance with PPS3, the relevant policies of the RSS, Core Strategy Policies L1, and L3 and the provisions of the Old Trafford Masterplan.  


IMPACT ON AMENITIES OF ADJACENT RESIDENTIAL OCCUPIERS


12. Policy L7 of the Adopted Core Strategy requires new development to not prejudice the amenity of occupiers of adjacent property by reason of overshadowing, overlooking, visual intrusion or noise and disturbance. The Council’s Guidelines for new residential development recommends that where there would be major facing windows, two storey dwellings should retain a minimum distance of 21m across public highways and 27 metres across private gardens. Distances to rear garden boundaries from main windows should be 10.5m for 2 storey houses. Where there is a main principal elevation facing a two storey blank gable a minimum distance of 15m should normally be provided. 


13. The proposed layout of the development seeks to make effective use of previously developed land whilst also having regard to the layout of existing housing in the vicinity. The existing two storey residential development to the east of the site, fronting Erskine Street, is positioned directly at the back of the pavement. With regard to these residential properties, a separation distance of approximately 17.5m would be achieved between No.s 91-97 Erskine Street and the two storey principal elevations of seven dwellings proposed to front Erskine Street. Whilst falling short of the 21m separation distance outlined in the guidelines, the distance is not uncharacteristic of front to front distances found in the nearby residential area. For example, there are separation distances between front principal elevations of 13.1m in Bangor Street, 15.1m in Nash Street and 16.3m in Yew Street, which are three residential terraced streets directly to the east of the site. Therefore a distance of 17.5m is not considered unduly harmful to the occupiers of Erskine Street.  


14. A section of a proposed two storey flank elevation facing Erskine Street, measuring 1m wide, would be sited approximately 14.5m from the front elevation of No. 89 Erskine Street. However this relationship is consider to not unduly harm the outlook from the nearby property given the minimal width of the flank elevation sited within this distance and that the remainder of the existing dwelling’s elevation moves away at an oblique angle, retaining the outlook of the neighbouring property. Two secondary bedroom windows would be sited in this proposed flank elevation fronting Erskine Street, however these would be sited opposite the oblique angle of the neighbouring property which ensures in a satisfactory relationship between the two properties.


15. The residential properties fronting Cornbrook Grove and School Walk to the south of the application site comprise two storey semi-detached and terraced properties that are laid out in an irregular pattern. No.s 26 Cornbrook Grove and 45-51 School Walk Grove would be sited adjacent to a landscaped amenity area proposed to the south of the site, and therefore there are no dwellings proposed to be sited in line with the principal elevation of these existing properties. This layout, combined with a 16m separation distance at the closest point at an oblique angle, mitigates any impact to these properties. 


16. It is proposed to site 7no. two storey dwellings, which would front Erskine Street, to the east of No.s 28-36 Cornbrook Grove. The side and rear elevations of these existing properties currently back onto the application site.  There would be a separation distance of 20-21m respectively between the rear principal elevations of the existing and proposed dwellings. It is acknowledged that this would fall short of the recommended 27m however this relationship is not considered uncharacteristic of the urban grain that is present within the surrounding area and terraced developments within Old Trafford. For example, a separation distance of 19m can be identified between the rear elevations of properties within Cornbrook Grove. The rear building line of this proposed terraced row would be sited approximately 8.4m from the rear boundaries of No.s 28-36 Cornbrook Grove. Whilst this falls short of the recommended 10.5m separation distance the proposal is not considered to result in an undue loss of privacy to these properties given that examples of 8.4m and less between rear elevations and the rear boundary can be identified in Cornbrook Grove and properties fronting Cornbrook Street and that a 7m garden length is considered sufficient to retain privacy under national standards for permitted development.


17. The rear boundaries of No.s 33-39 Cornbrook Grove currently back onto the application site. A two storey flank elation of a proposed terraced row would be sited between 14m and 15.6m from the rear elevation of No. 33 Cornbrook Grove, which is considered acceptable on balance to comply with the 15m recommended separation distance. The flank elevation of No. 31 Cornbrook Grove currently faces the application site and as such would result in a satisfactory relationship with the proposed layout as it would face the flank elevation of a proposed end terrace. The proposed flank elevation would contain secondary bedroom windows sited approximately 8.6m from the boundary with No. 31 Cornbrook Grove. It is considered that this distance satisfactorily mitigates any adverse overlooking impact. Two residential units proposed in the south west corner of the site, that would face the rear garden of No. 17 Cornbrook Grove, achieve 10.5m to the side boundary with this neighbouring property, which would mitigate any potential overlooking impact to the private garden area. The flank elevation of the proposed semi-detached pair sited adjacent to No. 15 Cornbrook Grove would contain one window to a downstairs WC at ground floor and therefore would not adversely affect the amenities of No. 15.


18. There would not be an adverse overlooking impact from the proposed three storey apartment block to the north of the site with regard to No.s 13-15 Cornbrook Grove given the separation distance of 16.6m to the rear boundaries of these properties. The parking area proposed to the north of No.s 11-15 Cornbrook Grove would be screened by a landscaped area with replacement tree planting, and sited between 6-9m from the rear boundaries, which would mitigate against any undue disturbance and visual intrusion to these properties 


IMPACT ON RESIDENTIAL AMENITY FOR FUTURE OCCUPIERS


19. Policy L7 of the Adopted Core Strategy states the Council will have regard to the quality of the design and layout of the development, that it is appropriate in its context, and that the quality of the environment created for occupiers of the proposed development, including daylight and sunlight requirements and privacy is not compromised. For the most part the proposed layout complies with the Council’s guidelines for new residential development although there are some instances where proposed dwellings would fail to meet the guidelines, as outlined in the below paragraphs. 


20. It is proposed to site a two storey terraced row and a row of five dwellings, comprising a terrace of three and a semi-detached pair, parallel to each other within the centre of the development.  These dwellings would have a separation distance of between 14.2 – 17.2m respectively between their rear elevations in the amended layout. This relationship is considered acceptable on the grounds that the terraced row to the east is made up of single aspect housing comprising one main principal elevation to the front. As such there are no habitable room windows at first floor facing west towards the rear elevations of the properties fronting Erskine Street, which results in a satisfactory relationship between the elevations and mitigates any loss of privacy between the proposed dwellings. The outlook from the rear principal elevations of the dwellings fronting Essex Way has been increased by increasing the separation distance to the adjacent proposed dwellings. The relationship between the properties is considered acceptable and it enables an efficient use of the site with regard to housing development to deliver regeneration. Potential future occupiers would be aware of the layout prior to purchasing a property.


21. A separation distance of 22m between the principal front elevations of properties fronting Essex Way and 18m between the principal elevations of the apartments across the entrance into Essex Way  is considered acceptable on account that it is characteristic of surrounding grain and would therefore not lead to an undue loss of privacy for future occupiers. 


22. The proposed side flank elevation of the two semi-detached properties in the south west corner of the site would be sited 12m from the principal rear elevation of the proposed terraced row to the east. This is considered acceptable given a satisfactory outlook that would be achieved to the front and rear of proposed semi-detached pair. Equally, there is a separation distance of 14m proposed between a principal front elevation and a flank elevation across the site entrance from Erskine Street and this is considered acceptable due to the outlook retained either side of the terraced row fronting Erskine Street.


23. Whilst it is acknowledged that the guidelines have not been met in parts of the development, this is a relatively high-density urban environment where it is considered appropriate to apply guidelines flexibly to facilitate development on a brownfield site and deliver the provision of needed housing stock in a regeneration area. It is also acknowledged that this shortfall affects dwellings proposed within the development, however the future occupiers of the properties would be aware of the situation before choosing to live here. Having regard to the above it is considered that the proposal would provide a satisfactory level of amenity for future occupiers of the development. 


HIGHWAY MATTERS AND CAR PARKING PROVISION


24. The LHA comments state that to meet the Council’s car parking standards a minimum of 62 car parking spaces should be provided for the residential properties equating to 1 parking space per residential unit. This is met within the development and the LHA welcomes the additional provision of 8 visitor spaces. This level of provision complies with the Council’s standards and is consistent with guidance within PPG13: Transport. 


25. Amendments were requested to incorporate minor changes to the layout to safeguard highway and pedestrian safety. These include re-positioning the vehicular access to Unit 28, so that it would not be adjacent to the vehicle entrance into the Apartment Block A, to remove an unacceptably wide vehicle access. The amended layout provides greater pedestrian refuge with the pavement along Essex Way. Additionally the boundary treatment along the north and west boundaries of Unit 52 has been amended to a low wall and 2.1m tall railings to improve visibility for the access and safeguard pedestrian and highway safety. Whilst the outlined parking spaces indicated on the plan measure 4.8m in length, the parking spaces sited to the front of the properties within plots 56-62, 41-45 and 24-28 would meet the Council’s standards as a 5m length parking space would be feasible. The spaces are enclosed by vehicular gates (bi-folding gates) so as to not encroach onto the parking space when open. The amended layout is satisfactory highway safety grounds.


26. The level of traffic generation associated with the proposed residential development would not result in an unacceptable level of traffic within the surrounding residential area. The development would be accessed from two points along Stretford Road, leading into Essex Way and Erskine Street, and accommodates satisfactory parking provision within the site. As such is it not considered that the proposal would adversely affect the access to the Children’s centre to the east of the site by reason of additional traffic or parking congestion. Vehicle activity associated with the development would be concentrated within Essex Way and Erskine Street, and the levels of traffic as a result of this development would not be unduly onerous for a residential area. There has been no objection from LHA with regard to traffic generation.


DESIGN AND IMPACT ON STREET SCENE  


27. The surrounding vicinity contains varying architectural styles. Stretford Road comprises a strong built frontage of properties three storey and above and contains an urban character of elevational detail of render and cladding. Erskine Street contains modern residential two storey, terraced red houses. Cornbrook Grove contains more traditional housing of two storey terraced and semi-detached dwellings constructed from brick and tiled roofs.


28. In the submitted Design and Access Statement, it states that the proposal takes its reference from surrounding characteristics whilst creating its own character and forming a gateway along Stretford Road. The scheme comprises a mix of semi-detached and terraced housing and a three storey apartment blocks and its layout and design are informed by the surrounding context as outlined below.


29. The proposed apartment blocks fronting Stretford Road are of a scale and massing that would reflect the modern character to the north of the application site. The three storey elevation would provide an appropriate frontage to the northern boundary of the site as it responds to the emerging character along Streford Road. The modern, three storey development is considered to appropriately address this key route and to contribute to providing a gateway in this location as it is in keeping with and reinforces the character of the surrounding context. The proposed elevational detailing is simple and would utilise different brick types to define entrances and the legibility of the building. The brick type and materials are to be agreed.


30. The proposed dwellings within the site, are reflective of the more traditional two storey residential character with the area, with regard to its scale and tight-knit character and layout. The proposed dwellings would not directly imitate the architectural detailing of properties in the vicinity , however  the proposed gable roof and simple elevational design of the proposed two storey terraced and semi-detached properties responds to the characteristics of traditional built form in Cornbrook Grove and modern development in Erskine Street. 


31. The Old Trafford Masterplan outlines that the area is characterised by a tight urban grain with a human scale in residential areas that offers a sense of enclosure and enables overlooking and animation of public areas. The proposed grid layout within the site emulates this pattern by the clear definition of public and private spaces which provide well-defined street frontages that are overlooked by natural surveillance. The proposal also includes a grid arrangement that allows for permeable routes through the site.


32. It is acknowledged that a mix of housing is also encouraged by PPS3 to contribute to the creation of mixed communities. As such the provision of mixed housing types and the provision of Lifetime Homes is considered acceptable in design terms and on the grounds of helping to foster sustainable communities.


SECURITY ISSUES

33. Greater Manchester Police (Design for Security) have stated that the proposal would bring vitality into a currently inactive site. Neglected spaces and patches of unmanaged vegetation have created problem hiding spaces that have been exploited for criminal and anti-social purposes. Re-development of the site with housing should help to create a sense of ownership and responsibility. The development is appropriately designed with regard to security whereby doors are located on front elevations and the layout provides active frontages and reduces the extent of rear boundary exposed to public areas. Parking is provided to the front of the dwellings which is secured behind gates and can be overlooked from within the properties. The use of appropriate boundary treatments to the front and side boundaries of the dwellings would be appropriately defined, such as low walls to front gardens. and access to shared passage ways and rear gardens would be restricted, such as gates to shared accesses.

34. The Crime Impact Statement prepared by Greater Manchester Police also states however that the open parking layout sited to the rear for the apartments is unacceptable and recommends that the parking courts are enclosed by 2.1m tall boundary treatments and that entry must be controlled by automatically operated gates. The applicant’s agent do not object to the provision of such gates within the scheme however it is considered by the LHA that the installation of gates would not be acceptable on the grounds of restricting access to the site and parking areas which can potentially result in parking congestion and blockages to the access and highway. The proposed apartments provide natural surveillance for the parking areas and site entrances, with habitable room windows overlooking these areas including the elevations directly fronting each access from Essex Way. The west boundary of the parking area for Block A will be enclosed by a boundary treatment of up to 2m (controlled via condition) to improve the enclosure of the parking area in this section of the site. The east boundary of the parking area to Block B is currently enclosed by the 1.8m tall brick wall of the adjacent commercial properties. Furthermore, accommodating visitor parking within the site reduces the potential for on-street parking within the immediate vicinity. The bin stores would be accessed via code locks enclosed by a minimum of 1.8m tall boundary treatments. The cycle stores would be appropriately enclosed on three side and comprise stands all of which would be bolted to a reinforced concrete base. As such, on balance, it is considered that the lack of enclosure of the parking areas would not result in an unacceptable layout on security grounds.

35. The Crime Impact Statement outlined that some entrances to ground floor apartments are set within concealed entrances that could provide cover for criminal activity. A recess of a minimum of 750mm is required by Lifetime Homes for overhang/canopy, which has been incorporated on that basis for all individual entrances in all the apartments whether addressing Stretford Road or accessed from the deck/courtyard. With regard to the main communal ground floor entrances, which are set back 1800mm to articulate the entrances, these entrances are well lit, would be subject to a significant level of footfall that would prevent loitering, and they are located behind defined boundaries of semi-private space. Therefore on these grounds, the recesses in the main entrances are considered acceptable on security grounds.

IMPACT ON TREES


36. There are 15 trees and 5 groups of trees scattered across the site at present. The development proposal necessitates the removal of all existing trees and because the site is artificially bunded and will have to be made level for the development. It is suggested in the submitted arboricultural assessment that replanting is carried out to mitigate for the loss of grassland and trees. An indicative landscaping scheme has been submitted showing the provision of 23 amenity trees, 13 street trees and 14 garden trees A condition is suggested for a landscaping scheme to be submitted to safeguard adequate replacement tree planting and appropriate hard and soft landscaping of the site. 


ECOLOGY MATTERS


37. An ecological assessment has been submitted with the application dated October 2011. The submission concludes that the grassland, scattered trees, scrub and fauna within the site are of limited ecological value. With regard to the loss of 15 trees and 5 groups of trees on site, the ecological assessment concluded that the existing trees on site held low roosting potential for bats and outlines a number of recommendations with regard to safeguarding bats if found and for works being carried out outside the main nesting season. 


38. The site does hold some value as a stepping stone for species moving through the area for foraging and shelter. As such it is suggested that the replacement tree planting provides continuous tree cover to include ecological corridors and for native planting to enhance biodiversity within the site.


FLOOD RISK AND DRAINAGE


39. A Flood Risk Assessment has been submitted with the application and notes that the site is identified as being located within Flood Zone 1 of the Environment Agency Flood Zones and as such is considered to have a low probability of fluvial/tidal flooding. The FRA submitted with the application has stated that the surface runoff rate would be restricted to greenfield runoff rate, however there are no details on the attenuation volumes required to achieve this. The FRA has been considered by the Environment Agency, which has no objection to the proposed development however it is requested that any approval includes conditions relating to submissions of schemes to limit the surface water run-off generated by the proposed development and to manage the risk of flooding from overland flow of surface water.


40. United Utilities have advised that a 12m easement must be maintained across the sewer that runs across the site from east to west. The proposed layout maintains this required easement. 


41. A culverted watercourse ‘Corn Brook’ flows through the site. As this is not a designated ‘Main River’, Trafford Council as the ‘Lead Local Flood Risk Authority’ (Flood and Water Management Act 2010) will be responsible for its management in relation to flood risk. The Environment Agency has stated that the proposed properties should not be located in close proximity to the culvert and there should be no additional loading. It has also been advised that the long term maintenance/access should be considered as part of the development.

42.  In order to assess this matter, a full structural survey confirming its exact position in relation to the proposed dwellings has been provided. A site plan indicating the exact location of the culvert has been provided by the applicant’s agent.


43. The Drainage Section has advised that the culvert is approximately 4.3m wide and in accordance with national guidelines, recommends that no development should be built within 5m of the outside face of the culvert. There are three locations within the proposed layout that encroach into the recommended 5m easement by approximately 2m. In order to mitigate this encroachment, a method statement has been submitted to the Council’s Drainage Section to demonstrate that access for repair would not be compromised by the current siting of the dwellings in the event of collapse and required repair. As such, the layout is considered acceptable by the Council’s Drainage Section on the grounds that the safety and future maintenance of the culvert would not be compromised by the proposed layout of the development. 

OTHER MATTERS

44. With regard to concerns raised over potential anti-social behaviour, it is considered positive that the site brought back into use. Residential development is compatible with the prevailing residential area and there is no evidence to suggest that residential development managed by THT would result in anti-social behaviour. Concerns have been raised with regard to drainage, flood risk and contamination and these have been duly considered in the determination of the application and would be addressed in suggested conditions through the submission of relevant method statements.

45. There are a number of sites earmarked for residential development in Old Trafford in the development plan and in Old Trafford Masterplan to promote housing-led regeneration. The Core Strategy refers to a figure of 1000 new residential units to be provided. This site is previously-developed land within the regeneration area, which has received planning permission previously for residential development in 2002, that was renewed in 2005. The development of the site is therefore in accordance with regional housing provision measures and is part of an ongoing program to deliver housing in Old Trafford. 

46. The concerns raised by neighbouring residents with regard to potential loss of light and privacy have been taken into consideration and discussed in the amenity section of the Observation section. 


DEVELOPER CONTRIBUTIONS


47. 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. 


48. 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.


49. 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.


50. 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.


51. As the scheme comprises the provision of 100% affordable rented housing through a RSL, no obligation would be sought with regard to affordable housing provision. 

52. The SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ applies to all new residential developments. Based on the rates set out in the SPG, a contribution of £138,346.44 would be required, with £106,236.52 toward open space provision and £32,109.92 toward outdoor sports facilities.


53. Comments from Strategic Planning outline that the proposal lies within an area of open space deficiency as assessed by the PPG 17 Assessment for Trafford in 2005. However the assessment recognizes the importance of quality open space as well as quantity. Since the Assessment was carried out a new play area has been provided in Rainbow Park in Carriage Street that is up to LEAP standard. This would provide adequate play provision to meet the accessibility standards in OSR 9. The provision of a high quality community park/allotment to be developed in partnership with the Community to meet community needs is seen as a positive contribution to improving open space in the area. Given the type of development as affordable housing, viability issues and the existing provision of high quality accessible outdoor sports provision close to the proposed development it is not considered further contributions to outdoor sports under Policy OSR9 would be required.

54. SPD1: Developer Contributions to Highway and Public Transport Schemes sets out that a contribution toward the provision or improvement of highway and public transport schemes is required. The location is a within the ‘Most Accessible’ category of locations for the purpose of the SPD. This equates to a total contribution of £25,512.00 with £8,731.00 towards local highway improvements and £16,781 towards public transport improvements. As the scheme provides solely affordable housing units, it is exempt from the provisions of the Council’s SPG29 – ‘Developer Contributions towards Red Rose Forest’.

55. The Housing Trust submitted a confidential financial appraisal with the application which indicates that the level of contributions sought would render the scheme unviable. It is recognised that the scheme is for the provision of 100% affordable housing units by a registered social landlord and that the development would bring much needed regeneration benefits to Old Trafford on a site earmarked for development in the Old Trafford Masterplan and the Core Strategy. It is also noted that if financial contributions towards highway improvements and public transport improvements were to be sought that the scheme would be rendered unviable and that subsequently no affordable units would become available in this part of Old Trafford. Based on the information provided, it is considered acceptable to not require a financial contribution towards local highway improvements and public transport improvements. However, as the scheme’s viability would be dependent on market conditions at the time the development is completed, it is proposed to include an overage clause in a Section 106 agreement which stipulates that the Council will receive an appropriate level of developer contributions if the economic climate improves and the applicant’s current assumptions about the development costs and viability of the project prove to be incorrect. Therefore the scheme is recommended for approval subject to a S106 requiring the SPD1 Developer Contributions to Highway and Public Transport Schemes contributions unless it is demonstrated that at the time the development is implemented the scheme would not be economically viable with the proposed contributions, in which case they would be reduced to the level necessary to ensure the viability of the scheme. 

56. SPD 1 :Planning Obligations (to be adopted 27th February 2012) would set out the financial contributions required towards highways infrastructure, sustainable transport schemes, specific green infrastructure, outdoor sports and recreation, highways contributions and education facilities. The proposal would not require a financial contribution with regard to the above as it is comprises 100% affordable housing through an RSL. 

These obligations are indicative and may change when the SPD is adopted.

RECOMMENDATION: Minded To Grant Subject To:


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

In the event that the SPD is adopted before the legal agreement is completed, as there would be no obligations applicable and therefore no legal agreement necessary, it is recommended that the decision is delegated to the Chief Planning Officer in consultation with the Chairman, Vice Chairman and Opposition Spokesperson

(B) Subject to the following conditions:

1. Standard 3 year time limit


2. List of Approved Plans


3. Notwithstanding submitted details, materials to be submitted and approved


4. Details of screening of bin shelters


5. Details of boundary treatment


6. Landscape scheme, including details of hard and soft landscaping - including treatment of bund (cross section and height)


7. Removal of permitted development rights for extensions, dormer windows, garages and other outbuildings and hard surfaces.


8. Provision and retention of 1 car parking space per dwelling.


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

10. Development to be carried out in accordance with the recommendations contained within the submitted Aboricultural Implication Assessment prepared by The Environment Partnership in October 2011, received by the local planning authority on 7th November 2011.


11. Development to be carried out in accordance with the recommendations contained within the submitted Code for Sustainable Homes Design Stage Ecological Assessment prepared by The Environment Partnership in October 2011, received by the local planning authority on 7th November 2011.


12. The development hereby permitted shall not be commenced until a surface water drainage scheme for the site, based on sustainable development principle and the FRA submitted from Sutcliffes dated October 2011 (ref DS/LRD25883) has been submitted to and approved in writing by the local planning authority.


13. If during development, contamination not previously found, is found present, development shall cease until the submission of a remediation strategy has been submitted to and approved in writing by the local planning authority.

14. No surface water is discharged to the combined sewer network. This site must be drained on a separate system, with only foul drainage connected into the foul sewer. All surface water from this development should discharge to the Watercourse to meet PPS1 and PPS25.


15. A public sewer crosses this site and UU will not permit building over it. UU will require an access strip width of 12.0 metres, 6.0 metres either side of the centre line of the sewer. Deep rooted shrubs and trees should not be planted in the vicinity of the public sewer and overflow systems.


16. All residential units shall be affordable. 
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		WARD: Davyhulme West

		77886/FULL/2011

		DEPARTURE: No





		Demolition of existing 30 bungalows and erection of 33 no. two, three and four bedroom detached and semi-detached dwellings with works ancillary thereto, incorporating 16 no. two storey dwellings and 17 no. two storey dwellings with accommodation in the roofspace.  Closure of existing vehicular access and formation of new vehicular access to Woodsend Road



		Former site of Caldercourt, Woodsend Road, Flixton






		APPLICANT:  Trafford Housing Trust






		AGENT: Bernard Taylor Partnership






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT
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SITE


The application relates to a rectangular area of land measuring 0.96ha to the south of Woodsend Road in Flixton and incorporates land on either side of Calderbank Avenue, which divides the application site into two areas.  Properties on Kendal Avenue lie to the south of the site.  The application site is currently derelict and comprises of 30 bungalows that were formerly used as accommodation for the elderly with an additional caretakers flat constructed in the 1960s.  The properties are dilapidated and detract from the character and appearance of the street scene.  Vehicular access into the site is currently from Woodsend Road.  The area of land on the eastern side of Calderbank Avenue comprises of six bungalows arranged in an L-shape adjacent to the south and eastern boundaries with a path providing access from Calderbank Avenue to Woodsend Road.  The larger area of land on the western side of Calderbank Avenue currently comprises of 24 bungalows and one caretaker’s flat arranged in a rectangular shape around a central access road, with two bungalows in the centre.  Calderbank Avenue and Woodsend Road are tree lined and there are 22 trees both within and adjacent to the application site.  


The surrounding area is predominantly residential and generally comprises of detached and semi detached dwellings.  Properties on the opposite side of Woodsend Road to the north of the site are two storey semi detached dwellings with hung tiling on the front elevations and driveways to the front and side.  Properties to the south of the site on Kendal Avenue are similar two storey dwellings with an additional 4 link detached modern dwellings close to the junction of Kendal Avenue with Calderbank Avenue.  Properties on Calderbank Avenue adjacent to the site are traditional Victorian semi-detached properties and are therefore taller than other neighbouring dwellings.  Adjacent to the eastern boundary of the site is a detached dwelling with a converted coach house adjacent to the front boundary.  


PROPOSAL


Planning permission is sought for the demolition of the existing 30 bungalows and the erection of 33 semi-detached and detached dwellings.  The majority of the dwellings would be three bedroom properties (28no.) with 3no. four bedroom properties and 2no. two bedroom properties.  26 of the dwellings would be affordable housing units, with 19 of these available for shared ownership and seven to be social rented.  The remaining seven units would be market housing.  


Of the 33 dwellings, 16 would be two storey and 17 would be two storey with accommodation in the roof space and would have gable roof designs.  The dwellings would front onto Calderbank Avenue, Woodsend Road and a new cul-de-sac within the site and each would be garden fronted.  The new access road would be located 25m to the west of the existing vehicular access into the site and would lie adjacent to the western boundary next to an existing public footpath connecting Kendal Avenue with Woodsend Road.  There are a total of 13 dwelling proposed to front onto Woodsend Road and these would be two storey in height with a further three of these two storey properties located within the initial part of the new road access.  Eight of the properties would be located within the proposed cul-de-sac and these would be two storey with living accommodation in the roof space and nine similar properties are proposed to front onto Calderbank Avenue.  


The two storey dwellings (types C and D) provide two and three bedroom accommodation and would measure 5.1m in height to the eaves level and 7.1m to the ridge.  A two storey forward projecting gable set down from the ridge line by 1.5m is proposed to form a bay feature to the front elevation with contemporary windows.  Adjoining single storey rear outriggers are proposed to the rear elevation to accommodate ground floor accessible toilets, which project 3.7m beyond the main rear wall.  The two storey dwellings with living accommodation in the roof space (types A, A3 and B) provide three and four bedroom accommodation and would measure 6.1m in height to the eaves and 9.4m to the ridge.   


Each of the dwellings would be provided with two car parking spaces on a private driveway and each would be provided with a cycle store shed and bin storage area in the rear garden.  The front boundaries of the properties to Woodsend Road are proposed to be 900mm high overall and comprise of a low brick wall with railings above.  The front boundaries on Calderbank Avenue are proposed to be 900mm high railings with a beech hedge planted behind.  Within the new access road, both these boundary treatments are incorporated along with landscaping and planting walls.  


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


The Trafford Core Strategy


The Trafford Core Strategy was adopted on 25th January 2012 and 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).  Appendix 5 of the Trafford Core Strategy provides details as to how the Revised UDP is being replaced by Trafford LDF;

The Revised Trafford Unitary Development Plan (UDP)


The Revised UDP was adopted on 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). See Appendix 5 of the Trafford Core Strategy; and


The Regional Spatial Strategy for the North West of England


The RSS for the North West was adopted in 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 1st 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.


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


R3 – Green Infrastructure


R5 – Open Space, Sport and Recreation


PROPOSALS MAP NOTATION


Unallocated


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None relevant 


PRINCIPAL RELEVANT RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses of Existing Resources and Infrastructure


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


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RDF1 – Spatial Strategies


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


RELEVANT PLANNING HISTORY

77443/FULL/2011 - Demolition of bungalows and erection of 36 no. two storey detached and semi detached dwellings with accommodation in the roofspace, incorporating 33 no. three bedroom and 3 no. four bedroom dwellings with works ancillary thereto (Withdrawn November 2011).  


· The previous application was withdrawn following concerns raised by local residents and Councillors.  More than 50 letters of objection were received regarding the density of the proposal; the highway extension to Kendal Avenue to provide access into the site; and the design of the dwellings.  Amendments have been made to address the concerns and the current scheme incorporates a reduction in the number of dwellings from 36 to 33, with the dwellings proposed to front Woodsend Road reduced in height to two storey.  Access into the site is now proposed from Woodsend Road.  


APPLICANT’S SUBMISSION


The applicant has submitted substantial supporting information.  The key documents are summarised below: 


Crime Impact Statement:  Concludes the proposal is generally acceptable subject to advice contained in the CIS.  The proposals contain many features of a safe and secure development, the site location is relatively low risk.  Green space outside the front boundaries of the dwellings should be subject to planting and maintained.  


Ecological Assessment:  There are no priority habitats or any evidence of roosting bats or bat use at the site.  No evidence of nesting birds was found however the trees and hedgerows offer some potential for nesting and foraging therefore the removal of these should be done outside the nesting season (March to August).  Bat and bird boxes are recommended, as is the planting of native trees and shrubs. 


Emergence Surveys:  Two emergence surveys were subsequently undertaken in line with the recommendations of the ecological assessment.  No bats were seen emerging from the properties.  Low levels of commuting and foraging bats were recorded concluding there are no implications for the demolition of the properties with regards to roosting bats.  Recommended that bat friendly features are removed by hand and if any bats are found to be present during the demolition works should cease.  Survey is valid for 1 year from date of survey (21st July 2011).  


CONSULTATIONS


Electricity North West: Development would be adjacent to ENW operational land and the applicant should ensure there is no encroachment.  

Environment Agency: To be included in the Additional Information Report.   

Greater Manchester Ecology Unit: Recommend conditions in line with submitted Ecological Assessment.  If demolition is delayed until April 2012 further surveys would be required prior to demolition and should be secured by condition.  


Greater Manchester Police Design for Security: No objection.  Crime Impact statement has been produced in conjunction with GMP.  

Pollution and Licensing:  Submitted contaminated land phase two report is acceptable.  Demolition should be carried out in accordance with submitted asbestos report.  Condition should be applied for validation report to be submitted on completion.  An informative is recommended for a ‘considerate constructor scheme’ and site working hours to be agreed prior to commencement of development.  

REPRESENTATIONS


17 letters of objection have been received from neighbouring residential occupants.  The main concerns raised include:


· Proposed 2.5 storey houses are not in keeping with the character of the area


· Would result in loss of open space and increase the density of the site


· Railings are out of character as all existing properties have brick walls and the design of the properties are also out of character


· Proposal could result in vehicles parking close to the junction of Calderbank Avenue with Woodsend Road and this could be detrimental to highway safety.  Calderbank Avenue cannot cope with increased levels of traffic and should be widened with double yellow lines introduced


· Density of development is unsustainable, schools are at capacity and cannot accommodate additional children


· Children’s play has not been incorporated into the scheme


· Increase in traffic presents road safety and pollution issues.  Calderbank cannot cope with further driveway access points


Councillor Viv Ward has submitted a letter of objection as a local resident.  In summary, this states that the application remains unacceptable in view of its dominance, scale, impact and design.  Although some concerns have been addressed, others have only partially been addressed.  The driveway accesses to Calderbank Avenue remain an issue.  The design of the 3 storey houses has been compromised with a dominant roof structure to achieve accommodation in the roof space.  The internal dimensions of the rooms in the houses are restricted and inadequate for the number of inhabitants, particularly the elderly and young children.  Similarly, the site is not well located for these less mobile residents’, particularly in terms of access to local amenities such as medical centres, rail stations, post offices.  There is also no provision for disabled parking yet 136 cycle spaces are proposed.  


OBSERVATIONS


PRINCIPLE


1. Policy L1 of the Core Strategy sets out the land to be made available within the Borough for new housing provision and sets a target of 11,800 new dwellings up to the end of the plan period (2026).  Of these, 70% are to be located in the southern part of the Manchester City Region within which the site lies as defined by the North West RSS and the Core Strategy.  New residential development in the Borough is currently proceeding at a level that is significantly below the targets within the Core Strategy.  The proposal would therefore contribute towards achieving the target for new residential development in the Borough over the plan period.   


2. The application site currently comprises of 30 bungalows and therefore constitutes previously developed land (brownfield).  Policy L1 of the Core Strategy sets an 80% target of new housing provision to make use of previously developed brownfield land in accordance with PPS3.  The proposal would therefore contribute towards achieving the target for new residential development to be located on previously developed brownfield land.      


3. Policy L2 of the Core Strategy seeks to achieve a target split of 60:40 market to affordable housing, which contributes to providing a mix of dwelling types and sizes, particularly family housing.  The proposal would secure 33 new residential units providing much needed family housing in the Borough, of which 26 will be affordable housing units and the proposal therefore provides over and above the target set by Policy L2, contributing to Strategic Objective SO1 and Place Objective URO1 of the Core Strategy.  


