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—— METROPOLITAN BOROUGH ——




AGENDA PAPERS FOR
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 8th March 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 9th February, 2012. 

	 To follow 
	

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

	To be

Tabled 
	

	4. 
	APPLICATIONS FOR PERMISSION TO DEVELOP ETC.
To consider the attached reports of the Chief Planning Officer. 
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	5. 
	APPLICATION FOR PLANNING PERMISSION 76925/FULL/2011 – ARCON HOUSING ASSOCIATION – LAND BETWEEN 10-18 MARPLE GROVE, STRETFORD M32 0BD 
To consider a report of the Chief Planning Officer. 
	To follow 

	

	6.
	URGENT BUSINESS (IF ANY)

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


	
	

	
	THERESA GRANT 
Acting Chief Executive 


	
	

	
	Contact Officer:  Michelle Cody 

Extn.:   2775
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PLANNING DEVELOPMENT CONTROL COMMITTEE – 8th MARCH 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 - 8th March 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



		77202

		J.Davidson (Broadheath) Ltd, Craven Road, Broadheath, Altrincham, WA14 5HD

		Broadheath

		1

		Grant



		77654

		Urmston Masonic Hall, 15 Westbourne Road, Urmston, M31 1XP

		Urmston

		12

		Grant



		77661

		Land adjacent of 4 The Grove, Sale, M33 3WD

		Brooklands

		21

		Minded to Grant



		77720

		8 Amberley Drive, Hale Barns, WA15 0DT

		Hale Barns

		30

		Grant



		77813

		85 Broad Road, Sale, M33 2EU

		Priory

		39

		Minded to Grant



		77823

		1 Britannia Road, Sale, M33 2AA

		Priory

		50

		Minded to Grant



		77899

		Mansfield Hotel, 43 Northenden Road, Sale, M33 2DL

		Priory

		58

		Minded to Grant



		78007

		The Market Hall, Greenwood Street, Altrincham, WA14 1SA

		Altrincham

		65

		Minded to Grant



		78029

		2A Radnor Street, Stretford, M32 8LE

		Longford

		71

		Minded to Grant



		78046

		Empress Court & Princess Court, Cornbrook Court Road, Old Trafford, M15 4FH

		Clifford

		80

		Grant





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



_1392011235.doc
		WARD: Broadheath

		77202/FULL/2011

		DEPARTURE: No





		Installation of a shear processor in connection with the recycling and processing of ferrous and non-ferrous metals enclosed within 6.5m high concrete acoustic walling system.



		J. Davidson (Broadheath) Limited, Craven Road, Broadheath, Altrincham, WA14 5HD





		APPLICANT:  J Davidson (Broadheath) Limited





		AGENT: Matthews & Goodman Edmund Kirby





		RECOMMENDATION:  GRANT
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SITE


The application site lies within the northern part of the Broadheath industrial area and on the eastern side of Craven Road. The site is occupied by a scrap metal business and comprises a large L-shaped industrial building and associated hardstanding areas for parking, turning and storage. The activities authorised on site include the storage and maintenance of HGV's and other motor vehicles, end-of-life decommissioning and staff offices.

The site extends to 0.83 hectares and is generally level, though the ground level is some 1.5 metres higher than the level of Craven Road. There is a concrete boundary wall approximately 2.4 metres high topped in part with barbed wire along the Craven Road and Peveril Road boundaries of the site. Running along the southern and eastern boundaries is the service road for Altrincham Retail Park which lies to the east of the site and to the east are large 2 storey retail units. To the north and west of the site are residential properties and to the south and south west are industrial and business premises.  Access to the site is via an access road on the southern side of the site which leads to a service area to the rear of Altrincham Retail Park.


PROPOSAL


Permission is sought for the installation of a shear processor in connection with the recycling and processing of ferrous and non-ferrous metals, to be enclosed within a 6.5m high concrete acoustic walling system. The plans also include two material handlers positioned adjacent to the shear processor.


Permission was originally granted for the scrap metal business in March 2011 (ref. H/71701). This permission included the existing building which is to be used for the storage and maintenance of HGV's and other motor vehicles, preparation and repair, de-pollution unit and staff offices, rest room/canteen and toilets, In addition to the building the approval included the end-of-life vehicle compound and ancillary open storage for skips and motor vehicles. The permission included a condition specifying the activities that may be carried out from the site and this excludes the recycling, dismantling and scrapping operations which currently take place at the Viaduct Road site.


The proposed shear processor would be installed in the south east corner of the site, close to the boundary with the access road to the south and adjacent to the rear of the Retail Park to the east. The unit has external dimensions of approximately 16.8m length x 2.9m wide x 3.86m high at its highest point. It would be mounted on a 6 axle trailer rather than being permanently fixed to the ground, although it would not be moved around the site. Scrap vehicles and metal would be fed into the top of the shear by a wheeled grabber, two of which are proposed adjacent to the processor. The processor and material handlers would be enclosed by a 6.5m high acoustically lined concrete wall. 

The proposed hours of operation are 07:30 to 17:00 hours Monday to Friday and 9:00 to 13:00 hours Saturdays. The business would be closed on Sundays and Bank Holidays. (These are the same hours of operation as specified in a condition attached to the original planning permission for the business).


DRAFT NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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

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

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

THE DEVELOPMENT PLAN IN TRAFFORD


The Development Plan in Trafford Comprises:


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


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


· The Regional Spatial Strategy for the North West of England, adopted September 2008. The Secretary of State for Communities and Local Government has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications. Although the Government’s intention to revoke them may be a material consideration in a very limited number of cases, following a legal challenge to this decision, the Court of Appeal has determined their continued existence and relevance to the development plan and planning application decision making process until such time as they are formally revoked by the Localism Act. However, this will not be undertaken until the Secretary of State and Parliament have had the opportunity to consider the findings of the environmental assessments of the revocation of each of the existing regional strategies

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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L4 – Sustainable Transport and Accessibility

L5 – Climate Change

L7 – Design

W1 - Economy

PROPOSALS MAP NOTATION


Main Employment Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


E7 – Main Industrial Areas


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


W1 – Strengthening the Regional Economy


W3 – Supply of Employment Land


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the Manchester City Region


RELEVANT PLANNING HISTORY

H/71701 – Erection of single storey building for the storage and maintenance of HGV's and other motor vehicles, staff offices and end-of-life decommissioning unit, ancillary open storage for skips and motor vehicles and associated landscaping. Approved 14/03/11


H/OUT/67564 – Outline application for residential development (all detailed matters reserved for subsequent approval). Refused 17/10/07 and Appeal Allowed 12/08/08.


H/OUT/58602 – Outline application for residential development including means of access. Refused 29/07/05 and Appeal Dismissed 22/07/05.


APPLICANT’S SUBMISSION 


A Planning Statement, Design and Access Statement and Noise Impact Assessment have been submitted in support of the proposal. The Planning Statement is summarised as follows and the Design and Access Statement and Noise Impact Assessment are referred to in the Observations where relevant.


· J Davidson (Broadheath) Limited is a long established family run business specialising in the recycling and processing of ferrous and non-ferrous metals. The business currently operates from a site on Viaduct Road and the Craven Road site. 

· The premises at Viaduct Road are held on a part freehold and part leasehold basis and in June 2009 the company had to vacate from the leasehold part of the premises as the lease expired. Efforts made by the company to acquire the revisionary interest were unsuccessful. To ensure continuity of trade and maintain a business base in Broadheath, the Craven Road site was acquired to relocate part of the business displaced from Viaduct Road.

· The freehold land at Viaduct Road is only 0.11ha and includes the Compression Shear and scrap handlers and temporary staff accommodation in portacabins. The operations are severely constrained and not viable, not safe, nor can it be managed or supervised on a long term basis now that its offices have moved to Craven Road. The current operation across two sites is also unsustainable requiring vehicles to make additional trips which could be eliminated through operating from one site.

· The proposals have been assessed in relation to Policies E5, E7 and ENV16 of the UDP and it is stated the proposals comply with these policies.

CONSULTATIONS


LHA – No objections

Pollution and Licensing – No objections subject to conditions. Comments are summarised within the Observations section below.


REPRESENTATIONS


Neighbours – 6 letters of objection received summarised as follows:


· The proposed operations and type of equipment will result in noise pollution in a predominantly residential area. A full industrial operation with the early start of operations on the site, 6 day working week and its proximity to dwellings, would have a detrimental impact on the neighbourhood and cannot be considered in the interests of the health and well being of local residents. A scrap yard like the Viaduct Road site is inappropriate in a residential area. Further development will not upgrade or improve the local environment and will not meet the quality of life aspirations of local residents.


· The proposed wall will not drown out the noise completely and it is unclear whether the wall encloses the shear processor or simply screens it. It is also questioned why the entrance to this enclosure is not facing away from the dwellings.


· The assessment states noise will not exceed the level of the current traffic level (at the busiest part of the day) but does not make it clear noise will be in addition to existing traffic levels and more intrusive due to frequent changes in pitch.


· There has already been lots of noise since Davidson’s began operating from the site.


· The purpose of the previous application was to move part of the business, including the decommissioning of vehicles. This in itself created concern for local residents and the current proposal to relocate all remaining operations is a major concern.


· Noise assessments have been carried out for neighbouring houses but there has been no similar assessment in respect of businesses to the south of the site or on the retail park.


· Risk that people will drop off/abandon scrap vehicles around the site when it’s closed causing further visual intrusion.


· Increase in heavy vehicle traffic to an area with many families and young children raises safety issues and significantly increases the risk of serious accident. Since Davidson’s began operating there have been lorries taking short cuts through the estate.


· Health issues such as encouraging rats and other vermin.


· Impact on the appearance of the area due to large machinery.


· Loss of value of homes and making it hard for resale.


· At the time of the previous application residents were assured the site would not be used to crush vehicles or store scrapped vehicles. Davidson’s must have known at that time that the Viaduct Road site would not be suitable for crushing.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.
The application site is allocated for employment use on the Proposals Map of the Revised UDP. Of relevance to this application Proposal E7 states that the Council will permit development for business, industry, storage/distribution (B1, B2 & B8 Use Classes) and similar appropriate uses where such proposals:


i) Do not conflict with the provisions of Policy E5 (relating to hazardous and bad neighbour industries)


ii) Can be satisfactorily integrated with existing or planned development nearby;


iii) Can be satisfactorily accessed and serviced from existing or programmed roads, and,


iv) Are or can be made accessible to all prospective occupants and users by public bus and/or rail transport, cycling and walking as well as by motorised traffic.


2.
Policy W1 (Economy) of the Core Strategy identifies Broadheath as one of the locations where employment uses will be focussed and at W1.8 states Broadheath will be retained and supported as a principal employment location in the south of the Borough. With regards to hazardous or bad neighbour industries W1.13 states the Council will only permit these where it can be demonstrated that it will not:


· Increase the risk for residents and members of the public, unless suitable measures can be agreed to mitigate risk;


· Compromise the primary function of the employment locality or the operations of neighbouring users;


· Compromise the potential for economic regeneration of the wider area;


· Bring about a significant deterioration in the quality of the environment of the surrounding areas, and,


· Be contrary to other policies in the Development Plan for Trafford.


3.
Having regard to the above policies and the fact that the site is an allocated employment site, the principle of providing an employment related development on the site is considered acceptable, subject to compliance with the criteria set out in Policy W1 above and in Policy L7 of the Core Strategy in relation to impact on residential amenity and the character of the area.


IMPACT ON RESIDENTIAL AMENITY


4.
The main issue arising from this proposal is considered to be the impact the proposed development would have on the amenity of adjoining and nearby residential property, particularly in terms of noise from the operation of the shear processor. The application site has a boundary with residential properties on Peveril Road to the north and there are houses on the opposite side of Craven Road, as well as Barlow Road and Lee Avenue near to the site. There are currently no recycling or processing of metals taking place on the site and the activities are limited to storage and maintenance of HGV’s and other vehicles; the end-of-life decommissioning of vehicles comprising the removal, storage and disposal of fluids, tyres and batteries from vehicles; the storage of skips and motor vehicles; offices and staff facilities. The applicant’s circumstances at Viaduct Road summarised under the Applicant’s Submission above have generated a need to re-locate the shear processor part of the business to another site, hence this application.

5.
The proposed shear processor, material handlers and concrete enclosure would be positioned in the south east corner of the site, adjacent to the access road linking the service area of retail units on Altrincham Retail Park with Craven Road.  In relation to properties on Craven Road the shear processor would be approximately 73 metres from the site boundary and there would be a distance of approximately 95 metres retained to the nearest houses on Craven Road. Within this 73 metre separation distance there is the end of life vehicle compound and a 7 metre wide landscape buffer zone along the boundary. In relation to the houses on Peveril Road the shear processor would be approximately 71 metres from the shared boundary and 84 metres from the rear elevation of the houses. It would be screened from these properties by the existing building on the site and there is also a landscape buffer zone between the building and the shared boundary.


6.
The issue of noise from activity at the site potentially affecting nearby residential property has been considered in detail in the Noise Impact Assessment submitted with the application, which has been updated since originally prepared to reflect the proposed installation of the electric shear and also the lower background noise in the area following noise monitoring carried out by the Pollution and Licensing section. Its conclusions are as follows: -


· Noise monitoring surveys and noise calculations have been carried out following an inspection of the site and environs; measurement of the noise climate outside the nearest dwellings; inspecting relevant operations at the Viaduct Road site; and calculation of likely noise and vibration impact from the Craven Road site.

· Hours of use will be limited to daytime working hours with no working at night or on Sundays or before 09:00 hrs on Saturday. 

· The existing site has been developed with buildings in an ‘L’ shape which screen noise from vehicle movements in the yard from residential areas.

· Noise attenuation measures will be provided to ensure acceptable noise levels are maintained at the nearest noise sensitive premises. Noise from the shear will be limited to a SEL noise criterion of 95 dB(A) at 7m. It will be necessary to install a noise barrier of at least 6.5m in height around the grabber and shear and to be lined with an acoustically absorptive lining.

· Calculations show that LAeq noise levels from the shear operations will not exceed existing background noise levels, and the rating level for the worst case hour will be no more than 5 dB above background noise levels. Predicted noise levels from the shear operations are lower than those predicted for existing operations on the site.


· Comparison of the predicted noise levels to the daytime acoustic design criteria of BS8233 has been carried out and shows that most onerous internal and external noise criteria will be achieved at nearby dwellings.

· The proposed mobile shear will be adequately isolated from the concrete pad at the site by the suspension of the trailer on which the shear is installed, and will not give rise to unacceptable levels of vibration at nearby dwellings.

7.
The application also includes information relating to a similar ‘Lefort’ electric powered shear currently in operation on a different site, intended to give assurances that the rating level set out in the Noise Impact Assessment can be achieved. Whilst the shear proposed for the Craven Road site is a new design and not directly comparable to this existing shear, it would be similar and the applicant’s noise consultant has been able to obtain measurements of metal handling operations with the engine idling, which demonstrates that overall noise levels are dominated by the engine noise from the shear.  As a result of these measurements the applicant has been able to determine that by reducing engine noise by 5 dB(A), acceptable overall noise levels are produced. The manufacturer has confirmed that this level of attenuation can be achieved.


8.
The Noise Impact Assessment and supporting information summarised above has been assessed by the Council’s Pollution and Licensing Section and they confirm it to be in accordance with BS 4142 ‘Method for Rating Industrial Noise Affecting Mixed Residential and Industrial Areas’ and the criteria assessment has calculated the noise levels to be of less than marginal significance when measured against BS 4142. For the noise levels calculated in the updated acoustic report to be attained, and the potential for complaints about noise to be minimised, a range of noise control measures will be required for the site.  Such measures have not been confirmed within the application, however they could be required by conditions should the application be approved (the conditions recommended by Pollution and Licensing are included below).

9.
Having regard to the hours of use being proposed, the noise rating level relative to background noise levels, the proposed attenuation measures (the 6.5m high acoustic wall), and noise control measures set out in the conditions, it is considered that the proposed development would have acceptable impact on the amenity of nearby residential property and complies with criteria set out in Policy W1 and L7 of the Core Strategy. It is also relevant to take into account that historically this site has been in industrial use (previously a foundry) and is within an area allocated in the Revised UDP for employment use, therefore it is not unreasonable to expect industrial activity and a certain level of noise associated with this site.

IMPACT WITHIN THE STREET SCENE / DESIGN AND APPEARANCE


10.
The proposed development has been sited as far away as possible from Craven Road and residential properties close to the site. The shear processor would be enclosed on three sides by a 6.5m high concrete wall and would not itself be visible from outside the site, therefore the main impact in visual amenity terms would be the concrete wall. This would extend for a length of approximately 30m along the boundary with the access road on the south side of the site, returns into the site for a length of approximately 24m alongside the site entrance and extends approximately 36m alongside the eastern boundary with the rear of the retail park. 