4. The proposal is in accordance with Policies L1 and L2 of the Core Strategy and the North West RSS and is therefore considered to be acceptable in principle.  


DESIGN AND STREET SCENE


5. The option of refurbishing the existing bungalows has been raised by an objector.  The applicant states that the current bungalows do not meet the government’s decent homes standards.  In addition, the properties are in a poor state of repair with asbestos contamination, single glazed windows and original roof coverings and they have not been modernised since their construction.  On this basis the refurbishment of the existing bungalows does not represent a viable alternative to demolition.  This stance is supported by the supplementary information submitted with the application.  


6. The existing properties within the immediate vicinity of the site are generally semi-detached dwellings.  Those on Woodsend Road are two storey semi-detached properties.  There are four link-detached modern properties to the south of the site on Kendal Avenue to the western side of Calderbank Avenue.  A large Victorian property ‘The Uplands’ lies on the eastern side of Calderbank Avenue and this property has been converted to flats.  A detached dwelling with coach house lies to the east of the site on Woodsend Road.  The conversion of the roof space to living accommodation is common of properties within the area, particularly those on Woodsend Road and a number therefore have roof lights in the main roof slope.  The proposal mainly comprises of semi-detached dwellings with three detached dwellings hence spaciousness is generally maintained by the proposal in keeping with the character of the surrounding area.  


7. The site layout addresses the public realm and provides a strong relationship to the street scenes with properties fronting onto Calderbank Avenue and Woodsend Road.  The plot sizes of the proposed dwellings are generally in keeping with the character of the area, however the plot sizes have reduced in size from the previously proposed layout the subject of the withdrawn application.  This concession has been made to allow the site access to be relocated from Kendal Avenue as previously proposed and to reduce the number of residential units by three.  The scheme as previously proposed achieved plot sizes that were the same and in some instances larger than those of existing properties in the area, however the highway access from Kendal Avenue was raised by neighbouring residents and ward Councillors as a potential issue and the scheme generated a significant number of objections.  As a result of amendments incorporated into the current proposals, some of the plot sizes are marginally smaller than others in the locality and on balance the smaller size of a minority of the plots is considered to be acceptable in this case.  


8. There are three detached dwellings proposed – one fronting Woodsend Road on the western side of Calderbank Avenue, one on the eastern side of Calderbank Avenue adjacent to the boundary with No.1 Calderbank Avenue and one within the new cul-de-sac.  The remaining properties are semi-detached.  All the dwellings would have gable roof structures in keeping with the existing properties in the area.  The existing properties on Woodsend Road measure approximately 5.2m in height to the eaves and 8.2m to the ridge.  The two storey dwellings proposed to front Woodsend Road are generally of a similar height to eaves at 5.1m but are lower in height to the ridge at 7.1m.  The proposed two storey properties with living accommodation in the roof space would measure 6.1m in height to the eaves and 9.4m in height to the ridge.  On the eastern side of Calderbank Avenue, the Victorian property ‘The Uplands’ measures approximately 7.3m in height to the eaves and 10.3m in height to the ridge and is therefore higher than the proposed two storey dwellings with accommodation in the roof space.  The modern link detached properties to the south of the site that front onto Kendal Avenue are slightly lower in height than those proposed.  The proposed height of the properties would assimilate with the existing properties in the area and the proposal is therefore considered to be acceptable in terms of scale and massing.    


9. The dwellings would be brick constructions with white upvc windows and rainwater goods.  Dog tooth corbelling is incorporated to provide detail to the elevations and enhance the aesthetic quality of the development.  The two storey dwellings with accommodation in the roof space feature contemporary velux windows through the eaves to provide outlook and allow sunlight to each the bedrooms at second floor level.   The scheme is generally traditional in its approach to the site layout and design of the dwellings, with contemporary additions such as window details.  The materials will be agreed by condition.  


10. The properties would be garden fronted and those fronting Woodsend Road are proposed to have 900mm high low brick boundary walls with railings above.  The front boundaries of properties on Calderbank Avenue are proposed to be 900mm high railings with a beech hedge planted behind.  To the boundary with Kendal Avenue, a low brick wall with railings is proposed which increases in height to 1.8m to afford security to the rear garden of plot 21 as is common with corner properties.  A condition is recommended for full elevational details of the boundaries to be submitted and approved.  


11. The proposal would achieve Secure by Design standards and would therefore help to minimise the opportunity for crime in accordance with Place Objective URO4 of the Core Strategy.  Each dwelling would be provided with bin storage, a shed and a washing line within the rear garden.  The shed provides 6m2 of storage space and measures 1.8m in height to the eaves with a monopitch roof to reach a maximum height of 2.5m.  


12. Six trees are proposed to be planted in the landscaped verge on the western side of the new access road adjacent to the existing public footpath and No.244 Woodsend Road.  This verge would be maintained by Trafford Housing Trust and the applicant is aware of this requirement.  There are three properties that are proposed to front onto the new access road which directly face onto the existing public footpath linking Kendal Avenue to Woodsend Road and these serve to provide natural surveillance of this area. 


13. The proposal is considered to be acceptable in terms of design and would enhance the street scene in accordance with Policy L7 of the Core Strategy.  


RESIDENTIAL AMENITY


14. Minimum privacy distances as required by Council guidelines are largely achieved in respect of existing properties which neighbour the site.  A distance of over 25m is maintained between the proposed dwellings and the existing properties on the opposite side of Woodsend Road.  Over 22m is retained from the side wall of plot 1 to the side wall of No.244 Woodsend Road.  The properties to the south of the site back onto the private rear gardens of properties on Kendal Avenue and plots 16-21 have rear gardens of at least 10.5m in length with at least 21m between facing habitable room windows in accordance with the guidelines.  The guidelines normally require 27m between facing habitable room windows to allow properties to extend, however plots 16 and 17 achieve 21m to the link-detached properties on Kendal Avenue.  Given these properties are also modern properties and have the same 10.5m to the rear boundary, it is considered to be acceptable in this case.  Plots 15, 19, 20 and 21 achieve between 15-23m between habitable room windows and blank gable walls, with Council guidelines requiring 15m.  The proposal would not result in any undue loss of light or privacy to neighbouring occupants.  


15. Within the site, privacy distances are achieved on most plots but have been reduced below the guidelines on a small minority of plots to achieve the amended site layout since the previous application was withdrawn.  The main concessions are made in respect of units 1-9 fronting Woodsend Road where the distance to the rear boundary is reduced to 9m at its closest point and unit 26 fronting onto the new access road.  Although the distance to the rear boundary is reduced on plots 1-9, a distance of 21m would be achieved between facing habitable room windows to the rear as plots 22 and 23 within the site are set closer to the new road to achieve over 10.5m to the rear boundary and 21m between facing habitable room windows.  Plot 2 achieves 13.5m to the gable end wall of plot 26 and is therefore below the 15m guideline.  On Plot 9, this distance reduces to 11m however in the case of this property, due to its siting and orientation it benefits from views beyond the gable wall of plot 10 towards the rear gardens and is therefore considered to be acceptable.  


16. Similarly, a minority of the plots are provided with less amenity space provision than the 85m2 suggested by Council as a result of the revised site layout since application reference 77443/FULL/2011 was withdrawn.  The garden sizes range between 50m2 on the smallest plot No.3 up to 185m2 on plot 15, which amounts to less than half of the plots having lower than average garden sizes with the majority benefiting from larger than average plots in excess of the 85m2 suggested by the Council’s guidelines.  Each dwelling is provided with valuable amenity space provision and it is common for a mix of garden sizes to be provided.  


17. The application proposes much needed new residential dwellings and family accommodation, a significant proportion of which are affordable units and on balance the lower amenity space provision and reduction privacy distances in respect of certain units is considered to be acceptable.  


18. Each of the dwellings are fully accessible allowing space for wheelchair manoeuvrability and lifting equipment where required, which provides adaptability for future occupants in accordance with Policy L2 of the Core Strategy.  Each would achieve the Homes and Communities Agency (HCA) design standards; Code for Sustainable Homes Level 3; Secure by Design; BS 8300:2001; Wheelchair Housing Design Guide Standards and Lifetime Homes Standards. 

19. The two storey dwellings fronting Woodsend Road provide two and three bedroom accommodation with entrance hall and lounge to the front and kitchen diner to the rear at ground floor level with a small outrigger accommodating an accessible downstairs w.c.  To the first floor, one or two bedrooms are proposed to the front with a further bedroom and bathroom to the rear. The two and a half storey dwellings provide three and four bedroom accommodation with entrance hall and kitchen diner to the front elevation and lounge to the rear at ground floor level.  At first floor level, one bedroom is proposed to the front and one or two to the rear with a central bathroom and a further bedroom with en-suite located within the roof space at second floor level.  All habitable rooms will be provided with outlook to the front or the rear and corner properties would have additional windows to the side gable elevations.  Obscure glazing is proposed in relation to all bathroom and w.c. windows and certain side windows.  A condition is attached to the permission requiring the w.c. windows in the outriggers to be fitted and retained in obscure glazing at all times due to the proximity of these windows to the rear boundary.  There are no windows proposed that would otherwise require obscure glazing by condition.  Obscure glazing is indicated on the plans, hence will be secured by the condition requiring the development to proceed in accordance with the list of approved plans.  


20. Given privacy distances do not meet the Council’s guidelines in some cases and given some plots have smaller sized gardens and rear outriggers removal of permitted development rights is recommended for extensions, new window openings, outbuildings and related structures.  Permitted development rights for other alterations to the dwellings would not impact on residential amenity.  Similarly, alterations to fences and boundaries would be subject to the standard permitted development regulations and a removal of permitted development rights would not be required in addition to the regulations.  


21. Subject to the conditions recommended in this section of the report, the proposal is considered to be acceptable in terms of residential amenity considerations and in accordance with Policy L7 of the Core Strategy.  

TREES AND PROTECTED SPECIES


22. There are 22 trees within and adjacent to the application site and although none are currently subject to Tree Preservation Orders (TPOs) a number of them are considered to be high quality trees.  A large Turkey Oak trees lies outside the site ownership boundary at the junction of Calderbank Avenue and Woodsend Road and is proposed to be retained.  A total of 10 trees are proposed to be removed to facilitate the development, of which two are in significantly poor condition and require removal nonetheless.  This will be reported further in the Additional Information Report.  


23. Replacement trees will be required to be planted subsequent to the removal of the existing trees to facilitate the development and these will be secured through the standard landscaping conditions.  A further condition is attached to the permission requiring a tree protection scheme and tree works schedule to be submitted and approved.  This condition will be required to be implemented in accordance with the approved details and will be monitored during the construction period.  


24. The bat survey and subsequent bat emergence surveys have concluded that there are no roosting bats present on the site.  Features of the existing buildings that are suitable for roosting bats are required to be removed by hand and vegetation clearance should take place outside the main bird breeding season (March to July inclusive).  In addition, the buildings should be checked for nesting birds prior to demolition.  Conditions are recommended in line with the findings of the surveys and the recommendations of the Greater Manchester Ecology Unit to ensure protected species are safeguarded.  Should demolition be delayed beyond July 2012 further surveys would be required and are to be secured by condition.  


FLOOD RISK


25. The site lies within a Critical Drainage Area (CDA) as defined by the Environment Agency and the Strategic Flood Risk Assessment (SFRA).  The SFRA was undertaken jointly between the Council, Salford City Council and Manchester City Council.  Within CDAs, the SFRA advises that surface water run off from brownfield sites is reduced by 50% from the existing levels; however there is scope for target to be applied flexibly within the parameters of the development providing an improvement can be achieved and evidence provided to support the reduction achieved by the development.  The applicant has submitted a revised Flood Risk Assessment and this is currently being assessed.  The findings will be included within the Additional Information Report. 


ACCESS, HIGHWAYS AND PARKING


26. The submitted Transport Assessment concludes that the additional traffic generated by the proposal can be satisfactorily accommodated on the highway network.  A trip generation analysis has been undertaken which concludes that the additional vehicle trips as a result of the proposed development would be very low and would have a negligible impact on surrounding highways.  The proposal is therefore considered to be acceptable in this respect.   


27. Each dwelling would be provided with two car parking spaces on a private driveway with a minimum width of 2.4m but up to 3.1m where practicable.  The proposed dwellings fronting Woodsend Road have driveways proposed down the side of the properties with the exception of plot 1, which has two parking spaces to the front and corner plots 9 and 30, which have driveways accessed from the side road Calderbank Avenue.  This is required of corner properties to prevent conflict between the junction and the driveway as access from the front would be too close to the junction.  A total of seven vehicular crossings are proposed to Woodsend Road serving 11 dwellings, with a further five vehicular crossings proposed to Calderbank Avenue serving seven dwellings.  Four of the properties on the western side of Calderbank Avenue will have pedestrian accesses only to the front, with their driveway accesses to the rear to enable the retention of as many trees as possible on Calderbank Avenue and to minimise the number of driveways accessed from Calderbank Avenue.  A total of 15 properties would therefore be accessed via the new access road, which will be adopted by the Local Highway Authority and meets the standard requirements for adoption.  All vehicular crossings meet the standard requirements of the Local Highway Authority and where driveways are less than 3.1m wide, a segregated pedestrian access is provided.  


28. Each dwelling would be provided with a cycle shed in the rear garden to achieve 400% cycle parking provision, or 4 cycle spaces per dwelling.  The provision of the cycle sheds serves to encourage sustainable transport in accordance with Policy L4 of the Core Strategy.  The Transport Assessment states that Flixton train station is 1.2 miles away, which equates to a 25 minute walk or 15 minute bus journey and is also within the ideal 5km cycle isochrome.  A bus stop is located outside the site with services running at least every 15 minutes in peak hours hence the site is considered to be accessible by modes of travel other than private car.  


29. Policy L4 seeks developer contributions towards the improvement of highway and public transport and contributions are required of the seven market dwellings proposed.  The contribution requirements are discussed further in the subsequent section of the report and will contribute to improving the local highway network and public transport provision, particularly east to west public transport linkages in accordance with Place Objective URO11 and Strategic Objective SO6 of the Core Strategy.  


30. Driveways accesses onto Calderbank Avenue and Woodsend Road will require the developer to seek amendments to the pavement crossings under Section 184 of the Highways Act.  An informative will be attached to the permission accordingly.  


DEVELOPER CONTRIBUTIONS


31. The application proposes 26 affordable housing units and seven market housing units.  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 the environment 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. 


32. Under the Revised Trafford 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.


33. Following the adoption of the Core Strategy, the Council intend to adopt a new Supplementary Planning Document (SPD 1 Planning Obligations) on 27th February 2012.  From the date of adoption, this SPD will apply to future decisions on all planning applications.  The proposed SPD covers all obligations including:


· Affordable housing;


· Highway infrastructure;


· Sustainable transport schemes; 


· Green infrastructure; 


· Outdoor sports and recreation; and 


· Education and facilities.  

34. For the purposes of this Committee, the obligations applicable under both the existing regime and the proposed regime are shown below.  Should the relevant s106 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.

35. In terms of affordable housing provision, under both the existing and proposed regimes the scheme is predominantly to provide affordable housing and therefore any contribution required in respect of affordable housing forms on site provision.  Over and above the level of affordable housing normally required would be provided on site.  

36. Under the existing regime, a maximum financial contribution of £102,318.24 is required, divisible as follows:


i. In accordance with the Council’s SPD1 – ‘Developer Contributions to Highway and Public Transport Schemes’ adopted in March 2007, the site is located within an ‘accessible area’ and therefore a total contribution of £14,448 is required, which would be split between public transport (£13,794) and highway network (£654), the latter of which takes into account the existing 30 bungalows on the site and therefore the net increase of three units;


ii. In accordance with the Council’s SPG28 – ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ adopted in September 2004, the site lies within an area of deficiency and therefore a total contribution of £81,360.24 is required, which would be split between open space (£54,034.57) and outdoor sports (£27,325.67);

iii. In accordance with the Council’s SPG29 – ‘Developer Contributions towards Red Rose Forest’ adopted in September 2004, affordable housing is exempt however the seven market dwellings would require the provision of 21 trees or £310 per tree.  Therefore, a maximum contribution of £6,510 is required, to be reduced by £310 per tree planted on site; 

37. Under the new regime, Policy L8 of the Core Strategy relates to planning obligations and is in line with the Community Infrastructure Regulations 2010 (CIL).  Under these regulations, certain affordable housing providers are exempt from CIL payments.  In line with these regulations, no contributions would be required of affordable housing schemes under the provisions of the proposed SPD1 Planning Obligations.  and therefore no contributions would be required of the 26 affordable units in this case.  The seven dwellings for market sale would however be subject to developer contributions in accordance with the proposed SPD1.  The seven market units would attract a financial contribution in the region of £85,464.63 split between:

i. A total of approximately £3580 towards sustainable transport schemes (£2,926) and highway infrastructure (£654).  The precise figures to be used in the new SPD1 are yet to be finalised therefore these figures are subject to change;


ii. A total provision of 21 trees on site or a contribution of £6,510, to be reduced by £310 per tree planted on site;


iii. A total contribution of £19,443.07 towards outdoor sports and recreation;


iv. A total contribution of £55,931.56 towards education and facilities.  


38. The applicant is currently considering the implications of the requirements under the new regime on the financial viability of the proposal and may wish to submit a financial viability appraisal in this respect.  Should this be the case, it is recommended that the assessment of the appraisal and the resulting s106 agreement are delegated to the Chief Planning Officer in consultation with the Council’s legal department and the Chairman, Vice Chairman and Opposition Spokesperson.  

39. The level of contributions required towards sustainable transport schemes and highway infrastructure under the new regime are yet to be finalised but are anticipated to be in the region of the figures stated above.  It is therefore recommended that the decision in relation to this one element of the contribution requirement under the new regime is delegated to the Chief Planning Officer in consultation with the Chairman, Vice Chairman and Opposition Spokesperson.  

CONCLUSION


40. The application proposes the redevelopment of a brownfield site and will provide much needed new dwellings for occupation by families, a large proportion of which would be affordable.  The proposal would enhance the street scene and is in keeping with the character of the area.  The proposal is in accordance with Policies L1, L2, L4, L5, L7 and L8 of the Core Strategy and it is therefore recommended that planning permission is granted.  


RECOMMENDATION: Minded To Grant Subject To Legal Agreement 


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


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

1. Standard time limit


2. List of approved plans


3. Material samples


4. At least 26 of the units to be affordable


5. Drainage


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


7. External lighting scheme


8. Landscaping scheme


9. Landscaping maintenance 


10. Provision and retention of boundary treatment


11. Provision of access and parking


12. Retention of access and parking


13. Cycle parking


14. Removal of PD rights for extensions, outbuildings and new window openings


15. Tree protection scheme and tree works schedule


16. Bat roosting features to be removed by hand by licensed bat worker


17. Bird survey to be undertaken immediately prior to demolition and vegetation clearance to take place outside the main bird breeding season (March-July inclusive)


18. Should demolition commence after 1st April 2012, further bat survey to be submitted and approved prior to commencement


19. Contaminated land validation report to be submitted on completion
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SITE


The application relates to an area of vacant land 0.1ha in size, situated on the southern and western side of Derbyshire Avenue, within a predominantly residential area.  Residential dwellings bound the site to the side and rear.  Historical plans show that the site was previously occupied by two pairs of semi-detached dwellinghouses.


PROPOSAL


The application proposes the erection of three two-storey terraced dwellinghouses and two two-storey semi-detached dwellinghouses, with car parking to the front and landscaping.  The proposed dwellings would be three bedroom properties.  The dwellings are to be provided as affordable homes in conjunctions with an RSL.


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.


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


R3 – Green Infrastructure


R5 – Open Space, Sport and Recreation


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Uses and Infrastructure


L4 – Regional Housing Provision


MCR3 – Southern Part of the Manchester City Region


RELEVANT PLANNING HISTORY

None


APPLICANT’S SUBMISSION


The applicant has submitted a Design and Access Statement. The information provided within this document is discussed where relevant within the Observations section of this report.


CONSULTATIONS


Pollution & Licensing  - No objections, the site is within an area of ground that has the potential to create gas and the site is situated on brownfield land.  Relevant contaminated land conditions are therefore recommended.  The development is set back from the railway line and screened by existing housing so there are no objections on noise / nuisance grounds.

Drainage – No objections, recommends condition to secure sustainable urban drainage scheme.


LHA – No objections, further comments are discussed in the Observations sections of this report.


Electricity North West – No objections.  The development is shown to be adjacent of affecting Electivity North West operational land or electricity distribution assets.  The applicant must ensure that the development does not encroach over either the land or any ancillary rights of access or cable easements.


REPRESENTATIONS


None received.


OBSERVATIONS


PRINCIPLE OF PROPOSAL


1. The application proposes the erection of four affordable dwellinghouses.  The development of housing on this brownfield land is in accordance with Policy L1 of the Core Strategy which identifies an indicative target of 80% of new housing to be provided on brownfield land.  Policy L1 also states that up to 2026 the Council will seek to deliver high quality housing affordable by all sectors of the local community and will release sufficient land to accommodate a minimum of 11,800 new dwellings.


2. The site is also located in the ‘Southern part of the Manchester City Region’ as designated within the 2008 RSS and as such falls to be assessed under Policy MCR3.  The application site is currently vacant cleared land and the proposal is for residential development that would support local regeneration strategies.  The application site is located close to regular bus routes and as such is classed as being within an ‘accessible’ area as defined by SPD 1: Developer Contributions to Highway and Public Transport Schemes.  Therefore it is considered that the proposed development is located in a sustainable location and is in support of Policy MCR3.


3. The proposed development is for four affordable housing units and is therefore considered acceptable in principle.


RESIDENTIAL AMENITY


4. The front of the proposed terraced properties would project approximately 0.3m beyond the front elevation of the adjacent properties No.’s 15 and 17 Derbyshire Avenue.  The rear elevations of these properties would project approximately 0.2m beyond the rear elevations of No.’s 15 and 17.  A distance of 2.2m would remain between the proposed dwellings and the side boundary with No.15.  


5. The proposed semi-detached dwellings would be angled to face the bend on the road and would not project beyond the front elevation of the adjacent properties No.5 Derbyshire Avenue and No.2 Derbyshire Crescent.  A minimum distance of 2.4m would remain between the proposed properties and the common boundary with No.5.  Although the rear elevations of the proposed semi-detached dwellings would be angled towards the common boundary with No.5, the applicant has agreed to amend the internal layout of the properties so that the principal windows on the rear elevation are located away from the side boundaries with No.5 and proposed Plot 3.  At the time of writing this report the amended plan has not been received and thus will be reported in the Additional Information Report.  It is therefore considered that the proposal would not have an overbearing impact on neighbouring residents.


6. A distance of 19.4m would remain between the proposed terraced properties and the rear elevation of the adjacent rear properties fronting Derbyshire Crescent.  It is recognised that this is less than the recommended minimum 21m, however, this is a common distance for the surrounding area and dwellings previously occupied the site with the same relationship.  A minimum distance of 15m would remain between the proposed semi-detached dwellings and these neighbouring properties and this distance would increase to a minimum distance of 18m to principal windows.  Although this distance is less than 21m, the properties would be situated at angles and thus would be not directly facing each other.


7. No principal windows are proposed to the side elevations of the houses and there are no principal windows on the side elevations of the adjacent dwellings No.’s 5 and 15 Derbyshire Avenue.  It is therefore considered that the proposal would not result in a loss of light or privacy to the neighbouring residents.


8. Trafford Planning Guideline: New Residential Development advises that most new dwellings should provide some private outdoor space, which does not include front or side garden areas open to view from roads, nor space needed to comply with parking standards.  These guidelines further advise that around 80m2 of garden space will normally be acceptable for 3 bedroom semi-detached houses in an area of similar properties.  The proposed dwellings would have rear gardens ranging in size from approximately 88m2 to 42m2.  Whilst it is recognised that the area of the rear gardens of plots 4 and 5 are less than the recommended size, plot 4 has a larger side and rear garden and the rear garden of these two plots are in line with the size of neighbouring rear gardens for corner properties along Derbyshire Avenue.  It is therefore considered that that an adequate level of amenity space would be provided to serve the proposed dwellinghouses.  This is also in accordance with Policy L7 of the Core Strategy which states that development must not prejudice the amenity of the future occupiers of the development.


9. Due to the close relationship of the proposed dwellings with neighbouring properties, as detailed above, a condition is recommended that remove permitted development rights for extensions to the proposed dwellings.

DESIGN AND VISUAL AMENITY


10. The proposed dwellinghouses would be of traditional design, with red brickwork at the first floor level and light cream or buff brickwork at the ground floor level.  Low window sills have been incorporated to define the horizontal break in the materials.  The many of the neighbouring houses along Derbyshire Avenue have a split of brickwork and render or exposed and painted brickwork on the front elevation.  The applicant states that generous openings give the houses large proportioning with a relatively even split in the ratio of wall and opening at both front and rear.  The design of the dwellings is considered acceptable and in keeping with the character of the existing street scene and surrounding area.


11. Although the ridge line of the properties would be situated 0.9m higher than the neighbouring dwellings, the eaves line would be situated in line with that of the adjacent dwellinghouses.  The proposed dwellings would also be situated along the existing building line and it is recognised that four terraced dwellinghouses previously occupied the site.  It is therefore considered that the proposal would not appear over prominent within the existing street scene.


12. 1.2m high black painted railings are proposed along the front boundaries and 1.8m high close boarded timber fences are proposed along the along the party lines to the rear gardens.  It is considered that the use of low level railings along the front boundary would retain a sense of openness to the front of the properties.


13. Landscaping is proposed to the front and rear of the properties.  A landscaping condition is recommended requiring the applicant to submit a detailed scheme for hard and soft landscaping on the site.  

14. Furthermore, it is considered that this piece of vacant, overgrown land, enclosed off with palisade fencing, provides little positive contribution to the aesthetics of the surrounding area and that the proposed development would bring this piece of land back into use in a way that would positively contribution to the existing street scene and character of the surrounding area.  This is in accordance with Policy L7 of the Core Strategy which states that development must make best use of opportunities to improve the character and quality of an area and enhance the street scene of character of the area.


HIGHWAY SAFETY AND PARKING PROVISION


15. To meet the Councils car parking standards the provision of two car parking spaces per dwellinghouse are required.  The proposals provide two car parking spaces per dwelling in an arrangement that meet the Councils dimension standards.  The vehicular access/egresses to the driveways also comply with the Council’s standards and therefore it is considered that the proposal is acceptable on highways grounds. 

16.  A condition removing permitted development rights for side extensions is recommended to ensure that the required car parking spaces are retained.

DEVELOPER CONTRIBUTIONS


17. 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. 


18. 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.


19. 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.


20. 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.


Obligations under UDP


21. 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 £11,876.09 split between a contribution of £8,196.26 for open space and £3,679.83 for outdoor sports. As the scheme provides solely affordable housing units, it is exempt from the provisions of the Council’s SPG29 – ‘Developer Contributions towards Red Rose Forest’.

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


Obligations under new SPD


23. SPD 1 :Planning Obligations (to be adopted 27th February 2012) would set out the contributions required towards highways infrastructure, sustainable transport schemes, specific green infrastructure, outdoor sports and recreation, highways contributions and education facilities. The proposal would not require a financial contribution with regard to the above as it is comprises 100% affordable housing through an RSL. 

CONCLUSION


24. The provision of five affordable family residential units on this brownfield site, in a sustainable location, is considered to be acceptable.  The proposed dwellings would not have a detrimental impact on residential amenity or highway safety.  The redevelopment of this run-down vacant site is also considered to have a positive impact on Derbyshire Avenue.  The proposal is thus considered to comply with all relevant Policies in the Core Strategy and related Supplementary Planning Guidance. The application is therefore recommended for approval subject to the necessary S106 agreement.


RECOMMENDATION: Minded to Grant Subject to Legal Agreement


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


In the event that the SPD is adopted before the legal agreement is completed, as there would be no obligations applicable, and therefore no legal agreement necessary, it is recommended that the decision is delegated to the Chief Planning Officer in consultation with the Chairman, Vice Chairman and Opposition Spokesperson.


(B) Subject to the following conditions:


1. Standard time limit


2. List of approved plans including amended plans


3. Materials


4. Landscaping 


5. Landscaping Maintenance


6. Contaminated Land


7. Full details of boundary treatment, including colour, to be submitted and approved in writing.


8. Removal of Permitted Development Rights for extensions


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


10. Permeable materials for hard surfaces/run off


11. Provision of Affordable Housing


12. Sustainable Urban Drainage Scheme

VW[image: image15.wmf]16


18


7


18a


12


44


62


54


46


2


21


RYDAL DRIVE


26


375


THE MOUNT


38


369


34


402





[image: image16.wmf]Vale Building


1


Applegarth


High Lodge


Downfield


Greycote


Kilgowan


Church House


Kilcullen


Lyndo


South Side


Ashdene


The Birches


Elsdale


3


Stretton


Grimley


36.4m


Oak Villa


21 to 23


2


2


LB


PO


1


Tenby House


West Croft


Sandmere


Braeside


Bradgate


Bodwin


Walcot


Bowborough


SIDE AVENUE


1


Wayside


3


Sandylands


Harcroft


Craigmore


HALL ROAD


Tregenna


Pentlands


19


Milan


Branscombe


Fairhaven


Chippings


Newlands


Allotment


Lyndale


Gardens


HOPKINS FIELD


Hedgeside


2


1


Conyers


26


20


1


ASHWORTH CLOSE


St Brelades


Rintoul


Playground


Gardens


12


Allotment


Recreation Ground


7


Yew Tree House


VALE ROAD


Marlowes


Wansbeck


Sundial Cottage


2


Apsley Cottage


11


12


10


36.7m


Vale View


1


2


14


12


Ranmoor


St Luke's


Church


Weston


The Lymes


15


16


11


Arnside


Dunregan


Fernlea


Rona


Roston


12


18


[image: image17.wmf]2


1


3


4 to 7


PC


The Willows


Orchard


House


Car Park


2 to 6


Multistorey


61


Place


Orchard


Ryan's


Bar


(PH)


67


84


73 75


65a


Post


96


Partington


65


Place


WILSON ST


24


14


JOHN STREET


HAYFIELD STREET


Sub


Ramp


Sta


El Sub Sta


El


Ramp


23


26.2m


SCHOOL ROAD


85


Bulls Head


91 93


(PH)


102


14


9


15 17


WASHWAY ROAD


19


19b


25


Boro Const & Ward Bdy


CR


Roof Car Park


HEREFORD ST


12


Works


ROMAN ROAD


11 13


9b


3


3 5 7


12


1b


2


9a


9


4


1


1a


11a


30 28


16 to 20


15


5


El Sub Sta


1 3


11


El Sub Sta


Leisure Centre


Superstore


El Sub Sta


Magistrates' Courts


TCBs


32


Post Office


TRAFFORD DISTRICT


Roof Car Park


Market Walk


18


SIBSON ROAD


Jackson House


14


HEREFORD STREET


Roof Car Park


House


Dominion


[image: image18.wmf]20


2


FB


Nelson House


15


11


14


2


14


5


8


Club


1


2


4


5


KENSINGTON GROVE


6


2


FRIESTON ROAD


86


72


74


16


72a


13


LB


26.0m


43


1a


5


1


RAGLAN DRIVE


2


7


1


6


24.8m


2


1


16


1


2


4


Westfield


TCB


35


2


Lodge


3


39


1


8


64


El Sub Sta


66


Park Road Estate


68


1


LEYS ROAD


2


CARLISLE DRIVE


2


23.7m


25


Towing Path


CANAL ROAD


37


20


FB


30


15


32


2


BOLLIN DRIVE


30


25.2m


1




		WARD: Stretford

		77760/FULL/2011

		DEPARTURE: No





		Erection of four two storey semi-detached dwellinghouses with associated car parking and landscaping.



		96 - 102 Derbyshire Avenue, Stretford, Manchester, M32 9LT





		APPLICANT:  Mr Greg Mulligan





		AGENT: Eden Architectural Solutions





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT
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SITE


The application relates to an area of vacant land 800m2 in size, situated on the north-north-western side of Derbyshire Avenue, within a predominantly residential area.  Residential dwellings bound the site to the side and a railway line and embankment bounds the site to the rear.  Historical plans show that the site was previously occupied by four terraced dwellinghouses.


PROPOSAL


The application proposes the erection of four two-storey semi-detached affordable dwellinghouses, with car parking to the front and landscaping.  The proposed dwellings would be three bedroom properties.  The dwellings are to be provided as affordable homes in conjunctions with an RSL.


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 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


R3 – Green Infrastructure


R5 – Open Space, Sport and Recreation


PROPOSALS MAP NOTATION

None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Uses and Infrastructure


L4 – Regional Housing Provision


MCR3 – Southern Part of the Manchester City Region


RELEVANT PLANNING HISTORY

None.


APPLICANT’S SUBMISSION

The applicant has submitted a Design and Access Statement. The information provided within this document is discussed where relevant within the Observations section of this report.


CONSULTATIONS


Pollution & Licensing  - No objections, the site is within an area of ground that has the potential to create gas and the site is situated on brownfield land.  Relevant contaminated land conditions are therefore recommended.  


The development is next to an active railway line.  A condition should be attached requiring an acoustic report to be submitted and approved.

Drainage – No objections, recommend sustainable urban drainage scheme.


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


Network Rail – No objections in principle, safety recommendations relating to construction, the subsequent development including maintenance and tree planting are advised.

Electricity North West – No objections.


REPRESENTATIONS


None received.


OBSERVATIONS


PRINCIPLE OF PROPOSAL


1. The application proposes the erection of four affordable dwellinghouses.  The development of housing on this brownfield land is in accordance with Policy L1 of the Core Strategy which identifies an indicative target of 80% of new housing to be provided on brownfield land.  Policy L1 also states that up to 2026 the Council will seek to deliver high quality housing affordable by all sectors of the local community and will release sufficient land to accommodate a minimum of 11,800 new dwellings.


2. The site is also located in the ‘Southern part of the Manchester City Region’ as designated within the 2008 RSS and as such falls to be assessed under Policy MCR3.  The application site is currently vacant cleared land and the proposal is for residential development that would support local regeneration strategies.  The application site is located close to regular bus routes and as such is classed as being within an ‘accessible’ area as defined by SPD 1: Developer Contributions to Highway and Public Transport Schemes.  Therefore it is considered that the proposed development is located in a sustainable location and is in support of Policy MCR3.


3. The proposed development is for four affordable housing units and is therefore considered acceptable in principle.

RESIDENTIAL AMENITY


4. The front of the proposed dwellings would be situated in line with the existing building line along this part of Derbyshire Avenue.  The rear elevations of the properties would project approximately 0.6m beyond the rear elevations of the adjacent properties.  A distance of 0.9m would remain between the proposed dwellings and the side boundaries.  It is therefore considered that the proposal would not have an overbearing impact on neighbouring residents.


5. No principal windows are proposed to the side elevations of the houses and there are no principal windows on the side elevations of the adjacent dwellings No.’s 94 and 104 Derbyshire Avenue.  It is therefore considered that the proposal would not result in a loss of light or privacy to the neighbouring residents.


6. Trafford Planning Guideline: New Residential Development advises that most new dwellings should provide some private outdoor space, which does not include front or side garden areas open to view from roads, nor space needed to comply with parking standards.  These guidelines further advise that around 80m2 of garden space will normally be acceptable fro 3 bedroom semi-detached houses in an area of similar properties.  The proposed dwellings would have rear gardens ranging in size from 63.5m2 to 94.6m2.  Whilst it is recognised that the area of the rear gardens of plots one and two are less than the recommended size, they are in line with the size of neighbouring rear gardens along Derbyshire Avenue.  It is therefore considered that that an adequate level of amenity space would be provided to serve the proposed dwellinghouses.  This is also in accordance with Policy L7 of the Core Strategy which states that development must not prejudice the amenity of the future occupiers of the development.


DESIGN AND VISUAL AMENITY


7. The proposed dwellinghouses would be of traditional design, with red brickwork at the first floor level and light cream or buff brickwork at the ground floor level.  Low window sills have been incorporated to define the horizontal break in the materials.  Many of the neighbouring houses along Derbyshire Avenue have a split of brickwork and render or exposed and painted brickwork on the front elevation.  The applicant states that generous openings give the houses large proportioning with a relatively even split in the ratio of wall and opening at both front and rear.  The design of the dwellings is considered acceptable and in keeping with the character of the existing street scene and surrounding area.


8. Although the ridge line of the properties would be situated 0.9m higher than the neighbouring dwellings, the eaves line would be situated in line with that of the adjacent dwellinghouses.  The proposed dwellings would also be situated along the existing building line and it is recognised that four terraced dwellinghouses previously occupied the site.  It is therefore considered that the proposal would sit comfortably within the existing street scene.


9. 1.2m high black painted railings are proposed along the front boundaries and 1.8m high close boarded timber fences are proposed along the boundary lines to the rear gardens.  It is considered that the use of low level railings along the front boundary would retain a sense of openness to the front of the properties.


10. Landscaping is proposed to the front and rear of the properties.  A landscaping condition is recommended requiring the applicant to submit a detailed scheme for hard and soft landscaping on the site.  

11. Furthermore, it is considered that this piece of vacant, overgrown land, enclosed off with palisade fencing, provides little positive contribution to the aesthetics of the surrounding area and that the proposed development would bring this piece of land back into use in a way that would positively contribution to the existing street scene and character of the surrounding area.  This is in accordance with Policy L7 of the Core Strategy which states that development must make best use of opportunities to improve the character and quality of an area and enhance the street scene of character of the area.


HIGHWAY SAFETY AND PARKING PROVISION


12. To meet the Councils car parking standards the provision of two car parking spaces per dwellinghouse are required.  The proposals provide two car parking spaces per dwelling in an arrangement that meet the Councils dimension standards.  The vehicular access/egresses to the driveways also comply with the Council’s standards and therefore it is considered that the proposal is acceptable on highways grounds.  

13. A condition removing permitted development rights for side extensions is recommended to ensure that the required car parking spaces are retained.

DEVELOPER CONTRIBUTIONS


14. 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. 


15. 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.


16. 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.


17. 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.


Obligations under UDP


18. 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 £9,500.86 split between a contribution of £6,557.00 for open space and £2,943.86 for outdoor sports.  As the scheme provides solely affordable housing units, it is exempt from the provisions of the Council’s SPG29 – ‘Developer Contributions towards Red Rose Forest’.

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

Obligations under new SPD


20. SPD 1 :Planning Obligations (to be adopted 27th February 2012) would set out the contributions required towards highways infrastructure, sustainable transport schemes, specific green infrastructure, outdoor sports and recreation, highways contributions and education facilities. The proposal would not require a financial contribution with regard to the above as it is comprises 100% affordable housing through an RSL. 

CONCLUSION


21. The provision of four affordable family residential units on this brownfield site, in a sustainable location, is considered to be acceptable.  The proposed dwellings would not have a detrimental impact on residential amenity or highway safety.  The redevelopment of this run-down vacant site is also considered to have a positive impact on Derbyshire Avenue.  The proposal is thus considered to comply with all relevant Policies and Proposals in the Core Strategy, Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance. The application is therefore recommended for approval subject to the necessary S106 agreement.


RECOMMENDATION: Minded to Grant Subject to Grant Subject to Legal Agreement 

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

In the event that the SPD is adopted before the legal agreement is completed, as there would be no obligations applicable, and therefore no legal agreement necessary, it is recommended that the decision is delegated to the Chief Planning Officer in consultation with the Chairman, Vice Chairman and Opposition Spokesperson.

(B) Subject to the following conditions:

1. Standard time limit


2. List of approved plans 


3. Materials


4. Landscaping 


5. Landscaping Maintenance


6. Contaminated Land


7. Full details of boundary treatment, including colour, to be submitted and approved in writing.


8. Removal of Permitted Development Rights for side extensions


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


10. Permeable materials for hard surfaces/run off


11. Submission of an acoustic report


12. Provision of Affordable Housing


13. Sustainable Urban Drainage  Scheme


VW





		WARD: Clifford

		77704/COU/2011

		DEPARTURE: No





		Change of use from offices to residential dwelling.



		458 Chester Road, Old Trafford, M16 9EZ





		APPLICANT:  Mrs Surinder Kaur





		AGENT: N/A





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application relates to a part two, part three storey terraced property situated on the north-western side of Chester Road.  The application site is also situated within the Empress Conservation Area.  The building is currently vacant and last operated as offices.  Offices bound the site to the sides and light industrial units are situated to the north-west of the site on Wright Street, which bounds the site to the rear.


PROPOSAL


The application proposes a change of use of the premises from offices to a residential dwellinghouse.  The property would comprise of four bedrooms.  No external alterations are proposed to the building.


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


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


R1 – Historic Environment


R5 – Open Space and Recreation


W1 - Economy


PROPOSALS MAP NOTATION

Empress Conservation Area


Priority Areas for Regeneration


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS

None


RELEVANT PLANNING HISTORY

None.


CONSULTATIONS


LHA – No objections.

Pollution & Licensing – No objections, recommends condition to secure sustainable urban drainage scheme.

REPRESENTATIONS


None received.

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The proposal for one new dwelling is considered to be acceptable in housing land supply terms as it lies on previously developed land and lies within the inner area identified within the RSS. The application site is also located within the Old Trafford area which is identified as a Priority Regeneration Area on the Proposals Map.  Policy L3 of the Core Strategy states that within Trafford’s Regeneration Areas the Council will secure improved quality of design and construction and range (including affordability and type) of the Borough’s housing stock on offer to residents within the Regeneration Areas.  The change of use of the site from office accommodation to a family dwellinghouse is therefore considered acceptable in principle.


RESIDENTIAL AMENITY


2. There is no residential accommodation adjoining the site or situated to the rear.  The main area for consideration is therefore the amenity of future occupiers of the proposed dwelling.  Trafford Planning Guidelines: New Residential Development advises that most new dwellings, including conversion should provide some private outdoor space, which does not include front or side garden areas open to view from roads, nor space needed to comply with parking standards.  These guidelines further advise that around 80sqm of garden space will normally be acceptable for 3 bedroom semi-detached houses in an area of similar properties.  The proposed dwelling would have a garden area to the rear, which would be approximately 180m2 when taking into account an area for off site car parking needed to serve the dwellinghouse.  It is therefore considered that an adequate level of amenity space would be provided to serve the proposed dwellinghouse.  


3. A further area for consideration is whether the introduction of residential accommodation on the site could lead to complaints from the occupiers regarding the adjoining commercial uses.  The adjoining sites are offices, which are predominantly occupied during weekdays at day time hours when residents are more likely to be out.  A light-industrial site is situated a minimum distance of 35.5m away from the site.  It is therefore considered that these surrounding uses would not unduly impact on the future occupants of the site.  The proposal is therefore also in accordance with Policy L7.3 of the Core Strategy which states that development must not prejudice the amenity of the future occupiers of the development.

VISUAL IMPACT / IMPACT ON THE CONSERVATION AREA


4. There are no external alterations proposed to the building and it is considered that a change of use of the building to residential accommodation would not unduly impact on the character of the conservation area.  Furthermore bringing a vacant property in the conservation area back into use would have a positive impact on the character of the Empress Conservation Area.  The yard to the rear of the building is currently all hard-standing to form a car park to the offices that last occupied the site.  A landscaping condition is recommended requiring details of landscaping for the rear of the site, including details of boundary treatment.  It is considered that the removal of, or significant reduction in this large area of hardstanding would also improve the setting of the existing building and thus the character of the conservation area.  


ACCESS, HIGHWAYS AND CAR PARKING


5. To comply with the Council’s car parking standards, the provision of three off road car parking spaces should be provided.  There is an existing vehicular access to the rear of the site off Wright Street and it is considered that there is adequate space to the rear of the site to provide the car parking spaces required.  A condition is recommended requiring the provision and retention of three car parking spaces.  The proposal is therefore considered acceptable on highways grounds.

DEVELOPER CONTRIBUTIONS


6. 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. 


7. 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.


8. 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.


9. 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.


Obligations under UDP


10. The site is within an area of deficiency in children’s play space and outdoor sports provision and therefore the proposal requires a financial contribution towards open space and outdoor sports provision.  The relevant contribution in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ would be a commuted sum of £3,758.15 split between a contribution of £2,885.89 for open space and £872.26 for outdoor sports.


11. The proposal also requires a contribution towards the Red Rose Forest.  This is in accordance with the Council’s Supplementary Planning Guidance ‘Developer Contributions Towards Red Rose Forest’.  The total contribution for a development of this scale should be 3 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 £930.


Obligations under SPD


12. In line with SPD1: Planning Obligations (to be adopted 27th February 2012) the proposal would require a financial contribution with regard to the following:

· For Specific Green Infrastructure at total contribution of £930.00


· For Outdoor Sports and Recreation a total contribution of £3,677.50


· For Education and Facilities a total contribution of £11,186.31


· An appropriate contribution towards Highways Infrastructure and Sustainable Transport Schemes.


CONCLUSION


13. The change of use of the site from offices to a residential dwelling is considered acceptable in the Empress Conservation Area and Old Trafford Priority Regeneration Area and is considered to be in accordance with Policy L3 of the Core Strategy.  Bringing a vacant property in the conservation area back into use would provide a positive contribution to the conservation area.  The proposal would not unduly impact on residential amenity and sufficient off road car parking could be provided to the rear of the property to serve the proposed dwellinghouse.  The proposal is therefore recommended for approval subject to the completion of a legal agreement covering financial contributions and conditions.

RECOMMENDATION: Minded to Grant Subject to Legal Agreement 

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


(B) Subject to the following conditions:


1) Standard time limit;


2) Compliance with all Plans


3) Landscaping


4) Submission, approval and implementation of a plan to provide three    off road car parking spaces.



5) 
Sustainable Urban Drainage Scheme


VW





		WARD: Longford

		77898/FULL/2011

		DEPARTURE: NO





		DEMOLITION OF TWO EXISTING ART-DECO SHELTERS AND REPLACEMENT WITH TWO NEW RENDERED COLONNADES. FORMATION OF ART-DECO STYLE façade TO FRONTAGE OF EXISTING TOILET BLOCK



		Formal Gardens east of Longford Cottages, Longford Park, Stretford





		APPLICANT:  Trafford Council






		AGENT: Trafford Council 





		RECOMMENDATION:  MINDED TO GRANT









SITE


The application site lies within Longford Park, an urban park and designated conservation area which measures 22 hectares in size. The majority of the park originally formed the grounds for a C19th gentleman’s estate, owned by local cotton merchant John Rylands, and called Longford Hall. In 1911 the estate was sold to Stretford Urban District Council and soon became a public park; impressive art-deco ornamental gardens and glass houses were formed to entertain the public, including a rock garden presided over by an art-deco café at its northern end, and flanked by two rendered shelters. The central café was demolished in 1982, to be replaced later by a brick-built toilet block, whilst the Longford Hall manor house was demolished in 1996.


This application relates to the brick toilet block and the two rendered shelters which sit either side. The shelters which have been built in the art-deco style can be roughly dated to 1936/37 when the Longford gardens were re-landscaped and extended as part of preparations for the coronation celebrations of King George VI. They have been sited approximately 40m apart, against the northern brick boundary of the ornamental garden, and have been angled inwards to address the centre of the original rockery. Each shelter is symmetrical in its design, comprising of five archways which diminish in size from the central arch. The six supporting pillars and roof façade have been constructed in brickwork and finished in a Tyrolean render. 


Gritstone pathways enter and exit the ornamental garden immediately next to the outer ends of each shelter, with one path spanning the entire width of the garden immediately in front of the shelters and central toilet block.


Both of the 1930s shelters are currently in a very poor state of repair and have been designated as ‘dangerous’ structures in a recent structural engineers report. In addition they have been a focus for anti-social behaviour in recent years, partially as they provide protection from the elements. The seating within the shelters has been removed to try and prevent groups of youths congregating in this isolated location. The existing 1980s toilet block continues to be in service, although does not contribute positively to the character and appearance of the conservation area.


PROPOSAL


This application seeks planning permission to erect two rendered colonnades (rows of supporting columns) following the demolition of the 1930s shelters. The proposed structures will be of art-deco style to match their predecessors, however unlike the existing shelters they will be freestanding structures without roofs, and as such will no longer provide cover from the elements. Compared to the shelter it replaces, each colonnade has been sited 1m further away from the northern boundary wall, and is between 5m-6m shorter in length; these differences in siting have been designed to allow the proposed structures to become an integrated part of the gardens that will encourage members of the public to walk around them. Planted beds have also been proposed along the northern boundary which will extend up to the colonnades in places.  


In conjunction with the above, consent is also sought to add a rendered façade to the frontage of the existing toilet block. Like the proposed colonnades it has a symmetrical art-deco style design which the applicant hopes will improve the overall appearance of the brick building and give the new structures either side of it a focus and a context. 


A separate application for Conservation Area Consent to demolish the shelters accompanies this submission (ref: 77900/CAC/2011). 


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.


RELEVANT CORE STRATEGY POLICIES/PROPOSALS


L7 - Design


R1 – Historic Environment


R2 – Natural Environment


R5 - Open Space, Sport and Recreation

PROPOSALS MAP NOTATION


Conservation Area: Longford Park


Protected Open Space

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


Wildlife Corridors 


RELEVANT UDP POLICIES

None


RELEVANT PLANNING HISTORY

77900/CAC/2011 – Conservation Area Consent for demolition of two existing Art-Deco shelters – Current application

CONSULTATIONS


English Heritage – No Comment


GMAU – No comments received


Friends of Longford Park – No comments received


Any future consultations received shall be included within the Additional Information Report


REPRESENTATIONS


One letter of objection has been received from an address on Talbot Road which states that as an important piece of Stretford’s history, the upkeep of the existing art-deco shelters should have been a priority. The objector feels that insufficient care and attention should be paid to the Longford Park.  Concern has also been expressed with regards the isolated location of the toilet block and as such further money should not be spent on improving it.

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The principle of demolishing the existing 1930s shelters is covered under a separate application for conservation area consent which also sits on this Committee Agenda – ref: 77900/CAC/2011.


2. The proposed colonnades and the alterations to the existing toilet block will not result in any loss of protected open space and are considered to be in support of the aspirations set out in Policy R2 – Natural Environment of the Trafford Core Strategy.    


IMPACT ON THE CONSERVATION AREA

3. Policy HE9.2 of PPS5 – Planning for the Historic Environment states that where an application will lead to total loss of significance of a heritage asset, LPAs should refuse consent unless it can be demonstrated that the loss of significance is necessary in order to deliver substantial public benefits that outweigh that loss; or the nature of the heritage asset prevents all reasonable uses of the site. Policy R1.3 of the Trafford Core Strategy requires developers to demonstrate how the proposed development will preserve or enhance the conservation area and its wider setting. 


4. A structural engineer’s report has concluded that the shelters in their present state are dangerous and as a result they have recently been fenced off from the public. The damage caused by bad weather and vandalism means that the appearance of the existing shelters detracts from the otherwise attractive public gardens and also affects perceptions of personal safety within the park. The former art-deco café served as the main focal point of the ornamental gardens, with the shelters acting as secondary structures that played a supportive role; as such the loss of the café has compromised the function and group value of the  shelters. The architectural and historic significance of the shelters at present is considered to be relatively low, and the persistent vandalism of the shelters means that their current function is not sustainable.


5. It is recognised that the functional significance of this part of the conservation area will be harmed to a degree, following the removal of two covered shelters. However it is considered that the proposed colonnades will form pieces of sculpture in their own right that, with the support of a more integrated hard and soft landscaping scheme, will provide an inviting, attractive and safe area for people to circulate around. Therefore it is considered that the change in function to this part of the park will actually enhance visitor’s enjoyment of the Longford Park conservation area and can be considered as a public benefit.


6. The façades of the colonnades are faithful to how the 1930s shelters would have looked when first built and the rendered façade to the toilet block serves to turn an unsightly building into a bold feature in its own right, which acknowledges the ornamental garden’s art-deco history. The alterations to the toilet block also provide a central reference point that the colonnades can address, thus giving them a clearer function, with the overall result being a reinstatement of the former symmetry and balance of the ornamental gardens. It is therefore considered that the proposals will result in a development that respects the art-deco heritage of the park, and contributes towards forming a distinct sense of place that will enhance the attractive setting of the ornamental gardens and the visual amenities of the Longford Park conservation area generally. Again this is considered to be of significant public benefit in comparison to the appearance of the existing shelters.

ACCESS, HIGHWAYS AND PARKING 


7. The proposed development will have no implications on required levels of car parking within Longford Park or a detrimental impact on the use of the park generally.

CONCLUSION


8. An application seeking conservation area consent to demolish the two 1930s shelters has been recommended for approval. It is considered that the design, siting and function of the proposed development contribute to create an attractive, inviting and safe environment, and that this results in public benefits that significantly outweigh the harm caused by the loss of the 1930s shelters which are in a poor state of repair and a focus for anti-social behaviour. Overall it is considered that the proposed development will preserve and enhance the positive features and characteristics of the Longford Park conservation area and therefore it is in compliance with Policies L7, R1, R2 and R5 of the Trafford Core Strategy, along with national guidance contained within PPS5 – Planning for the Historic Environment.   


RECOMMENDATION: Minded to Grant Subject to the Following Conditions: 


1) Standard time limit;


2) Compliance with all Plans


3) Material Samples

4) Landscaping Scheme

JK






		WARD: Longford

		77900/CAC/2011

		DEPARTURE: NO





		DEMOLITION OF TWO EXISTING ART-DECO SHELTERS AND REPLACEMENT WITH TWO NEW RENDERED COLONNADES. FORMATION OF ART-DECO STYLE façade TO FRONTAGE OF EXISTING TOILET BLOCK



		Formal Gardens east of Longford Cottages, Longford Park, Stretford





		APPLICANT:  Trafford Council 





		AGENT: Trafford Council 





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO REFFERAL TO SECRETARY OF STATE 









SITE


The application site lies within Longford Park, an urban park and designated conservation area which measures 22 hectares in size. The majority of the park originally formed the grounds for a C19th gentleman’s estate, owned by local cotton merchant John Rylands, and called Longford Hall. In 1911 the estate was sold to Stretford Urban District Council and soon became a public park; impressive art-deco ornamental gardens and glass houses were formed to entertain the public, including a rock garden presided over by an art-deco café at its northern end and flanked by two rendered shelters. The central café was demolished in 1982, to be replaced later by a brick-built toilet block, whilst the Longford Hall manor house was demolished in 1996.


This application relates to the brick toilet block and the two rendered shelters which sit either side. The shelters which have been built in the art-deco style can be roughly dated to 1936/37 when the Longford gardens were re-landscaped and extended as part of preparations for the coronation celebrations of King George VI. They have been sited approximately 40m apart, against the northern brick boundary of the ornamental garden and have been angled inwards to address the centre of the original rockery. Each shelter is symmetrical in its design, comprising of five archways which diminish in size from the central arch. The six supporting pillars and roof façade have been constructed in brickwork and finished in a Tyrolean render. 


Gritstone pathways enter and exit the ornamental garden immediately next to the outer ends of each shelter, with one path spanning the entire width of the garden immediately in front of the shelters and central toilet block.


Both of the 1930s shelters are currently in a very poor state of repair and have been designated as ‘dangerous’ structures in a recent structural engineers report. In addition they have been a focus for anti-social behaviour in recent years, partially as they provide protection from the elements. The seating within the shelters has been removed to try and prevent groups of youths congregating in this isolated location. The existing 1980s toilet block continues to be in service, although does not contribute positively to the character and appearance of the conservation area.


PROPOSAL


This application seeks conservation area consent to demolish the two 1930s shelters in their entirety. The brick wall which forms the northern boundary to the gardens, and which the shelters are sited against, is however set to remain. 


A separate application for planning permission to erect two colonnades in place of the shelters and make alterations to the existing toilet block accompanies this submission (ref: 77898/FULL/2011). 


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/PROPOSALS


L7 - Design


R1 – Historic Environment


R2 – Natural Environment


R5 - Open Space, Sport and Recreation

PROPOSALS MAP NOTATION


Conservation Area: Longford Park


Protected Open Space

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


Wildlife Corridors 


RELEVANT UDP POLICIES

None


RELEVANT PLANNING HISTORY

77898/FULL/2011 – Demolition of two existing Art-Deco shelters and replacement with two new rendered colonnades. Formation of Art-Deco style façade to frontage of existing toilet block – Current application

CONSULTATIONS


GMEU – No comments received


REPRESENTATIONS


One letter of objection has been received from an address on Talbot Road which states that as an important piece of Stretford’s history, the upkeep of the existing art-deco shelters should have been a priority. The objector feels that insufficient care and attention should be paid to the Longford Park.  Concern has also been expressed with regards the isolated location of the toilet block and as such further money should not be spent on improving it.

OBSERVATIONS


CONDITION OF EXISTING SHELTERS

9. The application proposes to demolish two heritage assets, in the form of 1930s art-deco shelters, which are situated within Longford Park Conservation Area. Paragraph HE9.1 of PPS5 – Planning for the Historic Environment states that there should be a presumption in favour of the conservation of designated heritage assets and the more significant the designated heritage asset, the greater the presumption in favour of its conservation should be. Once lost, heritage assets cannot be replaced and their loss has a cultural, environmental, economic and social impact. Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting. Loss affecting any designated heritage asset should require clear and convincing justification.


10. The Council’s structural engineer has conducted a survey of the shelters and produced a report summarising their current condition. It states that the existing shelters are in a state of decay and suffer from frequent vandalism. The concrete roofs to the shelters are in an advanced state of decay, particularly as a result of two consecutive harsh winters, and it is unlikely that they would survive a third in a safe condition. As a result the shelters are considered to be dangerous structures and as a result have recently been fenced off from the public. The structural engineer’s report also gives consideration to future design options which would allow partial retention of the shelters. Repairing the existing structures would require extensive and invasive work, whilst the second option of removing the shelter roofs would require the complete demolition and rebuild of both structures; such is the extent of the damage to their structural integrity.


11. It is accepted that the existing art-deco shelters are structurally unsound in their present condition and in urgent need of either significant repair or total demolition. It is also recognised that whilst the retention and repair of the original shelters would be desirable, the issues surrounding anti-social behaviour would remain. Due to their relatively isolated location and the cover they provide from the elements, the existing art-deco structures have sometimes been used as an area where youths can congregate, and as a result the shelters have been subjected to graffiti and vandalism on a number of occasions. Expensive repair works could therefore quickly be reversed if the shelters continue to be vandalised in the future. It is considered that the removal of the concrete roofs of the structures, and as a result any shelter from the weather, will make a significant contribution towards deterring future anti-social behaviour. The structural engineers report states that such a measure would essentially necessitate the demolition of the entire structures before they are re-built. 


CONTRIBUTION TO CONSERVATION AREA


12. Planning Policy R1.3 within the Trafford Core Strategy states that when determining applications for demolition, the Council will take into account the contribution made by the building or structure to the character, appearance or special interest of the area as a whole, including the merits of any proposed (re)development.


13. At present the damage caused by bad weather and vandalism, and the graffiti on the back walls, means that the appearance of the existing shelters detracts from the otherwise attractive public gardens and also affects perceptions of personal safety within the park. As a result the architectural significance of the shelters is considered to be low and much of their function and historic significance was lost when the art-deco café was demolished in 1982, as this provided an attractive focal point that gave the shelters balance, as well as forming a popular meeting place in the park. Similarly the group value of the shelters, as part of a collection of art-deco buildings within Longford Park, was severely diminished by the loss of the central café.  Whilst one other art-deco building remains within the Park, (Great Stone Road Lodge) at the northern entrance, this is not significantly similar in style or materials to the shelters and therefore it is considered that their demolition will not unduly compromise the significance of Great Stone Road Lodge. 


DEVELOPMENT TO FOLLOW


14. Policy R1.3 of the Trafford Core Strategy also states that where development is to follow demolition, it will be a requirement that detailed planning permission for the proposed redevelopment shall be obtained… before the existing building is demolished. A detailed planning application for redevelopment has accompanied this submission for Conservation Area Consent and forms part of this same Committee Agenda (ref: 77898/FULL/2011). The application proposes the replacement of the shelters with two colonnades which match the 1930s structures with respect to their external appearance. The existing toilet block is set to receive a rendered art-deco style façade, as a nod to the former café which stood in-between the shelters. Application 77898/FULL/2011 has been recommended for approval and as such this development within the Longford Park Conservation Area is in-line with Policy R1.3 of the Trafford Core Strategy.  


CONCLUSION


15. Overall it is considered that the art-deco shelters in their existing state do not make a positive contribution towards the character and appearance of the conservation area and that much of their architectural and historical significance has diminished since they were first erected. A planning application for replacement structures of similar design is considered to enhance this part of the Conservation Area and has been recommended for approval. Therefore it is considered that the demolition of the 1930s structures has been clearly justified and does not unduly conflict with Local and National guidance contained within Policy R.1 of the Trafford Core Strategy and Policies HE7, HE9 and HE10 of PPS5 respectively, and as such it is recommended that conservation area consent be granted for this application.   


RECOMMENDATION: MINDED TO GRANT SUBJECT TO REFFERAL TO SECRETARY OF STATE 

1) Conservation Area time limit;


JK






		WARD: Bowdon

		77804/FULL/2011

		DEPARTURE: NO





		Conversion of The Beeches into seven self-contained apartments including partial demolition of side and rear additions and erection of two storey rear extension, other external alterations including creation of roof terrace and dormer window.



		The Beeches, on the site of the former St Anne's Hospital, Woodville Road/Higher Downs, Altrincham





		APPLICANT:  P J Livesey Living Space (3) Ltd





		AGENT: N/A





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site is located at the junction of Higher Downs, Woodville Road, The Downs and St John’s Road to the south-west of Altrincham town centre.  The site is bounded by Woodville Road to the north, Higher Downs to the north-west, Higher Downs to the south-east, Beechfield and the listed Bowdon Downs Church, schoolroom and lecture hall (Grade II) to the south-west.  The site is located with The Devisdale conservation area but is also immediately adjacent to The Downs conservation area.


The site is occupied by the range of buildings (none of which is listed) that formed the St Anne’s Hospital.  They comprise a range of period buildings dating to the end of the C19th – these are the original villa (with additions) known as The Beeches situated adjacent to the boundary with Woodville Road, the Dunham Ward adjacent to the boundary with Bowdon Road and the Crossley Wing situated between The Beeches and Beechfield.  There were previously a number of unsympathetic additions to these buildings, mostly to link the various buildings but also comprising a large detached portable building sited between the Crossley Wing and the boundary with Beechfield.  These have all been removed during the recent refurbishment and conversion of the site.  There is a large open landscaped area between the buildings and the boundary with Higher Downs.


The main existing access to the site is directly onto the junction of Woodville Road, Higher Downs, The Downs and St Johns Road.  Secondary accesses are from Woodville Road close to the junction with Bowdon Road and on Bowdon Road itself, close to the boundary with the listed church.  The main access leads to a small parking area adjacent to The Beeches and the Crossley Wing whilst the other accesses serve small service areas.


The site is covered by a tree preservation order, TPO 348, which includes two groups of trees and shrubs around the boundary as well as a large single beech tree located fairly centrally within the area to the front of the buildings.  There are also TPO’s covering parts of the church grounds adjacent to the south-west boundary of the site.


PROPOSAL


Planning permission granted for the development of the St Annes site included the refurbishment and conversion of The Beeches into 6 dwellings.  It is now proposed to amend these approved plans and convert the building into 7 dwellings with a reduction in the size of some of the previously approved units.  The proposal also seeks to incorporate some outdoor space for each apartment whether that is garden, balcony or roof terrace.


The proposals would retain more of the existing building with less addition to it.  The extension to the rear would be similar to the extant permission; there would not now be a bin store to the Woodville Road side of the building at the rear; the plan now includes the retention of the ground floor link along the Woodville Road elevation with the formation of a terrace on top.  There would be two interventions to the roof with the creation of a roof terrace area at the front and also one at the rear.   A number of smaller amendments are also proposed and these are set out in the applicants Design and Access Statement.


Amendments to the parking layout are incorporated in the accompanying application, 77805/VAR/2011 which provides for one additional space for the additional dwelling now proposed.


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.


CORE STRATEGY


R1- Historic Environment


R2- Natural Environment


R5- Open Space, Sport and Recreation


L1- Land for New Homes


L3- Regeneration and Reducing Inequalities


L4- Sustainable Transport and Accessibility


L6- Waste


L7- Design


L8- Planning Obligations


PROPOSALS MAP NOTATION


Conservation Area (Devisdale)


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS 


ENV12 – Species Protection


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


ENV24 – Buildings of Special Architectural and Historic Interest


H1 – Land Release for Development


H2 – Location and Phasing of New Development


H3 – Land Release for New Housing Development


H4 – Release of Other Land for Development


OSR9 – Open Space in New Housing Development


T6 – Land Use in Relation to Transport and Movement


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


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses of Existing Resources and Infrastructure


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


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RT1 – Integrated Transport Networks


RT2 – Managing Travel Demand


RT9 – Walking and Cycling


MCR3 – Southern part of the 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

77805/VAR/2011 – an application to vary the approved plans of planning permission 76581/FULL/2011 is reported elsewhere on the Agenda.

76581/FULL/2011 - Conversion of former St Annes hospital to 7 apartments and 12 houses following partial demolition of existing buildings; erection of detached building to form 3 new dwellings following demolition of existing portacabin building.  Provision of associated parking, landscaping, bike and bin stores, alterations to existing accesses and other associated works.  Planning permission granted on 29 July 2011 following the completion of an appropriate legal agreement.


APPLICANT’S SUBMISSION

The applicants have submitted a Revised Design and Access Statement and a Tree Survey which will be referred to where appropriate below.


CONSULTATIONS


LHA –  The proposals would result in 23 residential units, an increase in 1 no 2 bedroom unit, therefore there will be 4 number 1 bedroom properties, 7 number 2 bedroom properties and 12 number 3 bedroom properties.  


To meet the Councils car parking standards the provision of 42 car parking spaces are required overall, the proposals include 45 car parking spaces, some of the car parking spaces are provided in a tandem arrangement.  Whilst there is no objection to this arrangement, as the car parking spaces do not work independently the tandem spaces need to be allocated to the same units. 


There are some concerns about the layout of the spaces adjacent to the Bowdon Road access, the Woodville Road access in particular.  These should be resolved. 



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


Therefore, whilst there are no objections in principle to the proposals, the car parking proposals will need to be amended in order to be acceptable on highways grounds.


Drainage – Recommends standard informatives.

REPRESENTATIONS


None received


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The principle of the conversion of the building was accepted under the extant permission for the development of the whole site.  This application seeks approval for an additional unit within The Beeches – to convert the property to 7 units rather than 6 as previously approved.  The site comprises previously developed brownfield land and there are no policy concerns with the creation of a further additional dwelling on the site.  In this respect the proposal is in accordance with Policy L1 of the Trafford Core Strategy.