11.
Given its height and being of concrete construction the proposed wall would be an imposing and featureless structure when viewed from the access road on the south side of the site. It is acknowledged however, that this road is not used by through traffic or pedestrians and its use is limited to servicing the Retail Park and the existing businesses opposite the site. 


12.
In relation to Craven Road which is the main public viewpoint of the site, the nearest section of the proposed wall would be approximately 60m away and at a higher level relative to Craven Road. There is also scope for soft landscaping between the proposed wall and the boundary with the access road and between the wall and the entrance into the site which would lessen the impact of the wall. Whilst it would still be visible from Craven Road it is considered that at this distance and with landscaping to the front, the wall would not be an unduly obtrusive feature in the streetscene. It is also relevant to take into account that the site is within a Main Employment Area and allocated for employment use on the UDP Proposals Map where development for business, industry, storage/distribution (B1, B2 & B8 Use Classes) and similar uses are acceptable in principle.


13.
With regards to views from nearby dwellings on Craven Road, it is considered the distance that would be retained between the proposed wall and these dwellings is sufficient to ensure it would not be visually overbearing or obtrusive.

HIGHWAY CONSIDERATIONS


14.
Access to the site is via the existing service road between Craven Road and Altrincham Retail Park on the southern side of the site. The LHA comment that from a highways perspective the proposals will result in a reduction in HGV movements, as all the movements between this site and the Viaduct Road site will no longer be required. Therefore on this basis there are no objections to the proposals on highways grounds.


15.
The impact of traffic and specifically HGV’s on the highway network was considered in the previous application and found to be acceptable. It was noted that HGV traffic would need to approach the site from the south via George Richards Way and also exit using this route, as the section of Craven Road between its junction with Barlow Road up to Sinderland Road is subject to a Local Weight Restrictions Order (7.5 tonnes except for loading and local buses). This was acknowledged by the applicant in the Transport Statement and would ensure no HGV traffic travels through the residential area to the north of the site. In the event that HGV traffic was to approach or leave the site from the northern section of Craven Road, this would be in breach of the weight restriction order and would be a matter for the police to investigate. It was considered previously that the proposed means of access to the site, in terms of its width and location relative to the local highway network, is suitable for the amount and type of traffic likely to be generated by the proposed use and the LHA had no objection to the proposal.


CAR PARKING


16.
The site layout provides for 27 car parking spaces which was considered an acceptable level of provision for the use when the previous application was considered and none of these spaces would be displaced by the proposed shear processor operations.

RECOMMENDATION:  GRANT subject to the following conditions: -


1. Standard 3 year time limit


2. List of Approved Plans


3. Hours of operation limited to 07:30 to 17:00 hours Monday to Friday (excluding Bank Holidays) and 09:00 to 13:00 hours Saturdays

4. Landscaping scheme to be submitted and approved


5. Siting of the shear processor to be in accordance with the submitted plans; any amended siting to be subject of a separate application for planning permission.

6. Prior to the commencement of development the design and structure of the acoustic barrier shall be provided to the local planning authority for assessment.  The design shall be in accordance with that specified by Hepworth Acoustics in the report dated January 2012 report no. 20925.3v2.  The noise barrier shall be implemented in full before the use commences in accordance with the approved design and retained thereafter.

7. Prior to the shear processor hereby approved being first brought into use, the method of attenuation shall be submitted to the local planning authority and will be required to demonstrate that the 5dB attenuation has been achieved.


8. Prior to the commencement of development, vibration mitigation measures for the scrap metal operation shall be submitted to and approved in writing by the local planning authority.  These measures shall also include material handling within the shear/grabber operation area.


9. During the commissioning of the shear operation a noise assessment shall be undertaken.  This assessment will confirm the noise levels associated with the operations associated with this application.  The noise level shall be determined at the nearest residential premises and critically compared with the predictions in Hepworth Acoustics report reference 20925.3v2.  In the event that noise levels exceed those set out in the Hepworth Acoustics report, a further scheme of noise mitigation measures shall be submitted to and approved by the local planning authority prior to it being brought into use.

10. Noise levels from the shear and grabber operation shall not exceed the noise levels as calculated in Hepworth Acoustics report reference 20925.3v2, when measured at the identified nearest sensitive receptor.


11. All processed materials or materials awaiting processing should be located within the screened area of the site. The handling of all materials should be carried out below the height of the top of the noise barrier. 


12. Stockpiles of materials should not be higher than the acoustic barrier.


13. A scheme for dust mitigation and management shall be submitted to the local planning authority for approval and the approved dust mitigation system shall then be implemented.
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		WARD: Urmston

		77654/VAR/2011

		DEPARTURE: No





		Variation of conditions 3, 7 and 16 of planning permission reference 76575/FULL/2011 (for the erection of an extension to the existing club building) to allow the Masonic club building as extended to be used for non-Masonic functions between the hours of 09:00 and 19:00, with the Lodge Room and Lodge Committee Meeting Room of the Masonic Club building as extended and the Lodge room in the Hall building to be used solely for Masonic Functions at all times.  Variation of conditions 7 and 16 TO substitute replacement plan for the provision of car, cycle and motorcycle parking. 



		Urmston Masonic Hall, 15 Westbourne Road, Urmston, M31 1XP






		APPLICANT:  Urmston Masonic Hall Ltd






		AGENT: Plan:8 Town Planning Ltd






		RECOMMENDATION:  GRANT
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SITE


The site comprises of a roughly rectangular shaped parcel of land occupied by two buildings with ancillary parking and a bowling green.  The site is occupied by Urmston Masonic Club with the smaller of the two buildings known as the Masonic Club building located in the north-west corner of the site positioned at a 45° angle facing into the site.  The larger building is a more recently constructed 1960s building known as the Masonic Hall located centrally within the site.  The bowling green is located immediately to the east of the Masonic Hall building whilst the remainder of the site is occupied by car parking and landscaping.  


The site is bounded on the east side by Westbourne Road from which the site is accessed via two vehicular entrances, the first in the north east corner and the second in the south east corner. The opposite side of Westbourne Road comprises of Victorian terraced and semi-detached residential dwellings.  Immediately to the north and south of the site are residential properties whilst a large nursing home adjoins the site to the west.


Planning permission was granted by the Committee in July 2011 for the erection of a part single, part two storey extension to the Masonic Club building in the north west corner of the site.  


PROPOSAL


Planning permission is sought to vary three conditions attached to planning permission reference 76565/FULL/2011.  


Condition 3 of the above planning permission currently restricts the Masonic Club building as extended to use solely for Masonic functions and therefore no private functions or any other uses are able to be carried out in the building as extended at any time.  


Planning permission is sought to vary condition 3 to allow the Masonic Club building as extended to be used for non-Masonic functions between the hours of 09:00 and 19:00.  The Lodge Room and Lodge Committee Meeting Room of the Masonic building as extended and the Lodge Room in the Masonic Hall building shall be used solely for Masonic functions and shall not be used for private functions or any other uses at any time.  This will allow the Masonic Club building as extended to be used during daytime hours for hire by community groups.  The building as extended could only be used for private functions until 7pm, after which time only Masonic functions can take place.  


In association with the proposed variation of condition 3, the variation of conditions 7 and 16 are sought to substitute the approved car parking layout plan for a new car parking scheme that includes the provision of 74 car parking spaces, 10 cycle parking spaces and 4 motorcycle spaces.  74 car parking spaces were proposed as part of the previously approved application however the cycle and motorcycle parking spaces were not originally incorporated.    


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.

PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


PROPOSALS MAP NOTATION


None

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


MCR1 – Manchester City Region Priorities


RELEVANT PLANNING HISTORY

76575/FULL/2011 – Erection of a part two storey, part single storey extension to existing club building with semi subterranean basement to provide additional social accommodation, storage areas and a caretaker’s flat with associated amendments to car parking.  Resubmission of 75153/FULL/2010 (Approved August 2011).  

75153/HHA/2010 - Erection of a part single, part two storey side and rear extension to the existing club with basement floor below to provide additional social accommodation, storage areas and a caretakers flat with associated amendments to car parking and vehicular access (Refused October 2010).  


H/47495 – Erection of single storey extension to function room (Approved August 1989).  


H/35569 – Erection of single storey extensions to form snooker room at existing club house and committee rooms, bottle store, reception area and lounge in masonic hall (Approved February 1993).


APPLICANT’S SUBMISSION


The supporting information submitted by the applicant states that the Masonic Club building as extended would remain unused during the day as a result of condition 3 attached to the original permission.  The variation of this condition would allow efficient use of this building during the day for uses such as business seminars, parent and toddler groups, community groups, fitness classes and funeral services.  Previous issues with noise have not arisen during daytime hours and noise issues in the evenings have diminished following the fitting of a limiter to the audio equipment.  

CONSULTATIONS


Local Highway Authority: Comments incorporated into Observations section.  

Pollution and Licensing:  Contaminated land report not required.  


REPRESENTATIONS


Nine letters of objection have been received from the occupants of neighbouring residential properties.  The main concerns raised by the objectors include:

· The application represents a departure from what was stated in the previous application – that the building would only be used for Masonic events


· The club rarely engage with the community and the statements in their submission regarding community engagement are invalid


· It would result in additional noise and disturbance over and above that already experienced from the Masonic Hall building


· The existing building is of architectural merit and could be worthy of protection by English Heritage

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT

1. The principle of the extension to the Masonic Club building has been established by the grant of planning permission reference 76565/FULL/2011.  Condition 3 was attached to this planning permission for two reasons: in order to protect the amenity of the occupants of adjacent residential properties from noise and disturbance generated from non-Masonic uses and associated vehicle movements; and in order to ensure sufficient car parking provision within the site.  Conditions 7 and 16 relate to the provision of car parking in accordance with the approved plans and were attached to ensure the satisfactory provision of additional parking to support the extension.  

2. The proposed variation of conditions 3, 7 and 16 would therefore be assessed in terms of the impact of the on the residential amenity of neighbouring residential occupants and access, highways and parking.  

RESIDENTIAL AMENITY


3. At present, the two buildings on the site are both used for Masonic activities - the Masonic Club that is to be extended as a result of the previous permission and the Masonic Hall in the centre of the site, which remains unchanged.  In addition, the Masonic Hall is hired out for non-Masonic activities such as birthday parties and wedding receptions when the building is not used for Masonic functions.  The applicant states that Masonic activities do not take place in a building if it is being used for a non-Masonic event.  

4. At the time of the previous application, the applicant provided additional information in respect of how the site operates at the present time and how it was envisaged it would operate as a result of the extension to the Masonic Club building.  It was stated that the site accommodates 20 separate Lodges and that there was to be no increase in the number of lodges as a result of the additional accommodation afforded by the extension.  


5. In terms of Masonic activity on the site, of the 20 Lodges 13 have Masonic Years running from September to May (nine months of the calendar year).  Each of these 13 Lodges hold 24 meetings per Masonic Year, which gives a total of 312 meetings per Masonic Year.  This equates to 35 meetings per month of the Masonic Year.  The remaining seven Lodges are each required to meet 12 times over a shorter Masonic year of four months, which equates to an additional 21 meetings per month.  Therefore, for all 20 lodges over four months of the Masonic year, there are 56 meetings per month and a total membership of approximately 500 persons.


6. Each meeting has an attendance of between 20 and 26 members with occasional events for partners or guests resulting in a total of around 50 members using the club at any one time.  The number of Lodges accommodated by the Club is such that meetings are required to take place concurrently, usually with two meetings in the same evening.  At present, the lack of space results in Masonic functions being tightly squeezed and the extension would alleviate this issue by providing additional space for Lodge meetings to take place on the site.  The extended Club building was to be used solely for Masonic functions whilst the non-Masonic activity was to remain focussed solely in the Hall at times when there would only be Lodge meetings as at present.


7. Planning permission reference 76575/FULL/2011 was assessed in line with the applicant’s submission at that time, which stated that the extension was to provide additional accommodation for Masonic purposes and that there would be no increase in the number of Lodges associated with the site.  As a result, the application was assessed on the basis of the information submitted by the applicant is respect of the information provided above in relation to Masonic activity.  

8. The previous application concluded that the nature of the Lodge meetings is such that they do not generate large volumes of noise from the activities undertaken and therefore no conditions were attached to restrict the Masonic activity that takes place on site.  Both the Masonic Hall and Masonic Club as extended could therefore be used for Masonic purposes with no restrictions.  As the applicant had stated that only Masonic functions would take place in the Masonic Club building as extended, the assessment did not account for non-Masonic activity taking place in this building and as a result it was necessary to condition the use of this building as extended to ensure there was no undue impact on the amenity of neighbouring residential occupants as a result of non-Masonic activity taking place in this extended building.  For example, the use of the extended building for birthday parties that could extend late into the evening was not considered as it was stated that the building would only be used for Masonic purposes.  


9. Over the course of the previous applications and the current proposal to vary the conditions, local residents have expressed concerns in respect of the impact of the proposal on residential amenity, particularly in respect of noise and disturbance from the activity on the site.  A number of the concerns raised relate to noise and disturbance from the Hall building arising from non-Masonic events.  


10. The proposed variation of condition 3 would allow the Masonic Club building as extended to be used for non-Masonic purposes during the day only between the hours of 09:00 and 19:00.  This would allow community groups to make use of the building during the day and would prevent the building lying empty and underused during daytime hours.  After 19:00 is considered by the Council to be the time at which residential areas are expected to be reasonably quiet.  It is considered that the use of the Masonic Club building for non-Masonic purposes during the day would not result in any undue noise and disturbance to the occupants of neighbouring residential properties.  The building as extended would still be able to be used for Masonic activity as previously approved both during the day and in the evenings.  


11. Although solely Masonic activity at the site is unrestricted by the previous permission, a condition relating to the concurrent use of the site for both Masonic and non-Masonic activity was considered to be justified.  Condition 4 of planning permission reference 76565/FULL/2011 therefore permits only one Masonic function to take place when the site is also used for non-Masonic purposes.  This condition would remain in force, therefore if the Masonic Club building as extended is occupied by non-Masonic activity between the hours of 09:00 and 19:00 hours, only one Masonic event would take place in the Masonic Hall building.  Similarly, if the Hall building is used for non-Masonic activity in the evening, only one Masonic event would be permitted to take place in the extended Club building.    

ACCESS, HIGHWAYS AND PARKING


12. The site is capable of accommodating 74 car parking spaces, along with 10 cycle parking spaces and 4 motorcycle spaces.  A parking layout plan has been provided to this effect.  

13. On the basis of the information provided by the applicant, the Lodge rooms within both buildings (and as proposed to be extended) are sacred and are therefore not available for non-Masonic purposes.  On this basis and assuming a worst case scenario, to meet the Council’s car parking standards for either a Masonic or non-Masonic function event taking place in the Masonic Hall building (based on the function room floorspace) the provision of 43 car parking spaces should be provided based on 1 car parking space per 6m2.  Again, assuming a worst case scenario that all the floorspace within the Masonic Club building as extended was to be utilised the provision of 43 car parking spaces would also be required.  Including one parking space to be allocated for the caretaker’s flat, the provision of 87 car parking spaces would therefore be required to meet the Councils car parking standards.


14. It is noted that this would be a robust approach that assumes all the space within the Masonic Club building would be used for a function when in reality this is unlikely to be the case.  Normally, Masonic meetings would take place in the Lodge rooms with the event then transferring into the dining hall and bar and non-Masonic functions would not take place in the Lodge rooms.  

15. The simultaneous use of the Masonic Club building as extended and the Masonic Hall building for non-Masonic purposes could result in a significant number of comings and goings to the site if the Lodge rooms were also to be used.  In order to ensure that the Lodge rooms are not utilised for non-Masonic purposes in line with the applicant’s statements and to ensure a maximum capacity of the site for non-Masonic uses does not arise, it is recommended that the variation of condition 3 includes a restriction that the Lodge rooms in both buildings are not used for non-Masonic uses at any time.  In practice, this would ensure that the total floorspace on the site is not capable of being used for non-Masonic events at any time.  Masonic events are subject to additional control by condition 4 where they take place at the same time as non-Masonic events on the site.  


16. The LHA has assessed that 74 car parking spaces can be delivered within the site, therefore there is a shortfall of 13 car parking spaces overall.  As a result, a condition is recommended requiring the submission and implementation of a Travel Plan to encourage travel to the site by means other than the private car.  Policy L4 of the Core Strategy also requires the provision of 10 cycle parking spaces and four motor cycle parking spaces and the applicant has submitted a parking layout to this effect.  This represents an improvement over and above the 74 car parking spaces proposed to be provided in association with the previous permission.   

17. It is considered that the relatively sustainable location close to Urmston Town Centre with the provision of the car, cycle and motorcycle parking detailed above, would result in a proposal that would not generate such for car parking that would warrant a refusal of planning permission.  The proposal is therefore considered to be acceptable to the Local Highway Authority subject to the variation of conditions 7 and 16 to substitute the approved parking layout to secure the car, cycle and motorcycle spaces now proposed and the submission of a Travel Plan.  