IMPACT ON CONSERVATION AREA


2. Whilst a considerable amount of work has been carried out towards implementing the approved development, no work has yet been carried out the Beeches towards the implementation of the permission other than some stripping out and stabilisation works and removal of some additions (all previously approved).


3. The proposals still retain the existing building.  In general terms the proposals would have less of an impact on the existing building than those previously approved.  Whilst the proposed roof terrace areas to be created in the north-west and south east elevations are not ideal, subject to details being agreed by condition, they are considered to be acceptable in the context of the significant overall improvements to the site.


CAR PARKING


4. The approved layout for the development (22 units) provided for 44 parking spaces.  The revised layout now proposed (under this application and the amendment to the approved scheme reported elsewhere on this Agenda 77805/VAR/2011) which is effectively for 23 units, would provide 45 spaces.  The applicant has been asked to amend aspects of the layout to address the concerns raised by the LHA and subject to this, it is considered that in this location close to Altrincham Town Centre, the level of parking proposed is appropriate and acceptable.


DEVELOPER CONTRIBUTIONS


5. 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. 


6. 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.


7. 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.


8. 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.


9. The previous application for the whole development site was subject to a legal agreement to secure a total financial contribution of £69,936.87 (comprising £30,963.63 towards open space provision, £14,700.24 towards outdoors sports facilities provision, £8,153 towards public transport provision and a maximum of £16,120 as a contribution towards Red Rose Forest tree planting).  The legal agreement set a phased payment relating to the occupation of the first , eighth and fifteenth units – no payment has yet been triggered. 


10. For this proposal, given the extant permission which is well under way on site it is considered appropriate to calculate the required contributions based on the provision of one additional 2-bed unit.  


11. Under the UDP the proposal would generate a requirement for £310 towards Red Rose Forest tree planting and £1701.21 towards open space and outdoor sports facilities provision (comprising £1153.55 towards open space provision and £547.66 towards outdoor sports facilities provision).  There would be no contribution towards affordable housing or highways and public transport.  This is a total of £2011.21.


12. Under the Core Strategy the proposal would generate contributions towards:- Specific Green Infrastructure - £930; Outdoor Sports and Recreation - £1964.33; Education and Facilities - £3728.77.  This is a total of £6623.10 though there is also likely to be a highways contribution, the amount of which is currently unavailable.   It should be noted that these figures are indicative and may change when the SPD is adopted.

RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 

A:  That the application will propose a satisfactory development for the site upon the completion of an appropriate legal agreement subject to the contributions set out above and reflecting the current position on site and the previously agreed phasing arrangement. 


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


1. Standard


2. Approved drawings and plans 


3. Access/parking details to be approved


4. Parking to be provided in accordance with approved plans with details of allocation of spaces, in particular those spaces arranged in tandem


5. Trees – protection and retention measures to be approved and to include specific details of any works to the beech tree.


6. Landscaping details to be submitted for approval


7. Landscape management


8. Bin and bike stores – details and locations to be agreed


9. Materials to be submitted for approval – including rainwater goods, windows, doors etc


10. Details of windows and doors to be submitted for approval


11. Removal of deemed consent for estate agents’ signs – one location to be agreed


GE






		WARD: Bowdon

		77805/VAR/2011

		DEPARTURE: NO





		Variation of Condition 2 (list of approved plans) of planning permission 76581/FULL/2011 - conversion of former St Anne's hospital to seven apartments and twelve houses following partial demolition of existing buildings; erection of detached building to form three new dwellings following demolition of existing portacabin building.  Provision of associated parking, landscaping, bike and bin stores, alterations to existing accesses and other associated works to allow amendments to layout and elevations.



		Former St Anne's Hospital, Woodville Road/Higher Downs, Altrincham 





		APPLICANT:  P J Livesey Living Space (3) Ltd





		AGENT: 





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site is located at the junction of Higher Downs, Woodville Road, The Downs and St John’s Road to the south-west of Altrincham town centre.  The site is bounded by Woodville Road to the north, Higher Downs to the north-west, Higher Downs to the south-east, Beechfield and the listed Bowdon Downs Church, schoolroom and lecture hall (Grade II) to the south-west.  The site is located with The Devisdale conservation area but is also immediately adjacent to The Downs conservation area.


The site is occupied by the range of buildings (none of which is listed) that formed the St Anne’s Hospital.  They comprise a range of period buildings dating to the end of the C19th – these are the original villa (with additions) known as The Beeches situated adjacent to the boundary with Woodville Road, the Dunham Ward adjacent to the boundary with Bowdon Road and the Crossley Wing situated between The Beeches and Beechfield.  There were previously a number of unsympathetic additions to these buildings, mostly to link the various buildings but also comprising a large detached portable building sited between the Crossley Wing and the boundary with Beechfield.  These have now been removed.  There is a large open landscaped area between the buildings and the boundary with Higher Downs.


The main vehicular access to the site is directly onto the junction of Woodville Road, Higher Downs, The Downs and St Johns Road.  Secondary accesses are from Woodville Road close to the junction with Bowdon Road and on Bowdon Road itself, close to the boundary with the listed church.  


The site is covered by a tree preservation order, TPO 348, which includes two groups of trees and shrubs around the boundary as well as a large single beech tree located fairly centrally within the landscaped area.  There are also TPO’s covering parts of the church grounds adjacent to the south-west boundary of the site.


PROPOSAL


This application relates to changes to the scheme previously approved.  Changes to the approved proposals for the Beeches are dealt with under a separate application.  There are a number of changes including:-


· The main car parking layout has been amended to form a more circular arrangement centred around the protected beech tree.  There is no reduction in the number of parking spaces


· There are amendments to the location and design of the main bin store close to the access drive and the main bike store which will be located close to the Woodvuille Road boundary adjacent to the main access drive


· Amendments to the provision of pedestrian gates within the wall along Bowdon Road to serve the dwellings in the Dunham Ward (adjacent to Bowdon Road) 


· Alterations have been  made to the detail of the new building (3 dwellings) but retains this in the same location but with a slightly reduced footprint and height, it is of similar design to the approved plans


· Amendments made to the single storey extension to the south-east elevation of the Dunham Ward, reducing the width of this extension and associated elevational changes


· Amendments to some of the details of works to the Crossley Ward


· Removal of a feature pergola sited between the Crossley Ward and The Beeches


· Amended details for the main access gate including the provision of a dedicated pedestrian gate to the side of the main gate


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.


CORE STRATEGY


R1- Historic Environment


R2- Natural Environment


R5- Open Space, Sport and Recreation


L1- Land for New Homes


L3- Regeneration and Reducing Inequalities


L4- Sustainable Transport and Accessibility


L6- Waste


L7- Design


L8- Planning Obligations


PROPOSALS MAP NOTATION


Conservation Area (Devisdale)


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS 


ENV12 – Species Protection


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


ENV24 – Buildings of Special Architectural and Historic Interest


H1 – Land Release for Development


H2 – Location and Phasing of New Development


H3 – Land Release for New Housing Development


H4 – Release of Other Land for Development


OSR9 – Open Space in New Housing Development


T6 – Land Use in Relation to Transport and Movement


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


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses of Existing Resources and Infrastructure


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


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RT1 – Integrated Transport Networks


RT2 – Managing Travel Demand


RT9 – Walking and Cycling


MCR3 – Southern part of the 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

77804/FULL2011 – Conversion of The Beeches into seven self-contained apartments including partial demolition of side and rear additions and erection of two storey rear extension, other external alterations including creation of roof terrace and dormer window.  Report included elsewhere on this Agenda.

76581/FULL/2011 - Conversion of former St Annes hospital to 7 apartments and 12 houses following partial demolition of existing buildings; erection of detached building to form 3 new dwellings following demolition of existing portacabin building.  Provision of associated parking, landscaping, bike and bin stores, alterations to existing accesses and other associated works.  Planning permission granted on 29 July 2011 following the completion of an appropriate legal agreement.


APPLICANT’S SUBMISSION


The applicants have submitted a Revised Design and Access Statement and a Tree Survey which will be referred to where appropriate below.


CONSULTATIONS


LHA –  To meet the Councils car parking standards the provision of 42 car parking spaces are required overall, the proposals include 45 car parking spaces, some of the car parking spaces are provided in a tandem arrangement.  Whilst there is no objection to this arrangement, as the car parking spaces do not work independently the tandem spaces need to be allocated to the same units. 


There are some concerns about the layout of the spaces adjacent to the Bowdon Road access, the Woodville Road access in particular.  These should be resolved. 



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


Therefore, whilst there are no objections in principle to the proposals, the car parking proposals will need to be amended in order to be acceptable on highways grounds.


Drainage – Recommends standard informatives.


REPRESENTATIONS


None received


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The principle of the conversion of the buildings and the erection of a new building comprising 3 houses was accepted under the extant permission.  Works are well under way on the site based on that permission.  No increase in the number of units is proposed as part of this application.  There are no policy concerns with this.  


2. A separate application seeks to amend the approved plans for The Beeches (one of the three retained buildings on the site) to allow for an additional unit in that building.


IMPACT ON CONSERVATION AREA

3. The proposals still retain the existing buildings. 


4. The developers have been working closely with officers regarding the amendments and it is considered that the relatively minor changes now proposed are entirely appropriate for the conversion and refurbishment of these buildings.  The development will enhance the conservation area significantly and the proposed amendments will not compromise that enhancement.


5. The parking layout at the front of the buildings is considerably changed, from a more regular arrangement to the circular arrangement centred around the protected beech tree, but is considered to be an attractive solution that complements the buildings and sets the protected tree off well at a prominent position within the site.


6. The location and design of the proposed bin and bike stores adjacent to the main driveway are acceptable.  These appear to be the most sensible locations, the designs are low key with mainly timer construction and landscaping will help to minimise their visual impact.  Other small bikes stores for individual gardens are proposed as before and details will be required by condition.


7. The amended proposals for the pedestrian entrances from Bowdon Road would have a minor impact on the contribution the wall makes to the conservation area but are considered to be acceptable.


CAR PARKING


8. The approved layout for the development (22 units) provided for 44 parking spaces.  The revised layout now proposed which is effectively for 23 units (including the additional unit proposed in The Beeches under 77804/FULL/2011) would provide 45 spaces.  The applicant has been asked to amend aspects of the layout to address the concerns raised by the LHA and subject to this, it is considered that in this location close to Altrincham Town Centre, the level of parking proposed is appropriate and acceptable.


DEVELOPER CONTRIBUTIONS


9. The previous application for the whole development site was subject to a legal agreement to secure a total financial contribution of £69,936.87 (comprising £30,963.63 towards open space provision, £14,700.24 towards outdoors sports facilities provision, £8,153 towards public transport provision and a maximum of £16,120 as a contribution towards Red Rose Forest tree planting off site which would be reduced by £310 per tree planted on site as part of an agreed planting scheme.  The legal agreement set a phased payment relating to the occupation of the first, eighth and fifteenth units – no payment has yet been triggered.


10. The proposed amendments do not increase the number of dwellings on the site and it is considered that it would not be appropriate to seek to amend the s106 contributions for this amended permission.  


RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 


(A):  That the application will propose a satisfactory development for the site upon the completion of an appropriate legal agreement and that such an agreement be entered into to secure a total financial contribution of £69,936.87 (comprising £30,963.63 towards open space provision, £14,700.24 towards outdoors sports facilities provision, £8,153 towards public transport provision and a maximum of £16,120 as a contribution towards Red Rose Forest tree planting off site which would be reduced by £310 per tree planted on site as part of an agreed planting scheme);


(B):  That upon completion of the above legal agreement, planning permission be GRANTED subject to the following conditions and standard reasons which are as per the previous approval


1. Standard commencement of development

2. Approved drawings and plans 


3. Measures to deal with impacts upon ecology – lighting scheme, bird and bat boxes


4. Access details to be approved


5. Parking – to be provided in accordance with approved plans with details of allocation of spaces, in particular those spaces arranged in tandem


6. Trees – protection and retention measures to be approved and to include specific details of any works to the beech tree.


7. Landscaping details to be submitted for approval

8. Landscape management


9. Bin and bike stores – details and locations to be agreed


10. Materials to be submitted for approval – including rainwater goods, windows, doors etc


11. Details of windows and doors to be submitted for approval


12. Entrance wall to be lowered prior to first occupation


13. Details of gates, gateposts, boundary walls, fences to be approved 


14. Contaminated land


15. Removal of deemed consent for estate agents’ signs – one location to be agreed


16. Protection and retention of wall to Beechfield


17. Withdrawal of rights to alter or extend

18. Extent of demolition of existing buildings to be in accordance with the approved plans unless otherwise agreed in writing by the Local Planning Authority with methodology for demolition (including details of support of retained walls and roofs) to be submitted to and approved in writing by the Local Planning Authority.

19. Notwithstanding the submitted plans details of the external balconies to the Crossley Ward building shall be in accordance with details that have been submitted to and approved in writing by the Local Planning Authority

20. No external extractor vents, flues, meter boxes, soil and vent pipes or similar shall be added to the buildings other than in accordance with details that have been submitted to and approved in writing by the Local Planning Authority.

21. Details of pointing and re-pointing to be submitted and approved in writing by the Local Planning Authority.

22. No cleaning of external elevations of existing building other than in accordance with details that have been submitted to and approved in writing by the Local Planning Authority.

23. Photographic record to be undertaken 


GE






		WARD: Hale Central

		77860/FULL/2011

		DEPARTURE: No





		RETENTION of a temporary single storey side extension.



		210 Moss Lane, Hale, Altrincham, WA15 8AZ





		APPLICANT:  Hale Halal Grocers





		AGENT: Zendium Design





		RECOMMENDATION:  REFUSE 









Councillor Mrs Young and Councillor Candish have requested that this application be determined by the Planning Development Control Committee


SITE


The application concerns the end unit of a parade of 3 shops located on the corner of Moss Lane and Clarence Road. It consists of a grocery store at ground floor with residential above. 


PROPOSAL


The application is in retrospect for the erection of a flat roofed single storey side extension of galvanised steel. The extension provides an additional 12 square metres of floor space which is used for the display of fruit and vegetables. An area on the forecourt in front of the extension is also used as a display area. The applicant has indicated that the extension is for a temporary period only but has not indicated for what period of time they wish the extension to remain in situ.

DEVELOPMENT PLAN


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.


PROPOSALS MAP NOTATION


None

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1- All New Development


D2- Vehicle Parking


S11- Development outside existing centres


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L4- Sustainable transport and accessibility


L7- Design

W2- Town Centres and Retail


Planning Guidelines – Shop Fronts

RELEVANT PLANNING HISTORY

77559/FULL/2011 Change of use of shop (Use Class A1) to hot food cafe/bar (Use Class A3) and erection of extraction fume duct. Withdrawn 18/11/11


APPLICANT’S SUBMISSION


A Design and Access Statement has been submitted in support of the application and the main points are as follows:


· The proposal is for the local community supplying fresh products and food goods. 


· There is a strong sense of community and customer service. 


· The extension has the character of a temporary market stall which has been designed to maintain the existing character or the main shop.


·  It is a low profile and low impact temporary structure which seeks to maintain the existing aesthetic and street view.

CONSULTATIONS


Pollution and licensing – The site is within 250m of a known landfill site or area of ground that has potential to create gas. Recommends conditions be applied regarding suitable gas protection measures.

The Section has been in receipt of two complaints relating to lighting both live some distance and not directly affected by the lighting or other activities. There have been no complaints of lighting or noise from anybody living in the vicinity of the premises.


No objections to this planning application providing the following condition relating to external lighting at the premises is complied with:


· There shall be fitted to the lighting an appropriate baffle or shield which minimises light spillage beyond the area to be illuminated and eliminates the potential of nearby properties experiencing glare.  In particular, to eliminate glare, the filament/bulb of the floodlight should not be directly visible to residents within adjacent properties.  The proposed measures shall be agreed in writing with the Pollution and Licensing Section prior to the implementation of any additional measures.

· The floodlights should be maintained in a satisfactory manner and all, shields, baffles and associated equipment should be maintained throughout the life of the installation

Environmental Heath - The Environmental Health team first became involved at Hale Halal Grocers after receiving a request for advice from the owner, Mr Akram, who was converting the existing shop (previously a chemists) into a grocers/butchers shop. An Environmental Health Officer (EHO) visited the premises on 10th November and gave advice to the owner on what he needed to do to comply with food hygiene and workplace safety requirements prior to opening. 


Since then there have been several visits both in response to complaints, and to ensure legal compliance. Legal compliance has been achieved, apart from minor issues which are being addressed.


A food business does not require permission or a licence from Environmental Health to trade, but they are required to submit a Food Premises Registration form. Mr Akram was given a registration form, which he duly completed, prior to opening.


After opening, several complaints were received regarding the state of the waste bin and that it was overflowing, prior to collection. As this was a new business Mr Akram did not know how much waste and animal waste (which needs to be disposed of separately), would be generated. When he realised that the existing bin and number of collections was insufficient, he arranged for a larger bin from the Council. An additional bin was also provided for animal waste. Mr Akram stated that he was in consultation with the landlord, to see if access could be gained to the rear garden to place the bins there. Since the provision of these additional facilities for waste, any of the initial problems have been alleviated.


At the time of the visits, the only foods displayed outside, in the area attached to the shop, are fruit and vegetables, these are not high risk foods  and are not stored directly on the ground, but in boxes raised on pallets, and are clearly visible. In my opinion, as fruit and vegetables are not high risk foods, this is not a food safety issue. 


Local Highway Authority -It is the LHA's understanding that the proposals are for an increase in retail floorspace of some 12 square metres.

 


To meet the Councils car parking standards as set out in the Core Strategy the provision of 1 additional car parking space should be provided. However, the proposed increase in floorspace is likely to just extend the range of goods provided rather than actually attracting further trips to the site.


There are no objections to the proposals on highways grounds.

 


REPRESENTATIONS


Cllr Candish- Objects to the proposal. Out of character with the existing street scene particularly Clarence Road which is entirely residential. The appearance would result in a clear loss of amenity to neighbouring homes. In addition the strong illumination of the premises into the late evening causes light pollution and the display of goods at ground level gives concerns regarding hygiene.


Cllr Mrs Young – Is opposed to the extension regardless of whether it is permanent or temporary. Extension composed of what appears two door shutters at right angles with a flat piece of something forming a roof. One shutter is removed when the business is trading. There is one commercial size blue bin against one of the shutters and empty boxes, spare cardboard piled up around it. This could cause be a tripping hazard. Together with boxes of fruit and vegetables displayed at ground level could result in reports of rats and mice. The low level displays are completely out of place in a residential street in Hale. Extension out of character with the area and the street scene.


Neighbours - 60 letters of objection received from local residents- 


· Concerned that it was built without planning permission


· Display area could be adopted highway and should be checked that it is not a separated concession.


· Concerns regarding servicing of the store – Large vehicles parked across junction


· Parking situation made worse since opening of shop with lots of badly parked vehicles making the situation at a busy junction even worse.


· Bright lights distracting to car drivers when approaching the junction at Grove Lane

· Eyesore and totally out of keeping with surrounding area


· Loss of light


· Lack of building regulations. Badly constructed, roof bows and there may be water coming through onto electric cables


· Large amount of rubbish a Health and Safety issue


· Food displayed on pavement a hazard


· Object to the hours of opening resulting in disturbance in the evening - The shop should be restricted in its hours


10 letters of support – Much needed local amenity. Beautiful fresh fruit and vegetables, well stocked shop with friendly staff. Open longer hours than previously an asset to the community. Not true that rubbish is piled up and overflowing. Pavement tidy after closing.


1 letter has also been received expressing a neutral  view.


OBSERVATIONS


1. The established use of this property is as a shop with residential above. The principle of the use is established and does not form a part of this application. Although there are concerns regarding the use of the forecourt, the use of the forecourt is ancillary to the retail use and it is considered that planning permission would not be required. 


2. This application concerns the side extension measuring 3.5m by 3.4m only and this report will therefore focus on the extension. 


3. There are therefore two main issues regarding this application firstly the design and appearance of the development and secondly additional traffic and parking generated by an additional 12 square metres of floorspace.


VISUAL AMENITY


4. Although the applicant has indicated that the extension is for a temporary period, no indication of the length of time for which they seek retention has been indicated. There is no current planning application for a more permanent replacement. It is therefore considered that the application should be dealt with assuming it will be in place for a significant period of time and the normal criteria for considering an extension should be applied.


5. The Core Strategy policy L7 requires that in relation to matters of design, development must be appropriate in its context and make the best use of opportunities to improve the character and quality of an area. It should also enhance the street scene or character of the area by appropriately addressing density, height, massing, Layout, elevation treatment and materials.


6. Whilst the principle of a small single storey extension may be appropriate, the design and materials of the proposed extension are not considered acceptable in the context of the area. The use of galvanised steel shutters on the elevations to Moss Lane and Clarence Road are not appropriate in terms of design and materials; they are harmful to the visual amenity of the area and fail to make the “best use of opportunities to improve the character and quality” of the area. It is therefore considered that the proposal would not accord with policy L7 of the Core strategy.


7. The Council’s guidelines for shop fronts, which includes a section on security shutters, indicate that when considering planning applications for security shutters the Council will have regard to the need for additional security, whether the need could be met in some more visually acceptable way, the design and colour of the proposed shutter and the visual effects on the surrounding area. Any external shutters permitted will normally be required to have a factory applied paint finish. They also state that “external roller shutters often detract from the design of the building and the character of the area. Solid shutters with a plain galvanised finish are particularly unattractive. The applicant has not indicated that the roller shutters are required for security and they do not comply with the guidelines and are completely inappropriate as a building material in a suburban, predominantly residential area.


RESIDENTIAL AMENITY


8. It is considered that given its size and position, the extension will not impact on adjoining properties by reason of overshadowing, overlooking or visual intrusion as it is located on Clarence Road side of the property. 


CAR PARKING


9. The second issue is car parking. A significant number of representations have been received regarding parking with cars parked on corners of the roads creating a hazard. As stated above this application is only concerned with an extension of some 12 square metres and it is beyond the scope of the planning application to address anti-social/illegal parking. The Core Strategy requires 1 parking space per 14 square metres.  To meet the Council’s car parking standards as set out in the Core Strategy the provision of 1 additional car parking space should be provided. However, the proposed increase in floorspace is likely to just extend the range of goods provided rather than actually attracting further trips to the site and the use of the property as a grocery store is generally serving local needs. It is not therefore considered that additional parking should be required and it would not be appropriate to refuse this application on the grounds of inadequate parking.


OTHER ISSUES


10. There are no existing conditions regarding the hours of opening and the opening of the shop until 10pm is therefore currently permitted. 


11. Concern has been expressed about the standard and safety of the construction. Building regulations are not however required under the Building Regulations 2010 and in any event this falls outside the consideration of this planning application.


12. Following determination of this application the enforcement process against the extension will be commenced. Other issues beyond the consideration of this planning application include the display of fruit and vegetables outside the site boundary which may require planning permission and the installation of lighting which may constitute illumination of an advertisement; both of which will be investigated further. 


RECOMMENDATION: REFUSE 


The proposed extension would be harmful to the amenity of the area and would not make the best use of opportunities to improve the character and quality of the area. It would fail to enhance the street scene or character of the area by reason of the elevational treatment, design and materials. As such the proposal is contrary to Policy L7 - Design of the Trafford Core Strategy.
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		WARD: Hale Central

		77487/FULL/2011

		DEPARTURE: No





		Erection of part two storey, part three storey detached dwelling house and integral garage.



		Land adjacent to 2 Greenside Drive, Hale






		APPLICANT:  Mr Robert England






		AGENT: Mr David C Smith






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT










SITE


The application site is prominently located on the corner of Greenside Drive and Heather Road, Hale. The site measures approximately 0.134ha and currently forms residential garden land to the south of No. 2 Greenside Drive. The site contains a number of mature trees and planting and the southern boundary of the site is defined by mature trees and planting. All trees that fall within the east half of the application curtilage are the subject of a TPO.  


The surrounding area is residential and characterised by differing architectural styles, of modern and traditional appearance and predominantly consists of large scale detached dwellings set within spacious curtilages. Greenside Drive is a cul-de-sac containing detached hipped roof two storey dwellings. To the south of the site is three storey apartment block and approximately 40m to the west is the boundary of Ashley Heath Conservation Area.  The eastern boundary of the site is bounded by a railway line. 

PROPOSAL


Planning permission is sought for the erection of a detached part two storey, part three storey dwelling including an integral garage and associated parking. The proposed dwelling would be served by a vehicular access from Greenside Drive.


An amended scheme has been submitted which forms the basis of this report. 


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.


RELEVANT CORE STRATEGY POLICIES


L1 – Land for New Homes


L2 – Meeting Housing Needs


L3 – Regeneration and Reducing Inequalities


L4 – Sustainable Transport and Accessibility


L7 - Design


L8 - Planning Obligations


R1 – Historic Environment 


PROPOSALS MAP NOTATION


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


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


DP7 – Promote Environmental Quality


RDF1 – Spatial Priorities


L4 – Regional Housing Provision


RT2 – Managing Travel Demand


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the Manchester City Region 

DP 1 – Spatial Principles


DP 2 – Promote Sustainable Communities


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


DP 7 – Promote Environmental Quality


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

H/OUT/28055 –Erection of detached dwelling at land adjacent to 2 Greenside Drive Refused (26/10/88) -Appeal allowed (October 1989)


APPLICANT’S SUBMISSION 


The applicant has submitted a Design and Access statement.  Relevant points raised are discussed within the Observation section of the report.


CONSULTATIONS


LHA - The main points of which are summarised in the observations section of this report. 

Pollution and Licensing – The application site has a history of rail use and embankments.  No objections in principle, and requested any approval includes a condition to require a contaminated land Phase I report to assess the actual/potential contamination risks prior to the development commencing.


Electricity North West – No objection, the development would have no impact on their infrastructure. 


Drainage – R12a.

REPRESENTATIONS


Neighbours - 2 letters of objections have been received from neighbouring residents in Greenside Drive raising the following concerns:


· Proposal is not in keeping with surrounding spacious character


· Restrictive covenant on Greenside Drive limiting the number of houses to be built. 


· Vehicle access onto Heather Road is currently difficult due to the closeness of the bend on South Downs Road. New vehicle access closer to the junction would increase risk to pedestrians and road users.


· Trees are important however after the lifetime of the trees, semi-mature trees should replace the expired tree. 


· If planning permission is granted, clear guidelines should safeguard the construction on the site and restrict construction times.


· Historically, 12 houses was considered an appropriate number to not allow a crowded estate


· Disagree with the text in the D & A statement that ‘the site offers a unique opportunity to create a landmark building… that will provide a focal point and locally distinctive reference.


· Feel that it would stick out like a sore thumb


Further neighbour consultation was carried out on the amended plans and 1 further letter of objection has been received from an occupier of Pinewood Court raising the following concerns:-


- Concerns over the cost of new TV mast if the proposed development takes place.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes the development of a new dwelling on part of the garden of an existing residential dwelling plot. The application site is not allocated for any specific use in the revised adopted Unitary Development Plan and is in a relatively sustainable location within the built up area. In terms of the recently amended Planning Policy Statement 3, Housing, (PPS3), which has removed garden land from the description of previously developed land, the proposal must be classed as green-field development.


2. The Draft NPPF states at that the Government's key housing objective is to increase significantly the delivery of new homes and that the planning system should aim to deliver a sufficient quantity, quality and range of housing consistent with the land use principles and other policies of the NPPF.


3. The policies of the Regional Spatial Strategy relevant to residential development include L4, DP4, and MCR3. 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.

4. Policy L1 of the Adopted Core Strategy outlines the supply of land to be made available for housing provision up to the end of the plan period (2026) and sets a target of a minimum 11,800 new dwellings. 

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


a. Firstly land within the Regional Centre and Inner Areas;


b. Secondly land that can be shown to contribute significantly to the achievement of the regeneration priorities set out in Policy L3 and/or strengthen and support Trafford’s 4 town centres, and,


c. Thirdly land that can be shown to be of benefit to the achievement of the wider Plan Objectives.  


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


7. The development of a new dwellinghouse on the site is therefore considered acceptable in principle.  The other main areas for consideration are the impact of the proposal on the amenity of surrounding residents, the character of the surrounding area and highway safety.  These elements are discussed further within this report.


RESIDENTIAL AMENITY


8. The front of the dwelling would overlook a non private area within the street scene of Heather Road and achieves a minimum separation distance of 40m to the nearest dwelling on the opposite side of Greenside Drive. As such a satisfactory relationship would be achieved with the dwellings on the opposite side of Greenside Drive.  Given the extensive rear garden, which backs onto an active railway, there would not be any adverse overlooking to the rear of the site. 


9. The proposed dwelling achieves a separation distance of well in excess of 15m to the front elevation of the flat development to the south, which combined with the significant planting and trees along the south boundary, would mitigate any overbearing or visual intrusion to these properties. 


10. With regard to No. 2 Greenside Drive, there are no habitable room windows in the side elevation of this dwelling that would be affected by the proposal. There are two windows proposed in the side elevation of the proposed dwelling facing No. 2 Greenside Drive which are non-habitable in nature and as such can be conditioned to be obscurely glazed. 


11. It is considered that the two storey rear section included in the proposal would not have an adverse loss of light impact upon No. 2 Greenside Drive.  This element would project some 5 metres beyond the rear of No 2 at a distance of over 6 metres from the boundary and as such would comply with the Councils guidelines for this type of relationship.  No windows are proposed in the side elevation at first floor in this two storey rear projection facing the boundary with No. 2, mitigating any potential adverse overlooking impact. The main source of light for this room faces the boundary along Heather Road. There is a set of glazed doors proposed at ground floor facing the shared boundary with No. 2, however given that they would be sited approximately 7m from this boundary, this is a sufficient distance to mitigate any overlooking. In addition, a condition is suggested for boundary treatment details to be submitted and erected thereafter along the new boundary between the proposed dwelling and No. 2 Greenside Drive, which would further safeguard the privacy of the neighbouring dwelling. 


12. The proposal includes sufficient private amenity space for a residential property of this size. The current dwelling at No. 2 Greenside Drive would also retain a substantial rear garden. 


DESIGN AND VISUAL AMENITY


13. The surrounding area comprises large scale detached dwellings in substantial plots resulting in a prevailing spacious character. The site is a prominent corner location containing several mature trees, many of which are the subject of a TPO. The current width and landscaped nature of the site contributes to the surrounding spaciousness and residential character. It is considered that the amended proposal retains the prevailing character and the amenity that the trees contribute to the surrounding area for the reasons outlined in the below paragraphs. 


14. The general pattern of development within Greenside Drive achieves a minimum of 2m between side elevations and shared boundaries, which equates to a minimum of 4m between dwellings overall. In the amended scheme, the proposed dwelling achieves a minimum of 4m to the external face of the side elevation of No. 2 Greenside Drive. The reduced width of the amended dwelling serves to retain the prevailing spaciousness by retaining sufficient space to the new proposed side boundary and in between No. 2 Greenside and the proposed dwelling. The proposed siting of the dwelling achieves 7m to the boundary with Heather Road at the closest point and retains all trees along the southern boundary. The scheme would result in the removal of one tree from the front of the property however this is not considered harmful to the prevailing landscaped character and visual amenity that the planting provides. It is considered that the reduced width and simultaneous increased distance to the side boundaries has sufficiently safeguarded the spaciousness and would not to result in a cramped form of development.  


15. The proposed three storey element has been reduced in height during the planning application to sit in line with the main ridge height of the proposed dwelling. This reduction in height, combined with the pitched roof over the projecting gable, the introduction of the half-hipped roof and reduction in overall width of the property, has reduced the scale of the dwelling. The amended scale and design ensures that the proposed dwelling does not appear disproportionately large within the plot. The footprint is no larger than the adjacent residential properties in Greenside Drive and the proposal does not project forward of neighbouring dwellings. The L-shape is considered an appropriate design solution to minimise the width and scale of the property as read from Greenside Drive and to allow for the dwelling to partially address the frontage along Heather Road. The proposed dwelling lines through with the eaves and ridge of No. 2 Greenside and neighbouring dwellings and satisfactorily compliments the neighbouring property. 


16. The three storey element is considered acceptable given the three storey development in the immediate vicinity and due to the fact it is a feature within a predominantly two storey dwelling. The three storey element would not appear incongruous. It would also be partially screened along the approach from Heather Road by the mature trees and planting on site. As such the amended scale and design of the proposed dwelling is considered acceptable and to be an appropriate design for this corner plot.


HIGHWAY SAFETY AND PARKING PROVISION


17. The proposal involves the provision of three car parking spaces on site, which is considered satisfactory for a 5 bedroom property within a sustainable location. The location of the proposed vehicular access has been amended on the grounds that it would have been accessed across two stretches of footpath. The amended scheme has amended the driveway layout so that it minimises the access across the footpath and it has confirmed that 10m would be retained to the junction with Heather Road. The amended layout is considered to be acceptable and the proposal is satisfactory on highway grounds. 

TREE MATTERS


18. The eastern half of the application site is the subject of a TPO. The re-location of the vehicular access due to the amended design requires the vehicular access to be taken from Greenside Drive. This will result in the loss of one tree within the front garden.  This is an Irish Yew; however it is not considered that this will have a detrimental impact upon the local treescape, subject to a suitable replacement being secured within the site through the suggested landscaping condition.  Tree protection details would be required including details of special surfacing where the proposed access driveway crosses close to the retained trees.


OTHER MATTERS


19. It has been raised in the neighbour objection letters that the site is subject to a restrictive covenant. This is not a material planning consideration and would not be enforceable through the land use planning system. Concerns have been raised in relation to noise and disturbance arising from construction; however any issues that may arise in relation to these matters can be controlled by other legislation and would not justify the refusal of planning permission.

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.


- 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.

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.


24. 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 £2, 865.18 split between a contribution of £1942.82 for open space and £922.37 for outdoor sports.


25. The proposal also requires a contribution towards the Red Rose Forest.  This is in accordance with Proposal ENV16 of the UDP and the Council’s Supplementary Planning Guidance ‘Developer Contributions Towards Red Rose Forest’.  The Revised UDP states that in considering development proposals throughout the Borough, the Council will impose planning conditions or negotiate planning obligations with applicants to secure the planting of trees, hedges and woodlands in a way that is fairly and reasonably related in scale and kind to the proposed development.  The total contribution for a development of this scale should be 3 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 £930.

26.  In line with SPD 1: Planning Obligations (to be adopted on 27th February 2012) the proposal would require a financial contribution with regard to the following:

- For specific green infrastructure a total contribution of £930.00.


- For outdoor sports and recreation a total contribution of £3,527.10.

- For education and facilities a total contribution of £11,186.31.

27. This equates to a total contribution of £15,643.42 with regard SPD 1: Planning Obligations. Additional financial contributions may be required in accordance with the above SPD 1: Planning Obligations with reference to highways contributions and an appropriate amount is to be confirmed.

28. These obligations are indicative and may change when the SPD is adopted.

CONCLUSION


29. The provision of one residential unit on the site is considered to be acceptable given that the site is in a sustainable location. The dwellinghouse would not have a detrimental impact on residential amenity or adversely impact on the street scene or character of the surrounding area or highway safety.  The proposal is thus considered to comply with all relevant Policies in the Core Strategy and related supplementary guidance. The application is therefore recommended for approval subject to the necessary legal agreement.


Recommendation: MINDED TO GRANT SUBJECT TO:


A) That the application will propose a satisfactory form of development for the site upon the completion of a legal agreement subject to the obligations set out above.


B) Subject to the following conditions:


1. Standard time limit


2. List of Approved Plans Including Amended Plans


3. Materials to be submitted


4. Removal of PD rights to insert windows in side elevation of the main house and of the two storey rear projection.


5. Obscure glazing – first floor windows in the north side elevation


6. Landscaping scheme including replacement tree planting


7. Tree protection scheme 


8. Provision and Retention of Parking


9. Contamination and Remediation Report


RW






		WARD: Broadheath

		77513/FULL/2011

		DEPARTURE: NO





		Erection of 2 x detached 2 storey dwellinghouses with integral garages and 1 x detached 2 storey dwellinghouse with detached garage.  Associated landscaping and formation of vehicular accesses.



		Land adjacent to 29 Deansgate Lane, Timperley , WA15 6SQ





		APPLICANT:  Baker Hollingworth Associates Ltd





		AGENT: Hunter Architects & Planners





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site is located on the west side of Deansgate Lane Timperley and is currently a vacant plot of land, rectangular in configuration and approximately 0.09ha in size.  The site is part of an overall larger redevelopment site, having previously been a garden nursery/horticultural centre.  Planning permission has been granted for the redevelopment of the overall site and included a children’s nursery (now completed), elderly care home (currently under construction) and a doctors surgery which was proposed in the location of the application site.


The surrounding area is predominantly residential; to the north side of the site is a residential dwelling, 29 Deansgate Lane beyond that is a Public House, the Gardeners’ Arm.  To the east side of the site on the opposite side of Deansgate Lane is a pair of semi-detached dwellings 22 & 24 Deansgate Lane.  Immediately to the south side is the access road to the children’s nursery and elderly care home, the nursery building is on the opposite side of the access road and fronts Deansgate Lane. 


To the west side of the site is the elderly care home, beyond which is the Metro line to Altrincham.  The site is unallocated within the Council’s UDP


PROPOSAL


Although an extant planning permissions still exists for the erection of a doctors surgery, the applicant has chosen not to implement that part of the overall redevelopment of the site.  Instead it is proposed to erect three detached two storey dwellings within the site.


Dwelling 1 (Four bedrooms) will be located adjacent to the north-west boundary with 29 Deansgate Lane and will have its front elevation facing towards Deansgate Lane, this property will have an integral garage space and a new vehicular access onto Deansgate Lane with one car parking space to the front of the garage.  


Dwelling 2 (Four bedrooms) will also be located with its front elevation facing towards Deansgate Lane at the corner with the access road into the larger site.  This property will have a detached garage which will be accessed from the new road serving the children’s nursery and care home, with an additional car parking space to the front of the garage.


Dwelling 3 (Four bedrooms) will face towards the access road and the children’s nursery, this dwelling will have the same layout as dwelling 1 with an integral garage and car parking space to the front and new dropped kerb access to the larger site access road.


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

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


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


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


H4 – Release of Other Land for Development


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


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


DP7 – Promote Environmental quality


RDF1 – Spatial Priorities Quality


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


L4 – Regional Housing Provision


RT2 – Managing Travel Demand


MCR1 – Manchester City Region Priorities


MCR3 – Southern part of the Manchester City Region


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

77198/NMA/2011 - Application for non-material amendment following grant of planning permission H/69956 for amendments to fenestration and elevational treatment to care home – Approved 22/09/2011


76062/FULL/2010 – Erection of four, two-storey terraced dwellings with associated parking and landscaping.  Alterations to No.29 Deansgate Lane – Refused 13/12/2011.


H/69956 – Erection of elderly care home with day centre, children’s nursery and health care facility with associated car parking, landscaping and new access from Deansgate Lane – Approved 05/10/2009



H/OUT/68675 – Outline application for the erection of a two storey health care facility and part two storey part three storey elderly care home (Use Class C2) following demolition of existing buildings on site.  Consent sought for access and layout.  All other matters reserved for subsequent approval. – Minded to approve 08/05/2008


H/57438 - Erection of 28 two and three-storey mews houses; erection of single storey car barns; provision of parking and landscaping – Refused 18th March 2004, decision upheld at appeal 21/7/2004.


CONSULTATIONS


Local Highway Authority – No objections in principle, comments incorporated into report.


Environment Strategy (Drainage) – Standard drainage informatives to be included


Pollution and Licensing – Application site is located on brownfield land, standard contaminated land condition to be included.


REPRESENTATIONS


Neighbours:- One letter of objection received from resident at 2a St Andrews Avenue, stating the following issues of concern:-


· Parking provision of two spaces per dwelling not sufficient, no on-street parking due to highway parking restrictions in locality.


· Does historic planning application refusal (H/574380) and subsequent planning appeal with relation to housing land supply not apply, in terms of any residential development being allowed on this site.


· Previous approval of doctors surgery, children’s nursery and care home needs to a new planning approval.  The previous scheme included a provision for the three sites to share car-parking spaces, this will now not happen with 14 spaces being lost with doctors surgery not being developed.


· Similar sites and proposals have been refused in the past by the Council


· Proposal will have an adverse impact on the roundabout and junctions, the development will not allow for satisfactory access or egress of vehicles.


· Will result in increase in traffic along Deansgate Lane, new traffic survey required now that children’s nursery now completed and other residential schemes completed further along Deansgate Lane.


· Deansgate Lane floods regularly, proposal will add to these problems


· Contrary to what the application form and the Environment Agency have stated the site is within a floodzone.


· A contaminated land survey will be required


· No mention of trees to be planted


· Dwellings will be out of character with area


· Dwellings appear to be cramped


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.       The site is identified on the Proposals Map of the UDP  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 impact of the new dwellings in terms of their size, scale and design  within the surrounding area, impact on residential amenity and car parking provision.


ACCESS AND PARKING


4. Each dwelling proposes four bedrooms, the LHA have indicated that four car parking spaces would normally be required but have stated that two spaces per dwelling would be acceptable.  This is in line with the general parking provision of existing dwellings in the area which include on site provision or a reliance on onstreet parking.  The road layout immediately surrounding the site includes highway markings preventing on-street parking.  The site is located close to public transport provision most noticeably the Metro line.


5. The LHA have also indicated that a roller shutter door be provided to the garage of dwelling 3 as the driveway length is shorter than 5.5m which is the minimum distance required to allow a car to park with a garage door able to open without blocking the highway/pathway.


LAYOUT AND STREETSCENE


6.  The majority of dwellings in the immediate locality of the application site are semi-detached or terraced, with the exceptions being 29 and 25 Deansgate Lane both detached dwellings which are located to the north and south side respectively of the overall larger site.  The inclusion of two detached dwellings facing onto Deansgate Lane is not considered to result in any demonstrable harm to the general streetscene.  The dwellings will be on relatively narrow plots which is in keeping with the plot sizes of dwellings in the local area.


7. The application site is located to the north side of a detached modern two storey building which is used as a children’s nursery, 29 Deansgate Lane is a detached dwelling and is positioned immediately to the north side of the site with a detached Public House building beyond.  Therefore in this context the siting of two dwellings facing Deansgate Lane and a third further within the site is considered appropriate within the streetscene.


8. Dwelling 1 retains a distance of 1.1m to the side boundary with 29 Deansgate Lane, this is not an unreasonable distance given that 29 Deansgate Lane is positioned on the shared boundary with the application site.  The Council would normally support a distance of 1m being retained to a boundary when considering any proposals for two storey side extensions.  A total distance of 2m will be retained between dwelling 1 and 2, again in this context a distance of 1m retained from both properties would not be considered unreasonable.  The character of the area generally in relation to the housing stock and other buildings is not one of spaciousness.  Dwelling 1 and 2 follow the building line of the adjacent children’s nursery, with the single storey elements of the building including the front entrance canopy and ground floor bay window projecting out the furthest.  Following concerns regarding the positioning of dwelling 2 in relation to the side access road boundary, the applicant has amended the site layout to retain a distance of 2.5m from the two storey side elevation to the side boundary.  As originally submitted a distance of 1.6m was retained which was not considered adequate.  The applicant has increased the footprint of the building at the front elevation by 0.3m in depth and 3.6m approximately in width at both ground and first floor, however this addition will not come out any further than the existing front gable.  Therefore in terms of an established building line the dwellings would not be unduly prominent within the streetscene, nor appear cramped in the general streetscene.


9. Dwelling 3 will face towards the nursery building, its western side elevation which retains 1m to the northern boundary will face towards the car-park area of the care home.


DESIGN


10. The design of the buildings follows a rather conventional modern house design, including front and rear pitched roof gables, front dormer, cat slide roof with wrap around front entrance canopy and ground floor bay to dwellings 1 and 3.  Dwelling 2 has a slightly different design as it does not include an integral garage, it includes a front pitched roof gable, ground floor bay windows on front and south facing elevation and canopy above front door.  The proposed dwellings will  have a facing brick finish with tiled roof, materials would be agreed in detail with the planning department prior to any works commencing on site.


11. Within the immediate environs of the site there is a mix of housing and building styles and finishes.  The adjacent nursery building has a contemporary design and has relied heavily on modern materials in relation to external finishes including render.  The care home under construction will have a traditional pitched roof design but will incorporate render and brown facing brick.  The majority of residential properties along Deansgate Lane are inter-war housing stock constructed in brown/red brick with pitched/hipped tiled roofs.  A number of modern dwellings are located on the junction of St Andrews Avenue opposite the application site and have a similar design and pallet of materials proposed at the application site.  It is therefore considered that the proposed dwellings will have no adverse impact on the character of the area in relation to the design and appearance of the proposed dwellings.


SCALE AND DENSITY


12. The three dwellings are all two storey, dwellings 1 & 3 measure 8m from ground to ridge height and measure 9.3m in width and 9.7m in depth.  Dwelling 2 is slightly higher measuring 8.4m from ground level to ridge (as originally submitted the ground to ridge height was 8.2m), 8.6m at the widest point (as originally submitted had been 9.3m wide) which includes the ground floor side bay and 8.7m in depth.  Dwelling 2 also has a detached garage set back adjacent to the rear boundary it will measure 3.2m x 6m in floor area and 5.4m from ground level to ridge height.  The height of the dwellings compares favourably with surrounding dwellings and the children’s nursery which measures 8.1m from ground to ridge level, the previous approved doctors surgery measured 8.0m in height.


13. The footprint of the dwellings and their overall scale and massing is considered appropriate in this location and will not result in any adverse harm to the streetscene or the general character of the area.


RESIDENTIAL AMENITY


14. The nearest residential dwelling to the site is 29 Deansgate Lane, this dwelling is owned by the previous owner of the garden nursery site.  The property has a secondary bedroom window at first floor facing towards the application site and two obscured glazed windows.  In addition, at ground floor there are two side windows serving the kitchen area which face towards the application site, these are the only windows to the kitchen.  Dwelling 1 has been positioned so that it does not sit immediately adjacent to the kitchen windows at No.29 and therefore does not result in loss of light and overshadowing to the kitchen area.  Dwelling 1 will retain a distance of 10.5m from first floor habitable room windows to the shared boundary with dwelling 3 and has no side facing windows at first floor.  Dwelling 2 retains a distance of 10.6m from rear first floor habitable room windows to the rear shared boundary with dwelling 3.  Dwelling 3 is positioned perpendicular to the rear elevation of dwelling 2 and therefore dwelling 2 will look towards the side flank elevation of dwelling 3, which has no windows at first floor and a w.c window at ground floor.


15. Dwelling 3 will retain a distance of 10.5m to the rear boundary with 29 Deansgate Lane from first floor habitable room windows and a distance of 10m to a section of the rear boundary which will form part of the elderly care home car-park.  Privacy distances to be retained by all three dwellings meet the Council’s minimum standards with relation to privacy and the proposal is therefore not considered to result in any undue overlooking.


16. Dwellings 2 will retain a distance of 20m to the front elevation of 22 Deansgate Lane on the opposite side of the road, this distance is considered acceptable in relation to causing no adverse interlooking issues between dwellings.


DEVELOPER CONTRIBUTIONS


17. 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. 


18. 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.


19. 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.

20. 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

21.  In accordance with Proposal R5 of the Core Strategy 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 a Neighbourhood Equipped Areas for Play (NEAP) designation, no contribution towards open space is required.  Based upon the SPG the provision towards outdoor sports facilities provision would be £2,767.10.


22. In accordance with the provisions of Proposals L8 and R3 and the SPG ‘Developer Contributions towards Red Rose Forest’ a development of one residential dwelling would be expected to provide 3 trees on site or a contribution towards tree planting/Community Forest projects in the area.  It is considered that in this location it would be preferable for the tree planting to be on site.  In the event that the trees are not provided on site, a financial contribution towards off-site tree planting would be required.  The SPG sets out a requirement of £310 per tree (9 trees in total required) which would generate a total contribution of £2,790.00, less £310 per tree that is provided on site.


Developer Contributions Post Adoption of SPD1 Planning Obligations

23. 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 a Neighbourhood Equipped Areas for Play (NEAP) designation, no contribution towards open space is required.  Based upon the SPD the provision towards outdoor sports facilities provision would be £10,142.78.


24. 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 (9 trees in total required) which would generate a total contribution of £2,790.00, less £310 per tree that is provided on site


25. 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 £33,558.93


26. 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.

27.  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 LEGAL AGREEMENT, 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. Standard


2. Approved Plans


3. Submission of materials


4. Landscaping Plan (Soft and hard Landscaping Details)


5. Retention of parking/garages


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


7. Removal of Permitted Development rights.


8. Contaminated Land condition


9. Roller garage door to dwelling No.3.


CM
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		Conversion of agricultural barn to dwelling, including installation of new windows and doors and demolition of adjoining piggery.



		Holly Tree Farm, Clay Lane, Timperley, WA15 7TS





		APPLICANT:  Mrs Pamela Oliver





		AGENT: Mr Paul McGuirk





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application relates to a detached barn situated within open countryside on the south side of Clay Lane between Timperley to the north and Hale to the south. The site and its surroundings are within the Green Belt. 


The building is of Cheshire brick construction with a slate tiled roof and timber doors and windows, including two large openings in the front elevation on the ground floor. The building dates from around the 1850’s - historic mapping evidence suggests that the site of the barn was unoccupied in 1838 and that by 1872-5 the site was occupied by a building with a footprint identical to that of the present barn. The building is currently vacant and was last used as stables.


The barn is located on the western side of a small group of buildings, which include a stable block opposite the barn and a dwelling which is positioned side-on to the barn.  To the rear of the building and included within the application site boundary is a field/paddock. The site is surrounded by fields in agricultural use and the only other buildings in the immediate vicinity are a dwelling and converted barn at Holly Tree Cottage on the opposite side of Clay Lane.

PROPOSAL


Permission is sought for conversion of the existing barn into a dwelling, including installation of new windows and doors, demolition of an adjoining piggery and various internal alterations. The proposed accommodation includes a kitchen and dining room/lounge, W/C and hall on the ground floor and four bedrooms, bathroom, study and store on the first floor. Access to site is via an existing driveway between the barn and the stable block and car parking is proposed on the south side of the barn.


Amended plans have been requested in respect of the proposed residential curtilage and positioning of windows in the rear elevation.  At the time of preparing this report no amended plans have been received and an update will be included in the Additional Information Report.  

 

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


L2 – Meeting Housing Needs


L5 – Climate Change


L7 - Design


L8 – Planning Obligations


R1 – Historic Environment


R2 – Natural Environment

R4 – Green Belt and Other Protected Open Land

PROPOSALS MAP NOTATION


Green Belt


Area of Landscape Protection


Wildlife Corridor

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV10 – Wildlife Corridors


ENV17 - Areas of Landscape Protection


H4 – Release of Other Land for Development


C4 – Green Belt


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


RDF4 – Green Belts


L4 – Regional Housing Provision


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the 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

H26717 - Development of land for residential purposes and construction of two new vehicular accesses onto Clay Lane. Refused 12/05/88

H15507 – Residential Development. Refused 14/01/82


APPLICANT’S SUBMISSION

A Design and Access Statement, PPS5 Statement and Bat Survey have been submitted in support of the application. The key points in the Design and Access Statement and PPS5 Statement are as follows: -


· The barn is in good structural condition however there is much needed repair and restoration work required.

· The proposed conversion retains both existing barn doorway spaces that will be fitted with hardwood windows. Three additional first floor windows are proposed on the rear elevation for light and ventilation. The windows would be constructed with similar dimensions to harmonise with the original construction.


· The first floor is to be extended to the end wall to allow additional rooms to be constructed but will not impact the barn’s existing exterior.


· The piggery to be demolished is a rudimentary modern addition (constructed in the 1970-80s) which is in serious disrepair and once demolished will reveal the original features of the barn’s rear wall.


· The surrounding paddocks, bungalow, stable and cottage outbuildings are unaffected.

· The existing hawthorn hedgerows along the southern and eastern boundaries will remain. Existing timber fencing along the northern and western boundaries is in a state of disrepair and will be replaced with new fencing of the same design.


· Access is via the existing driveway. The wooden gate will be refurbished and additional gate pillars built to match the barn’s brickwork.


· The proposal has centred its design around little disruption to the barn’s exterior and thus retaining an important part of rural heritage on the Hale landscape. The barn is currently disused and gradually falling into disrepair and has also suffered from vandalism. This development will stop this disrepair, provide a working building and add heritage value to the local area in general.

CONSULTATIONS


LHA – Comments not received at time of preparing this report.


Pollution and Licensing – Comment that the application site is on brownfield land and the applicant should be advised they have a duty to adhere to relevant legislation with regards to contaminated land.

Greater Manchester Archaeological Unit – Are satisfied that the proposals will provide a viable future for the barn thereby retaining a building of some historic importance within the local landscape. Recommend that prior to any soft-strip or redevelopment the barn is subject to a historic building survey to provide an archival record for future research. Further comments are incorporated in the Observation section of the report.


Greater Manchester Ecology Unit – Comments summarised in the Observation section of the report.


Drainage – Comment that consideration needs to be given how surface water/foul discharge can be adequately dealt with; Percolation Test to be carried out on the land required for a soakaway; The developer should consider a Sustainable Urban Drainage/disposal at source solution for surface water.


Highways - No comments


Street Lighting – No comments


Public Rights of Way - No comments


REPRESENTATIONS


None received


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.
Policy R4 of the Core Strategy states that the Council will continue to protect the Green Belt from inappropriate development and new development will only be permitted where it is for one of the purposes specified in PPG2, where the proposal does not prejudice the primary purposes of the Green Belt set out in PPG2 by reason of its scale, siting, materials or design, or where very special circumstances can be demonstrated in support of the proposal.

2.
National planning guidance in PPG2: Green Belts states that, with suitable safeguards, the re-use of existing buildings in the Green Belt should not prejudice the openness of Green Belts since the buildings are already there. It advises that the re-use of buildings is not inappropriate development providing:



(a)   it does not have materially greater impact than the present use on the openness of the Green Belt or the purposes of including land in it;



(b)   strict control is exercised over any extension and any associated uses of land surrounding the building;



(c)   the building is of permanent and substantial construction and capable of conversion without major or complete reconstruction;



(d)   the form, bulk and general design of the building is in keeping with its surroundings.


3.
Further guidance is provided at Annex D of PPG2 (at D3) which recognises that residential conversions in the Green Belt can often have detrimental effects on the fabric and character of historic farm buildings and states that it is important to ensure that the new use is sympathetic to the rural character.


  

4.
The barn is a substantial building in good structural condition and is capable of conversion without major reconstruction. No extensions are proposed to the building. Having regard to the above, the principle of conversion to residential use is considered acceptable subject to the alterations necessary to convert the building being sympathetic to its character and the impact of the proposed residential curtilage on the Green Belt.

IMPACT ON THE CHARACTER OF THE BUILDING AND GREEN BELT

5.
The existing building is a simple agricultural building, the character of which derives from its traditional materials and openings and simple rectangular form with a single pitched roof covering. The proposed conversion seeks to retain the existing building with minimal additions and interventions, with the only changes of note being installation of new windows and doors (predominantly utilising the existing openings), demolition of the attached piggery and internal alterations including extension of the first floor to the full length of the building.

6.
The proposed windows and doors would all be installed within existing openings (with the exception of three first floor windows in the rear elevation), ensuring minimal intervention to the original building. The three first floor windows proposed to the rear elevation would be an intrusion into the historic fabric of the building but it is acknowledged that some windows in this elevation are reasonably necessary to facilitate the re-use of this building. These windows are relatively small and would not detract from the character of the building. All new windows would be constructed with timber frames which is appropriate for a former agricultural building and will retain its character, although more detailed drawings are required to ensure the brickwork surrounding the openings and heads and cills are to be retained and repaired. It is considered this can be dealt with by way of a condition requiring submission and approval of these details prior to the commencement of development. Internally the first floor is to be extended the full length of the building with a new floor constructed. This would not impact on the height of the building and the existing roof trusses are to be retained. It is considered these proposed alterations are sympathetic to the character of the building and would not increase its impact on the Green Belt, therefore comply with the criteria set out in PPG2 and Policies R4 and L7 of the Core Strategy.

7.
The brick-built piggery proposed to be demolished is an addition to the original barn which the application submission indicates was built in the late 1960’s. It is in a state of disrepair and does not exhibit any features of architectural or historic interest, therefore there is no objection to its demolition. There is also a timber and corrugated sheet structure on the south west elevation that is not referred to on the submitted plans, although it is clear this is also proposed for demolition. This is also in a very poor condition and not of any architectural or historic interest. Demolition of these buildings would result in a net benefit to the openness of the Green Belt.

8.
The proposed residential curtilage is limited to the land currently occupied by the piggery to the rear of the barn, extending approximately 3m behind the barn and 8m across. Although this is considered acceptable and the need to minimise encroachment of gardens into the Green Belt is an important consideration, it is nevertheless very small for what would be a detached dwelling and it is likely the future occupiers of the dwelling would require a larger garden area. This has been raised with the agent and it is agreed the proposed curtilage could be further extended than currently shown. In the event of an amended plan being received, this will be reported in the Additional Information Report. An area for car parking is proposed immediately adjacent to the building on land largely occupied by the existing timber structure, covering an area of 5m x 5m. As the proposed curtilage and parking area cover a relatively small area of land and which is predominantly occupied by buildings, the proposed use of land surrounding the building would not adversely impact on the openness of the Green Belt and as such complies with the criteria set out in PPG2.


9.
It is recommended any permission is subject to a condition removing permitted development rights for extensions, alterations, outbuildings and hard surfaces in order to ensure such further development does not harm the openness of the Green Belt.


10.
The proposals would require a certain loss of historic fabric therefore it is recommended that prior to any soft-strip or redevelopment the barn is subject to a historic building survey to provide an archival record for future research, as recommended by GMAU.

IMPACT ON RESIDENTIAL AMENITY


11.
The only other residential property in the immediate vicinity is the existing dwelling at Holly Tree Farm to the east of the barn. This dwelling is approximately 7m from the barn, with the nearest part being a blank gable end facing the barn. The relationship between the barn and the existing dwelling is such that there would be no overlooking between the two buildings or other adverse impact.

ACCESS AND CAR PARKING


12.
There is an existing vehicular access to the property from Clay Lane which serves the farm buildings and existing dwelling. Visibility in both directions is considered satisfactory and given the historic use of the access by farm traffic it is considered any intensification in the use of the access would not be detrimental to highway safety.


13.
The area proposed for car parking on the south side of the barn is sufficient for two car parking spaces as required by the Council’s standards. There is also sufficient space within the site for turning so vehicles can leave the site without needing to reverse out onto Clay Lane.

ECOLOGY

14.
A Bat Report has been submitted following daytime and nocturnal surveys in July 2011 which concludes that although bat roost potential for crevice dwelling bats is present at part of the building, no evidence was found that would suggest recent or historic use by bats. Two nocturnal surveys during the active season of bats resulted in an absence of emerging bats and at no time was there evidence of droppings outside the roost potential that was identified during the daytime survey. The survey also recommends that the barn is re-surveyed prior to being converted given that there is likely to be a time lapse between the current surveys and the sale of the property.

15.
GMEU has been consulted and recommend the further survey work is required by condition, should permission be granted.  The results of the survey should be submitted to the Council together with details any further mitigation requirements, dependent on the results of the additional survey. They also note that the survey found evidence of nesting house martins.  As all wild nesting birds and eggs are protected under the Wildlife and Countryside Act 1981 (as amended) unless as a result of an otherwise lawful activity that could not be reasonably avoided, GMEU recommend that a condition be attached to any permission restricting all works to the outside of the side elevations of the building during the time when house martins are nesting (May to September inclusive).  


DEVELOPER CONTRIBUTIONS


16.
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. 


17.
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.


18.
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.


19.
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

20.
The SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ seeks to ensure that provision is made in all new residential development for the open space needs generated by that development, or that a contribution is made to meet such needs elsewhere. The site is in an area deficient in play space provision, therefore a contribution to off-site provision would be required to comply with the SPG. Based on the rates set out in the SPG, a contribution of £2,865.19 would be required, with £1,942.82 toward open space provision and £922.37 toward outdoor sports facilities. 


21.
In accordance with the provisions of Core Strategy Policies L8 and R3 and the SPG ‘Developer Contributions Towards Red Rose Forest’, a new dwelling is required to make a contribution towards tree planting in the area. The SPG sets a standard of 3 trees per dwelling and states this will normally be expected to be on site provision. There is scope for this number of trees to be provided on site and this can be considered as part of the landscaping scheme required by condition, however in the event that the full requirement is not met on site it would be appropriate to secure a financial contribution toward the remainder for tree planting off-site. The SPG sets out a requirement of £310 per tree which would generate a total contribution of £930, less £310 per tree that is provided on site.


Developer Contributions Post Adoption of SPD1 Planning Obligations

22.
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 £3,619.90.


23.
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.


24.
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.


25.
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.


26.
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. The following conditions:


1. Standard 3 year time limit


2. List of Approved Plans


3. Materials to be submitted and approved


4. Details of windows and doors to be submitted and approved, including full details of existing and proposed window and door surrounds/heads/cills. All new windows to be constructed in timber and set back and reveal 100mm from the adjoining wall.

5. Landscape scheme, including full details of hard and soft landscaping, tree planting and boundary treatment 


6. Drainage details to be submitted and approved for how surface water/foul discharge can be adequately dealt with including Percolation Test to be carried out on the land required for a soakaway and developer to consider a Sustainable Urban Drainage/disposal at source solution for surface water.

7. No soft-strip /development shall take place until the applicant or their agents or their successors in title has secured the implementation of a programme of historic building survey to be undertaken in accordance with a Written Scheme of Investigation (WSI) which has been submitted to and approved in writing by the local planning authority.


8. Provision and retention of 2 parking spaces

9. Development in accordance with recommendations of the Bat Survey

10. Removal of permitted development rights for extensions, doors and windows, balconies, dormer windows, garages and other outbuildings, hard surfaces, fences, walls and gates.

11. Residential curtilage limited to the area defined on site layout plan






		WARD: Hale Central

		77809/HHA/2011

		DEPARTURE: No





		Retrospective application for the erection of a single storey side and rear extension to form additional living accommodation. (Amendments to 75950/HHA/2011).



		12 Nursery Avenue, Hale, WA15 0JP





		APPLICANT:  Mr G Hemming





		AGENT: 





		RECOMMENDATION:  GRANT









Councillor Alan Mitchell has requested that this application be determined by the Planning Development Control Committee, citing concerns over the scale of the extension and that the extension has been built significantly taller than originally approved. 

SITE


Two storey semi-detached period property located on the western side of Nursery Avenue in Hale. The property is constructed with gabled pitched roofs.  The front elevation has a combination of red brick at ground floor level below a dark stone course and a yellow brick above stone course.  There is a 2 storey rectilinear bay to front elevation which incorporates red brick at base, full glazing to windows at both levels and black painted timber “Mock Tudor” detailing between levels and within the gable above first floor windows.  This timber detailing is interspersed with white render. 


There are residential properties to both sides, number 14 to the south being the other in the asymmetric pair of semi-detached properties and 10b to the north being a newer hipped-roof property, extended to the southern side at two storey level.


There are residential properties in Nursery Avenue and immediately to the rear of the site lies the railway line through Hale.


PROPOSAL


Retrospective planning permission is sought for the erection of a traditional, brick-built, lean-to single storey side extension and the erection of a contemporary, flat-roof, rendered single storey extension to the rear of the property.


Planning permission exists for an extension on a similar footprint, although the extensions subject of this application were not built in accordance with the approved plans.  This application seeks to regularise the “as-built” extension.  The alterations to the previously approved scheme are as follows:


1. Increase in height of rendered flat-roof rear extension from 3m to circa 3.4m 


2. Increase in height of brick-built flat roof side extension from 3m to 3.4m

3. Erection of a parapet above and to front of brick-built flat roof side extension, projecting 0.2m above existing side extension roof plane.

4. Reduced northward projection of part of single storey side extension (i.e. towards number 10b).

5. Window in side elevation within the contemporary rear extension fitted with clear glazing rather than obscure glazing.

6. Erection of raised decking area to rear (raised 0.3m)

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 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

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


L5 – Climate Change


L7 – Design


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainability


DP4 – Make the Best Use of Existing Resources and Infrastructure


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

75950/HHA/2010: Erection of single storey side and rear extension to form additional living accommodation.


APPROVED, December 2010


CONSULTATIONS


Drainage – Recommend standard informative R17


Network Rail – No issues, but suggest standard informatives safeguarding Network Rail land.


REPRESENTATIONS


Councillor Alan Mitchell – Overshadowing of number 10b by the excessively large extension, significantly taller than that originally planned and which plan was already at the very edge of acceptability due to its size.

Neighbours – 11no. letters of objection were received from neighbours (independent addresses) on Nursery Avenue, in the vicinity of the application site.  The main points contained therein are summarised below:


· Extension is oversized/overbearing – too high – dominates surrounding properties


· Original scheme was at extremities of what was acceptable.  This new scheme is bigger


· Dwarfs/dominates extensions at rear of number 10b and number 14


· Overbuilt area


· Unattractive (design, colour, materials and scale) & out-of-keeping with Victorian properties


· No relationship with existing dwelling


· Out of scale, massing, height, depth and of inappropriate design


· Blocks light excessively to number 10b and number 14 (scale, orientation and location).


· All other extensions in Nursery Avenue are in keeping


· Visible from far wider area than given credit in the original delegated officers report


· Spoiling views


· Changes to approved scheme have significant impact on amenity and daily life of adjacent property.


· Contrary to Councils Supplementary Planning Guidance : House Extensions


· Contrary to emerging [Draft] Supplementary Planning Document SPD4: A Guide to Designing House Extensions and Alterations.


· Previous permission required obscure glazing in all side facing windows but window in contemporary window and toilet window not obscure glazed.  These should be obscure glazed.


· Approving may set a precedent for such extensions in the area


· Unacceptable for people to build to think they can build outside what they have been granted.  An attempt to undermine the planning system


· Undermine value of properties in the area


· Applicants may not have discharged their conditions in relation to the previous scheme yet commenced development


· Trafford Council prides itself on preserving Green Belt and not overbuilding


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. Permission was granted in December 2010 for the erection of a single storey side and rear extension (75950/HHA/2010).  The side extension was a brick-built, lean-to type extension and the rear extension was a contemporary, flat roof, rendered extension, spanning the width of the rear of the property.  That planning permission is extant and does not expire until 2nd December 2013.  This is a material consideration in the determination of this current planning application.