CONCLUSION


18. The variation of condition 3 (and by association the variations of conditions 7 and 16) would allow the Masonic Club building as extended to be used during the day for non-Masonic purposes, such as for use by community groups.  It is considered that the use of this building between the hours of 09:00 and 19:00 would not result in undue noise and disturbance to the occupants of neighbouring properties and would not generate such demand for car parking that would warrant a refusal of planning permission given the site’s proximity to the town centre.  In addition, the applicant has incorporated cycle and motorcycle parking and will implement a Travel Plan to encourage people to travel sustainably to the site.  It is therefore recommended that the variation of conditions 3, 7 and 16 be granted.  

RECOMMENDATION: GRANT subject to the following conditions 


1. Standard time limit


2. Material samples


3. The Masonic Club building (as extended) shall be not used for non-Masonic functions except between the hours of 09:00 and 19:00.  The Lodge Room and Lodge Committee Meeting Room of the Masonic Club building (as extended) and the Lodge Room in the Masonic Hall building shall be used solely for Masonic functions and shall not be used for private functions or any other uses at any time.  

4. The extended Masonic Club development hereby approved shall accommodate no more than one Masonic Function at times when the site is also used for non-Masonic functions


5. Landscaping Scheme


6. Landscaping Maintenance Scheme


7. All accesses and parking areas are to be laid out and retained in accordance with amended plan

8. Permeable materials to be used on all hard surfaces


9. All works to the roof and north west and north east facing eaves to be undertaken by hand under the supervision of a licensed bat consultant


10. Bat boxes to be installed on site prior to commencement of development


11. Submission of details of a scheme for the erection of a screen to the roof of the property adjacent to the access stairs and front door to caretakers flat


12. The roof of the extension shall not be used as a terrace at any time


13. Development to be fitted with conservation rooflights


14. Development to be carried out in accordance with submitted scheme of security    measures


15. The entrance door to the caretakers flat to meet PAS 24 standard


16. Compliance with plans 

17. Obscure glazing


18. Travel plan

DR
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		WARD: Brooklands

		77661/FULL/2011

		DEPARTURE: No





		Erection of two storey apartment block to accommodate four 1 bedroom apartments and associated parking, following demolition of existing two storey building.



		Land adjacent of 4 The Grove, Sale






		APPLICANT:  LGK Investment Properties Ltd






		AGENT: Randle White Ltd






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT










SITE


The application site is located on the west side of The Grove, which is a cul-de-sac accessed off Marsland Road, Sale. The site extends to approximately 330 sq.m. and currently comprises a vacant brick building with a modern addition to the rear and hard surfacing. 


The Grove currently comprises residential properties of varying styles including traditional terraced brick properties, modern and inter-war two storey semi- detached dwellings and bungalows. 

The southern boundary of the site is bounded by the flank wall of a modern two storey semi-detached property at 4 and 6 The Grove. The north boundary of the site is defined by the rear boundaries of commercial properties fronting Marsland Road. To the west of the site is a public house and its vehicle access and car park and directly to the east, on the opposite side of The Grove, is a traditionally styled terraced row. 


PROPOSAL


Planning permission is sought for the erection of a two storey building that would accommodate 4 no. 1 bedroom flats, following demolition of the existing building. The building would measure 11m wide and 12..4m long and would be adjoined to the existing properties No.s 4 and 6 The Grove. The proposed design is comprises a gable roof with bow windows in the front elevation and it would be of brick construction. 

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 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.


RELEVANT CORE STRATEGY POLICIES


L1 – Land for New Homes


L2 – Meeting Housing Needs


L4 – Sustainable Transport and Accessibility


L7 - Design


L8 - Planning Obligations


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


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/52439 – Site adjacent to the application site-  Erection of semi-detached dwellings with associated parking – Approved with conditions - 9/11/2001


H/53949 – Site adjacent to the application site-  Erection of semi-detached dwellings with associated parking – Approved with conditions - 6/6/2002


APPLICANT’S SUBMISSION


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


CONSULTATIONS


LHA – No objection. The main points of which are summarised in the observations section of this report.

GMEU – No objection.


Electricity North West – No objection as there would be no impact on the Electricity Distribution System infrastructure.


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.


REPRESENTATIONS


Neighbours – 10 letters of objections have been received from 9 neighbouring properties in The Grove raising the following concerns:


· Proposal would exacerbate and increase on-street parking congestion.


· The Grove already contains heavy on-street parking congestion from shoppers and residents.


· Proposal does not take account of the prevailing traffic conditions and parking space available.


· 4 parking spaces are not sufficient for 4no. 1 bedroom apartments. The proposal could lead to a need for 8 car parking spaces.


· Loss of parking provision on and in front of the application site.


· Surrounding area contains parking restrictions, therefore there is no option for overflow.


· Cars currently park on both sides of The Grove resulting in access and egress being difficult, which could result in a serious road accident. 


· Additional traffic would cause disturbance and inconvenience to residents.


· The building to be demolished may have some historic local value.


· Demolition and parking will generate parking problems.


· Insufficient neighbour consultation carried out.

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, and MCR3. Policy L4 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 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. 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 development of a new dwellinghouse on the site is therefore considered acceptable in principle in accordance with PPS3, the relevant policies of the RSS, and Core Strategy Policies L1, and L3. 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. 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 or visual intrusion. The Guidelines recommend that where there would be major facing windows, two storey residential development should retain a minimum distance of 21m across public highways. The siting of the building would result in a separation distance of 15m between the front elevation of the proposed building and the terraced properties on the opposite side of The Grove. Whilst the development falls short of the distance recommended in the Council’s Guidelines, the distance achieved at two storey level is characteristic of the existing relationship between residential properties in the vicinity and is therefore considered acceptable and to not unduly harm the amenities of the neighbouring properties.

9. The Council’s Guidelines recommend a separation distance of 15m between flank elevations and principal elevations of neighbouring properties. A separation distance of 15m would be met to the rear elevation of the properties fronting Marsland Road, which contain residential development at first floor. This separation distance would comply with the Council’s Guidelines and mitigate any potential overbearing or visual intrusion to the neighbouring residential development.


10. Given the location of the public house to the rear, the siting of habitable room windows at first floor 7.2m from the rear boundary is acceptable as there are no residential properties sited to the rear of the site. A proposed balcony arrangement to enclose the flat roof to the rear of the site has been omitted to prevent any adverse overlooking to the adjacent property at No. 4 The Grove.


11. The proposal at first floor would be sited approximately 1.5m beyond the main elevation of the semi-detached pair at No.s 4 & 6 The Grove. It is considered that this projection would not have an adverse loss of light impact upon the amenities No. 4 The Grove, as the Council’s Guidelines allow for a 1.5m projection at two storey adjacent to the boundary. Therefore the proposed single storey and two storey footprint of the proposal would not adversely affect the amenities of the neighbouring properties.  

12. The proposal includes sufficient private amenity space for four separate apartments. Sufficient provision has been allocated for bin storage within the site in a visually discrete manner to the rear of the site.

DESIGN AND STREET SCENE


13. The Grove comprises a varied mix of property styles including traditional terraced brick properties, modern and inter-war two storey semi- detached dwellings and bungalows. The residential vicinity surrounding the application site is predominantly defined by terraced dwellings with bow windows at ground floor with the exception of a modern two storey gable roof development to the south. This development is set back from the pavement to facilitate parking to the front of the properties.  

14. The proposal would line through with the neighbouring semi-detached pair at ridge height and would not sit any further forward in the street scene. The general pattern of development within The Grove is that of a continuous frontage with bow windows punctuating each dwelling. The proposal would infill a section that comprises an existing structure and would retain a gap in the street scene of approximately 3m in width. As such, the proposal is not considered to remove a gap in the street scene to the detriment of the character of the area given the prevailing character. Additionally the scale and form of the proposal are in keeping with prevailing character as the proposal has taken reference from most recent development in the street.   

15. The proposed two storey building would be adjoined to the existing modern residential dwelling to the south, which is also in the applicant’s ownership. The front elevation of the current proposal has been amended to incorporate to bow windows to be reflective of the prevailing architectural characteristic and to add detail to the front elevation. Equally the window fenestration has been amended to be more in keeping with the neighbouring properties. The addition of a planter will provide a soft relief in the street scene. 

HIGHWAY SAFETY AND PARKING PROVISION


16. The proposal involves the provision of 4 car parking spaces on site, which would comply with the Council’s Parking Guidelines for 4 no. 1 bedroom apartments. On-street parking is known to be an issue in the area due to most of the existing housing in the vicinity not having any on-site parking provision. The LHA has no objection to the level of parking provision and as such whilst the existing on-street congestion is acknowledged the provision of 4 spaces is considered satisfactory and in line with government and Council standards for parking provision for this size of the development within a sustainable location. This level of provision complies with the Council’s standards and is consistent with guidance within PPG13: Transport. 


17. The location of the proposed parking layout access has been amended on the grounds that it would have resulted in an excessively wide vehicular access. However the amended layout provides two separate accesses of 4.8m in length which is acceptable on highway grounds.  

18. The parking layout was also amended on the grounds that it would not result in a car-dominated frontage. The re-siting of one of the spaces to further back within the site results in only three parking spaces having to be located to the front of the site, which would be broken up with landscaping in a planter. The location of the planter is to prevent parking occurring in this location.

19. The layout of the site would retain the right of way to the rear of the properties fronting Marsland Road, which includes accommodating access for the commercial bin sizes of the commercial properties. 

20. The amended layout is considered to be acceptable and the proposal is satisfactory on highway grounds. 

DEVELOPER CONTRIBUTIONS


21. In accordance with the adopted Core Strategy and the recently adopted SPD 1 Planning Obligations, this development requires a total contribution of £5,152.21. This is split as follows: £212 towards Highways Infrastructure; £644 towards Sustainable Transport Schemes; £1,240 towards Specific Green Infrastructure, less £310 for each tree planted on site as part of an agreed landscaping scheme; £3,056.21 towards Outdoor Sport & Recreation.


PROTECTED SPECIES 


22. A bat survey has been submitted with the application dated October 2011. The submission concludes that no evidence was found to suggest that bats roost, or have ever roosted, on site. The GMEU is satisfied with the process and findings of the bat survey and has no objection to the proposal on the basis of the findings of the survey. 

OTHER MATTERS


23. The concerns raised by neighbouring residents have been taken into consideration.  Concerns have been raised in relation to potential noise and disturbance, and parking congestion and disruption, during 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. The existing building is not considered to be of sufficient heritage value to resist its demolition.

RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 


A) That the application will proposes a satisfactory development for the site upon completion of an appropriate legal agreement and as such a legal agreement be entered into to secure a maximum total contribution of £5,152.21. This comprises £212 towards Highways Infrastructure; £644 towards Sustainable Transport Schemes; £1,240 towards Specific Green Infrastructure, (less £310 for each tree planted on site as part of an agreed landscaping scheme); £3,056.21 towards Outdoor Sport & Recreation.


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

1. Standard time limit


2. List of Approved Plans Including Amended Plans


3. Materials to be submitted


4. Landscaping scheme (hard and soft landscaping and including boundary treatment)


5. No enclosure of flat roof to rear to form balconies

6. Provision and Retention of Parking


7. Contamination and Remediation Report


RW





		WARD: Hale Barns

		77720/HHA/2011

		DEPARTURE: No





		Erection of single storey side and rear extension following removal of existing single storey rear extension and detached garage. Erection of 2 no. rear dormers.



		8 Amberley Drive, Hale Barns, WA15 0DT





		APPLICANT:  Mrs Lucia Coutinho





		AGENT: Randle White Ltd





		RECOMMENDATION:  GRANT 









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


SITE


The application relates to a two storey detached property dating from the 1970’s and located on the northern side of Amberley Drive. The property has an existing flat roofed detached garage located at the end of the driveway adjacent to the eastern side boundary with No. 9. There is an existing single storey rear extension to the property. No. 7, to the west is set almost a full house depth back in relation to the application property and No. 9, to the east is set slightly forward. 


Amberley Drive is a cul-de-sac comprising detached mock Georgian houses. The property is situated within the South Hale Conservation Area within a predominantly residential area. 


PROPOSAL


The application comprises the erection of an L-shaped single storey extension to the rear and eastern side of the property. The proposal would involve the demolition of an existing single storey rear extension and flat roofed detached garage.


The applciation has been amended so that it also includes two rear dormers in the main roof and has been fully re-advertised on this basis.


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


R1 – Historic Environment


PROPOSALS MAP NOTATION


South Hale Conservation Area


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

77721/CLOPD/2011 - Application for Lawful Development Certificate for the proposed installation of rooflights – Approved February 2012


H/56872 - Demolition of existing detached garage and erection of single-storey side and rear extension for garage and additional living accommodation and single-storey rear extension for additional living accommodation – Refused 2003


APPLICANT’S SUBMISSION

Following the receipt of the letters of objection, both the applicant and their agents have submitted letters in support of the application which addresses issues raised by neighbours. The main points raised in both letters are combined and summarised below:


· Both neighbouring properties and other properties on Amberley Drive have had their own houses extended and are proposing further development. It is therefore hypocritical to claim that they are now trying to stop the road becoming ‘overdeveloped’.


· The applicant’s are also long-term residents in the cul-de-sac (nearly 13 years) and can equally claim to be custodians of the character and appearance of the area


· In order to ensure that the plans did not contravene the South Hale Conservation Area Guidelines a pre-planning study was commissioned with Town Planning Consultants and advice from the Planning Department was also addressed.


· Replacing the existing detached double garage with a single garage would result in less hard area coverage and would allow for the development of a large landscaped area to the rear in accordance with the principles of the conservation area


· Another reason why the applicants wish to move their garage to the side of their property is to protect their privacy and reduce the unduly overbearing and adverse impact of the previous extension to No. 9 and the recently approved garage conversion.


· The proposed rear dormers would be tile hung to blend in with the roof and represent an 18sqm coverage of the 62 sqm rear roof plan rather than the two thirds suggested by objectors. In locating them to the rear their impact would be minimal.


· No. 6 Whitehouse Drive has a large flat roof rear dormer facing directly onto Amberley Drive and this has a much greater impact on the streetscene than the current proposals.


· The dormer positions have been carefully considered to have little overlooking impact and the en-suite dormer window in the middle of the roof would be fitted with obscure glass.


· Amberley Drive dates from the 1970’s and has little historical importance as it is an infill site located within older road in this area of Hale Barns and uses modern materials. 


· Although objections have been raised to the rooflights these are permitted development as confirmed by the issuing of a lawful development certificate (77721/CLOPD/2011)


· The proposed development at No. 9 will increase the potential occupancy levels of that property and potentially cause parking problems for the road as the drive has only two off road parking spaces. Are these not the same reasons the current application is opposed?


· The allegation that there is already a parking problem at No. 8 is not only unfounded but petty. The proposed garage would be positioned a third off the front elevation of the house to ensure at least 3 off road parking spaces. The same cannot be said of No’s 2, 3, 9, 10 whose drives barely accommodate 2 cars and visitors have to park on the road.


· Questions as to why the extra space is required are not planning issues. However the house will not have an increased occupancy level as it will still be a four bedroom house albeit a more modern and spacious one with en-suite and study.


· The side access to the garden would be along a path 1.45 metres wide. A fence is proposed to protect privacy which is permitted development. Any party wall issues are not planning matters. The new side door would be no-where near the kitchen door at the neighbours at No. 7. 

CONSULTATIONS


Drainage  - Recommend informatives R2 and R17

REPRESENTATIONS


Councillor Butt – objects to the application and has requested that the application be determined by the Planning Development Control Committee for the following reasons:-


· The substantial remodelling and over-development of this property as proposed is of considerable concern to almost all the residents in Amberley Drive.

· In conflict with the protection of the South Hale Conservation Area and Supplementary Planning Document guidelines, this development proposal with its expanded footprint by way of the rear extension extending the length of the property and integrated garage, and the substantial double dormer development of the roof area would change the character of this locality.  Such precedence would cause loss of privacy, increase massing and be of detriment to the residential amenity within this Georgian style cul-de-sac.

Neighbours: Eight letters of objection received. The issues raised are summarised as follows:


· The proposal would have an adverse impact on the character and appearance of the Conservation Area. Amberley Drive comprises 10 Georgian style houses consistent in design and appearance. The proposed development would be out of character and would set a precedent for such development.


· The rooflights and dormers are uneven and unsightly and would have a detrimental impact on the attractiveness of the design of the houses. Gable style dormers should be used evenly spaced across the roof area


· The proposed garage proposes a 300mm gap to the boundary. A one metre gap should be maintained to ensure spacing between buildings and the boundary is consistent. This would improve the front elevation and comply with Conservation Area guidelines. A 300mm gap is not sufficient for maintenance purposes.