2. Since the previous planning permission was issued, the extensions, subject of this retrospective planning application, were erected not fully in accordance with the original planning permission.  The changes from that original planning permission are outlined below.  In light of the previous extant permission, the principle of a single storey brick-built side and a rendered rear extension has already been accepted by the Local Planning Authority.  This application will need to consider the changes since the approved plans and carefully assess any increased impacts, visually and residentially.  


3. However, the ongoing investigation into any breaches of the previous planning permission cannot be a consideration in the determination of this planning application.  The application must be considered on its planning merits.


4. In the intervening period there has been a material change in planning policy with the adoption of the Councils Core Strategy.  As such, the extensions should be considered against the new development plan policies contained therein and which have replaced the previous relevant UDP policies.  The emerging Supplementary Planning Document (SPD4): A Guide to Designing House Extensions and Alterations has not been adopted to date but is likely to be in the near future and as such, this can be given significant weight.


5. SPD4 provides guidance on house extensions and emphasises how an extension should be reflective of or be in keeping with the traditional built form of the original property.  However, it does reveal that a contemporary design or approach may be acceptable, although such proposals must be justified and explained in detail as to why the individual proposal is appropriate, responsive to the character of the property and the surrounding context.  Furthermore, the guidance reveals that overlarge extensions can dominate the appearance of a property, unbalance its design and compete with the original dwelling to the detriment of the appearance of the house.  Additionally, it reveals that an extension positioned too close to a boundary, may cause a loss of sunlight and/or daylight to a neighbour’s window or garden. An extension that would overshadow a neighbour to an unreasonable extent would not be considered acceptable.  It also suggests that positioning an extension too close to a neighbouring boundary can result in an uncomfortable sense of enclosure for the neighbouring property.

6. Changes from approved application 75950/HHA/2010:


a. Single storey contemporary rear extension increased in height from 3.0m (approved plans) to a maximum of 3.4m (measured on site), albeit on the same footprint.


b. Reduced footprint of the single storey side extension.


c. Enlarged height of brick-built flat roof side extension (from 3.0m to 3.4m) and erection of stone parapet which projects 0.2m atop the plane of the existing single storey side extension roof.

d. Insertion of clear glazing into side facing window within contemporary rear extension.


e. Erection of raised timber decking (0.3m height) to rear of dwelling.

7. In light of the extant planning permission, it is necessary to specifically consider the acceptability or otherwise of the changes outlined above.

DESIGN AND APPEARANCE


Side extension

8. From the street scene, it is considered that the proposed brick-built side extension is acceptable.  The design of the forwardmost part of the extension remains unaltered from the previously approved scheme, and the only additional aspect visible in the street scene is the minimal parapet projection (0.2m) above the plane of the roof.  That parapet disguises a raised flat roof area of the side extension, which itself is not visible from outside of the site and does not impact on any primary views from within the site.  The parapet is barely visible within the street scene from across the road on Nursery Avenue.  


9. Furthermore, the proposed side extension has been reduced in footprint with a 0.45m reduction in the sideward projection of the kitchen extension.  As such, the proposed design changes to the side extension are considered acceptable.  


10. The extension at number 10b projects flush with the common boundary with number 12 (albeit set back from the frontage) and the proposed single storey side extension at number 12 retains a minimum of 0.75m between properties.  This is considered acceptable to safeguard spaciousness and allow maintenance and servicing to rear.

Rear extension

11. The proposed rearward projection of 4.15m is the same as that granted by the previous extant planning permission.  The proposed design and materials along with the siting of the glazed openings also remain consistent.  The only amendment to the proposed rear extension relates to the height of the structure to top of parapet/coping.  It has proved difficult to establish the exact height of the proposed extension above ground level.  The site falls away from east to west (i.e. towards the rear of the building) and on-site measurements revealed an extension between 3.2m and 3.4m above local ground level to top of parapet/coping, measured at various locations around the perimeter.

12. The design of the rear extension is at odds with the original style of the Edwardian property.  However, the principle of the design and materials has already been established in the extant planning permission.  Nursery Avenue is not in the Conservation Area although it contains a variety of house types and styles, some of which are attractive period properties.  The street scene is varied but contains two storey dwellings with pitched roofs (hipped or gable), predominantly brick-built with the sparse use of some decorative render and timber boarding.  There are examples of single storey flat roof side and/or rear extensions at number 2a and number 4 Nursery Avenue, although these are brick-built.

13. In any event, the proposed contemporary extension is sited to the rear of the property and is not visible from within Nursery Avenue.  Neighbours have submitted photographs demonstrating long-range views of the extension as-built (apparently taken from a railway bridge on Ashley Road, 50m min. distance away through part foliage screening).  However, it is not considered that these views are significant enough to warrant a refusal of the application in terms of visual impact in the street scene.  


14. The increase in proposed height from 3.0m to 3.4m (max.) is not considered so significant as to make the extension, as-built, unacceptable in terms of the visual impact from the increased scale and massing.

Raised decking to rear


15. The submitted plans demonstrate that the proposed rear decking will be raised by 0.3m.  As such, planning permission is not required for the raised decking.  


RESIDENTIAL AMENITY


16. The only residential property affected by the proposed side extension is number 10b.  The only properties affected by the proposed enlarged rear extension are number 10b and number 14.


Proposed side extension


17. There is no greater impact on the occupier’s of number 10b from this proposal than there was with the previously approved scheme.  In fact, the side extension has been reduced since that approval.  The window to the downstairs WC is obscured with a white film, fitted to the external pane of glass within a double glazed unit.  This does not allow any views out of that window and as such is considered an acceptable obscured glazing system.  The obscure glazing would need to be retained to safeguard the amenity of the occupier’s of number 10b who have a habitable window facing that window across the 1.2m high boundary fence between the properties.  This could be achieved through a condition.


18. The window within the side elevation of the contemporary extension has been fitted with clear glazing.  Nonetheless, it became apparent on a site visit that that window looked out onto a blank side gable wall to number 10b and there is no loss of privacy/overlooking concern as a result of that window.  As such, it is not considered necessary to obscure that window by condition should the scheme be approved.

Proposed rear extension


19. Currently the occupants of number 14 have a rear conservatory in close proximity with the common boundary with number 12.  There is clear glazing at higher level in the northern side elevation of that conservatory, facing the rear extension at number 12.  The proposed extension projects 0.74m (measured on site) beyond the rear wall of that conservatory.  Despite the increase in height of the proposed extension of 0.4m, a refusal of this application on the ground of overbearing impact and loss of light to the conservatory extension to rear of number 14 could not be sustained. In the 2008 General Permitted Development Order, the Government has effectively confirmed that a single storey projection of 3m beyond the rear of a dwellinghouse is acceptable in terms of impact (subject to an eaves height of 3m when within 2m of a boundary and a maximum height of 4m).  This could mean that an extension flush with a common side boundary with a neighbour could project 3m beyond the adjacent property and be considered acceptable.  In this case, the 0.74m projection beyond the rear of the conservatory to rear of number 14 is well within an acceptable impact limit, albeit that the eaves height of 3.4m is in excess of the permissible 3.0m allowable under permitted development criteria.  Nonetheless, the projection of 0.74m beyond number 14 at 3.4m to eaves is considered to be an acceptable impact.

20. Number 10b also has a contemporary extension to the side/rear of their property.  The lightweight structure is largely glazed on the western and northern elevations with black-painted timber fascias and a shallow pitched roof with roof lights set within.  The extension is solid brickwork on the southern side elevation. A raised patio area (circa 0.4m height) exists to rear of their single storey rear extension and projects beyond the extent of the extension at number 12.  The height of the extension to rear of number 10b is of an equivalent height to that at number 12 where the pitched roof meets brickwork, although it is lower at eaves level (to rear).  The extension to rear of number 12 projects beyond the rear of the extension at 10b by 2.8m, at a separation distance between the extensions of 1.2m.  However, the properties are splayed vis-à-vis each other and this distance would be effectively reduced to circa 0.75m at the rearmost point of the proposed extension.  Nonetheless, it is still considered that the relative projection of 2.05m (2.8m – 0.75m) is within the acceptable impact tolerance limits. 

21. In light of the above and the existence of the raised patio are to the rear of number 10b, it is considered that the loss of light to the rear of number 10b will be minimal due to the 0.4m increase in height of the proposed rear extension.  The proposed extension is due south of the extension to rear of 10b, which is where the sun should be in the highest part of the sky.  As such, it is considered a refusal of this planning application in terms of impact on number 10b could not be sustained.


22. Furthermore, the extension at the rear of number 10b is also sited to the side of the original dwelling footprint and encroaches towards number 12 (effectively flush with the common boundary).  As such, the impact of the application proposal on number 10b has been accentuated due in part to the siting of the previous extension at that property.  This is a material consideration further negating the impact of the application proposal on number 10b.


Raised decking to rear


23. The proposed raised decking to rear (projecting 0.3m in height) can be erected without the need for planning permission.


VEHICLE PARKING


24. There is ample parking to the front of the property and the provision is not affected given the former side extension effectively remaining situ.

OTHER MATTERS


25. One neighbour has raised the issue of impact in the Green Belt.  For clarification, this application site is not within the Green Belt.  Furthermore, the value of residential properties, an individuals “right to a view”, and any contravention of a previous planning permission are not relevant considerations in the determination of this application, which must be assessed solely on the planning merits of the proposals.


CONCLUSION


26. In light of the above, it is considered that these proposed extensions are considered acceptable in planning terms and as such are recommended for approval.  Given that this extension has effectively been constructed already, there is no requirement for pre-commencement conditions.  However, it will be important to ensure that all of the side facing windows other than that one within the contemporary extension to rear are fitted with and thereafter retained in obscure glazing.


RECOMMENDATION: GRANT, subject to the following conditions


1. List of Approved Plans Condition


2. Obscure glazing (side elevation except for rearmost window to “family area”)


MW






		WARD: Hale Barns

		77730/O/2011

		DEPARTURE: No





		Outline application for the demolition of existing dwelling and redevelopment of the site to provide 2 no. detached dwellings.  (Consent sought for means of access and layout; appearance, landscaping and scale reserved for subsequent approval).



		16 Rydal Drive, Hale Barns, WA15 8TE





		APPLICANT:  Mr L Varga





		AGENT: Garner Town Planning Ltd





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site is a residential plot of some 0.15ha, located on a sharp bend towards the head of a residential cul-de-sac in Hale Barns.  The site currently contains a single, large detached residential dwelling. 


There are residential properties to the southern and western side boundaries to the site, whilst the Ringway golf course wraps around the northern and eastern boundaries beyond the rear garden.  The Ringway golf course lies within the green belt although the application site is not.


PROPOSAL


Outline permission is sought for the erection of 2 dwellings following the demolition of the existing dwelling.  


The proposed dwellings would be two storey detached properties with a bedroom and en-suite accommodation in the roofspace above.  Both dwellings would incorporate integral double garages.


This outline application seeks approval for means of access and layout only, with appearance, landscaping and scale all reserved for subsequent approval.  However, the applicant has submitted plans which provide an indication of the appearance and scale of the proposals.  No details of landscaping have been submitted.


DRAFT NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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

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

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

DEVELOPMENT PLAN


The 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 New Homes


L5 – Climate Change


L7 – Design


L8 – Planning Obligations

R2 – Natural Environment


R3 – Green Infrastructure


R5 – Open Space, Sport and Recreation

PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None

PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainability


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


RELEVANT PLANNING HISTORY

There are a number of historical planning applications for re-development at the site.  The most relevant ones to this application are reported below in chronological order:


H/60651: Erection of 2 detached houses following demolition of existing detached house.


REFUSED, November 2004

H/OUT/57370: Erection of 2no. two storey buildings to form a total of 4 apartments with associated parking following demolition of existing house.


REFUSED, October 2004


H/OUT/56891: Redevelopment of site to provide 5 no. 2 bed apartments in one building with 8 off-street parking spaces.


WITHDRAWN, August 2003


H/OUT/48182: Erection of 5 residential units


WITHDRAWN, December 1999


H/47866: Erection of 2 detached houses following demolition of existing house.


APPROVED, November 1999


H/47631: Retention of 2m high gate posts and erection of wrought iron gates.


APPROVED, July 1999


H/45166: Erection of two storey side extension to form garage and additional living accommodation following demolition of existing garage.


APPROVED, February 1998


H/ARM/42135: Erection of two detached houses and alterations to existing access to Rydal Drive following demolition of exiting building.


APPROVED, May 1996


H/ARM/40188: Erection of two detached houses and alteration to existing access to Rydal Drive following demolition of exiting building.


REFUSED, March 1995


H/OUT/37394: Demolition of house and garage and erection of two houses and alterations to access to Rydal Drive.


APPROVED, July 1993


CONSULTATIONS


Pollution and Licensing (Contaminated Land) – The site is brownfield land.  As such, the section recommends the following standard contaminated land condition and informative:


CLC1 & Note NCLC1


GMEU – The submitted bat survey was undertaken by a licensed and experienced bat consultant whose work is known to the Ecology Unit.  The survey found no evidence of roosting bats at the time of survey and considered the proposals to have a low risk of affecting bats.  A number of precautionary measures are recommended in the report and we would suggest that the first of these (first paragraph of report) be required by conditions.


LHA – To meet the Councils car parking standards the provision of three car parking spaces per dwelling house should be made.  The proposals include integral garages in both properties, however the dimensions of the garages fall short of the width required for two car parking spaces. However, it is considered that there is adequate proposed hard standing within the site to provide adequate car parking within the site. Therefore there are no objections to the proposals on highways grounds.


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


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


Manchester Airport – No objection


NATS – No safeguarding objections


Drainage – Standard Drainage Informatives R2 & R17


Highways – No objections.  The applicant has stated that no alterations are required to give access to the adopted highway.


REPRESENTATIONS


2 letters of objection were received from neighbours in relation to this application.  The main planning related points contained therein are summarised below:


1. Access, parking and safety


2. Highway Agency needs to inspect current on-street parking issues


(Existing on-street parking behaviour of applicant is also raised but this is not planning concern)


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The previous planning applications (H/OUT/57370 and H/60651), which were for a similar scheme (slightly larger than the scheme before committee), were both refused on the basis of the existing housing land restraint policy which was in force at the time.  There were no identified amenity or highway reasons for refusing those previous applications.


2. Furthermore, the application which was approved in 1999 was for similar house types and a similar layout.  Notwithstanding this, it would be necessary to consider the new application on the basis of current policy and legislation.


3. There is currently no requirement to restrict the amount of new housing in this particular area as a matter of policy, and as such, the proposed development is considered acceptable in principle, subject to the normal planning considerations as set out below.


ACCESS AND LAYOUT


4. There is no proposed change to the existing access from Rydal Drive, although the area for manoeuvring and parking within the street would be significantly increased.  Issues of layout are explored further below.  The access arrangements are considered acceptable in this residential cul-de-sac to serve the proposed new dwellings.


DESIGN AND APPEARANCE


5. Rydal Drive contains a mixture of house designs and materials, although the dominant house type is detached, brick-built, hipped-roof properties, over two stories, some of which have extended into the roof, and many of which have been extended at two storey level in the past. 


6. The proposal is for 2 no. two storey detached, hipped roof properties at the bend in this “L-shaped” residential cul-de-sac, which would be appropriate in design terms.  


7. The site falls from the road towards the north and east within the site, and in light of the mature hedge boundary treatment, means that the current house is not a dominant feature in the street scene.  The replacement dwellings would be set further back (between 2.7m and 9m further back) from the road within the site, further reducing the impact of the replacement dwellings in the street scene.  Although the height to roof ridge of the proposed dwellings would exceed the existing roof ridge by 1.4m (8.5m to ridge), the street scene elevations demonstrate that the massing relationship is acceptable.


8. The proposed dwellings are similar to each other, although they are ‘handed’ in relation to each other.  The main concern with the development as proposed relates to the proximity of the front corners relative to each other.  Accounting for the eaves overhang, the separation distance of the properties is 2.2m, although 3m is retained wall-to-wall.  The applicant has been requested to submit drawings which show an increased gap between the two proposed dwellings without significantly altering the relationship with the adjacent existing dwellings.  These drawings are expected and will be reported at the Committee meeting.

9. Amended plans removed the proposed front dormer from the scheme.  In any event, details of appearance are reserved for subsequent approval.  Nonetheless, the scheme as presented before the committee is now considered acceptable in its current form in terms of design and appearance, particularly in light of the previous approval at the site, which is a material consideration.


RESIDENTIAL AMENITY


10. There are no proposed windows on the side elevation of either property which would face out onto the adjacent properties either side of the site on Rydal Drive.  


11. Equally, there are no sole principal habitable windows on the side elevation of the properties which lie adjacent to the site.  As such, there are no overlooking or privacy concerns with the proposal. 


12. The proposal introduces properties sited further back within the site than the existing property.  However, due to the size of the plot, the relative siting and orientation of the proposed and adjacent properties and the topographical fall within the application site towards the north and east, there is no significant overbearing concern.  Number 15 has a first floor sun room with a window wrapping round 3no. elevations which would experience some overshadowing from the proposed new dwellings.  However, the eastern side facing glazing is not the principal window to the room and the room retains 2 no. fully glazed elevation windows.


13. Ringway Golf Club is sited to the rear (north-eastern and south-eastern boundaries) and as such, there are no residential amenity concerns to rear.


HIGHWAYS AND VEHICLE PARKING


14. The current property has a small frontage driveway, and integral single garage, which would be quite difficult to manoeuvre into. There is sufficient space currently to accommodate a minimum of 2 cars off-street within each curtilage.  The application proposal would increase the requirement for off-street parking due to the introduction of a second dwelling.  By providing 2 no. double garages (internal dimensions 5m x 5m) in addition to the frontage parking within the site (min. 4no. spaces total, the off-street parking provision is sufficient to serve dwellings of this scale in this area (4no. spaces per dwelling).   However, details of the parking arrangements would be required with any future application for approval of reserved matters, should this outline application be ultimately approved.


LANDSCAPING AND TREES


15. No details of any landscaping have been submitted with the application.  Should this outline application be approved, details of landscaping would be reserved for subsequent approval.  Nonetheless, there is a significant pine tree on the south-western boundary of the application site.  Although, it is unlikely that the tree would be damaged during construction, a tree protection condition should be attached to any permission and the root system of the tree should be safeguarded during any construction works and laying of any hard landscaping.


16. Amended plans have been requested which seek minor improvements to the layout and would identify the siting of a large pine tree along the south-western boundary to the site.  If amended plans are received prior to the committee meeting, these will be reported in the additional information report.


DEVELOPER CONTRIBUTIONS


17. 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. 


18. 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.


19. 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.


20. 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


21. In accordance with Proposal R5 of the Core Strategy 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.    Based upon the SPG the provision towards informal/children’s playing space (open space) would be £1,942.82 and towards outdoor sports facilities provision would be £922.37.


22. In accordance with the provisions of Proposals L8 and R3 and the SPG ‘Developer Contributions towards Red Rose Forest’ a development of one (additional) residential dwelling would be expected to provide 3 trees on site or a contribution towards tree planting/Community Forest projects in the area.  It is considered that in this location it would be preferable for the tree planting to be on site.  In the event that the trees are not provided on site, a financial contribution towards off-site tree planting would be required.  The SPG sets out a requirement of £310 per tree (3 trees in total required) which would generate a total contribution of £930, less £310 per additional tree that is provided on site.


Developer Contributions Post Adoption of SPD1 Planning Obligations


23. 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 provision would be £3,546.18, made up of both Quantity and Quality contributions.


24. 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 additional 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 (3 trees in total required) which would generate a total contribution of £930.00, less £310 per additional tree that is provided on site


25. 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 £11,186.31.

26. 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.


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


RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 

(A). 
That the application will propose a satisfactory form of development for the site subject to the completion of an appropriate Legal Agreement to secure the obligations set out above 

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


20. Outline Condition No. 1


21. Outline Condition No. 2


22. List of approved plans


23. Materials 


24. Permeable Surfacing for hardstanding areas standard condition

25. Tree Protection Condition (including root protection)


26. Compliance with the recommendations as set out in the report by Angela Graham Bat Consultancy Service dated 18th August 2011.

27. Contaminated Land Standard Condition (CLC1)

MW






		WARD: Bowdon

		77629/HHA/2011

		DEPARTURE: No





		Erection of two storey rear extension, single storey front and rear extensions and installation of roof light within existing flat roof to the side.



		1 Hopkins Field, Bowdon, WA14 3AL





		APPLICANT:  Dr Lutfi Sulaiman





		AGENT: Zendium Design





		RECOMMENDATION:  GRANT 









Councillor Hyman has requested that this application be determined by the Planning Development Control Committee.


SITE


The application relates to a two storey detached dwelling within a predominantly residential area. Hopkins Field is a cul-de-sac of similar circa 1970’s detached houses. There are two storey detached houses on either side of the site and on the opposite side of Hopkins Field and allotment gardens to the rear.

PROPOSAL


The application is for the following extensions and alterations to the existing dwelling: -


· Two storey rear extension comprising two projecting gabled sections extending 4.8m and 3.9m to the rear and for a width of 8.4m across the dwelling. 


· Single storey extension of 1.8m behind the existing single storey section at the side.


· Single storey front extension including new pitched roof over porch and WC and a 1.5m front projection to the lounge on the right-hand side of the dwelling.


· Rooflight within the existing flat roof of the existing single storey section at the side.

· Solar panels on the east facing roof slopes of the extension.


Amended plans have been submitted during the course of the application in response to concerns raised by officers and in the objections received. These plans omit a hipped roof over the existing flat roof section at the side (over the kitchen and garage) that had originally been proposed.  Further amendments have reduced the projection of the eastern-most gable from 3.9 m to 3.0 m and have included the provision of partial obscure glazing to the bedroom in the rear facing gable in this elevation.

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


L5 – Climate Change


L7 - Design


PROPOSALS MAP NOTATION


None


PRINCIPAL RSS POLICIES

None relevant to this proposal


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

None


CONSULTATIONS


LHA – No objections


Drainage – The developer should consider a Sustainable Urban Drainage/disposal at source solution to dealing with surface water run off.


Highways – No comments


Street Lighting – No comments


Public Rights of Way – No comments


REPRESENTATIONS


Councillor Hyman – Comments that the proposed development would have a considerable adverse impact on the neighbouring property and the quality of life enjoyed at the rear. It is requested the application is called in for consideration by the Planning Committee (if recommended for approval), for the following reasons: -


· The main room at the rear of Lyndale is a conservatory which is an integral part of the kitchen.  The proposed development includes extending the building of the eastern elevation upwards and outwards to increase this wall by approximately 35%.  Not only will this significantly restrict afternoon and evening light, but the overbearing impact would be compounded by being only 4.2 metres from the conservatory itself.  The result would be a feeling of claustrophobia and hemmed in by overbearing brickwork. 


· The overbearing nature and disproportionately increased size of the proposed eastern elevation would result in a substantial loss of visual amenity for all the rooms at the rear of Lyndale at both ground and bedroom level.  A view through to the nearby park from the bedrooms is currently enjoyed and would be lost.  Additionally, all rooms at the rear of the property would suffer from loss of light. 


· The proposed development increases the footprint by approximately 60%, thereby seeking to establish a property that would be considerably out of proportion / keeping with other properties in the immediate vicinity.  An indication of the extent of the intended scale can be gleaned through the fact that, as I am informed, the pitch of the roof over the garage has already been down-sized several times pre-application.  It appears that this is not just an extension, but rather a transformation.


The above comments reflect the originally submitted plans. In response to the amended plans, Councillor Hyman has confirmed that he still wishes to call in the application and speak against it.


Neighbours – 2 letters of objection received from the occupier of the property which backs on to the site (one letter in response to the original submission and one in response to the amended plans). The letter relating to the amended plans is summarised as follows: -


· The objections remain much unchanged. The amended plan does little to alter the visual and light impact the extension will have on Lyndale. 


· The area of the east elevation of 1 Hopkins Field presented to the living area windows of Lyndale increases by 66% at a separation of 9.8m.


· The extension still amounts to a significant rebuild and warrants very critical examination in the light of the protections intended in the planning policy guidelines for the interests of neighbouring properties. The extension is disproportionately large in view of the plot size and its orientation in relation to Lyndale.


· 1 Hopkins Field presents an end-elevation towards Lyndale which means extensions to the rear would greatly increase its exposure to the main residential accommodation, namely the kitchen, dining room conservatory and lounge on the ground floor and 2 principal bedrooms upstairs. All these rooms have windows with outlooks on the proposed extension and receive a large part of their light from that direction. Outlook from these windows will be onto a large expanse of brick wall. The impact is aggravated by the very small distances between the windows and end walls of 1 Hopkins Field.


· The proposal would result in loss of privacy, visual amenity and light to all main living areas, and overshadowing of patio and garden. As the property is on the west side of Lyndale it would take away much of the all-important  afternoon sunlight


· The proposed door or glass panel onto the flat roof would seem unnecessary and could only be for the purpose of a future addition to the flat roof.

OBSERVATIONS


IMPACT WITHIN THE STREET SCENE / DESIGN AND APPEARANCE


1.
The two storey extension to the rear comprises two gabled elements, extending 4.8m and 3.0m from the existing rear wall and for a combined width of 8.4m across the rear of the dwelling. Although it has a substantial footprint, it would extend no closer to either side boundary than the existing dwelling and the distance retained to the rear boundary is considered sufficient so as not to over-develop the plot. The roof to both elements would be lower than the main roof over the existing dwelling and the two storey element would be to the rear of the existing two storey element only, resulting in a form of extension subordinate to the existing dwelling. There would be no adverse impact in the street scene given that the extension is to the rear and would not be readily visible from the road.

2.
In terms of its design and materials the extension is considered compatible with the existing, comprising elevations in brick to match the existing and pitched roofs in matching concrete tiles and at the same pitch as the existing.

3.
The proposed front extension includes a new pitched roof over the existing porch and WC replacing an existing flat roof and an extension projecting 1.5m to the front lounge on the right-hand side of the dwelling. These extensions would not project significantly forward of the existing building and would not be unduly prominent or obtrusive in the street scene.


IMPACT ON RESIDENTIAL AMENITY


4.
The main impact of the development would be on Lyndale which is a two storey dwelling on Hall Road and which has its rear elevation and various main windows facing the application property. The proposed two storey extension would be approximately 6.6m from the boundary with Lyndale and the nearest part of the extension would project 3.0m to the rear (as amended). The part of the extension furthest from Lyndale would project 4.8m to the rear and is approximately 10.6m from the boundary. In relation to the rear windows of Lyndale, the nearest part of the extension would be approximately 13.5m from the main rear elevation and 9.5m from its conservatory. These distances would fail to meet the 15m separation distance recommended in the Council’s Planning Guidelines for two storey side extensions with a blank gable wall that would face a neighbouring main habitable room window. It is relevant to also note however, that the guidelines state there may be exceptions and every application will be considered on its merits having regard to the size of the extension, its relationship with the affected window(s) including orientation, and its effect on the spaciousness of the area.

5.
Given the orientation of the two properties and the rear projection of the extension it would be clearly visible from the rear windows and garden of Lyndale, in particular from the conservatory (which is built on the kitchen and also provides light to this room) and bedroom that would be directly opposite. It is acknowledged the outlook from these windows and amount of light they receive would be affected, however it is considered it would not be unacceptably overbearing or block out an amount of light that would justify refusal of the application. In the case of the conservatory, this has glazing on all three sides rather than solely relying on the rear for its outlook and light. Therefore it is considered there would still be sufficient light reaching this room and its main outlook towards the garden (facing north) would not be affected. In the case of the impact on the first floor bedroom window it is considered at this height and at a distance of 13.5m, it would not significant reduce daylight nor would the side wall and roof of the extension be intrusive, bearing in mind it would be the same distance away as the existing side elevation is from the other bedroom windows.  It is also relevant to take into account that an open aspect would be retained to the south west of Lyndale.  A further point to have regard to in this respect is that permitted development rights would allow a two-storey extension in this position projecting 3 metres to the rear as now proposed.


6.
With regards to the other main windows in the rear elevation of Lyndale, these already directly face the existing two storey side elevation of 1 Hopkins Field and it is considered extending further to the rear would not materially affect the outlook or amount of light to these windows. 

7.
The proposed single storey extension would be the same distance from Lyndale as the existing single storey section on the side and whilst it would be visible from Lyndale’s rear windows and garden, the additional mass visible above the boundary hedge would not be intrusive. A rooflight is also proposed within the existing flat roof of the single storey section that would project above the roof by approximately 300mm.  Although this feature would also be visible from Lyndale it is considered it would not be visually intrusive.

8.
The proposed plans also include a glazed screen at first floor level in the existing side elevation facing Lyndale. This is intended for ventilation and as a fire escape only and is shown as having a fixed frosted glazed screen, although the top section would be openable. It is recommended any permission is subject to a condition requiring obscure glazing and also details of a restrictor to the opening section to ensure this can only be opened in the event of an emergency and that no access is afforded to the flat roof extension to ensure there would be no loss of privacy resulting from being opened regularly.


9.
In relation to No. 3 Hopkins Field to the other side of the property, the proposed extension would be 2.8m from the shared boundary. It would project approximately 2.5m beyond the first floor rear facing windows of No. 3 but not the ground floor as No. 3 has a single storey extension extending further back than the proposal. This complies with the Council’s Guidelines and would not result in undue overshadowing or visual intrusion to No. 3.


10.
The two-storey extension would retain 7m at its closest to the boundary with Hedgeside (the property to the rear) and there would be a distance of approximately 15m between the nearest rear windows of Hedgeside and the two storey part of the extension.  The extension would be at an oblique angle relative to these windows and not unduly prominent or overbearing; nor would there be direct interlooking between the windows in each dwelling. The proposed first floor bedroom windows would face the garden of Hedgeside, however these windows would be a minimum of 12 metres from this boundary when measured directly, which complies with the Council’s guideline of 10.5m to be retained between habitable room windows and a neighbour’s private garden area.  They would, however, fall short of guidelines when oblique views are assessed with a distance of approx. 8 metres.  Whilst this does fall short of the guidelines, the amended plans incorporate obscured glazing in the part of the window closest to the boundary with Hedgeside which, together with the degree of the oblique views will help to mitigate overlooking of the garden of Hedgeside to an acceptable degree. 

CAR PARKING


11.
The proposals would not affect existing car parking provision and there is space for 1 car in the garage and 2 on the driveway which complies with the Council’s parking standards for a dwelling of this size.


RECOMMENDATION: GRANT subject to the following conditions:

1. Standard 3 year time limit


2. List of Approved Plans


3. Materials to match existing


4. Obscure glazing and restrictive opening to window to Bed 1 in rear elevation and to glazed screen in the side (east) elevation 


5. Remove permitted development rights for windows, doors or other openings in east and west side elevations of extension



		WARD: Priory

		77974/FULL/2012




		DEPARTURE: NO





		CHANGE OF USE OF FIRST-FLOOR FROM OFFICES (USE CLASS A2) TO FORM 2NO. SELF-CONTAINED ONE BEDROOM FLATS, ACCESSED VIA NEW EXTERNAL STAIRCASE TO REAR






		19 & 19A Washway Road, Sale, M33 7AD






		APPLICANT:  Oscar Developments






		AGENT: Good & Tillotson






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT










SITE


The application site comprises a two storey property situated within a terrace of commercial units on the south-eastern side of Washway Road (A56), between the side streets of School Road and Sibson Road. The character of the area is one of commercial uses fronting Washway Road at ground-floor level with a mixture of office and residential apartments in the upper-floors, including the modern ‘The Willows’ development which immediately bounds the application site to one side. 

The first-floor of the application property is currently used as offices (Use Class A2), with access achieved internally via the main ground-floor entrance on the Washway Road frontage. The ground-floor of No.19 is currently in use as a hairdressers/beauty salon, whilst the ground-floor of No.19A is in the process of changing from an office linked to the former first-floor business (Class A2) to a separate retail unit (Class A1). The application site has a long narrow car park to its rear which is accessed from Hayfield Street.  


PROPOSAL


Consent is sought to convert the first floor of the property into two self-contained apartments, which will be accessed from a new ‘L’-shaped external staircase to the rear of the property, adjacent to the single storey outrigger. The existing internal staircase to the property will be removed to provide additional storage space at ground-floor level. Each proposed apartment comprises of one bedroom, a bathroom, and a kitchen/lounge area. 

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 CORE STRATEGY POLICIES/PROPOSALS


L1 – Land for New Homes


L2 - Meeting Housing Market Needs


L7 - Design


W2 – Town Centres and Retail


PROPOSALS MAP NOTATION 


Sale Town Centre


RELEVANT PLANNING HISTORY

19 Washway Road

H30882 - Use of first floor as employment agency without complying   with personal 


occupancy condition imposed by the secretary of state on appeal on application 7/2/5995 – Approved, 20/02/1990


H28362 – Change of use from shop to licensed betting office – Approved, Permitted 


Development – 25/10/1988

19B Washway Road

H/41824 – Change of use from sandwich shop to employment agency 22/01/1996

CONSULTATIONS


Pollution and Licensing – No objections

REPRESENTATIONS

None – Any representations received will be included within the Additional Information Report

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The proposal would convert the vacant upper floors of two town centre units to residential accommodation, which is advocated by Planning Policy Statement 4: Planning for Sustainable Economic Growth (PPS4).  A diversity of uses within town centres is considered to enhance their vitality and viability, particularly complementary uses such as residential and retail, with an emphasis on activity both during the day and in the evening.  Such uses are considered to reinforce each other, making town centres more attractive to local residents, shoppers and visitors. 