· The development would increase occupancy capacity above the level for which it was originally designed and above the needs of the present occupiers. The application could potentially result in two bedrooms in the attic (although one is described as a study).


· Increased occupancy levels and a reduction in available parking area due to the side extension would result in increased parking on street.


· The proposals would result in loss of privacy to neighbours. The dormers would result in overlooking into neighbours properties and the kitchen door in the side of the extension would result in loss of privacy to No. 7 due to the proximity to their kitchen door.


· The proposed garage would result in a change to the main side access which would be adjacent to No. 7 as a result. This would compromise the privacy of the occupier of No. 7 despite the proposed fence.


· The proposals are contrary to the advice set out in both the Council’s Adopted South Hale Conservation Area Guidelines and the Adopted House Extension guidelines with regard to loss of spaciousness and low average densities and the loss of domestic privacy and  overbearing impact on neighbours.


· The disruption caused by the development would be enormous


· The two submitted applications (Certificate of Lawful Development and Householder Planning Application) should be considered as one in order for proper consideration to be given to the proposals.


OBSERVATIONS

IMPACT ON RESIDENTIAL AMENITY


1. Concerns have been raised regarding the potential impact of the proposals on the residential amenity of occupiers of adjacent dwellings. 


2. The proposed dormer windows would retain a minimum of 18 metres to the rear garden boundary. The Council’s Adopted SPD4 (A Guide for Designing House Extensions and Alterations) requires 13.5 metres and the distances are therefore in excess of the requirements set out in SPD4. There are no side facing windows proposed in the dormer windows and it is not therefore considered that the dormers would result in a loss of privacy to occupants of adjacent dwellings. 


3. The proposed single storey rear extension would not project beyond the rear elevation of No. 7, as No. 7 is set back in relation to No. 8. The extension would project 4.1 metres beyond the rear elevation of No. 9. The guidelines set out in SPD4 state that a projection of 4 metres is acceptable for detached houses in addition to the distance the extension is set away from the boundary, which in this instance is 0.3 metres. The projection is therefore compliant with the Councils guidelines. 


4. No windows or other openings are proposed in the eastern elevation of the extension. A door is proposed in the western elevation. However this is at ground floor level with an intervening boundary fence and consequently it is not considered that there would be a loss of privacy to the occupiers of No. 7. Concerns have also been raised about loss of privacy due to the use of the pathway down the western side of the site. However, there is an intervening fence and this pathway is available for use by the occupiers of the application property at the present time should they choose to. 


5. For the reasons set out above it is not considered that the proposal would result in a material loss of residential amenity to occupiers of adjacent residential properties.  

DESIGN AND IMPACT ON THE CONSERVATION AREA


6. The application property is located within Sub Area D of the South Hale Conservation Area. The adopted planning guidelines for the South Hale Conservation Area state that Sub Area D is ‘A residential area mainly comprising larger two-storey modern, detached dwellings on small housing estates. Some are mock-tudor or mock georgian in design.’ The guidelines go on to state that ‘The properties are set in landscaped grounds a short way back from the road. The roadside boundaries are less well defined and the layout consists of cul-de-sacs and open plan front gardens. The roads are curved and short in length. The materials of the dwellings are predominantly red brick with slate roofs.’

7. The application proposes an L-shaped single storey extension, to the eastern side and rear of the property. This extension would comprise additional dining space and family space to the rear and a utility room and garage to the side. The extension would be set back 2.25 metres from the main front elevation of the dwelling and 13 metres back from the road. There are several examples of properties on Amberley Drive which have attached garages to the side, which are situated roughly level with the main front elevations of the dwellings and are therefore more prominent than the side extension now proposed. 


8. At the present time the view down the side of No. 8, Amberley Drive is a hardsurfaced driveway with a flat roofed garage beyond. This garage is located approximately 0.1 metres from the eastern side boundary of the site and visually appears to abut it. As a result of the flat roofed garage there are no meaningful views of any landscaped garden area down the side of the property as the view is blocked by the garage. Table 2: Building Envelope Parameters of the SPG for the South Hale Conservation Area states that minimum of 2 metres should be retained between built development and the side boundaries. However the majority of the garages associated with properties on Amberley Drive are less than 2 metres from the side boundary and the existing detached garage at the application property is only 0.1 metres from the side boundary. The proposed side extension would therefore be no closer to the side boundary than the existing garage and the SPG for the South Hale Conservation Area states that extending a property will only be allowed to the extent that the conflict with the parameters is not made worse. 


9. It is noted that the other attached garages on the road retain a slightly larger gap to the boundary than proposed here but they are also situated closer to the main frontage of the property. It would not be possible to make the proposed attached garage any narrower given the need to park a car in it. Taking the existing situation at the application site and in the wider streetscene, It is not considered that the visual impact of the set back attached garage would be materially worse than the existing flat roofed garage or worse than the impact of the other attached garages on Amberley Drive that sit further forward on the plot. 


10. The removal of the existing flat roofed detached garage in the rear garden would have benefits in terms of improving the landscaping and spaciousness of the rear garden. However, to ensure that these benefits are seen it is recommended that conditions are attached requiring that the existing detached garage is removed in its entirety prior to development commencing and that permitted development rights for Class E buildings are removed to prevent the re-building of inappropriate detached outbuildings in the rear garden without the need for planning permission. 


11. The application also proposes the installation of two rear dormers. The Council’s Adopted Guidelines for the South Hale Conservation Area state in Table 2: Building Envelope Parameters, that half the roofspace of a two storey dwelling may be used as additional floorspace and does not therefore preclude the principle of dormer extensions to properties within the Conservation Area.


12. The Council’s Adopted SPD4 (A Guide for Designing House Extensions and Alterations) advises that ‘dormer windows should not sit above ridge of existing dwelling, appear dominant or top heavy due to siting or design, sit too close to edges of the main roof, be wider than in the original elevation’. It also states that ‘dormer windows should be modest in scale and limited in number, dormer openings should line through with and be smaller than those below and that the roof design should reflect the main roof.’

13. Two dormers are proposed and they are flat roofed and relatively small in size. They are set in from the sides of the roof, down from the ridge and up from the eaves as advised in the guidelines. The size of the windows in the dormers are larger than some windows on lower levels but smaller than others. Pitched roofs are normally more desirable on dormers however in this instance given the size of the main roof, it would be difficult to install dormers of a usable size if pitched roofs were to be added. In addition, from a design perspective, the existing building is relatively modern, dating from the 1970’s and the main roof has gable ends with a horizontal emphasis. Consequently it is not considered that the flat roofed approach would be particularly out of keeping with the design of the original house. 


14. It is accepted that there are no other dormers on Amberley Drive, although there are in other parts of Sub Area D. It is noted that objectors are concerned that the approval of these rear dormers will set a precedent for such development in the area. Although each case is judged on its own merits based on the circumstances of the particular site, it is true that approval of these dormers will indicate that the principle of rear dormers is acceptable on Amberley Drive. However in itself setting a precedent is not a reason for refusal if the proposed development is considered acceptable. The proposed dormers are on the rear of the property and cannot be viewed from the road. It is not therefore considered that the dormers have a material impact on the streetscene of Amberley Drive.


15. Given the existing character of this sub area of the South Hale Conservation Area as set out in the Adopted SPG and above, it is not considered that the proposed development would result in a property that was detrimental to or out of character with this part of the South Hale Conservation Area. 


VEHICULAR ACCESS AND CAR PARKING


16. The location of the vehicular access and driveway would remain largely unchanged and adequate off road parking space would be retained to comply with the requirements of Appendix 3 of the Trafford Core Strategy.

OTHER MATTERS


17. Neighbours have raised concerns that the two applications submitted at the same time in relation to this site should have been considered together as one. The applicant chose to submit an application for a lawful development certificate and a separate planning application. The application for a lawful development certificate sought confirmation that the proposed installation of rooflights did not require planning permission. As the Local Planning Authority considered this to be correct under the relevant planning legislation a Lawful Development Certificate was issued. The planning application covers aspects of the proposed development for which planning permission is required. The applicant’s are entitled to use this approach as the planning system is set up in a manner which allows this. 

18. Neighbours have also raised concerns about the potential for disruption as a result of the proposals. Some level of disruption is an unfortunate but unavoidable side effect of any new development but is not a planning reason for refusal. 

19. The need for the development and Party Wall issues relating to boundaries and maintenance are not planning issues.

RECOMMENDATION: GRANT subject to the following conditions 

1. Standard Time


2. Compliance with plans


3. Materials (Cons Areas)


4. Removal of detached garage prior to development commencing


5. Removal of permitted development rights for Class E buildings






		WARD: Priory

		77813/FULL/2011

		DEPARTURE: No





		Demolition of dwelling and erection of 2 no. five bedroom detached dwellings fronting Broad Road and erection of A PAIR OF SEMI-DETACHED dwellings fronting Temple Road WITH WORKS ANCILLARY THERETO. Formation of vehicular accesses to Broad Road & Temple Road.  



		85 Broad Road, Sale, M33 2EU






		APPLICANT:  Optimus Build Limited






		AGENT: Trinity Architecture & Design Ltd






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT










SITE


The application site occupies a corner plot to the north of Broad Road at its junction with Temple Road, which lies to the east of the site.  The surrounding area is predominantly residential with Moorlands Junior School situated to the east of the site on the opposite side of Temple Road.  The large detached property to the west is occupied by a children’s nursery.  The area is characterised by a mix of two storey Victorian semi-detached properties, and more modern detached, semi-detached and mews properties.  To the north, the application site adjoins No.87 Temple Road, a two storey semi-detached residential property.  Further to the north of the site on the western side of Temple Road is Welldale Mews, a modern three storey development of townhouses with a central parking court.  


The application site is occupied by a two and a half storey detached late Victorian property set within a large garden area.  The existing building is located to the south east of the site and measures 12m in width to the Broad Road frontage and 8.5m in depth to the Temple Road frontage.  The property has been vacant for a significant period of time and had been left by the previous owner to become derelict and rundown.  Planning permission was granted on appeal in November 2010 for the demolition of the existing dwelling and the erection of a three storey building to form 12no. retirement apartments with associated visitors apartment and house managers apartment.  The site has recently changed ownership and has been fully secured with solid timber security fencing.  There are a number of mature trees adjacent to the front and side boundaries of the site to Broad Road and Temple Road.  


PROPOSAL


Planning permission is sought for the demolition of the existing derelict dwelling and the erection of four dwellings, comprising two detached dwellings fronting Broad Road to the southern part of the site and a pair of semi-detached dwellings fronting Temple Road to the northern part of the site.  One shared vehicular access is proposed from Broad Road and two driveway accesses are proposed from Temple Road.  


The detached dwellings would be two and a half storeys in height with five bedrooms and would be set back 16m from the road.  The properties would measure 6.6m in height to the eaves level and 10.3m maximum height.  They are proposed to have a shared vehicular access from Broad Road and each would benefit from an integral garage, dining room, living room, w.c and kitchen to the ground floor.  Two en-suite bedrooms and a third bedroom would be located to the first floor with a further two bedrooms and a bathroom in the roof space.  Each would have two car parking spaces on the driveway and with the integral garage this would amount to three car parking spaces per dwelling.  


The pair of semi-detached dwellings would be two storey in height with four bedrooms and would be set back 8m from Temple Road.  A dormer window is proposed to the rear roof slope to provide living accommodation in the roof space.  A living room, kitchen, dining room and w.c are proposed to the ground floor with three bedrooms and a bathroom at first floor level and a further en-suite bedroom in the roof space.  Each would have a front garden and a driveway to the front to accommodate two vehicles in a tandem arrangement.  

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.

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


None

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

74438/FULL/2009 - Demolition of existing dwellinghouse and construction of 3 storey building to provide 12 no. retirement apartments (9 no. 1 bedroom units and 3 no. 2 bedroom units) with an additional 1 bedroom unit for the house manager and a 1 bedroom unit for guests, with associated access, car parking, landscaping and boundary treatment (Appeal Upheld November 2010).  

· This scheme attracted 140 letters of objection from local residents.  Objections were also received from ward Councillors, Sale Civic Society, the head teacher of Moorlands Junior School and a local MP.  

H/OUT/61254 - Demolition of existing dwellinghouse and erection of a 3 storey building to provide 18 no. retirement apartments (Refused February 2005).  

APPLICANT’S SUBMISSION


Design and Access Statement


This states that the site has recently changed ownership with the owner looking to redevelop the site as a matter of urgency.  The properties on Broad Road would have deep frontages and would be slightly lower in height than the existing dwelling on the site.  The properties fronting onto Temple Road will be a similar height to the adjacent properties.  The design has been approached with a Georgian townhouse feel with eaves brackets and sliding sash windows and is a simple and elegant style for family housing.  

CONSULTATIONS


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

Greater Manchester Ecology Unit: Most recent bat survey concludes that the building still has a moderate potential to support roosting bats.  The report recommends two options for how the development should proceed: Option 1 involves additional survey while Option 2 is for controlled demolition of the building before March 1st 2012.  It would be our recommendation that Option 2 be followed and an appropriate condition attached to any permission.  In addition, we recommend that the erection of three bat boxes be required by condition.  If demolition is delayed beyond 1st March further surveys would be required prior to demolition and should be secured by condition.  


Pollution and Licensing:  Contaminated land report.  


REPRESENTATIONS


One letter of support has been received from two neighbouring residents, stating that the proposed development represents a considerable improvement on the previous scheme.  

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT

1. The application proposes the demolition of the existing derelict property on the site and the redevelopment of the site to form four residential dwellings.  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 constitutes previously developed land (brownfield) and 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 in the Borough.  Place Objective SAO2 seeks to maximise the redevelopment of previously developed land in the Sale area and Policy L2 of the Core Strategy seeks to provide a mix of dwelling types and sizes but particularly seeks to increase the provision of family homes.  The proposal therefore contributes to Strategic Objective SO1 and Place Objective SAO2 of the Core Strategy.  


3. The existing property on the site was previously a dwelling and therefore its grounds constitute greenfield land for the purposes of PPS3.  In considering the previous appeal, the Inspector considered amendments to Planning Policy Statement 3: Housing (PPS3) which served to remove minimum density figures and also to remove private gardens from the definition of previously developed land.  The Inspector concluded that the amendment did not preclude development on garden land and subsequently assessed the appeal proposal against policies in the development plan. A similar approach is taken by Policy L1 of the Core Strategy, which states that where development proposals involve the use of domestic gardens, due regard will need to be paid to local character, environment, amenity and conservation.  


4. The proposal is considered to be 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.  


TREES AND PROTECTED SPECIES


5. There are a number of mature and semi mature trees adjacent to the site boundaries with both Temple Road and Broad Road.  A tree survey report has been submitted which states that these trees offer significant amenity value however some have become damaged in high winds and are suffering from decay.  The report also concludes that the Poplar trees have become over sized for their location taking into account their proximity to buildings, roads, pedestrians and the nearby school.  The Council’s Arboricultural officer has assessed the condition of these trees on site and agrees with the conclusions of the report, recommending that the trees do present a risk given their proximity to the school.  It is therefore recommended that these trees are removed.  Given they currently contribute to the character of the area and the street scene, high quality replacement trees of a standard that would have an immediate impact on the street scene would be secured by condition.  A landscaping scheme incorporating tree protection for the trees to be retained is recommended to be attached to the permission.  

6. The bat surveys have concluded that the site offers a medium potential for roosting bats.  Demolition is unlikely to occur before the 1st March 2012 and therefore further surveys are required in line with the recommendations of the Greater Manchester Ecology Unit.  Conditions are recommended to be attached to the permission to this effect.  


DESIGN AND STREET SCENE


7. The previously approved application reference 74438/FULL/2009 proposed to demolish the existing Victorian building and re-develop the site with a three storey building to provide a total of 12 retirement apartments with an additional unit for the house manager and a visitor’s unit.  The building was proposed to front Broad Road and was proposed to measure 22m in width to Broad Road and 21m in length to Temple Road.  A distance of 3m was proposed to be maintained to the western boundary, with a minimum of 7m maintained to the boundary with Temple Road and 15m to the rear boundary with No.87 Temple Road.  Its height was to reach 11.4m at its highest point with accommodation in the roof space.  

8. The two detached dwellings are proposed to front Broad Road and would be set back 16m from the front boundary.  A distance of 2.5m would be retained to the western boundary, with 2.5m between the two properties and approximately 7m to the eastern boundary of the site with Temple Road.  A distance of 8m would therefore remain between the proposed side wall of plot 1 and the main two storey wall of the adjacent property No.83 Broad Road.  The proposal is 500mm closer to the western boundary than the previously approved scheme however the overall height of the proposed dwellings is lower than the previously approved apartment building.  

9. Given the trees to the boundary with Temple Road require removal, there is scope for the distance between the properties to be increased marginally and the distance between plot 2 and Temple Road reduced as a result.  Should amendments to the plans be proposed to increase the space between the proposed detached dwellings, these will be detailed in the Additional Information Report.  

10. Broad Road comprises of various types of properties, with those on the northern side of the road further to the west of the site tending to be large detached dwellings in spacious plots or large modern apartment buildings that have replaced such dwellings.  On the opposite side of Broad Road to the south of the site, traditional semi-detached and detached dwellings have been extended and are therefore more closely spaced.  Further to the east of the site on the opposite side of Broad Road, modern detached properties have been constructed that are similarly more closely spaced than would previously have been typical of the area and the character of Broad Road has changed over time in this respect.  


11. A distance of 8m would be retained between the side wall of plot 1 and the main two storey wall of No.83 Broad Road and 7m would remain to the side boundary with Temple Road and it is considered that these distances would maintain a significant degree of spaciousness.  A part gable, part hipped roof is proposed to the detached dwelling type with a feature projecting gable to the front elevation.  Sash style windows are proposed with curved headers above the three second floor windows in the feature gable and the landing window to the side elevation continues this feature with a curved header.  As two properties are proposed with a 2.5m distance between them, this provides views through the properties particularly at the roof level and this was not a feature of the previously approved scheme as one large building was proposed.  The height, scale and massing of the proposed development is considered to be acceptable in this context and would not appear unduly out of character with the surrounding development.  

12. The pair of semi-detached dwellings are proposed to front Temple Road and these would be set back 10-10.8m from the road.  Plots 3 and 4 would be sited directly adjacent to a pair of existing semi-detached properties on Temple Road and are therefore in keeping with the character of this street scene.  

13. The proposed boundary treatment to Broad Road would comprise of a brick wall with a maximum height of 1.1m.  The brick wall itself would be 900mm high with four 1.1m high brick piers and planting is proposed behind the wall.  The same wall with two piers is proposed in front of plots 3 and 4.  These elements of the proposed boundary treatments are considered to be acceptable.  

14. As plot 2 would be a corner property, a higher boundary treatment is required to provide privacy to their rear garden area.  The proposed boundary treatment to plot 2 on Temple Road would continue the wall proposed to Broad Road around the corner for a length of 17.7m.  It would then increase in height to provide privacy to the rear garden of proposed plot 2 to reach a maximum height of 1.9m.  Six brick piers are proposed at 1.7m high with a timber fence above the 900mm high brick wall resulting in an overall height of 1.8m, the top 250mm of which would be a trellis design to soften its appearance.  Each part of the fence would have a supporting post at 1.9m height above ground level but overall height of the boundary would be 1.8m.  The proposed boundary treatment to Temple Road is considered to be acceptable in terms of design and would have no undue impact on the street scene.  A condition is recommended to require the full boundary details, such as the colour for the stain of the timber fencing to be submitted for approval.  

15. It is considered that the architectural approach and external detail of the proposed development is acceptable and would complement that of the surrounding residential properties.  The application is therefore considered to be acceptable in this respect in accordance with Policy L7 of the Core Strategy.  

RESIDENTIAL AMENITY


16. Minimum privacy distances as required by Council guidelines are generally achieved in respect of existing properties neighbouring the site, with the exception of one distance between the side wall of proposed plot 1 and the adjacent property No.83 Broad Road.  This property has a single storey side extension adjacent to the common boundary, with the main two storey wall situated 5.5m away from the common boundary.  A separation distance of 8m would therefore be provided between this property and the side wall of plot 1, which is 500mm less than the previous proposal at its closest point.  Although no habitable room windows are proposed to the west side elevation of plot 1, No.83 Broad Road has a first floor window to the side elevation facing the application site, which is the only window serving a small room that is currently used as part of the day nursery offices but would previously have been a small bedroom.  The Council’s guidelines normally require a distance of 15m to be provided between blank elevations and main habitable room windows of residential properties, however given No.83 Broad Road is currently occupied as a day nursery and the affected room is an office, the impact of the development on the outlook from this room is therefore considered to be acceptable in these circumstances.  In addition, the previously approved proposal was proposed to extend 8m beyond the rear wall of the nursery whereas the rear wall of plot 1 is proposed to be generally in line with the rear wall of No.83, hence there is an additional benefit arising from this.  


17. Plots 3 and 4 maintain a minimum distance of 14.8m to the rear boundary with the garden of the adjacent nursery at No.83, which increases to 16.8m on plot 4.    This distance complies with the Council’s guidelines for new residential development, which state that a minimum distance of 13.5m should be provided between main habitable room windows on three storey developments and rear garden boundaries.  No loss of privacy would therefore arise to the day nursery at No.83 Broad Road.  

18. Plot 1 maintains a distance of 10.8m to the boundary with plot 3.  This complies with the Council’s guidelines in respect of the ground and first floor windows however for the two windows at second floor level serving bedroom 5 in the roof space a distance of 13.5m is recommended.  Given this relates to one room within the property, it is considered that this guideline can be applied flexibly in respect of this as it relates solely to the proposed properties and would not affect properties neighbouring the site.  Plot 2 achieves a distance of 13m at its closest point to the side wall of plot 3, which increases to 14.8m at its greatest point, where Council guidelines recommend 15m between habitable room windows and gable end walls.  Given this property also benefits from a generously sized side garden that is well screened and additional secondary windows are proposed to this side elevation, a marginally lower standard in respect of this guideline is considered to be acceptable in this case.  As these properties are slightly below the Council’s recommended distances, it is recommended that permitted development rights for extensions are removed from plots 1 and 2 to protect the amenity of the future occupants.  

19. A distance of over 30m is maintained between the proposed detached dwellings and the existing properties on the opposite side of Broad Road, which is above the 21m required by Council guidelines.  No.87 Temple Road has secondary windows to the side elevation and does not therefore have any main habitable room windows to the side elevation facing the application site.  No undue loss of light or outlook would therefore arise from the proposal.  The rear wall of plot 4 would only project marginally beyond the rear wall of No.87 Temple Road (approximately 200mm) and given a distance of 4.8m would remain between the side wall of plot 4 and No.87 Temple Road this would have no impact on the amenity of the neighbouring occupants.        

20. Each of the proposed dwellings is provided with more than 85m2 of garden space in accordance with the Council’s guidelines applicable to three bedroom properties, which is considered to be the standard applicable to new residential development.  Additional landscaping may need to be introduced to the side of plot 2 to provide sufficient screening of the rear garden of this property and the submission of boundary and landscaping details would be required by conditions.    


ACCESS, HIGHWAYS AND PARKING


21. The existing site has a pedestrian entrance only which is located on Broad Road close to the corner of the site at the junction of Broad Road with Temple Road.  The previously approved application proposed a vehicular access from Temple Road leading to a car parking area for 12 cars that was proposed to be adjacent to the boundary with No.87 Temple Road.  


22. The current proposal incorporates the formation of three driveway assesses.  Two driveway accesses are proposed from Temple Road to serve the semi-detached dwellings, each providing parking for two vehicles in a tandem arrangement.  The detached dwellings fronting Broad Road would be provided with a shared vehicular access.  Each would benefit from three parking spaces, with one provided in an integral garage and a driveway to the front for two vehicles.  Two car parking spaces are considered to be acceptable for the four bedroom semi-detached properties and three parking spaces are considered to be acceptable for the five bedroom properties.  The proposed driveways would achieve the standard widths required by Council guidelines and the provision of the accesses is considered to be acceptable to the Local Highway Authority.  The proposal is therefore considered to be acceptable in this respect and in accordance with Policy L4 of the Core Strategy.  


DEVELOPER CONTRIBUTIONS


23. Following the adoption of the Core Strategy, the Council adopted a new Supplementary Planning Document SPD 1: Planning Obligations on 27th February 2012.  The proposed SPD covers all obligations including:


· Affordable housing;


· Highway infrastructure;


· Sustainable transport schemes; 


· Green infrastructure; 


· Outdoor sports and recreation; and 


· Education and facilities.  


24. Policy L8 of the Core Strategy relates to planning obligations.  No contributions would be required towards affordable housing in this case as only four new residential units are proposed and the threshold in Policy L8 is five units.  A total financial contribution of £63,158.32 would be required, split between:

i. A contribution of £620 towards highway infrastructure;


ii. A contribution of £1,536 towards sustainable transport schemes;


iii. The provision of 12 trees on site or a contribution of £3,720 to be reduced by £310 per tree planted on site;


iv. A total contribution of £12,555.01 towards outdoor sports and recreation, split between a quality contribution of £6,565.76 and a quantity contribution of £5,989.25;   


v. A contribution of £44,727.31 towards education and related facilities.  


CONCLUSION


25. The application proposes the development of a derelict brownfield site that has become an eyesore over the years and the proposal would enhance the street scene in keeping with the character of the area.  The proposal would provide new dwellings for occupation by families and is in accordance with Policies L1, L2, L4, L5, L7 and L8 of the Core Strategy.  It is therefore recommended that planning permission is granted.  


RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 


A)
That the application will propose a satisfactory development upon completion of an appropriate legal agreement to secure a maximum financial contribution of £63,158.32;


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


5. Contaminated land


6. Drainage details


7. Landscaping scheme


8. Landscaping maintenance 


9. Submission of boundary treatment details


10. Provision of access and parking


11. Retention of access and parking


12. Should demolition commence after 1st March 2012, further bat survey to be submitted prior to commencement of development and results submitted and approved


13. Removal of permitted development right for extensions and dormer windows on plots 1 and 2


DR






		WARD: Priory

		77823/FULL/2011

		DEPARTURE: No





		Change of use of building from offices (Class B1) to form 2no. self contained flats (Class C3) with associated external alterations.  Formation of external stairwell to provide external access to basement and formation of car parking to frontage



		1 Britannia Road, Sale, M33 2AA






		APPLICANT:  Mr Norman Oliver






		AGENT: Pickard Finlason Partnership






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT










SITE


The application site lies to the west of Britannia Road in Sale Town Centre and comprises of a two storey detached Victorian property formerly used as offices.  The building backs onto the Bridgewater Canal to the rear with the building footprint occupying the majority of the site.   The east gable of the building forms the boundary of the site with a side access to the western boundary of the site leading to the rear of the building, which has a small garden frontage.  To the north of the site, No.3 is the end terrace of a row of modern three storey townhouses and to the south west of the site is a modern office building with associated car park.  The opposite side of Britannia Road adjacent to the Metrolink line is primarily commercial.  The area is allocated within the UDP Proposals Map as a Main Industrial Area.  Britannia Road was previously predominantly industrial in character and has over time developed into a mixed commercial and residential area, with mainly office uses in the vicinity of the site with industrial uses located to the northern part of Britannia Road.  

The building has windows to all elevations and balconies to the side and rear elevations.  Original steps in front of the building lead up to the main entrance door as the building is elevated above the street level.  

PROPOSAL


Planning permission is sought for the change of use of the building from offices (Use Class B1) to form two self contained flats (Use Class C3).  One two bedroom flat would occupy the basement and one room on the ground floor and a four bedroom flat would occupy the remainder of the ground floor and the first floor.  External alterations are proposed to facilitate the conversion, including the formation of an external stairwell to the side to provide access to the basement level and the formation of two car parking spaces to the frontage.  


DEVELOPMENT PLAN


THE DEVELOPMENT PLAN IN TRAFFORD


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; 

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.

PRINCIPLE RELEVANT CORE STRATEGY POLICIES


L1 – Land for New Homes


L2 – Meeting Housing Needs


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


R3 – Green Infrastructure


R5 – Open Space, Sport and Recreation


W1 - Economy

PROPOSALS MAP NOTATION


Main Industrial Areas

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


E7 – Main Industrial Areas

PRINCIPAL RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


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


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

None

CONSULTATIONS


Design for Security: No objection.  Recommend condition for submission and approval of scheme of measures to minimise risk of crime.  

Local Highway Authority: Comments incorporated onto Observations section.  

REPRESENTATIONS


None


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. Policy L1 of the Core Strategy states that new homes will be achieved through new-build, conversion and sub-division of existing properties and sets out a target of 11,800 new dwellings up to the end of the plan period (2026).  70% of land for new housing is to be located in the South City Region, within which the site lies and 80% of this land is to use previously developed land and buildings.  The Council will seek to ensure the efficient use of land, concentrating higher density housing development in appropriate and sustainable locations where it can be demonstrated that it is consistent with the provisions of L2.  Policy L2 supports appropriately located housing to ensure the sustainability of the development and a mix of housing to contribute to both small and large accommodation types.    

2. PPS3: Housing similarly prioritises the reuse of previously developed land and underused floorspace 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.  The application proposes the conversion of a vacant office building just outside Sale town centre boundary and therefore makes efficient use of land and the future occupants of the flats would have access to a wide range of amenities within walking distance.  Sale Metrolink station is located at the end of Britannia Road and the main bus stops are located on Broad Road hence the site is in a highly sustainable location.  

3. The area within which the site lies is currently allocated as a Main Industrial Area on the adopted UDP Proposals Map however the character of the area has changed over time with office and residential uses in the immediate vicinity of the site and industrial uses remaining to the northern end of Britannia Road in the Britannia Road Industrial Area.  The site to the east has been redeveloped for residential purposes with 10 modern three storey townhouses and the proposed conversion from offices to residential is considered to be acceptable given the nature of the surrounding land uses.  

4. Given the site is adjacent to Sale town centre boundary the conversion to residential would enhance the vitality and viability of the town centre.  The proposal is considered to be in accordance with Policies L1 and L2 of the Core Strategy and PPS3: Housing and is therefore acceptable in principle.   


ACCESS, HIGHWAYS AND PARKING

5. The site lies adjacent to Sale town centre and in significantly close proximity to the main town centre bus stop on Broad Road and the Metrolink stop.  The site also backs onto the Bridgewater Canal, which provides a quality cycle route.  The accessibility of the site would encourage sustainable travel in accordance with Policy L4 of the Core Strategy.  


6. The southern half of the frontage is proposed to be paved to form two parallel car parking spaces.  These would be 5.5m wide and 5m would remain between the building and the back of the footpath in accordance with the Council’s standards.  The provision of one two bedroom flat and one four bedroom flat would normally require the provision of four car parking spaces, however no parking was associated with the previous office use and given the site is in a highly sustainable location, two parking spaces are considered to be acceptable.  The proposal is considered to be acceptable to the Local Highway Authority and is in accordance with Policy L4 of the Core Strategy.  


DESIGN AND STREET SCENE

7. External steps are proposed at the northern end of the frontage to provide external access to the basement level.  An area of landscaping would be introduced between the proposed basement steps and the existing steps up to the front door to soften the appearance of the alterations in the street scene.  A landscaping condition is recommended to be attached to the permission to secure the provision of this landscaped area and the materials for the hard landscaping.  


8. A 1.7m high gate will be erected to the side in line with the front main wall to provide security to the rear of the building and the bins will be stored behind this gate.  Large bins are currently stored to the front of the building hence this would represent an improvement on the current situation.  


9. The proposal is considered to be acceptable in terms of design and would have no undue impact on the street scene in accordance with Policy L7 of the Core Strategy.  Furthermore, it would bring a vacant building back into use adjacent to Sale town centre which would enhance the street scene.  


RESIDENTIAL AMENITY

10. The two bedroom flat would occupy the basement level and also one room on the ground floor.  An en-suite bedroom, open plan living and kitchen area and a bathroom would be located to the basement level and a second bedroom would be located to the ground floor.  Within the basement, the kitchen and living area would be located to the front with windows to the front and sides.  The bathroom would be provided with a new high level obscure glazed window to the side elevation facing No.3 to the east.  The bedroom would be provided with an escape window lightwell to the west side elevation and a further escape window lightwell from the living area is also proposed to this side.  The bedroom on the ground floor would have outlook to the front and an existing window in the side elevation would form a secondary window to this room.  


11. The four bedroom flat would occupy the remainder of the ground floor with a study, dining room, open plan living and kitchen area.  To the first floor would be three bedrooms and a bedroom/study, a bathroom and a store.  Two of the bedrooms would be en-suite and the master bedroom would also have a dressing room.  At ground floor level, the study and bedroom two would be located to the front elevation with secondary side windows.  The dining room would be centrally located with a principal habitable room window to the west side elevation.  The bathroom/utility would also be centrally located with a new window opening proposed to the east side elevation, which would be fitted with obscure glazing.  The open plan living area would be located to the rear elevation and folding patio doors are proposed leading out onto a decked area with outlook to the canal.  At first floor level, bedrooms two and three would be located to the front with secondary and an en-suite window to the side elevations.  These windows are existing windows.  Again, a study and bathroom would be centrally located and the master bedroom would be located to the rear.  Two new window openings are proposed to the side elevation facing No.3 to serve the en-suite and bathroom, both of which would be obscure glazed.  The principal window serving the study is located to the side elevation.  