2.  The application proposes the development of two new residential units on a site which is located in the ‘Southern part of the Manchester City Region’. Policy L1 of the Core Strategy states that new homes will be achieved through new-build, conversion and sub-division of existing properties. The Council will seek to ensure the efficient use of land, concentrating higher density housing development in appropriate and sustainable locations at lowest risk of flooding, where it can be demonstrated that it is consistent with the provisions of L2. 

3. The proposal is considered to be acceptable in housing land supply terms as it lies on previously developed land and would occupy floorspace within an existing building. The application site is located within Sale Town Centre, which the Council considers is capable of accommodating 100 new residential units over the next 15 years. Washway Road, which the site fronts onto, is a Quality Bus Corridor and Sale metrolink station is located 400m to the east; as such the application site is classed as being in a ‘most accessible’ area as defined by SPD 1: Developer Contributions to Highway and Public Transport Schemes. Therefore it is considered that the proposed flats are located in a sustainable location and is in support of all relevant policies within the Trafford Core Strategy by virtue of its efficient use of brownfield land. Therefore the proposed development is considered acceptable in principle.

DESIGN, STREETSCENE AND AMENITY


4. Habitable rooms will have outlooks via existing windows on the front and rear elevations of the proposed units. A distance of 33m will be retained between the bedroom windows to the front of both flats and the facing properties on the opposite side of Washway Road, which complies with the recommended distances set out in the Council’s SPG: New Residential Development. The outlook from habitable room windows to the rear is funnelled towards the supermarket on the opposite side of Hayfield Street by the blank side elevations of the adjacent properties. As such no overlooking will occur as a result of these first-floor windows being used for residential purposes, nor will the proposed external staircase result in any opportunities for overlooking into the neighbouring ‘The Willows’ apartments. 


5. The proposed external staircase, whilst to the rear of the property, will be visible from the Hayfield Street streetscene. However its range of visibility will be constrained by the adjacent buildings, which project past the host property, and its 40m separation distance from the highway. As such it is considered that the external staircase will not appear incongruous or unduly prominent within the streetscene and is deemed to be acceptable.  

6. The Council’s SPG entitled ‘New Residential Development’ states that most new dwellings, including conversions, should provide some private outdoor space. This application for two new apartments provides no ‘amenity space’ as part of the proposal, although given the footprint of the building and the Town Centre location of the plot, the provision of private outdoor space is not expected. 

7. An area of hardstanding exists to the rear of the property that can be used for bin storage for the first floor flats, and the ground-floor commercial units, without unduly conflicting with parked vehicles on this same rear yard. 


ACCESS, HIGHWAYS AND PARKING 


8. The Council’s Car Parking Standards contained within Appendix 1 of the Core Strategy state that normally one off-street car parking space should be provided for each of the proposed flats, and that one parking space should be associated with each of the ground-floor retail units. The application site includes a long narrow area of hardstanding to its rear which is accessed via Hayfield Street. Whilst 13 parking spaces have been marked out along the south-western (side) boundary, the 9.2m width of the site restricts the ability for vehicles to easily reverse out of these spaces in one manoeuvre, and as such they do not meet the Councils Car Parking Standards. To address this issue the applicant has agreed to increase the width of the parking bays, which will allow cars to swing out of their spaces more freely. Further analysis of on-site parking provision will be included within the Additional Information Report following the applicant’s submission of an amended car parking plan.

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. 


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


PG 29 Developer Contributions Towards the Red Rose Forest.


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.


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.


Obligations under UDP


If planning permission were to be granted, a total financial contribution of £2,964.37 would be required as part of this proposed development, split between contributions towards open space & outdoor play space (£2,344.37) and the Red Rose Forest (£620)


Obligations under New SPD


If planning permission were to be granted, a financial contribution of £3,221.65 would be required as part of this proposed development, split between contributions towards outdoor sports and recreation (£2,601.65) and the Specific Green Infrastructure (£620). In addition an appropriate contribution in accordance with Highways Infrastructure and Sustainable Transport Schemes will also be sought.


CONCLUSION


10. The change of use of the first floor of 19 & 19A Washway Road would result in a net increase of two dwellings and would contribute towards the stock of accommodation available in the Borough in accordance with Proposals L1, L2 & L7 of the Trafford Core Strategy and the Councils SPG: New Residential Development.  The proposal is therefore recommended for approval subject to the completion of a legal agreement covering financial contributions and conditions.

RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 


(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement to secure financial contributions subject to the obligations set out above; 

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

1 )Standard time limit;


2) Compliance with all Plans


3) External Staircase to be powder coated black prior to installation


4) Provision and retention of parking spaces


JK
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SITE


The application relates to a two storey property within a parade of shops on the south side of Park Road which is designated as a Neighbourhood Shopping Centre.  The shops are set back from the main road, separated by a wide forecourt area.  There is additional customer parking on the main road and on Bollin Drive to the west of the site. The unit is currently vacant and was previously in use as a newsagents / convenience store.


The surrounding area is primarily residential with some flats above the parade of shops, new apartments on the opposite side of Park Road and more traditional housing surrounding.  Units 84 and 86 Park Road, at the opposite end of the parade of shops are currently in use as hot food takeaways. Both these units have been takeaways for a number of years (planning records indicate no. 86 was approved in 1994 whilst for no. 84 the only record is for a flue approved in 2000).


PROPOSAL


Permission is sought for change of use of the premises from retail use (Class A1) to a hot food takeaway (Class A5) and the installation of an extraction system to the rear of the property. The extraction system comprises two external louvre grilles to the rear elevation at a height of 3m.  No other external alterations are proposed to the building.


The proposed hours of opening were originally proposed as 11.00 am until 10.00 pm Mondays to Saturdays and 4.30 pm to 10.00 pm on Sundays and Bank Holidays, however following discussions with officers and in response to concerns regarding potential noise and disturbance, the hours of opening have been amended to 11.00 am until 7.00 pm Mondays to Saturdays and 12.00 pm to 7.00 pm on Sundays and Bank Holidays.

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


L5 – Climate Change


L7 - Design


W1 – Economy


W2 – Town Centres & Retail


PROPOSALS MAP NOTATION


Neighbourhood Shopping Centre


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


S10 – Local and Neighbourhood Shopping Centre


S14 – Non Shop Uses Within Local and Neighbourhood Shopping Centres


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


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

76922/FULL/2011 – Change of use from retail (Class A1) to hot food takeaway (Class A5) and installation of flue extraction system to rear of property. Refused 11/08/11


76459/COU/2011 – Change of use from retail (Class A1) to hot food takeaway (Class A5); installation of flue extraction system to rear of property. Refused 13/04/11


76065/COU/2010 - Change of use from retail (Class A1) to hot food takeaway (Class A5); installation of flue extraction system to rear of property. Refused 05/01/11


See Observations section for a summary of the reasons why these were refused.


APPLICANT’S SUBMISSION

Design and Access Statement and Acoustic Assessment Report have been submitted in support of the application, summarised as follows: -


· There are no major building works. The proposed internal works are for fitting out only and as such are minor. From a neighbourhood perspective, the character of the building will remain unchanged.


· Goods vehicles will be positioned in the allocated parking spaces at the front of the store during deliveries. Home delivery service vehicles will operate from the parking spaces at the front of the store.


· It is anticipated 60% of the business will be people collecting food (via walking, cycles, bikes and cars) all of which can be positioned in the spaces to the front and 40% will be home delivery.


· Fume extraction scheme – extraction termination point through the rear elevation wall, not through a vertical flue system as previous applications.


· Odour treatment scheme – the proposed Electrostatic Air Cleaner will treat all extract fumes with 95% efficiency. Fumes will be filtered through baffle cells which remove grease and odours.

· The implementation of an additional A5 take away in this area does not represent a significant variation to the existing variety of uses on this specific parade and other uses operate at earlier opening times and later closing times than this proposal. The proposed use and hours of operations will not have a detrimental effect on public amenity.


· The predicted Rating Level for plant installed at the unit falls below the measured ambient noise level in the vicinity during the proposed operating hours.


· The Rating Level for the plant is at or marginally above the background noise level at locations 3m distance from the premises. As such it would be assessed that noise from the plant is of marginal significance or less when compared to with the assessment criteria set out in BS4142.


CONSULTATIONS


LHA  – No objections. Comments are included in the Observation section of the report.

Greater Manchester Police (Design for Security) - comment as follows: -


· There are two other takeaways in the same parade.


· There are flats above most of the shops in the parade.


· Takeaways can attract youths who then congregate inside/outside the premises, which may lead to excessive noise and disturbance to residents. It is common for residents to call on the Police to help quell disturbances, and obviously right that they do so, but the avoidance of a problem in the first place is often the best course of action.


· The presence of the ATM in the shopfront is more likely to make the premises a target for criminals.


· The security of the premises is considered inadequate.


GMP support for the proposal is subject to the inclusion of two conditions, firstly a condition controlling the hours of opening so that residential amenity is not reduced unduly; and secondly, a condition that requires the applicant to submit a crime prevention plan to address the security of the premises. The crime prevention plan should include details of door and window security, to the front and rear of the building, together with an alarm system and any CCTV cameras for the premises.


Altrincham Neighbourhood Policing Team - comment as follows: -


· Given the crime history of the site and following a visit the site is considered a vulnerable target due to crime issues in the area.


· The security is poor and the previous manager of the shop advised that the owner was not interested in making the premises more secure and indeed looking after the welfare of his staff. The business subsequently closed.


· General security needs to be improved and particularly at the rear, regardless of whether the change of use application succeeds.


· It is not felt supporting the application would be a means of addressing crime issues at the site because that depends on the owner addressing security deficiencies, although it is agreed that an unoccupied premises can attract unwanted attention.


· There are already two food outlets along the row - is another one needed?


· There have been several incidents of crime in very close proximity to this premises including several Armed Robberies and Burglary and there have been ongoing issues with ASB and youths trespassing at the Primary School drinking, climbing on the roof, smashing windows etc. Siting a fast food outlet next to a convenience store selling alcohol would not be considered wise and may only escalate current crime issues. 


· The owner of the premises has advised that the cash machine at the premises no longer contains any funds and has now been de-activated. The ATM provider has confirmed this is the case.   


Pollution and Licensing – No objections provided that the scheme is installed in accordance with proposals submitted. Further comments are incorporated in the Observations section of the report.


Drainage – Suitable arrangements must be incorporated into the private drainage system to prevent the discharge of grease, fats or solid food waste to the public sewerage system. 


Highways – No comments


Street Lighting – No comments


Public Rights of Way – No comments


REPRESENTATIONS


Neighbours - 5 letters of objection received (3 of which do not include the writers’ address), summarised as follows:


· There are already two hot food takeaways in the same block of shops both of which have flues and long opening hours. The flats above and houses behind on Downs Drive have to endure unpleasant food processing smells, especially in the summer. 


· Neighbours would have to endure the unsightly flue which will need to be erected. 


· Another takeaway would generate more rubbish in the area. Since these premises were converted to takeaways residents have seen a lot of rubbish lying around even though there are bins. None of the shops make an effort to clean the areas outside their present and there are insufficient waste bins. Potential health hazard and vermin.


· Further disturbance in the access passage behind the shops as additional waste removal will be required. The access road is showing signs of neglect.


· There are quite a few takeaways in the vicinity (on Chester Road, Moss Lane, Riddings Road and Park Road and the Metro Station is offering a food service). The area is already well served and will not benefit from another shop.


· Additional parking problems will be created on the main and side roads in an area which is constantly busy with traffic. There are 2 Junior schools in close proximity which create traffic problems at peak hours and dangers for pedestrians and the Metrolink station and South Trafford College also add to the volume of traffic.


· Another fast food establishment will not enhance the area or benefit the local population.


OBSERVATIONS


BACKGROUND


1.
Three previous applications for change of use to a hot food takeaway were refused in 2011, the most recent application for the following three reasons:



1) Noise and disturbance likely to be created by the customer activity within and outside the premises and kitchen activities particularly late at night (and also having regard to the cumulative impact of this proposal together with other late night opening premises in this parade);



2) A failure to demonstrate that the proposed flue would totally mitigate odours from cooking food at the premises and that there would be no adverse impact upon the amenities of the neighbouring residential properties from odours or noise; 



3) The proposed flue would be visually intrusive to the detriment of the amenities of residents of adjacent flats.


2.
The current application is for the same change of use but differs from the previous application in that the hours of opening have been reduced and a different form of extraction system is proposed and the proposed opening times have been reduced. The opening times now proposed are 11.00 am until 7.00 pm Mondays to Saturdays and 12.00 pm to 7.00 pm on Sundays and Bank Holidays. The proposed extraction system now comprises two external louvre grilles to the rear elevation whereas the previous scheme had a large aluminium flue to the rear extending to a height of over 8m above ground level.  An Acoustic Assessment Report has also been submitted.


PRINCIPLE OF DEVELOPMENT


3.
The site is within a Neighbourhood Shopping Centre on the Proposals Map of the UDP. Policy W2 of the Core Strategy states that the focus in local centres where will be on convenience retail facilities and services to meet local needs. With regards to changes of use from A1 retail to other uses, the policy states these should be carefully considered in terms of their impact on the function, character, vitality and viability of the centre as a whole and on specific frontages, particularly within primary shopping frontages. Proposal S14 of the UDP is also relevant and states that that planning permission will only be granted for changes of use from Class A1 to non shop purposes where proposals will not cause significant harm to the character, diversity and vitality of the centre’s principal role as a shopping centre available to local residents. This includes taking into account the following:


i) The number and location of other non-retail uses in the centre including outstanding commitments for such uses;


ii) The number and duration of vacancies among units in the centre;


iii) The ability of the centre to continue to meet the small scale top-up day to day shopping needs of local residents, especially in areas where access to retail facilities is a problem, and,


iv) The availability of retail facilities in the surrounding area, their accessibility and ability to continue to meet the small scale top-up day to day shopping needs of residents.


4. 
There are already two takeaways within this parade of shops and the loss of an existing unit from retail to takeaway use would be a further departure from the principle function of the centre as a shopping centre available to local residents. However, of the nine units within this terrace five of these would still be in retail use and it is considered this would be sufficient to ensure the Neighbourhood Centre as a small shopping facility for local residents would not be undermined.


IMPACT ON RESIDENTIAL AMENITY


5.
Policy L7 of the Core Strategy requires new development to be compatible with the surrounding area and not prejudice the amenity of the occupants of adjacent properties by reason of (amongst other criteria) visual intrusion, noise and/or disturbance, or odour. Specific criteria are also set out in the Council’s SPG for Hot Food Takeaway Shops as follows: -

· There should be no undue noise or disturbance likely to be caused to occupiers of nearby residential properties;


· Applications for hot food takeaways in small shopping parades (e.g. no more than 6-8 shops) in quiet residential surroundings are likely to be refused.


· Applications for hot food takeaways where there is residential accommodation nearby on either side (e.g. flats over shops and/or close opposite are likely to be refused.


· Applications for hot food takeaways where an immediately adjoining or adjacent building is in solely residential use are likely to be refused.


 

Noise and Disturbance


6.
In relation to potential noise and disturbance arising from takeaways, the SPG advises that: “When a takeaway is located in a largely residential area, activity at these times when an area is expected to be quiet can be disturbing to any nearby residents. The particularly noticeable parts of the activity arise from the noise and disturbance created by customers arriving at and leaving the premises, or from customers lingering in the vicinity, including conversations and noise from vehicles arriving and departing with opening and closing of car doors, engines starting and revving and from car radios. An important part of the assessment of an application will therefore be how close the use is to residential property, how many residential properties might be affected, and how busy or noisy the area is already in the late evening or on Sundays, e.g. from traffic or other late evening uses.”


7.
In the previous application it was considered that the close proximity of the premises to residential properties, particularly the flats above, and also having regard to the cumulative impact of this proposal together with other late night opening premises in this parade, it would be detrimental to the amenities of the occupants by reason of noise and general disturbance, particularly late at night.


8.
The opening hours now proposed are 11.00am until 7.00pm Monday to Saturday and 12.00pm to 7.00pm on Sundays and Bank Holidays which seeks to address the previous concerns over late night opening. These opening hours would be less than those of similar operations on the same parade and it is considered this would avoid there being noise and disturbance associated with the premises at times that would have a detrimental impact on residential amenity. The agent has also stated that the noise and disturbance issue will be fully addressed with active business managements, including free sweets dispensed to customers (which they state is a method used in city centre environments to combat anti-social behaviour and reduce break out noise with proven effect), signs requesting customers to enter and leave the store quietly and respect the neighbouring properties, and the store will also operate and actively advertise the use of a CCTV system. 

Odours


9.
The previous applications were also refused due to a failure to demonstrate that odours from cooking food at the premises would have no adverse impact upon the amenities of neighbouring properties. The plans include an extraction system deodorisation unit which does not involve an external flue and instead includes two louvre grilles to the rear elevation (one for supply system air and one for extraction system fumes). In response to the initial comments of Pollution and Licensing the applicant has submitted further technical information relating to this proposed equipment and Pollution and Licensing has advised the proposals are acceptable provided the scheme is installed in accordance with the proposal.


Crime and Security Issues

10.
Greater Manchester Police (Design for Security) and the Altrincham Neighbourhood Policing Team comment that a takeaway in this location could lead to problems associated with noise, disturbance, anti-social behaviour and crime (see consultations above). GMP recommend any permission is subject to two conditions, firstly to control the hours of opening so that residential amenity is not reduced unduly and secondly, requiring the applicant to submit a crime prevention plan to address the security of the premises, including details of door and window security, to the front and rear of the building, together with an alarm system and any CCTV cameras for the premises.


11.
The store closed in 2011 and the fact that it is now vacant has contributed to instances of graffiti and vandalism to the building. It is acknowledged that if the property is brought back into use, this anti-social behaviour is less likely to occur and in this respect the application would have a positive impact for the area. 


IMPACT ON VISUAL AMENITY


12.
In the previous application it was considered that the flue to the rear would be visually intrusive to the detriment of the amenities of neighbouring residents given its close proximity to windows, as well as noise and odour. The extraction system now proposed comprises two louvre grilles to the rear elevation, each positioned at a height of 3m and approximately 400mm x 600mm in size. These would be far less visible from outside the site than the flue previously proposed and would not be visually intrusive from the flats on the first floor of the property or from houses on Downs Drive to the rear of the site. This is considered acceptable having regard to the requirements of Policy L7 of the Core Strategy.


HIGHWAY SAFETY / CAR PARKING


13.
The LHA comment that the proposals are not excessively different in terms of traffic generation than the existing use. The application form indicates the property does not have any on-site parking, although the previous application had indicated there was one space. There is parking available on the forecourt to the frontage, which the LHA comment should be used only by staff vehicles and delivery vehicles due to the layout and access arrangements.


RECOMMENDATION: GRANT subject to the following conditions:

1. Standard 3 year time limit


2. List of Approved Plans


3. Hours of opening limited to 11.00 am until 7.00 pm Mondays to Saturdays and 12.00 pm to 7.00 pm on Sundays and Bank Holidays

4. Submission and approval of a crime prevention scheme, including details of door and window security, to the front and rear of the building, together with an alarm system and any CCTV cameras for the premises
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LOCATION PLAN FOR APPLICATION No: - 77487/FULL/2011
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LOCATION PLAN FOR APPLICATION No: - 77513/FULL/2011
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LOCATION PLAN FOR APPLICATION No: - 77792/FULL/2011
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LOCATION PLAN FOR APPLICATION No: - 77809/HHA/2011
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LOCATION PLAN FOR APPLICATION No: - 77730/O/2011
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LOCATION PLAN FOR APPLICATION No: - 77629/HHA/2011
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LOCATION PLAN FOR APPLICATION No: - 77974/FULL/2012
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LOCATION PLAN FOR APPLICATION No: - 77676/FULL/2011
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LOCATION PLAN FOR APPLICATION No: - 77761/FULL/2011
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TRAFFORD COUNCIL


Report to:


Planning Development Control Committee

Date:



9th February 2012

Report for: 


Decision 

Report of: 
Chief Planning Officer


Report Title


		Adoption of Trafford Core Strategy – implications for decision-making on planning applications 







Summary


		The Council has formally adopted the Trafford Core Strategy on 25th January 2012. The Core Strategy is the key document within the Trafford Local Development Framework (LDF) and provides the broad framework for the future development of the Borough until 2026. Following the Core Strategy’s adoption, the Revised Trafford Unitary Development (UDP) has now been partially superseded.


This report sets out the implications of this decision for development management, together with actions required in relation to the Council's existing Supplementary Planning Guidance documents. 








Recommendation(s)


		It is recommended that the Planning Development Control Committee:


1. Note the implications of the Adoption of the Core Strategy on the Development Plan for Trafford and;

2. Adopt the supplementary planning documents listed in section 4 of this report for development management purposes until such time that they are formally reviewed in the context of the new planning framework for Trafford; published for a statutory period of public consultation and; formally adopted by the Executive.







Contact person for access to background papers and further information:


Names:
 Simon Castle, Chief Planning Officer, and Claire Taylor-Russell, Senior Regeneration Officer, Strategic Planning and Developments Team 

Extensions:
x3111/x4496



Background Papers:


Revised Trafford UDP (June 2006) and Trafford Core Strategy (January 2012)


1.0 Background


1.1 The Core Strategy was formally adopted by the Council at its meeting on 25th January 2012. It is the first, and most important, Development Plan Document (DPD) to be produced in the Trafford Local Development Framework (LDF). It sets the policy framework, up to 2026, for delivering the development and change needed to realise the Council's vision in spatial terms. 

2.0 The Implications for the Development Plan for Trafford

2.1 The adoption of the Core Strategy DPD means that the document now forms part of the Development Plan for Trafford, together with the Revised Trafford Unitary Development Plan (UDP) and the Regional Spatial Strategy (until such time that it is formally abolished). In some instances it entirely replaces content within the Revised Trafford Unitary Development Plan (UDP), but in others it either only partially replaces policies or leaves policies unchanged until such time that they are replaced by other DPDs. 


2.2 Given that the Core Strategy provides the broad framework for development, rather than site specific detail, only two changes to the Proposals Map have resulted from its adoption. These changes relate to the Regional Centre and Inner Areas boundaries and to the designation of land at Davenport Green. They are identified as “inset maps” in appendices of the Core Strategy and will be incorporated in the Proposals Map when it is reproduced as part of the Land Allocations DPD (currently programmed for adoption in 2014). 

2.3 Therefore it is now necessary to read the Core Strategy and the Revised Trafford UDP in conjunction with each other. Appendix 5 of the Core Strategy provides a schedule detailing those UDP policies replaced or partly replaced by the Core Strategy and those unaffected by the adoption of the Core Strategy. 

2.4 Currently each report to this Committee sets out a detailed description of the Development Plan for Trafford.  Consideration is being given to the appropriateness/practicalities of, in the future, presenting a “standing item” on the agenda of this Committee. Such a report would detail the Development Plan for Trafford, including which UDP Policies remain in force following the adoption of the Core Strategy and how others have been replaced, and should thus avoid unnecessary repetition.  

3.0 Key New Policies for Determining Planning Applications in Trafford

3.1 Of particular note to the Planning Development Control Committee will be that the whole of Chapter 19 – Development Control Criteria within the UDP (Policies D1 to D4 and D6 to D13) is superseded by the Core Strategy, with the exception of Policy D5 –Special Health and Safety Development Control Sub-areas, which will be superseded by the Land Allocations Plan.

3.2 Policies such as L4 – Transport (and the associated parking standards set out in Appendix 3 of the Core Strategy), L5 – Climate Change and L7 – Design, will now play a very important role in the planning decision process, given that they replace (in the main) the Development Control Criteria policies. Other key policies of note will be those relating to the five Strategic Locations, the release of land for new homes, meeting the Borough’s housing needs, planning obligations, economic development and Green Infrastructure/open space sport and recreation.


3.3 The Core Strategy identifies five Strategic Locations: Pomona, Wharfside, Lancashire County Cricket Club, the Trafford Centre Rectangle and Carrington. Detailed development proposals, together with detailed infrastructure requirements are set out in the Core Strategy, against which future development proposals in these areas will be judged.


3.4 Policy L1 seeks to release sufficient land to accommodate a minimum of 11,800 new homes over the lifetime of the Plan. It also seeks to achieve an indicative 80% brownfield land target when releasing such land, and as such it sets out the circumstances in which greenfield land could be released.

3.5 Policy L2 deals with meeting housing need. In particular it seeks to address Trafford’s affordable housing needs by setting an overall target of 40% of new homes to be affordable. The policy does however take account of viability issues and therefore this target does not apply to all parts of the Borough, only those more viable parts in the south of Trafford. In the least viable locations (Old Trafford, Carrington and Partington) a target of 5% has been set, with Urmston, Stretford and Sale having a 20% target.


3.6 Policy L8 sets the framework for collecting planning obligation contributions. Contributions will be sought for all types of development, and established on a site by site basis. The policy acknowledges that in certain circumstances issues of viability will need to be addressed, and that on these occasions, there will be engagement with the developers on a site by site basis.


3.7 Policy W1 seeks to release sufficient land to facilitate the continued modernisation and revival of industrial and commercial activity. The main focus for future employment development remains broadly as expressed in the UDP, with Pomona, Wharfside, Trafford Park Core, The Trafford Centre Rectangle, Carrington, Broadheath and the four town centres all identified to play an important role.

3.8 Policy R3 deals with the concept of Green Infrastructure, which can provide multiple social, economic and environmental benefits, while Policy R5 seeks to improve the provision of open space, sport and recreation facilities. The ways in which opportunities to provide improvements to Green Infrastructure and how key deficiencies, in facilities, can be met is set out in these policies.


4.0 The Implications for Current Supplementary Planning Guidance (SPGs)/Documents (SPDs)

4.1 Chapter 19 of the UDP references a number of SPGs and SPDs relating to housing, commerce and industry, Conservation Areas and Historic Buildings and, other miscellaneous matters.


4.2 These guidance documents fall into three broad categories of planning status:

· Both the house extensions SPG (relating to superseded UDP Policy D6) and the car parking standards SPG (relating to superseded UDP Policy D2) were considered to be out-dated and in need of review to be consistent with emerging Development Plan policy and changes to legislation/government guidance. This review work has been carried out and the documents have been revised and were subject to public consultation in February 2011. The Executive is to be recommended to adopt these new SPDs on 27th February 2012. Therefore this Committee is not required to take action in relation to these documents, but should note instead that the proposed adoption date for these SPDs.

· The guidance notes which relate to Conservation Areas and Historic Buildings relate to UDP Policies which have not been superseded by the Core Strategy. As a result of this, these documents continue to have an acceptable level of “material weight” in development management terms following the adoption of the Core Strategy and this Committee is not required to take any action in relation to these documents at this point in time. It should be noted however that it is anticipated that these documents will be reviewed by way of the Land Allocations Plan, for which consultation will take place later this year and adoption is currently programmed for 2014.

· The remaining SPGs, adopted under previous planning regulations, relate to UDP Policies which have now been superseded by Core Strategy Policies. As such these documents will no longer have the same level of “material weight” in development management terms as before the Core Strategy’s adoption. These documents are not out-dated or in need of immediate review because they remain consistent with Development Plan policy, as expressed in the Core Strategy, and current legislation/government guidance.  In view of their reduced material weight, but the fact that they remain relevant to the decision making process in Trafford, the Committee is requested to adopt these documents for development management purposes until such time that they are formally reviewed in the context of the new planning framework for Trafford, published for a statutory period of public consultation, and formally adopted by the Executive. The documents are as follows:

· New Residential Development; 


· Houses in Multiple Occupation; 


· Residential Care Homes & Nursing Homes for the Elderly; 


· Use of a Residential Property for Business Purposes; 


· Hot Food Take-away Shops; 


· Advertisements; 


· Shop Fronts; 


· Advertisements at the Trafford Centre; 


· Car Boot Sales; 


· Industrial Development; 


· Noise Standards; 


· Fencing; 


· Service Uses in Trafford Park; 


· Satellite Dishes; and 


· Day Nurseries and Playgroups. 


· One SPD, the A56 Corridor Development Guidelines, was adopted by the Executive (in March 2007) under the new Local Development Framework (LDF) regulations. However, although this document is relatively up to date, it too relates to superseded UDP policies and will therefore have reduced “weight”. Accordingly the Committee is also requested to adopt this document for development management purposes until such time that it is formally reviewed in the context of the new planning framework for Trafford, published for a statutory period of public consultation, and formally adopted by the Executive.

5.0 Recommendation

5.1 It is recommended that the Committee;



i)
Note the implications of the adoption of the Core Strategy on the 




Development Plan for Trafford; and 




ii)
Adopt the supplementary planning documents listed in section 4 of this report 


for development management purposes until such time that they are formally 


reviewed in the context of the new planning framework for Trafford; 




published for a statutory period of public consultation; and formally adopted 


by the Executive. 

sjc/ctr
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		Adoption of Trafford Core Strategy – implications for decision-making on planning applications 







Summary


		The Council has formally adopted the Trafford Core Strategy on 25th January 2012. The Core Strategy is the key document within the Trafford Local Development Framework (LDF) and provides the broad framework for the future development of the Borough until 2026. Following the Core Strategy’s adoption, the Revised Trafford Unitary Development (UDP) has now been partially superseded.


This report sets out the implications of this decision for development management, together with actions required in relation to the Council's existing Supplementary Planning Guidance documents. 








Recommendation(s)


		It is recommended that the Planning Development Control Committee:


1. Note the implications of the Adoption of the Core Strategy on the Development Plan for Trafford and;

2. Adopt the supplementary planning documents listed in section 4 of this report for development management purposes until such time that they are formally reviewed in the context of the new planning framework for Trafford; published for a statutory period of public consultation and; formally adopted by the Executive.







Contact person for access to background papers and further information:


Names:
 Simon Castle, Chief Planning Officer, and Claire Taylor-Russell, Senior Regeneration Officer, Strategic Planning and Developments Team 

Extensions:
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Background Papers:


Revised Trafford UDP (June 2006) and Trafford Core Strategy (January 2012)


1.0 Background


1.1 The Core Strategy was formally adopted by the Council at its meeting on 25th January 2012. It is the first, and most important, Development Plan Document (DPD) to be produced in the Trafford Local Development Framework (LDF). It sets the policy framework, up to 2026, for delivering the development and change needed to realise the Council's vision in spatial terms. 

2.0 The Implications for the Development Plan for Trafford

2.1 The adoption of the Core Strategy DPD means that the document now forms part of the Development Plan for Trafford, together with the Revised Trafford Unitary Development Plan (UDP) and the Regional Spatial Strategy (until such time that it is formally abolished). In some instances it entirely replaces content within the Revised Trafford Unitary Development Plan (UDP), but in others it either only partially replaces policies or leaves policies unchanged until such time that they are replaced by other DPDs. 


2.2 Given that the Core Strategy provides the broad framework for development, rather than site specific detail, only two changes to the Proposals Map have resulted from its adoption. These changes relate to the Regional Centre and Inner Areas boundaries and to the designation of land at Davenport Green. They are identified as “inset maps” in appendices of the Core Strategy and will be incorporated in the Proposals Map when it is reproduced as part of the Land Allocations DPD (currently programmed for adoption in 2014). 

2.3 Therefore it is now necessary to read the Core Strategy and the Revised Trafford UDP in conjunction with each other. Appendix 5 of the Core Strategy provides a schedule detailing those UDP policies replaced or partly replaced by the Core Strategy and those unaffected by the adoption of the Core Strategy. 

2.4 Currently each report to this Committee sets out a detailed description of the Development Plan for Trafford.  Consideration is being given to the appropriateness/practicalities of, in the future, presenting a “standing item” on the agenda of this Committee. Such a report would detail the Development Plan for Trafford, including which UDP Policies remain in force following the adoption of the Core Strategy and how others have been replaced, and should thus avoid unnecessary repetition.  

3.0 Key New Policies for Determining Planning Applications in Trafford

3.1 Of particular note to the Planning Development Control Committee will be that the whole of Chapter 19 – Development Control Criteria within the UDP (Policies D1 to D4 and D6 to D13) is superseded by the Core Strategy, with the exception of Policy D5 –Special Health and Safety Development Control Sub-areas, which will be superseded by the Land Allocations Plan.

3.2 Policies such as L4 – Transport (and the associated parking standards set out in Appendix 3 of the Core Strategy), L5 – Climate Change and L7 – Design, will now play a very important role in the planning decision process, given that they replace (in the main) the Development Control Criteria policies. Other key policies of note will be those relating to the five Strategic Locations, the release of land for new homes, meeting the Borough’s housing needs, planning obligations, economic development and Green Infrastructure/open space sport and recreation.


3.3 The Core Strategy identifies five Strategic Locations: Pomona, Wharfside, Lancashire County Cricket Club, the Trafford Centre Rectangle and Carrington. Detailed development proposals, together with detailed infrastructure requirements are set out in the Core Strategy, against which future development proposals in these areas will be judged.


3.4 Policy L1 seeks to release sufficient land to accommodate a minimum of 11,800 new homes over the lifetime of the Plan. It also seeks to achieve an indicative 80% brownfield land target when releasing such land, and as such it sets out the circumstances in which greenfield land could be released.