12. All new windows to the side elevation facing No.3 would be obscure glazed.  The existing landing window is obscure glazed and the existing clear glazed windows to the side elevation are located closer to the front of the building and therefore well away from the garden of No.3.  This property has no habitable room windows to the side elevation and given the oblique angle from the bedroom windows to the rear garden, no undue loss of privacy would therefore arise.  The existing first floor balconies are proposed to be joined to form one balcony across the rear elevation.  A 2m high screen is proposed to be fitted to the side of this balcony to prevent any undue loss of privacy to the private garden area of No.3.  A similar 2m high screen is proposed to the side of the decked area at ground floor level.  The proposal would therefore not result in any undue loss of privacy to the occupants of No.3.  A condition is attached to the permission requiring the materials for the screens to be agreed and to ensure they are subsequently retained at all times.  


13. Principal habitable room windows are proposed to the south west side elevation.  The adjacent site is occupied by offices hence there would be no undue loss of privacy to any residential occupants as a result of these windows.  They would serve the basement bedroom, the dining room at ground floor and a study/bedroom at first floor and although it is normally preferable for side windows to be secondary or obscure glazed only, in this case it is acknowledged that the property is 15m long and therefore the provision of only these windows would not allow an efficient use of space within the building.  As the proposal relates to the conversion of an existing vacant building, it is considered to be acceptable in this respect.  


14. The proposal would have no undue impact on the amenity of neighbouring occupants and is therefore considered to be in accordance with Policy L7 of the Core Strategy.  


DEVELOPER CONTRIBUTIONS


15. Following the adoption of the Core Strategy, the Council adopted a new Supplementary Planning Document SPD 1: Planning Obligations on 27th February 2012.  The proposed SPD covers all obligations including:


· Affordable housing;


· Highway infrastructure;


· Sustainable transport schemes; 


· Green infrastructure; 


· Outdoor sports and recreation; and 


· Education and facilities.  


16. Policy L8 of the Core Strategy relates to planning obligations.  No contributions would be required towards affordable housing in this case as only two new residential units are proposed.  A total financial contribution of £21,470.44 would be required, split between:

vi. A total contribution of £310 towards highway infrastructure; 


vii. A total contribution of £614 towards sustainable transport schemes;


viii. A total provision of 2 trees on site or a contribution of £620 to be reduced by £310 per tree planted on site;


ix. A total contribution of £5,002.39 towards outdoor sports and recreation, split between a quantity contribution of £2,616.05 and a quality contribution of £2,386.34;


x. A total contribution of £14,924.05 towards education and facilities.  


CONCLUSION


17. The proposal would bring a vacant building adjacent to Sale town centre back into favourable use, making the best use of existing resources in a highly sustainable location.  The proposal is in accordance with Policies L1, L2, L4 and L7 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 including railings


4. Removal of permitted development rights for fencing


5. Landscaping and tree protection scheme


6. Landscaping maintenance 


7. Provision of access and parking


8. Retention of access and parking


9. Obscure glazing


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


11. Details of privacy screens and retention at all times


12. Scheme of measures to minimise risk of crime

DR





		WARD: Priory

		77899/COU/2011

		DEPARTURE: No





		Change of use from hotel (Use Class C1) to residential dwellinghouse (Use Class C3)



		Mansfield Hotel, 43 Northenden Road, Sale, M33 2DL






		APPLICANT:  Mr and Mrs P Ward






		AGENT: 






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT










SITE


The application site is within a predominantly residential area and is one half of a pair of substantial Victorian semi-detached properties. The adjoining half is currently occupied by a physiotherapy clinic with car parking provision to its frontage and accessed off Northenden Road. 


The neighbouring property, 41 Northenden Road, is also utilised as a hotel with a fire escape exit being connected between both properties at first floor level which has been indicated to be removed by the applicant.


PROPOSAL


Change of use from a private hotel which currently provides six individual rooms with shared bathroom and toilet facilities to a single residential dwellinghouse. There are no external alterations to the building proposed apart from the removal of an external fire escape that connects 41 and 43 Northenden Road (both currently used as private hotels). Depending on how the applicant wishes to subdivide the accommodation internally, the new dwelling is likely to accommodate a minimum of five bedrooms.

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 RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT CORE STRATEGY POLICIES/PROPOSALS

L1 – Land for New Homes


L2 – Meeting Housing Needs


L4 – Sustainable Transport and Accessibility

L5 – Climate Change

L7 – Design

L8 – Planning Obligations


R6 – Culture and Tourism


W1 – Economy


RELEVANT PLANNING HISTORY

7/2/7242 – Change of Use from dwellinghouse to private hotel. Refused December 1969


7/2/7267 – Change of Use from dwellinghouse to private hotel. Granted February 1970


7/2/9611 – Change of Use from hotel to offices for single occupation or professional firm. Refused March 1974. Appeal Dismissed February 1975.


H/19853 – Retention of alterations to front entrance. Granted October 1984


H/54834 – Change of Use from hotel to dwellinghouse. Granted October 2002


H/57169 – Change of use and conversion of basement and first floor from hotel accommodation to a flat and three bedsits. Retention of existing residential at ground and second floor levels.

CONSULTATIONS


LHA – No objections. Comments incorporated in the Observations section of this report.


Pollution and Licensing – No objections.


Drainage – No objections.


REPRESENTATIONS


No objections received.

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. Policy L1 of the Core Strategy states that new homes will be achieved through new-build, conversion and sub-division of existing properties and sets out a target of 11,800 new dwellings up to the end of the plan period (2026).  70% of land for new housing is to be located in the South City Region, within which the site lies and 80% of this land is to be provided by utilising previously developed land and buildings.  The Council will seek to ensure the efficient use of land, concentrating higher density housing development in appropriate and sustainable locations where it can be demonstrated that it is consistent with the provisions of L2.  Policy L2 supports appropriately located housing to ensure the sustainability of the development and a mix of housing to contribute to both small and large accommodation types.    

2. PPS3: Housing similarly prioritises the reuse of previously developed land and underused floorspace 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.  The application proposes the conversion of an underutilised building that is currently used as a hotel to a single dwellinghouse just outside the Sale town centre boundary. Therefore the proposal makes efficient use of land and the future occupants of the dwellinghouse would have access to a wide range of amenities within walking distance.  Sale Metrolink station is located close by and bus stops are available on Northenden Road, making the application site within a highly sustainable location.  

3. The area within which the site lies is predominantly residential and the proposed change of use from a hotel to an individual residential property is considered to be acceptable given the nature of the surrounding land uses. The proposal is considered to be acceptable in principle in accordance with Policies L1 and L2 of the Core Strategy and PPS3: Housing.   

IMPACT ON RESIDENTIAL AMENITY


4. 
It is not considered that there would be any adverse impact on the amenities of occupiers of the adjoining or neighbouring properties as a result of the conversion of the building from a private hotel to a private residence. The proposed comings and goings of an individual property is considered to be less than that of the existing bed and breakfast facility and therefore less noise and disturbance would occur to the benefit of neighbouring properties.


5. The applicant has indicated that an existing fire escape that connects 43 and 41 Northenden Road would be removed and therefore there would be no connection between the two adjacent properties, which would improve the appearance of the property to the benefit of the character of the area.


6. Apart from this, there would be no change to the external appearance of the property. There would not be any major change in the use of rooms from bedsits to habitable rooms within the proposed dwelling and it is therefore unlikely to cause any increase in overlooking or interlooking of windows than the existing situation.

CAR PARKING PROVISION


7. The majority of the application site is hardsurfaced, with a detached double garage to the rear. Given the fact that the proposed use would be for a single dwelling with potentially less people occupying the building, there would be no concerns regarding the provision of adequate off street parking provision. Furthermore, the close proximity of the building to Sale town centre and associated public transport system means that the site is highly sustainable with less reliance on motor vehicles than other areas.

8. The amount of hardstanding currently within the site would benefit from the introduction of soft landscaping and a condition is recommended accordingly.

DEVELOPER CONTRIBUTIONS


9.
In accordance with Proposal R5 and L8 of the Core Strategy and the adopted 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 £3,357.50.


10.
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.


11.
In accordance with Proposal L8 of the Core Strategy and the SPD1: Planning Obligations and Planning Obligations Technical Note 6: Meeting Social Needs a development of one residential dwelling of 2 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.


12.    
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.  Based on the SPD, the provision towards Sustainable Transport Schemes would be £294.00. The calculated provision towards Highways Infrastructure would be £155.00 but as the proposed development would create less trip generation than the existing use it is considered that this fee would not be required in this instance. 


13.
These financial contributions will need to be secured through a legal agreement.  


CONCLUSION


14. 
The conversion of a private hotel to a single residential property would not have an impact on the building or surrounding character or adversely impact upon residential amenity or highway safety. The proposal is therefore considered to comply with all relevant Policies and Proposals within the adopted Trafford Core Strategy and related Supplementary Planning Guidance.


15. 
The proposed change of use would be compliant with the Council’s Policy L2 which relates to meeting the need for a variety of housing need within the Borough, whilst the loss of the B&B accommodation would not cause detrimental harm to the culture and tourism offer of the local area. Furthermore, the change of use would only involve the potential removal of an external staircase (which could be done under permitted development) which would enhance the amenity of adjacent properties and maintain its compatibility with the area in accordance with Policy L7. On this basis it is recommended that the application be approved.


RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 


A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and as such a legal agreement be entered into to secure a maximum total contribution of £15,767.81 comprising: - 


(i) a contribution to outdoor sports facilities and recreation of £3,357.50; Green Infrastructure & Recreation of £930 towards tree planting, less £310 for each tree planted on the site as part of an approved landscaping scheme; Meeting Social Needs (Education) of £11,186.31 and Sustainable Transport Schemes of £294.00.

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


1. Standard time limit


2. All advertisements relating to the hotel shall be removed entirely from the application site within one month of the occupation of the building as a single dwellinghouse.


3. The building to which this application relates shall remain as a single dwellinghouse and shall not be changed to a House in Multiple Occupation (HMO) unless a planning application has been submitted to and approved in writing by the Local Planning Authority. 


4. Landscaping scheme


5. Removal of external fire escape


GD





		WARD: Altrincham

		78007/LB/2012




		DEPARTURE: No



		REPLACEMENT OF SEMI-CIRCULAR WINDOW ON EAST ELEVATION AND RE-DECORATION OF DOORS ON WESTERN ELEVATION

The Market Hall, Greenwood Street, Altrincham, WA14 1SA






		APPLICANT: Estates & Property, Economic Growth & Prosperity, Trafford MBC.






		AGENT: Asset Management





		RECOMMENDATION:  MINDED TO GRANT subject to referral to the Secretary of State








SITE

The application site consists of a grade ll listed market hall, dated 1879, adjoining a twentieth century glazed market erected on Market Square. 


The market hall was designed in the classical style incorporating pilasters with fluted bases demarking each bay with semi-circular windows at a high level. The west elevation facing onto Market Street exhibits a parapet and large pediment with central clock and name and datestone in the frieze. The building is enlivened with the use of polychromatic brickwork constructed using a Flemish bond. The pitched roof is slated with blue/grey slate with a dentilled cornice circumnavigating the building under the eaves.


The site is located within the Old Market Place Conservation Area and lies south of Altrincham Town Hall. 


The proposal site is accessible via entrances from both Market Street and Greenwood Street and continues to operate as a market.


PROPOSAL

Consent is sought for the replacement of the largest, high level semi-circular window centrally placed on the east elevation. The window is positioned in the apex of the gable, above the entrance to the market hall on Greenwood Street. The existing window is constructed from a painted softwood frame incorporating panes of Georgian wired glazing. The replacement is proposed to replicate the existing window in terms of size, profile and pattern of fenestration and will be constructed from painted hardwood with single, clear glazing.


The application also seeks to paint the varnished entrance doors located on the west elevation. The doors are proposed to be painted red to match the existing colour scheme used on the Victorian building.      


DRAFT NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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

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

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


The Development Plan in Trafford Comprises:


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


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


· The Regional Spatial Strategy for the North West of England, adopted September 2008. The Secretary of State for Communities and Local Government has signaled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications. Although the Government’s intention to revoke them may be a material consideration in a very limited number of cases, following a legal challenge to this decision, the Court of Appeal has determined their continued existence and relevance to the development plan and planning application decision making process until such time as they are formally revoked by the Localism Act. However, this will not be undertaken until the Secretary of State and Parliament have had the opportunity to consider the findings of the environmental assessments of the revocation of each of the existing regional strategies

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


PRINCIPAL CORE STRATEGY POLICIES


L7 – Design

R1 – Historic Environment

PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS

D1 – All new development.


ENV24 – Buildings of Special Architectural or Historic Interest.

PROPOSALS MAP NOTATION 

E10
 Main Office Development Areas

ENV21
 Conservation Areas

ENV15
 Community Forest

S5,S13 Town and District Shopping Centres

S6-3
 Area for Improvement

S6
 Historic Market Quarter

RELEVANT PLANNING HISTORY

H/LPA/67438 - Lower Market Central Way, Altrincham. Creation of new vehicular access to be formed in existing wall together with installation of gate and dropped kerb. Approved With Conditions 10th July 2007.


H/LPA/LB/64107 - Market Hall, Market Street, Altrincham. Listed Building Consent for provision of replacement disabled access ramp to exterior of brick market hall, in compliance with DDA requirements. 
Withdrawn 16th March 2006. 


APPLICANT’S SUBMISSION 


The applicant has submitted a design and access statement in accordance with the requirements in the Town and Country Planning (General Development Procedure) (Amendment) (England) Order 2006, which also provides a justification for the proposals, summarised as follows;


A high level feature window located on the Greenwood Street frontage is currently in a poor state of repair showing significant areas of rot and cracked glazing. We propose to replace the current softwood frame with hardwood and paint to match existing. The Georgian wired glass will be replaced with plain glazing to  match others in the Market House. 


We propose painting currently varnished doors on the Market Street frontage to match existing paintwork. The doors replaced a metal roller shutter door in this location approximately 25 years ago. A painted finish would tie in with Greenwood Street and Shaws Road doors which are all painted BS ref. 04D45

CONSULTATIONS

English Heritage – the application should be determined in accordance with national and local policy guidance, and on the basis of the Council’s expert conservation advice.

REPRESENTATIONS


Neighbours – None received 

OBSERVATIONS

PRINCIPLE OF PROPOSAL

1. Policy HE7 of Planning Policy Statement 5: Planning for the Historic Environment sets out policy principles guiding the determination of applications for consent relating to all heritage assets. In particular Policy HE7.2 states that in considering the impact of a proposal on any heritage asset, local planning authorities should take into account the particular nature of the significance of the heritage asset and the value that it holds for this and future generations. This understanding should be used by the local planning authority to avoid or minimise conflict between the heritage asset’s conservation and any aspect of the proposals. Policy HE7.4 requires local planning authorities to take into account the desirability of sustaining and enhancing the significance of heritage assets and the positive contribution that conservation of heritage assets and the historic environment generally can make to the establishment and maintenance of sustainable communities and economic vitality. Policy HE7.5 Local planning authorities should take into account the desirability of new development making a positive contribution to the character and local distinctiveness of the historic environment. The consideration of design should include scale, height, massing, alignment, materials and use.

Section 6 of PPS5 Planning for the Historic Environment: Historic Environment Planning Practice Guide provides guidance on making changes to heritage assets. 


The guiding principles of HE7 are carried through to Trafford Core Strategy Policy R1; Development should complement and enhance existing features of historic significance including their wider settings, in particular in relation to conservation areas, listed buildings and other identified heritage assets. 

2.The site is a Main Office Development Area and Town and District Shopping Centres, as designated in the Revised Trafford Unitary Development Plan. None of the related policies/proposals in the UDP presume against this type of development, the main issue to consider is whether the restoration of the listed building is acceptable. 

 IMPACT ON LISTED BUILDING

3. It is considered that the replacement of the high level semi-circular window is acceptable The pattern of fenestration replicates existing windows, nevertheless the window appears to be a twentieth century softwood replacement, the condition of which has significantly deteriorated. The window measures 6.5 metres in width by 3.3 metres in height. The glazing is subdivided in 7 main sections which are sub divided into a further 14 panes. It is proposed to replicate the frame using a hardwood construction which should ensure longevity. The frame will match existing section and profile of the existing window and will be glazed using clear glass which it is hoped will allow more light into the market hall and again match existing windows. 

4. The application also includes a proposal to paint existing entrance doors on the west elevation fronting Market Street. The doorway measures 3.1 metres in width by 3.1 metres in height. The entrance is formed from two substantial varnished doors, each side hung and articulated using moulded panels. The existing doors are again believed to be a twentieth century replacement. It is proposed to paint the doors to match existing painted joinery present on the market hall. The proposed colour is B.S ref 04D45 similar to a dark cherry red and has been used extensively on historic properties throughout Dunham Massey, formerly the Stamford Estate. It is considered the proposal will enhance the significance of a heritage asset.

REFERRAL TO THE SECRETARY OF STATE


5. If Members are minded to approve this application they are only empowered to make a recommendation on the proposal. The development is an application by the Local Planning Authority in relation to its own land and under Section 82 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and Regulation 13 of the Planning (Listed Buildings and Conservation Areas) Regulations 1990 the application must in fact be made to the Secretary of State. It is deemed to have been referred to the Secretary of State under the call in provisions and is dealt with in the same way as, for example, a departure from the development plan.


CONCLUSION

6. It is considered the replacement of the high level semi-circular window on the east elevation of the market hall and also the proposal to paint entrance doors sited on the west elevation will have no adverse impact on the listed building in accordance with Policy R1 of the Trafford Core Strategy and government planning policy provided in PPS 5: Planning for the Historic Environment.

7. The application is therefore considered acceptable.  However as the application has to be referred to the Secretary of State the recommendation is one of ‘minded to grant’.


RECOMMENDATION: MINDED TO GRANT, subject to 

A)    Referral to the Secretary of State for determination as an application by the Local Authority in relation to its own land in accordance with section 82 of the Planning (Listed Building and Conservation Areas) Act 1990 and Regulation 13 of the Planning (Listed Buildings and Conservation Areas)Act 1990 and;

B)   the following conditions

1. Standard listed building condition


2. The development hereby permitted, shall not be carried out otherwise than in accordance with the applications as amended by the revised/additional plans date stamped received by the Local Planning Authority.


3. A methodology shall be agreed in writing by the Local Planning Authority indicating how the existing window will be removed and the replacement installed. Development shall be carried out in accordance with the approved details. 

4. A sample of the matching replacement timber frame and surface finish shall be submitted to and approved in writing by the Local Planning Authority. Development shall be carried out in complete accordance with those details.


5. A Drawing to a scale 1:10 shall be submitted prior to development indicating the profile of the replacement window and agreed in writing by the local planning authority. Development shall be carried out in accordance with the approved details. 


ER



		WARD: Longford

		78029/FULL/2012




		DEPARTURE: NO





		CHANGE OF USE OF FIRST-FLOOR FROM STORAGE SPACE ASSOCIATED WITH GROUND-FLOOR SHOP (USE CLASS A1) TO SELF CONTAINED RESIDENTIAL FLAT (USE CLASS C3). ERECTION OF PITCHED ROOF IN PLACE OF EXISTING FLAT ROOF AND EXTERNAL ALTERATIONS TO ADD AND REMOVE DOORS AND WINDOWS (RE-SUBMISSION OF REFUSED 77287/FULL/2011).






		2A Radnor Street, Stretford, Manchester, M32 8LE






		APPLICANT:  Mr. Imran Khan






		AGENT: N/A






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT










SITE


The application relates to one half of a two-storey property situated on the south side of Radnor Street, close to its junction with Chester Road. The ground-floor of the unit comprises of a retail unit (A1) whilst the first-floor is currently vacant and used as storage space associated with the shop below.


The ground-floor unit was granted consent for a change of use to a car accessories retail shop in 2008 (ref: H/69928). Attached to this permission was a condition which prevented the applicant from using their permitted development rights to convert the first-floor storage space into residential accommodation.


The property is bound to the east by a terrace of Victorian dwellinghouses which front onto Trafford Grove. The residents of this terrace own and maintain a private car park to the rear, which also directly adjoins the southern side of the application site. To the west is the A56, Chester Road, and to the north is Cross Street, a quiet road which provides parking for residents of 1-66 Trafford Grove.


In February 2011 planning permission was granted, subject to a legal agreement, for the first-floor storage space at 2A Radnor Street to be converted into a 2-bedroom apartment (Ref: 76048/FULL/2010). Minor external alterations were approved as part of this application, including a small first-floor rear extension and variations in the fenestration. The legal agreement for this application was completed in November 2011.


In September 2011 planning permission was refused at 2A Radnor Street for the formation of a three-bedroom flat over two floors (Ref: 77287/FULL/2011). This was to be achieved through converting the existing first-floor storage space and creating a second-floor extension with new pitched roof above. The application was refused on highways grounds, and due to the impact the extension would have on the streetscene and the amenity of neighbouring residents at Trafford Grove. 

PROPOSAL


This application again seeks consent to convert the first-floor storage space, currently associated with the ground-floor retail unit, into an independent two-bedroom apartment with a floorspace of approximately 81sqm. Unlike the previous application the proposed apartment will be restricted to the existing first-floor of the building only, although substantial alterations have again been proposed to the roof of the property. At present part of No. 2A is covered by a flat-roof and the overall appearance of the property suffers as a result. This application proposes to partially lower the eaves height of the front and rear elevations and to replace the section of flat roof with a dual-pitch roof. 


In addition to these works the fenestration to the front and rear elevations will also be altered to meet the requirements of the proposed change of use, and to improve the relationship that the property has with the streetscene. The existing three first-floor windows to the principal elevation of No.2A will be bricked up and replaced with two new windows of matching design and set closer to the property’s signage zone. Two of the three existing windows on the side elevation of the property are also set to be bricked up, whilst a new window will be formed on the rear elevation.


The proposed apartment comprises of two bedrooms, a bathroom, a kitchen and a living/dining room. Access will be achieved via an existing independent stairway and a door which fronts onto Radnor Street. 


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


L3 – Regeneration and Reducing Inequalities


L7 - Design


L8 – Planning Obligations


PROPOSALS MAP NOTATION 


None


RELEVANT PLANNING HISTORY

77287/FULL/2011 – Change of use of first floor storage space associated with ground floor shop (use Class A1) and erection of second floor extension with new roof adjoining 2 Radnor Street to form self contained residential flat over two floors (use Class C3) – Refused, 26th September 2011


76048/FULL/2010 Change of use of first floor from storage space associated with 


ground floor shop (Use Class A1) to self contained residential flat (Use Class C3).  Erection of first floor rear extension to form additional living accommodation – Approved with Conditions, 11th November 2011


H/69928 – Change of use of existing office (class B1) to a car accessories retail shop (class A1). Associated external alterations to front elevation including installation of new shop front. Subdivision of existing associated residential accommodation to provide 1 no. two bedroom dwellinghouse and 1 no. two bedroom residential flat. Demolition of existing brick wall enclosing rear yard and installation of new access gates – Approved with Conditions, 8th December 2008.


CONSULTATIONS


Local Highways Authority – To meet the Councils car parking standards the provision of 2 car parking spaces should be made for this residential unit in addition to any parking requirements for the existing uses that are to be maintained within the building. The location suffers from exceptionally high parking stress due to a lack of off-street parking facilities for all the residential properties in the area. However, a previous permission has given approval for a two-bedroom flat at this location and it is therefore felt that this is a like-for-like change and an objection on highways grounds would be unlikely to stand up on appeal.

REPRESENTATIONS

Six letters of objection have been received in response to the proposed development. Whilst many of these believe that two new flats rather than one have been proposed, it is still possible to summarise the concerns of these local residents as follows:


· The creation of a two-bedroom flat with no off-street car parking will add to the existing parking pressures on the surrounding roads, which are already congested with cars.


· Since the ground-floor retail unit at No.2A has opened the car parking situation in the area has become extremely congested, in part because the area outside of the shop is used for the maintenance of cars. There is concern that this use of the public highway could intensify as a result of the proposed development


· The formation of a gate/door leading out onto the car park beyond is opposed. This car park is privately owned and protected by restrictive covenants. 


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes the development of one new residential unit 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. 


2. The proposal is considered to be acceptable in housing land supply terms as it lies on previously developed land and would occupy vacant floorspace within an existing building. The application site is located within 125m of Stretford metrolink station and as such is classed as being in a ‘most accessible’ area as defined by SPD1: Planning Obligations. Additionally, the property is located within 300m of Victoria Park in Stretford and therefore has access to local playspace Overall it is considered that the proposed flat is 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. The proposed development can therefore be considered acceptable in principle.


DESIGN, STREETSCENE AND AMENITY


3. The south-eastern (side) elevation of the proposed unit directly faces at close proximity the rear windows and garden areas associated with 4 Radnor Street and 68-70 Trafford Grove. This side elevation of No.2A has three existing windows at first-floor level, although two are set to be bricked up as part of this development to prevent interlooking with the facing Trafford Grove windows. The remaining (middle) window is set to serve the stairway and as such it can be fitted with obscured-glazing. Therefore, it is considered that residents of the facing dwellinghouses to the east will not be unduly overlooked by the proposals and as such the proposed residential use is considered acceptable in this respect.


4. The proposed dual-pitched roof is sited within the centre of the building and will not project higher than the existing roof ridge above 2A Radnor Street (7.2m). As such the new roof will not be visible from the rear windows of 4 Radnor Street or 68-70 Trafford Grove and therefore the amenity of these neighbouring properties will remain unaffected as a result.  


5. None of the windows, as altered, to the front of the proposed flat will unduly look into neighbouring gardens or facing habitable room windows. A new window has been proposed on the rear elevation to serve the apartment’s bathroom and this will face the rear garden of 72 Trafford Grove, 3m away. This represents a short distance for a window to be set away from a neighbouring boundary, even though it would be fitted with obscured-glazing. However, it is noted that the occupants of No.72 have not objected to this aspect of the scheme, and that given the constraints of the site it is reasonable to allow a small obscure-glazed window to be formed on this part of the building. 


6. It is considered that the reduced eaves level of the property, the proposed pitched roof, and the two new windows, all serve to create a principal elevation which represents a significant improvement over that proposed under previous schemes and, importantly, over the existing frontage to the property which has a generally incoherent and incongruous appearance to it. The building now appears as two distinct addresses; the first-floor fenestration to No.2A lines-through horizontally; and the new roof neatly ties in with the existing pitched roof to the property whilst retaining a similar design to its adjoining neighbour, No.2B. 


7. Most new dwellings, including conversions, should provide some private outdoor space. This site provides no ‘amenity space’ as part of the proposal, although given the footprint of the building and the size of the plot, the provision of private outdoor space is not expected. However, Victoria Park is located 300 metres to the north-west of the site which will give occupiers of the proposed residential unit relatively easy access to some open green space. 


8. A small area of hardstanding exists to the side/rear of the property and is intended to be used for bin storage for No.2A. Whilst this hardstanding is of sufficient size to accommodate bin storage for the proposed flat, the applicant would need to travel across part of a private car park in order to put the bins out for collection. 


The applicant contends that the area of land to the rear of the host property, and the alleyway which separates it from the Trafford Grove terrace, is a public land, and this is reflected on the submitted plans. Neighbouring residents who share ownership of the car park/alleyway have objected to the formation of a doorway to the rear of No.2A’s yard that would allow access onto their land. Whilst right of access onto this land is predominantly a legal matter to be resolved between the applicant and residents of Trafford Grove, it is recognised that although the land in question is not formally adopted, it is open and available for members of the public to access without interfering with car parking spaces or the curtilage of a dwellinghouse. Therefore it is considered reasonable in planning terms for the applicant to use the rear yard for bin storage and to form an opening in the rear wall of the property. 


ACCESS, HIGHWAYS AND PARKING 


9. There are no off-road car parking facilities, existing or proposed, associated with this site. Application H/69928 included a condition which required the vacant floorspace above the retail unit be retained only as storage space. This condition was added because it was considered that other uses of the first-floor may have a detrimental effect on the available car parking provision for the neighbourhood and the restriction imposed by the condition would enable the LPA to consider any further change of use on its merits.


10. Application 76048/FULL/2010 made a thorough assessment of the parking pressures on the streets that surround the application site and concluded that any new residential development at 2A Radnor Street should be restricted to no more than two bedrooms. Whilst the current proposal contains the same number of bedrooms, consideration shall again be given to the impact of a new residential development on the parking amenities of the area, as the Trafford Core Strategy has been adopted since 76048/FULL/2010 was determined, and also in light of the number of objections received from local residents on this issue.  


11. The properties on Trafford Grove which back onto 2A Radnor Street have access to a private car park sited immediately to the rear of the application site. The southern section of Trafford Grove contains parking restrictions in the form of double-yellow-lines which run along both sides of the highway and were originally put in place to retain access to the car park of the former Essoldo cinema at the end of this street. As the cinema site is currently vacant, a degree of unauthorised parking takes place on Trafford Grove, presumably by residents of the properties on the eastern side of Trafford Grove. 


12. The properties of 1-66a Trafford Grove all front onto a narrow walkway and do not benefit from any off-street parking. As such one side of the Cross Street highway, which runs loosely parallel to Trafford Grove and does not contain any residential properties, is generally used for vehicle parking by these residents of Trafford Grove. Thirteen marked parking bays at the northern end of Cross Street, which appear to be associated with adjoining St. Ann’s Church, are also occasionally utilised by nearby residents when Cross Street becomes busy. These parking bays do not carry any parking restrictions with them. 


13. Under the Trafford core Strategy, a property of this size requires 2 car parking spaces to be associated with, this is in comparison to the requirements of the superseded Revised UDP which stood at 1.5 car parking spaces. The LHA have expressed some concern that at peak evening times Cross Street will become further congested as a result of this development and the existing parking restrictions may be abused. 


14. It is clear that the amount of off-street parking or formally designated parking in this area is limited. However, visits to the area at peak evening times have shown that, even if the parking restrictions are adhered to, a degree of space generally still remains along Cross Street for residents to park their cars, either on the highway or at the parking bays at the northern end. Additionally, it is considered that weight should be attached to the fact that this proposal would utilise existing, underused and vacant floorspace to create a new unit of residential accommodation. In this respect it is considered that this proposal differs from the subdivision of an existing residential property for example which would arguably result in intensifying parking pressures through building extensions or developing floorspace which is already in use. 


15. It is further considered that whilst the provision of some off-street car parking with this proposal would have been desirable, it is acknowledged that there is no room on the site to accommodate any parking spaces. Also of significance is the sustainable location of the site; Stretford metrolink stop is sited 125m to the south-east whilst Stretford bus terminus is located 290m to the south-west. Radnor Street is therefore well served by public transport, something which reduces the necessity for future occupants of the property to own a car, and as a result park it on the surrounding streets. Finally it is acknowledged that the current development plan seeks 0.5 (rounded up to 1) car parking spaces more for this development than was required under the UDP which stood at the time 76048/FULL/2010 was determined. The permission granted under 76048/FULL/2010 for a 2-bed apartment still has over 2.5 years before it expires and therefore significant weight is attached to this fall back position which would allow the applicant to implement a development of identical impact on on-street parking as the current proposals, but one which includes poorer external alterations to the building. As has already been noted above, the proposed principal elevation of this development represents a large improvement over previous schemes. Therefore, on balance, it is considered that the proposed formation of a two-bedroom apartment within this building is acceptable and in compliance with Proposals L4 and L7 of the Core Strategy.


16. The LHA and, later, the Planning Committee have previously noted that following the conversion of the ground-floor of the property to a retail unit, there is no need to retain the existing dropped curb and H-bar markings located on front of the property which formerly prevented visitors from parking in this area. The LHA have also stated that the applicant does not have a right to designate the existing H-bar markings as a parking space exclusively belonging to owners of the shop during the daytime and of the proposed residential flat in the evening. 

DEVELOPER CONTRIBUTIONS


17.  Following the adoption of the Core Strategy, the Council adopted a new Supplementary Planning Document SPD 1: Planning Obligations on 27th February 2012.  The proposed SPD covers all obligations including:

· Affordable housing;


· Highway infrastructure;


· Sustainable transport schemes; 


· Green infrastructure; 


· Outdoor sports and recreation; and 


· Education and facilities.  


18.  Policy L8 of the Core Strategy relates to planning obligations. No contributions would be required towards affordable housing in this case as only one new residential unit is proposed. If planning permission were to be granted, a total financial contribution of £6,174.91 would be required as part of this proposed development, split between contributions towards Highways Infrastructure (£155); Sustainable Transport Schemes (£307); Specific Green Infrastructure (£310); Outdoor Sports & Recreation (£1,829.43) and Education & Facilities (£3,573.48). 


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


CONCLUSION


20. The change of use of the first-floor of 2A Radnor Street would result in a net increase of one dwelling and would contribute towards the stock of accommodation available in the Borough in accordance with Proposals L1 and L2 of the Trafford Core Strategy.  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 of £6,174.91 split between contributions towards Highways Infrastructure (£155); Sustainable Transport Schemes (£307); Specific Green Infrastructure (£310); Outdoor Sports & Recreation (£1,829.43) and Education & Facilities (£3,573.48).

(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) Materials


4) Obscured-glazing


5) Number of bedrooms within the apartment shall be restricted to no more than two. 