3.5 Policy L2 deals with meeting housing need. In particular it seeks to address Trafford’s affordable housing needs by setting an overall target of 40% of new homes to be affordable. The policy does however take account of viability issues and therefore this target does not apply to all parts of the Borough, only those more viable parts in the south of Trafford. In the least viable locations (Old Trafford, Carrington and Partington) a target of 5% has been set, with Urmston, Stretford and Sale having a 20% target.


3.6 Policy L8 sets the framework for collecting planning obligation contributions. Contributions will be sought for all types of development, and established on a site by site basis. The policy acknowledges that in certain circumstances issues of viability will need to be addressed, and that on these occasions, there will be engagement with the developers on a site by site basis.


3.7 Policy W1 seeks to release sufficient land to facilitate the continued modernisation and revival of industrial and commercial activity. The main focus for future employment development remains broadly as expressed in the UDP, with Pomona, Wharfside, Trafford Park Core, The Trafford Centre Rectangle, Carrington, Broadheath and the four town centres all identified to play an important role.

3.8 Policy R3 deals with the concept of Green Infrastructure, which can provide multiple social, economic and environmental benefits, while Policy R5 seeks to improve the provision of open space, sport and recreation facilities. The ways in which opportunities to provide improvements to Green Infrastructure and how key deficiencies, in facilities, can be met is set out in these policies.


4.0 The Implications for Current Supplementary Planning Guidance (SPGs)/Documents (SPDs)

4.1 Chapter 19 of the UDP references a number of SPGs and SPDs relating to housing, commerce and industry, Conservation Areas and Historic Buildings and, other miscellaneous matters.


4.2 These guidance documents fall into three broad categories of planning status:

· Both the house extensions SPG (relating to superseded UDP Policy D6) and the car parking standards SPG (relating to superseded UDP Policy D2) were considered to be out-dated and in need of review to be consistent with emerging Development Plan policy and changes to legislation/government guidance. This review work has been carried out and the documents have been revised and were subject to public consultation in February 2011. The Executive is to be recommended to adopt these new SPDs on 27th February 2012. Therefore this Committee is not required to take action in relation to these documents, but should note instead that the proposed adoption date for these SPDs.

· The guidance notes which relate to Conservation Areas and Historic Buildings relate to UDP Policies which have not been superseded by the Core Strategy. As a result of this, these documents continue to have an acceptable level of “material weight” in development management terms following the adoption of the Core Strategy and this Committee is not required to take any action in relation to these documents at this point in time. It should be noted however that it is anticipated that these documents will be reviewed by way of the Land Allocations Plan, for which consultation will take place later this year and adoption is currently programmed for 2014.

· The remaining SPGs, adopted under previous planning regulations, relate to UDP Policies which have now been superseded by Core Strategy Policies. As such these documents will no longer have the same level of “material weight” in development management terms as before the Core Strategy’s adoption. These documents are not out-dated or in need of immediate review because they remain consistent with Development Plan policy, as expressed in the Core Strategy, and current legislation/government guidance.  In view of their reduced material weight, but the fact that they remain relevant to the decision making process in Trafford, the Committee is requested to adopt these documents for development management purposes until such time that they are formally reviewed in the context of the new planning framework for Trafford, published for a statutory period of public consultation, and formally adopted by the Executive. The documents are as follows:

· New Residential Development; 


· Houses in Multiple Occupation; 


· Residential Care Homes & Nursing Homes for the Elderly; 


· Use of a Residential Property for Business Purposes; 


· Hot Food Take-away Shops; 


· Advertisements; 


· Shop Fronts; 


· Advertisements at the Trafford Centre; 


· Car Boot Sales; 


· Industrial Development; 


· Noise Standards; 


· Fencing; 


· Service Uses in Trafford Park; 


· Satellite Dishes; and 


· Day Nurseries and Playgroups. 


· One SPD, the A56 Corridor Development Guidelines, was adopted by the Executive (in March 2007) under the new Local Development Framework (LDF) regulations. However, although this document is relatively up to date, it too relates to superseded UDP policies and will therefore have reduced “weight”. Accordingly the Committee is also requested to adopt this document for development management purposes until such time that it is formally reviewed in the context of the new planning framework for Trafford, published for a statutory period of public consultation, and formally adopted by the Executive.

5.0 Recommendation

5.1 It is recommended that the Committee;



i)
Note the implications of the adoption of the Core Strategy on the 




Development Plan for Trafford; and 




ii)
Adopt the supplementary planning documents listed in section 4 of this report 


for development management purposes until such time that they are formally 


reviewed in the context of the new planning framework for Trafford; 




published for a statutory period of public consultation; and formally adopted 


by the Executive. 

sjc/ctr
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		The Council has formally adopted the Trafford Core Strategy on 25th January 2012. The Core Strategy is the key document within the Trafford Local Development Framework (LDF) and provides the broad framework for the future development of the Borough until 2026. Following the Core Strategy’s adoption, the Revised Trafford Unitary Development (UDP) has now been partially superseded.


This report sets out the implications of this decision for development management, together with actions required in relation to the Council's existing Supplementary Planning Guidance documents. 
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		It is recommended that the Planning Development Control Committee:


1. Note the implications of the Adoption of the Core Strategy on the Development Plan for Trafford and;
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Background Papers:


Revised Trafford UDP (June 2006) and Trafford Core Strategy (January 2012)


1.0 Background


1.1 The Core Strategy was formally adopted by the Council at its meeting on 25th January 2012. It is the first, and most important, Development Plan Document (DPD) to be produced in the Trafford Local Development Framework (LDF). It sets the policy framework, up to 2026, for delivering the development and change needed to realise the Council's vision in spatial terms. 

2.0 The Implications for the Development Plan for Trafford

2.1 The adoption of the Core Strategy DPD means that the document now forms part of the Development Plan for Trafford, together with the Revised Trafford Unitary Development Plan (UDP) and the Regional Spatial Strategy (until such time that it is formally abolished). In some instances it entirely replaces content within the Revised Trafford Unitary Development Plan (UDP), but in others it either only partially replaces policies or leaves policies unchanged until such time that they are replaced by other DPDs. 


2.2 Given that the Core Strategy provides the broad framework for development, rather than site specific detail, only two changes to the Proposals Map have resulted from its adoption. These changes relate to the Regional Centre and Inner Areas boundaries and to the designation of land at Davenport Green. They are identified as “inset maps” in appendices of the Core Strategy and will be incorporated in the Proposals Map when it is reproduced as part of the Land Allocations DPD (currently programmed for adoption in 2014). 

2.3 Therefore it is now necessary to read the Core Strategy and the Revised Trafford UDP in conjunction with each other. Appendix 5 of the Core Strategy provides a schedule detailing those UDP policies replaced or partly replaced by the Core Strategy and those unaffected by the adoption of the Core Strategy. 

2.4 Currently each report to this Committee sets out a detailed description of the Development Plan for Trafford.  Consideration is being given to the appropriateness/practicalities of, in the future, presenting a “standing item” on the agenda of this Committee. Such a report would detail the Development Plan for Trafford, including which UDP Policies remain in force following the adoption of the Core Strategy and how others have been replaced, and should thus avoid unnecessary repetition.  

3.0 Key New Policies for Determining Planning Applications in Trafford

3.1 Of particular note to the Planning Development Control Committee will be that the whole of Chapter 19 – Development Control Criteria within the UDP (Policies D1 to D4 and D6 to D13) is superseded by the Core Strategy, with the exception of Policy D5 –Special Health and Safety Development Control Sub-areas, which will be superseded by the Land Allocations Plan.

3.2 Policies such as L4 – Transport (and the associated parking standards set out in Appendix 3 of the Core Strategy), L5 – Climate Change and L7 – Design, will now play a very important role in the planning decision process, given that they replace (in the main) the Development Control Criteria policies. Other key policies of note will be those relating to the five Strategic Locations, the release of land for new homes, meeting the Borough’s housing needs, planning obligations, economic development and Green Infrastructure/open space sport and recreation.


3.3 The Core Strategy identifies five Strategic Locations: Pomona, Wharfside, Lancashire County Cricket Club, the Trafford Centre Rectangle and Carrington. Detailed development proposals, together with detailed infrastructure requirements are set out in the Core Strategy, against which future development proposals in these areas will be judged.


3.4 Policy L1 seeks to release sufficient land to accommodate a minimum of 11,800 new homes over the lifetime of the Plan. It also seeks to achieve an indicative 80% brownfield land target when releasing such land, and as such it sets out the circumstances in which greenfield land could be released.

3.5 Policy L2 deals with meeting housing need. In particular it seeks to address Trafford’s affordable housing needs by setting an overall target of 40% of new homes to be affordable. The policy does however take account of viability issues and therefore this target does not apply to all parts of the Borough, only those more viable parts in the south of Trafford. In the least viable locations (Old Trafford, Carrington and Partington) a target of 5% has been set, with Urmston, Stretford and Sale having a 20% target.


3.6 Policy L8 sets the framework for collecting planning obligation contributions. Contributions will be sought for all types of development, and established on a site by site basis. The policy acknowledges that in certain circumstances issues of viability will need to be addressed, and that on these occasions, there will be engagement with the developers on a site by site basis.


3.7 Policy W1 seeks to release sufficient land to facilitate the continued modernisation and revival of industrial and commercial activity. The main focus for future employment development remains broadly as expressed in the UDP, with Pomona, Wharfside, Trafford Park Core, The Trafford Centre Rectangle, Carrington, Broadheath and the four town centres all identified to play an important role.

3.8 Policy R3 deals with the concept of Green Infrastructure, which can provide multiple social, economic and environmental benefits, while Policy R5 seeks to improve the provision of open space, sport and recreation facilities. The ways in which opportunities to provide improvements to Green Infrastructure and how key deficiencies, in facilities, can be met is set out in these policies.


4.0 The Implications for Current Supplementary Planning Guidance (SPGs)/Documents (SPDs)

4.1 Chapter 19 of the UDP references a number of SPGs and SPDs relating to housing, commerce and industry, Conservation Areas and Historic Buildings and, other miscellaneous matters.


4.2 These guidance documents fall into three broad categories of planning status:

· Both the house extensions SPG (relating to superseded UDP Policy D6) and the car parking standards SPG (relating to superseded UDP Policy D2) were considered to be out-dated and in need of review to be consistent with emerging Development Plan policy and changes to legislation/government guidance. This review work has been carried out and the documents have been revised and were subject to public consultation in February 2011. The Executive is to be recommended to adopt these new SPDs on 27th February 2012. Therefore this Committee is not required to take action in relation to these documents, but should note instead that the proposed adoption date for these SPDs.

· The guidance notes which relate to Conservation Areas and Historic Buildings relate to UDP Policies which have not been superseded by the Core Strategy. As a result of this, these documents continue to have an acceptable level of “material weight” in development management terms following the adoption of the Core Strategy and this Committee is not required to take any action in relation to these documents at this point in time. It should be noted however that it is anticipated that these documents will be reviewed by way of the Land Allocations Plan, for which consultation will take place later this year and adoption is currently programmed for 2014.

· The remaining SPGs, adopted under previous planning regulations, relate to UDP Policies which have now been superseded by Core Strategy Policies. As such these documents will no longer have the same level of “material weight” in development management terms as before the Core Strategy’s adoption. These documents are not out-dated or in need of immediate review because they remain consistent with Development Plan policy, as expressed in the Core Strategy, and current legislation/government guidance.  In view of their reduced material weight, but the fact that they remain relevant to the decision making process in Trafford, the Committee is requested to adopt these documents for development management purposes until such time that they are formally reviewed in the context of the new planning framework for Trafford, published for a statutory period of public consultation, and formally adopted by the Executive. The documents are as follows:

· New Residential Development; 


· Houses in Multiple Occupation; 


· Residential Care Homes & Nursing Homes for the Elderly; 


· Use of a Residential Property for Business Purposes; 


· Hot Food Take-away Shops; 


· Advertisements; 


· Shop Fronts; 


· Advertisements at the Trafford Centre; 


· Car Boot Sales; 


· Industrial Development; 


· Noise Standards; 


· Fencing; 


· Service Uses in Trafford Park; 


· Satellite Dishes; and 


· Day Nurseries and Playgroups. 


· One SPD, the A56 Corridor Development Guidelines, was adopted by the Executive (in March 2007) under the new Local Development Framework (LDF) regulations. However, although this document is relatively up to date, it too relates to superseded UDP policies and will therefore have reduced “weight”. Accordingly the Committee is also requested to adopt this document for development management purposes until such time that it is formally reviewed in the context of the new planning framework for Trafford, published for a statutory period of public consultation, and formally adopted by the Executive.

5.0 Recommendation

5.1 It is recommended that the Committee;



i)
Note the implications of the adoption of the Core Strategy on the 




Development Plan for Trafford; and 




ii)
Adopt the supplementary planning documents listed in section 4 of this report 


for development management purposes until such time that they are formally 


reviewed in the context of the new planning framework for Trafford; 




published for a statutory period of public consultation; and formally adopted 


by the Executive. 

sjc/ctr
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PLANNING DEVELOPMENT CONTROL COMMITTEE



12th JANUARY, 2012 


PRESENT: 



Councillor Mrs. Ward (In the Chair), 



Councillors Dr. Barclay, Bunting, Chilton, Fishwick, O’Sullivan (Substitute), Mrs. Reilly, Shaw, Smith, Stennett (Substitute), Walsh and Whetton. 


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



South Area Deputy Team Leader – Planning (Mr. G. Earnshaw), 



Senior Planner (Mr. C. McGowan),  


Senior Development Control Engineer – Traffic & Transportation (Ms. M. Zenner),



Solicitor (Mrs. C. Kefford), 



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Anstee, Hyman, Mitchell, Williams and Mrs. Young.  


APOLOGIES 


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

79. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 8th December, 2011, be approved as a correct record and signed by the Chairman. 


80. 
ADDITIONAL INFORMATION REPORT 



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





RESOLVED:  That the report be received and noted. 


81. 
APPLICATIONS FOR PERMISSION TO DEVELOP ETC.

		

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





		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		75847/FULL/2010 – Bowdon Club – Bowdon Club (Cricket, Hockey and Squash), South Downs Road, Bowdon. 

		

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





		

		75849/FULL/2010 – Bowdon Club – Bowdon Cricket Hockey and Squash Club, South Downs Road, Bowdon. 

		

		Erection of spectator seating at the existing artificial hockey pitch. 





		

		77308/FULL/2011 – Pearson & Phillips – Land to rear of 52 Willow Tree Road, Altrincham. 

		

		Demolition of existing lock up garages, erection of detached dwellinghouse with associated landscaping. 





		

		77772/HHA/2011 – Mr. John Watson – 9 Parkfield Court, Altrincham. 

		

		Erection of extension to rear of dwelling to form additional living accommodation. 





82. 
RETROSPECTIVE APPLICATION FOR PLANNING PERMISSION 77087/FULL/2011 – MR. K. MIAH – 44 SKAIFE ROAD, SALE 

The Chief Planning Officer submitted a report concerning a retrospective application for planning permission for the conversion and sub-division of basement to two self-contained residential units and associated car parking and access. 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a maximum total contribution of £3,648.14 comprising:- 

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


· A contribution to the Red Rose Forest of £620 towards tree planting in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’, less £310 for each tree planted on the site as part of an approved landscaping scheme. 



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


83. 
APPLICATION FOR CHANGE OF USE 77102/FULL/2011 – MR. A. HALADH – 139 STAMFORD STREET, OLD TRAFFORD 


The Chief Planning Officer submitted a report concerning an application for the Change of Use of property from offices to dwellinghouse (Use Class C3) and erection of a single storey rear extension (resubmission of 75760/FULL/2010). 




RESOLVED - 



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

· Financial contributions of £3,170.94 split between £2,434.97 towards open space and £735.97 for outdoor sports in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’. 


· A financial contribution of £930 towards the Red Rose Community Forest/off-site tree planting, in accordance with the Council’s SPG ‘Developer Contributions towards Red Rose Forest’. 



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


84. 
APPLICATION FOR PLANNING PERMISSION 77307/FULL/2011 – LAWCO LTD – AURA HOUSE, 77 DANE ROAD, SALE 

The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of 10 no. three bedroom houses with associated off-street car parking and landscaping after demolition of existing buildings. 





RESOLVED – 



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


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

· A contribution to tree planting of a maximum of £9,300 in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’. 


· A total contribution of £4,330 in accordance with SPD1 ‘Highways Network Provisions and Public Transport Schemes’.  This contribution will include £990 towards highways network provision and £3,340 towards public transport provision. 



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


85. 
APPLICATION FOR VARIATION OF CONDITION 77490/VAR/2011 – VICTORIA AND SPRINGFIELD LLP – THE GATE HOUSE, BRADGATE ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for the Variation of Condition 2 (list of approved plans) of planning permission H/71106 to allow amendments to previously approved plans and elevations for erection of 4 semi-detached dwellings with basement accommodation following demolition of existing dwelling; provision of associated car parking, landscaping and boundary treatments; retention of existing access to Bradgate Road. 




RESOLVED - 



(1) 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure financial contributions towards off-site open space provision (£7,771.26) and outdoor sports facilities (£3,689.47); and a sum of £2,790 as a contribution towards Red Rose Forest tree planting off-site (to be reduced by £310 per tree planted on-site as part of an agreed planting scheme). 


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


86. 
APPLICATION FOR PLANNING PERMISSION 77608/FULL/2011 – WSB DEVELOPMENTS LTD – STRETFORD MARINA, MARLAND WAY, STRETFORD 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of part two, part three storey building comprising 12 no. three bedroom terraced dwellings with associated car parking and landscaping.  Formation of two vehicular accesses from Marland Way. 




RESOLVED - 



(1) 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a maximum financial contribution of £46,286.60 split between:- 

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


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


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



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


87. 
APPLICATION FOR PLANNING PERMISSION 77645/FULL/2011 – NATIONAL GRID – LAND AT REAR OF FORMER GAS WORKS SITE, OFF COMMON LANE, PARTINGTON 


The Chief Planning Officer submitted a report concerning an application for planning permission for the retention of use of site as a soil treatment centre for a further temporary period of three years following the expiration of planning permission H/69250 including retention of portacabins, bund and hardstanding areas. 





RESOLVED:  That the Council is minded to grant planning permission subject to the receipt of satisfactory updated flood risk information and to the conditions now determined. 


88.
APPLICATION FOR PLANNING PERMISSION 77202/FULL/2011 – J. DAVIDSON (BROADHEATH) LIMITED – J. DAVIDSON (BROADHEATH) LIMITED, CRAVEN ROAD, BROADHEATH 


This item was withdrawn from consideration at this Committee meeting. 

89. 
POSSIBLE BREACH OF PLANNING CONTROL AT 17 STANLEY DRIVE, TIMPERLEY 


This item was withdrawn from consideration at this Committee meeting. 



The meeting commenced at 6.30 p.m. and concluded at 8.50 p.m. 
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Report Title


		Adoption of Trafford Core Strategy – implications for decision-making on planning applications 







Summary


		The Council has formally adopted the Trafford Core Strategy on 25th January 2012. The Core Strategy is the key document within the Trafford Local Development Framework (LDF) and provides the broad framework for the future development of the Borough until 2026. Following the Core Strategy’s adoption, the Revised Trafford Unitary Development (UDP) has now been partially superseded.


This report sets out the implications of this decision for development management, together with actions required in relation to the Council's existing Supplementary Planning Guidance documents. 








Recommendation(s)


		It is recommended that the Planning Development Control Committee:


1. Note the implications of the Adoption of the Core Strategy on the Development Plan for Trafford and;

2. Adopt the supplementary planning documents listed in section 4 of this report for development management purposes until such time that they are formally reviewed in the context of the new planning framework for Trafford; published for a statutory period of public consultation and; formally adopted by the Executive.







Contact person for access to background papers and further information:


Names:
 Simon Castle, Chief Planning Officer, and Claire Taylor-Russell, Senior Regeneration Officer, Strategic Planning and Developments Team 

Extensions:
x3111/x4496



Background Papers:


Revised Trafford UDP (June 2006) and Trafford Core Strategy (January 2012)


1.0 Background


1.1 The Core Strategy was formally adopted by the Council at its meeting on 25th January 2012. It is the first, and most important, Development Plan Document (DPD) to be produced in the Trafford Local Development Framework (LDF). It sets the policy framework, up to 2026, for delivering the development and change needed to realise the Council's vision in spatial terms. 

2.0 The Implications for the Development Plan for Trafford

2.1 The adoption of the Core Strategy DPD means that the document now forms part of the Development Plan for Trafford, together with the Revised Trafford Unitary Development Plan (UDP) and the Regional Spatial Strategy (until such time that it is formally abolished). In some instances it entirely replaces content within the Revised Trafford Unitary Development Plan (UDP), but in others it either only partially replaces policies or leaves policies unchanged until such time that they are replaced by other DPDs. 


2.2 Given that the Core Strategy provides the broad framework for development, rather than site specific detail, only two changes to the Proposals Map have resulted from its adoption. These changes relate to the Regional Centre and Inner Areas boundaries and to the designation of land at Davenport Green. They are identified as “inset maps” in appendices of the Core Strategy and will be incorporated in the Proposals Map when it is reproduced as part of the Land Allocations DPD (currently programmed for adoption in 2014). 

2.3 Therefore it is now necessary to read the Core Strategy and the Revised Trafford UDP in conjunction with each other. Appendix 5 of the Core Strategy provides a schedule detailing those UDP policies replaced or partly replaced by the Core Strategy and those unaffected by the adoption of the Core Strategy. 

2.4 Currently each report to this Committee sets out a detailed description of the Development Plan for Trafford.  Consideration is being given to the appropriateness/practicalities of, in the future, presenting a “standing item” on the agenda of this Committee. Such a report would detail the Development Plan for Trafford, including which UDP Policies remain in force following the adoption of the Core Strategy and how others have been replaced, and should thus avoid unnecessary repetition.  

3.0 Key New Policies for Determining Planning Applications in Trafford

3.1 Of particular note to the Planning Development Control Committee will be that the whole of Chapter 19 – Development Control Criteria within the UDP (Policies D1 to D4 and D6 to D13) is superseded by the Core Strategy, with the exception of Policy D5 –Special Health and Safety Development Control Sub-areas, which will be superseded by the Land Allocations Plan.

3.2 Policies such as L4 – Transport (and the associated parking standards set out in Appendix 3 of the Core Strategy), L5 – Climate Change and L7 – Design, will now play a very important role in the planning decision process, given that they replace (in the main) the Development Control Criteria policies. Other key policies of note will be those relating to the five Strategic Locations, the release of land for new homes, meeting the Borough’s housing needs, planning obligations, economic development and Green Infrastructure/open space sport and recreation.


3.3 The Core Strategy identifies five Strategic Locations: Pomona, Wharfside, Lancashire County Cricket Club, the Trafford Centre Rectangle and Carrington. Detailed development proposals, together with detailed infrastructure requirements are set out in the Core Strategy, against which future development proposals in these areas will be judged.


3.4 Policy L1 seeks to release sufficient land to accommodate a minimum of 11,800 new homes over the lifetime of the Plan. It also seeks to achieve an indicative 80% brownfield land target when releasing such land, and as such it sets out the circumstances in which greenfield land could be released.

3.5 Policy L2 deals with meeting housing need. In particular it seeks to address Trafford’s affordable housing needs by setting an overall target of 40% of new homes to be affordable. The policy does however take account of viability issues and therefore this target does not apply to all parts of the Borough, only those more viable parts in the south of Trafford. In the least viable locations (Old Trafford, Carrington and Partington) a target of 5% has been set, with Urmston, Stretford and Sale having a 20% target.


3.6 Policy L8 sets the framework for collecting planning obligation contributions. Contributions will be sought for all types of development, and established on a site by site basis. The policy acknowledges that in certain circumstances issues of viability will need to be addressed, and that on these occasions, there will be engagement with the developers on a site by site basis.


3.7 Policy W1 seeks to release sufficient land to facilitate the continued modernisation and revival of industrial and commercial activity. The main focus for future employment development remains broadly as expressed in the UDP, with Pomona, Wharfside, Trafford Park Core, The Trafford Centre Rectangle, Carrington, Broadheath and the four town centres all identified to play an important role.

3.8 Policy R3 deals with the concept of Green Infrastructure, which can provide multiple social, economic and environmental benefits, while Policy R5 seeks to improve the provision of open space, sport and recreation facilities. The ways in which opportunities to provide improvements to Green Infrastructure and how key deficiencies, in facilities, can be met is set out in these policies.


4.0 The Implications for Current Supplementary Planning Guidance (SPGs)/Documents (SPDs)

4.1 Chapter 19 of the UDP references a number of SPGs and SPDs relating to housing, commerce and industry, Conservation Areas and Historic Buildings and, other miscellaneous matters.


4.2 These guidance documents fall into three broad categories of planning status:

· Both the house extensions SPG (relating to superseded UDP Policy D6) and the car parking standards SPG (relating to superseded UDP Policy D2) were considered to be out-dated and in need of review to be consistent with emerging Development Plan policy and changes to legislation/government guidance. This review work has been carried out and the documents have been revised and were subject to public consultation in February 2011. The Executive is to be recommended to adopt these new SPDs on 27th February 2012. Therefore this Committee is not required to take action in relation to these documents, but should note instead that the proposed adoption date for these SPDs.

· The guidance notes which relate to Conservation Areas and Historic Buildings relate to UDP Policies which have not been superseded by the Core Strategy. As a result of this, these documents continue to have an acceptable level of “material weight” in development management terms following the adoption of the Core Strategy and this Committee is not required to take any action in relation to these documents at this point in time. It should be noted however that it is anticipated that these documents will be reviewed by way of the Land Allocations Plan, for which consultation will take place later this year and adoption is currently programmed for 2014.

· The remaining SPGs, adopted under previous planning regulations, relate to UDP Policies which have now been superseded by Core Strategy Policies. As such these documents will no longer have the same level of “material weight” in development management terms as before the Core Strategy’s adoption. These documents are not out-dated or in need of immediate review because they remain consistent with Development Plan policy, as expressed in the Core Strategy, and current legislation/government guidance.  In view of their reduced material weight, but the fact that they remain relevant to the decision making process in Trafford, the Committee is requested to adopt these documents for development management purposes until such time that they are formally reviewed in the context of the new planning framework for Trafford, published for a statutory period of public consultation, and formally adopted by the Executive. The documents are as follows:

· New Residential Development; 


· Houses in Multiple Occupation; 


· Residential Care Homes & Nursing Homes for the Elderly; 


· Use of a Residential Property for Business Purposes; 


· Hot Food Take-away Shops; 


· Advertisements; 


· Shop Fronts; 


· Advertisements at the Trafford Centre; 


· Car Boot Sales; 


· Industrial Development; 


· Noise Standards; 


· Fencing; 


· Service Uses in Trafford Park; 


· Satellite Dishes; and 


· Day Nurseries and Playgroups. 


· One SPD, the A56 Corridor Development Guidelines, was adopted by the Executive (in March 2007) under the new Local Development Framework (LDF) regulations. However, although this document is relatively up to date, it too relates to superseded UDP policies and will therefore have reduced “weight”. Accordingly the Committee is also requested to adopt this document for development management purposes until such time that it is formally reviewed in the context of the new planning framework for Trafford, published for a statutory period of public consultation, and formally adopted by the Executive.

5.0 Recommendation

5.1 It is recommended that the Committee;



i)
Note the implications of the adoption of the Core Strategy on the 




Development Plan for Trafford; and 




ii)
Adopt the supplementary planning documents listed in section 4 of this report 


for development management purposes until such time that they are formally 


reviewed in the context of the new planning framework for Trafford; 




published for a statutory period of public consultation; and formally adopted 


by the Executive. 

sjc/ctr
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PLANNING DEVELOPMENT CONTROL COMMITTEE



12th JANUARY, 2012 


PRESENT: 



Councillor Mrs. Ward (In the Chair), 



Councillors Dr. Barclay, Bunting, Chilton, Fishwick, O’Sullivan (Substitute), Mrs. Reilly, Shaw, Smith, Stennett (Substitute), Walsh and Whetton. 


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



South Area Deputy Team Leader – Planning (Mr. G. Earnshaw), 



Senior Planner (Mr. C. McGowan),  


Senior Development Control Engineer – Traffic & Transportation (Ms. M. Zenner),



Solicitor (Mrs. C. Kefford), 



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Anstee, Hyman, Mitchell, Williams and Mrs. Young.  


APOLOGIES 


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

79. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 8th December, 2011, be approved as a correct record and signed by the Chairman. 


80. 
ADDITIONAL INFORMATION REPORT 



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





RESOLVED:  That the report be received and noted. 


81. 
APPLICATIONS FOR PERMISSION TO DEVELOP ETC.

		

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





		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		75847/FULL/2010 – Bowdon Club – Bowdon Club (Cricket, Hockey and Squash), South Downs Road, Bowdon. 

		

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





		

		75849/FULL/2010 – Bowdon Club – Bowdon Cricket Hockey and Squash Club, South Downs Road, Bowdon. 

		

		Erection of spectator seating at the existing artificial hockey pitch. 





		

		77308/FULL/2011 – Pearson & Phillips – Land to rear of 52 Willow Tree Road, Altrincham. 

		

		Demolition of existing lock up garages, erection of detached dwellinghouse with associated landscaping. 





		

		77772/HHA/2011 – Mr. John Watson – 9 Parkfield Court, Altrincham. 

		

		Erection of extension to rear of dwelling to form additional living accommodation. 





82. 
RETROSPECTIVE APPLICATION FOR PLANNING PERMISSION 77087/FULL/2011 – MR. K. MIAH – 44 SKAIFE ROAD, SALE 

The Chief Planning Officer submitted a report concerning a retrospective application for planning permission for the conversion and sub-division of basement to two self-contained residential units and associated car parking and access. 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a maximum total contribution of £3,648.14 comprising:- 

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


· A contribution to the Red Rose Forest of £620 towards tree planting in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’, less £310 for each tree planted on the site as part of an approved landscaping scheme. 



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


83. 
APPLICATION FOR CHANGE OF USE 77102/FULL/2011 – MR. A. HALADH – 139 STAMFORD STREET, OLD TRAFFORD 


The Chief Planning Officer submitted a report concerning an application for the Change of Use of property from offices to dwellinghouse (Use Class C3) and erection of a single storey rear extension (resubmission of 75760/FULL/2010). 




RESOLVED - 



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

· Financial contributions of £3,170.94 split between £2,434.97 towards open space and £735.97 for outdoor sports in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’. 


· A financial contribution of £930 towards the Red Rose Community Forest/off-site tree planting, in accordance with the Council’s SPG ‘Developer Contributions towards Red Rose Forest’. 



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


84. 
APPLICATION FOR PLANNING PERMISSION 77307/FULL/2011 – LAWCO LTD – AURA HOUSE, 77 DANE ROAD, SALE 

The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of 10 no. three bedroom houses with associated off-street car parking and landscaping after demolition of existing buildings. 





RESOLVED – 



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


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

· A contribution to tree planting of a maximum of £9,300 in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’. 


· A total contribution of £4,330 in accordance with SPD1 ‘Highways Network Provisions and Public Transport Schemes’.  This contribution will include £990 towards highways network provision and £3,340 towards public transport provision. 



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


85. 
APPLICATION FOR VARIATION OF CONDITION 77490/VAR/2011 – VICTORIA AND SPRINGFIELD LLP – THE GATE HOUSE, BRADGATE ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for the Variation of Condition 2 (list of approved plans) of planning permission H/71106 to allow amendments to previously approved plans and elevations for erection of 4 semi-detached dwellings with basement accommodation following demolition of existing dwelling; provision of associated car parking, landscaping and boundary treatments; retention of existing access to Bradgate Road. 




RESOLVED - 



(1) 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure financial contributions towards off-site open space provision (£7,771.26) and outdoor sports facilities (£3,689.47); and a sum of £2,790 as a contribution towards Red Rose Forest tree planting off-site (to be reduced by £310 per tree planted on-site as part of an agreed planting scheme). 


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


86. 
APPLICATION FOR PLANNING PERMISSION 77608/FULL/2011 – WSB DEVELOPMENTS LTD – STRETFORD MARINA, MARLAND WAY, STRETFORD 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of part two, part three storey building comprising 12 no. three bedroom terraced dwellings with associated car parking and landscaping.  Formation of two vehicular accesses from Marland Way. 




RESOLVED - 



(1) 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a maximum financial contribution of £46,286.60 split between:- 

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


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


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



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


87. 
APPLICATION FOR PLANNING PERMISSION 77645/FULL/2011 – NATIONAL GRID – LAND AT REAR OF FORMER GAS WORKS SITE, OFF COMMON LANE, PARTINGTON 


The Chief Planning Officer submitted a report concerning an application for planning permission for the retention of use of site as a soil treatment centre for a further temporary period of three years following the expiration of planning permission H/69250 including retention of portacabins, bund and hardstanding areas. 





RESOLVED:  That the Council is minded to grant planning permission subject to the receipt of satisfactory updated flood risk information and to the conditions now determined. 


88.
APPLICATION FOR PLANNING PERMISSION 77202/FULL/2011 – J. DAVIDSON (BROADHEATH) LIMITED – J. DAVIDSON (BROADHEATH) LIMITED, CRAVEN ROAD, BROADHEATH 


This item was withdrawn from consideration at this Committee meeting. 

89. 
POSSIBLE BREACH OF PLANNING CONTROL AT 17 STANLEY DRIVE, TIMPERLEY 


This item was withdrawn from consideration at this Committee meeting. 



The meeting commenced at 6.30 p.m. and concluded at 8.50 p.m. 