Reason – In the interests of the parking amenities of the area 


JK
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SITE


The application site relates to two 15-storey residential tower blocks located within the Hullard Estate in Old Trafford. Both towers, and indeed the entire estate, are accessed from Cornbrook Park Road via City Road, with the latter forming the southern boundary to the estate. Part of the A5014 Chester Road runs along the western side the Hullard Estate, with this road historically providing the main vehicular link between Stretford/Old Trafford and Manchester City Centre until the construction of the Bridgewater Way bypass. The buildings on the opposite side of Chester Road to the application site predominantly date from the Victorian era and fall within the Empress Conservation Area, including the Grade II Listed Duckworth Mill, 120m to the south-west.    


The Hullard estate comprises of entirely social rented housing within a mixture of building types, including walk-up flats, modern semi-detached houses, low-level terraces and the two tower blocks to which this application relates. The tower blocks are sited 90m apart, with ‘Empress Court’ positioned adjacent to the Chester Road highway and Princess Court sited to the north-east next to the eastern boundary of the estate. The tower blocks are of typical 1970s deisgn, being constructed from brown brick with an exposed concrete frame. Princess Court has retained its painted steel balconies to each unit of accommodation, whilst Empress Court only retains ‘verandas’ to those apartments which have an outlook to the north or the south. Whilst each building benefits from a degree of enclosure by low walls and/or railings, the boundaries to the tower blocks are not clearly defined and as such there is no clear distinction between public and private space. The majority of the space around the tower blocks comprises car parking or communal areas of grass. Princess Court benefits from a formal car park area to the north of the building, whilst the turning head to the south-eastern corner of Empress Court is often used for on-street parking. 


Empress Court and Princess Court represent two prominent features within this part of Old Trafford; they are visible as far away as the B5219 Moss Lane to the south (1km); the A5067 Chorlton Road to the east (0.5km); and clearly visible from Cornbrook Tram Stop to the north-west (0.4km). 


PROPOSAL


The application proposes to refurbish the two existing tower blocks and to carry out hard and soft landscaping works to their surrounding environments within the Hullard Estate. The visual appearance of each high-rise building will be transformed through the overcladding of the façades in a mixture of coloured render, powder coated aluminium panels, and black brick at their base. The existing open balconies to Princess Court are set to be enclosed in render/aluminium cladding and glazing to form ‘winter gardens’. The verandas at Empress Court are also set to be enclosed and replaced with windows, whilst the remaining apartments within this building will benefit from a new rectangular bay feature to the lounge, which will be finished in a mixture of aluminium cladding and glazing. 


In order to create clearly identifiable public entrances, the existing painted steel canopies to each block will be removed and replaced with large single-storey reception buildings with projecting canopy features which extend from the communal ground-floor of the main tower block. The public entrances will be constructed from a mixture of white brick and glazing in order to contrast their appearance with the black brick bases of the tower blocks. The entrance extensions will be used to accommodate improved caretaker, recycling, communal and cycle parking facilities. At Empress Court the proposed new entrance extension will be sited on the western side of the building, and accessed from a new pedestrian footpath leading from Chester Road; this is in contrast to the building’s existing entrance on the south-eastern corner of the tower which faces into the Hullard Estate.


A significant part of the refurbishment of the tower blocks involves bringing the buildings up to modern, sustainable standards with respect to insulation and heating systems; works which will necessitate the creation of additional plant on the roof of each building. The proposed cuboid-shaped heating plant for each block has been designed to form a feature on the building in its own right, and both will project northwards beyond the footprint of the building, overhanging the roof edge by approximately 2m. The heating plant will be finished in a mixture of glazing, and coloured render/aluminium panels to match the proposed palette of materials on the rest of the building. The name of each tower block is set to be displayed on the heating plant with the intention of creating a sense of identity for its occupants.    


The erection of the proposed entrance extension at Princess Court has demanded that the vehicular access into the building’s car park be re-sited 22m to the north. As part of these works a revised car parking layout has been proposed which will create two additional parking spaces for residents and visitors. The area surrounding the entrance forecourt will be improved through the introduction of soft landscaping; block paving in contrasting colours; LED floor lighting; and new pedestrian footpaths. A similar approach has been proposed around the new entrance to Empress Court, with the further addition of bollard lighting along the new footpaths and two new trees to replace one that would be removed to accommodate the foyer extension. The existing brick wall and railings which currently cut-off pedestrian access to Empress Court from Chester Road would be removed, although sections of 1.8m high railings would be erected around the south-western corner of the apartment block to provide security to the ground-floor flat.   


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


L3 – Regeneration and Reducing Inequalities


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 - Design


PROPOSALS MAP NOTATION 


Old Trafford Priority Regeneration Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


H10 – Priority Regeneration Area: Old Trafford


RELEVANT PLANNING HISTORY

Tamworth Estate, Old Trafford

76117/FULL/2011 - Refurbishment of three existing 15 storey tower blocks including overcladding, replacing windows and enclosing balconies together with construction of new entrance structures and installation of new heating plant and enclosures at roof level. Formation of additional parking spaces and associated hard and soft landscaping – Approved with Conditions, 16/06/2011

CONSULTATIONS


LHA: No comments received


Built Environment: No comments received

Greater Manchester Police Design for Security: No comments received


Any comments received shall be included within the Additional Information Report


REPRESENTATIONS


None received to date


OBSERVATIONS

PRINCIPLE OF DEVELOPMENT


1. The application proposes the refurbishment of two tower blocks along with associated hard and soft landscaping works. The application site lies within the Old Trafford Priority Regeneration Area and therefore falls to be considered under Policy L3 – Regeneration and Reducing Inequalities of the Trafford Core Strategy. Policy L.3.1 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; improvements to the local environment; and secure opportunities to reduce crime and to enhance community safety. The proposed refurbishment of this aspect of the Hullard Estate is considered to be consistent with the regeneration policy framework of the Core Strategy as it will improve the quality and sustainability of the housing stock within the tower blocks; will enhance their overall appearance; and will create safe and useable parking and landscaping/amenity facilities which can be enjoyed by the Hullard Estate community. The proposals are also considered to be consistent with the broader aspirations of the Old Trafford Masterplan, which whilst not a formal planning policy, does form a material consideration in the determination of this application. Therefore, the principle of this proposed development is welcomed by the Council.

RESIDENTIAL AMENITY


2. The proposed alterations to the tower blocks will be highly visible to occupants of residential properties in the surrounding area when using their private gardens, including those low-rise properties within the Hullard Estate and the properties on the western side of Chester Road. However, it is considered that the overcladding of the towers will improve their external appearance and as such there will be no detrimental impact on residential amenity in this respect. The proposed heating plant extensions project in a northerly direction and retain a sufficient distance to any habitable room windows (50m+) to prevent them from having more than a very limited impact on these properties. 


3. The proposed overcladding of the tower blocks will significantly improve the insulation and heating systems which operate within them and these external alterations form one part of the wider modernisation of the interior of each flat within the tower blocks, in an effort to extend the lifetime of this estate. It is considered that these works, coupled with the improvements to pedestrian access and cycle and vehicle parking, will all serve to improve the quality of living for the occupants of these two tower blocks, and as such this aspect of the scheme is in compliance with Proposals L3, L5 & L7 of the Trafford Core Strategy; Proposal H10 of the Revised Trafford UDP; and the wider aspirations of the Old Trafford Masterplan also.


DESIGN AND STREET SCENE


4. The main impetus behind the recladding of the buildings is to provide a second external skin which would improve its thermal insulation, leading to better, more efficient living conditions for each of the occupants. However, in conjunction with these improvements the applicant has also sought to modernise the appearance of the tower blocks which are at present of typical 1970s high rise design, and as such now look dated. An opportunity to modernise the appearance of the building has also been identified with respect to the installation of the new heating plant to the roof of the tower blocks. The applicants have stated in their submission that they believe the tower blocks can become a symbol of the area’s recovery; this is achieved through the careful positioning of the heating plant on the roof which will create a new emphasis and a unique identity for each of the blocks. Due to the substantial height of these buildings and resulting long range of visibility, the overcladding of the building and the new plant will have a major impact on the streetscene across a wide area.


5. The overcladding for the tower blocks comprises a mixture of coloured (though predominantly white) render and coloured aluminium panels. The aluminium cladding will be used to enclose some of the existing balconies at Princess Court, and the new bay features at Empress Court; they shall also coat the new heating plant to both tower blocks. Coloured render will be applied between rows of windows to give a horizontal emphasis to particular elevations. It is considered that the layout of this render will create a degree of visual interest that will give the tower blocks a more contemporary appearance. White render has been proposed as the primary material to the exterior of the buildings, and whilst there is some concern regarding the extent to which this will remain clean over time, it is on balance considered to be a reasonable finish as the applicant intends to use a lotus silicon render which provides a water repellent surface that will remain dirt-free for longer. The occupants of the buildings have been involved in the design process and have assisted in choosing the colour schemes for the aluminium cladding and heating plant. However, the colours indicated on the proposed elevations are, at present, still indicative as the final shades of grey for each tower block are still to be agreed upon by Trafford Housing Trust. It is recognised that the design approach proposed for these towers within the Hullard state is in-line with that used for the refurbishment of three towers within the nearby Tamworth Estate. It is considered appropriate that a consistent design approach be applied to the tower blocks across the Old Trafford Masterplan area, although it is recognised, and welcomed, that subtle variations in external appearance do exist between the individual tower blocks, and the two estates, to contribute towards a sense of identity for their residents. It is recommended that a condition be added to any approval which requires further information regarding the colour of the aluminium panels to be submitted for the LPA’s approval prior to work commencing.


6. The improvements to the insulation of the tower blocks have resulted in an increase in the amount of plant sited on the top of the roof. The applicant has chosen to make a feature of the proposed heating plant by cladding it in coloured aluminium and positioning it so that it overhangs the edge of the roof by approximately 2m. The name of each tower block will be printed on both side elevations of the heating plant.  A similar approach to this has been built-out by Urban Splash on three tower blocks in Collyhurst, North Manchester, and an identical design approach is under construction 750m to the south-east of the application site at three THT owned tower blocks of identical appearance to those in the Hullard Estate. This approach of turning heating plant into an architectural feature in its own right is considered to be acceptable and represents an improvement over the existing roof plant which appears unsightly. The proposed heating plant has been positioned so that it points northwards towards Manchester city centre; orienting the plant in this direction makes it clearly visible from some of the most prominent locations in the surrounding area, namely to motorists travelling into Trafford along Chester Road and Bridgewater Way, and from Cornbrook metrolink stop which benefits from an elevated position in the landscape. It is considered that the north-facing orientation of the plant extensions will serve to transform the towers into easily recognisable landmark features; will increase the sense of identity for each tower block; and will improve the overall appearance of the buildings. Therefore, the impact on the streetscene and surrounding area, whilst significant, is considered to be acceptable. 

7. The proposed single-storey reception buildings are generally contained within the main envelope of each tower block and set sufficiently away from the respective highways that they are accessed from. The design of these extensions is in-keeping with the general character of the refurbishment works to the main tower blocks, yet their orientation and proposed palette of materials will also serve to create easily identifiable and distinguishable public entrances for visitors and will significantly improve legibility within the Hullard Estate. In particular, residents of/visitors to Empress Court will benefit from the new entrance extension as the building will now be accessible directly from Chester Road, a principal road and busy bus corridor in the area. The proposed entrance forecourts will also serve to reinforce the principles of legibility and salience outlined above providing that well-considered lighting and a high-quality palette of materials are used in these areas.


8. To allow pedestrian access to Empress Court from Chester Road a section of boundary wall, piers and railings is set to be removed. The adjacent three-storey apartment block will be secured by introducing an identical boundary treatment which runs along the southern edge of the proposed pedestrian access from Chester Road, which is considered to be a reasonable approach. The ground-floor apartment within Empress Court that is located closest to Chester Road will be separated from public space around the tower by a proposed set of 1.8m high railings; it is considered such a treatment will provide the occupants of this flat with security without the character and appearance of the streetscene being unduly harmed. 


IMPACT ON CONSERVATION AREA


9. Empress Court is sited on the opposite side of Chester Road (40m) to a series of buildings which from part of the Empress conservation area. Empress Court and Princess Court are 45.5m in height and as such the proposed overcladding and heating plant alterations at both towers will be seen in the same context as several buildings within the conservation area. The properties which directly face Empress Court (Millenium House and Empress Business Centre) are modern developments which contribute less to the special character of the conservation area than their adjacent neighbours, a Victorian terrace to the north, and a series of former Victorian Mills to the south-west. It is these latter properties, in particular the Grade II Listed Duckworth Mill 120m away, whose setting is considered to be most sensitive and worthy of protection. The proposed overcladding/heating plant to the tower blocks, whilst contemporary in appearance, will be finished in a series of neutral colours that will prevent the tower blocks from unduly competing for views with any of the heritage assets in the nearby Conservation Area. Most importantly though it is recognised that the proposed external alterations to the tower blocks will significantly improve their overall appearance and as such will serve to reduce any impact that they currently have on the setting of the Empress Conservation area.          


ARBORICUTURAL ISSUES


10. The applicant has indicated within their Arboricultural Statement that the application site currently contains 12 individual trees and four small groups of trees. The proposed site plan indicates that three trees classified as being of ‘low quality/value’ are to be removed on land to the north-east of Princess Court, whilst one tree of ‘moderate quality/value’, a Cherry tree, will be removed adjacent to Empress Court to allow the entrance extension to be constructed. As part of the proposed soft landscaping works around the site, six replacement trees are to be planted to the grassed area to the rear of Princess Court and its entrance forecourt, and two trees have been proposed outside of the new entrance extension at Empress Court, adjacent to Chester Road. 


11. The Council accepts the removal of the low value trees and also considers that the benefits of siting the new Empress Court entrance extension in its proposed location outweigh any harm caused by the loss of the existing Cherry tree. Furthermore it is considered that a ratio of 2:1 for replacement tree planting around the application site will be sufficient to mitigate the loss of four trees and therefore no additional tree planting need be sought, and this aspect of the application is considered to be acceptable.

ACCESS AND CAR PARKING


12. The creation of the proposed entrance extension at Princess Court has required that the vehicular access to its car park be moved 22m to the north, and this has in turn presented an opportunity to improve the layout of the car park. The rationalisation of the car park will result in 16 car parking spaces being associated with the tower block, which represents an increase in two spaces over the existing arrangement and something that is welcomed by the LPA. The size of the new spaces, and their associated aisle widths, are considered to be in compliance with the Councils Car Parking Standards. Any comments received from the LHA with respect to the re-siting of the vehicular access will be reported in the Additional Information Report.  

CRIME AND SECURITY


13. To date no comments on the proposed developments have been received from ‘Secure by Design’, although it is expected that a representation will be made in the near future and a summary of this shall be included in the Additional Information Report. Notwithstanding this, the following points with respect to ‘Crime and Security’ around the tower blocks are noted by the LPA:


· The new car park at Princess Court will continue to benefit from surveillance/overlooking from the north-facing facing tower block windows and the glazed frontage to the new entrance foyer extension, as well as the dwellinghouses of 53-55 Cornbrook Park Road.


· The relocation of the entrance to Empress Court will, it is considered, will create a (perceived) safer environment for residents/visitors accessing the building as the new entrance will be accessed directly from, and be overlooked by, the busy Chester Road.


· The existing ground-floor apartment at Empress Court which faces Chester Road will be adequately secured through the erection of the proposed railings around part of the tower block.    


To further ensure that the proposed development enhances security within the Hullard Estate and reduced opportunities and perceptions of crime, it is recommended that a condition be attached which requires the applicant to submit details of how crime prevention measures will be achieved for the two tower blocks. 


FINANCIAL CONTRIBUTIONS


14. This application does not include the creation of any additional units of accommodation, but relates solely to the refurbishment of existing ‘affordable housing’ units and the surrounding land to which it relates. Therefore this application is exempt from Specific Green Infrastructure contributions, as set out in the Councils SPD1: Planning Obligations.


CONCLUSION


15. In conclusion, the proposed development would result in significant improvements to the facades of these prominent buildings, thermally and visually, thus extending the future of the two existing structures. The creation of clearly defined and easily accessible public entrances serve to create a safer, more legible and appealing environment for residents and visitors to the Hullard Estate, as well as improving the overall appearance of the site generally. Therefore the development is considered to be in compliance with all relevant Trafford Core Strategy Policies and is in-line with the broader aspirations of the Old Trafford Masterplan, and is recommended for approval accordingly.


RECOMMENDATION: GRANT subject to the following conditions


1. Standard condition;


2. Compliance with all plans


3. Materials condition; (including colour of façade/plant cladding)


4. Landscaping condition; (inc. additional tree planting, hard surfacing for car parking, pavements & entrance foyer)


5. Landscaping maintenance


6. Tree protection scheme


7. Lighting condition


8. Boundary treatments


9. Retention of parking/access facilities condition


10. Submission of porous materials for hardstanding


11. Details of crime prevention measures to be submitted


JK
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