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—— METROPOLITAN BOROUGH ——




AGENDA PAPERS MARKED ‘TO FOLLOW’
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 10th May 2012
Time:  6.30 p.m. 

Place:  Rooms 7 & 8, Ground Floor, Quay West, Trafford Wharf Road, Trafford Park, Manchester M17 1HH
	
	A G E N D A                      PART I
	Enclosure
No.
	Proper Officer

under L.G.A., 1972, S.100D (background papers):



	5. 
	APPLICATION FOR PLANNING PERMISSION 77813/FULL/2011 – OPTIMUS BUILD LIMITED – 85 BROAD ROAD, SALE 
To consider the attached report of the Chief Planning Officer. 
	
[image: image2.emf]PDC Agenda Item 5 -  77813 85 Broad Road, Sale.doc



	
[image: image3.emf]PDC Agenda Item 5 -  77813 Broad Road Location Plan.doc



	6.
	URGENT BUSINESS 
It is anticipated that the Chairman will allow consideration of the following applications as a matter of urgency: 
(a)
Application for planning permission 78108/HHA/2012 – Mr. L. Hamdani – 47 Westgate, Hale 


To consider the attached report of the Chief Planning Officer.
(b)
Application for planning permission 78342/HHA/2012 – Goldcrest Brands – Quinta, Hawley Lane, Hale Barns

To consider the attached report of the Chief Planning Officer.

	
[image: image4.emf]PDC Agenda Item  6(a) - Urgent Item - 47 Westgate, Hale.doc



[image: image5.emf]PDC Agenda Item  6(b) - Urgent Item - Quinta, Hawley Lane, Hale Barns.doc


	
[image: image6.emf]PDC Agenda Item  6(b) - Urgent Item - Hawley Lane Location Plan.doc



	
	THERESA GRANT 
Acting Chief Executive 


	
	

	
	Contact Officer:  Michelle Cody 

Extn.:   2775
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LOCATION PLAN FOR APPLICATION No: - 77813/FULL/2011



Scale 1:1250 for identification purposes only.



Chief Planning Officer



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



Top of this page points North







                      







This material has been reproduced from Ordnance Survey digital map data with the permission of the controller of Her Majesty’s Stationery Office, © Crown Copyright. Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings.
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LOCATION PLAN FOR APPLICATION No: - 78342/HHA/2012



Scale 1:1250 for identification purposes only.



Chief Planning Officer



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



Top of this page points North







                      







This material has been reproduced from Ordnance Survey digital map data with the permission of the controller of Her Majesty’s Stationery Office, © Crown Copyright. Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings.
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		WARD: Hale Central

		78108/HHA/2012

		DEPARTURE: No





		Erection of two storey side extension; erection of single storey front extension incorporating bay window and new front porch canopy following enclosure of existing front porch; creation of new pedestrian and vehicular access into site with the erection of associated gateposts and gates and; provision of hard landscaping (including parking area and raised patio) within the site; external alterations (Re-submission of 77625/HHA/2011).



		47 Westgate, Hale, WA15 9BA





		APPLICANT:  Mr L Hamdani





		AGENT: BlueChip Architecture Ltd





		RECOMMENDATION:  REFUSE 
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Councillor Candish has requested that the application be determined by the Planning Development Control Committee for the reasons set out in the report

SITE

Detached residential property in a street of similar styled early 20th century residential properties.  The properties are generally Edwardian or late Victorian.  The street scene is characterised by low level boundary walls and gates with an abundance of planting within front gardens.


The application site is a short walking distance from the Hale District Centre on Ashley Road and lies on the junction of Westgate and Hazelwood Road.  There are residential properties to all sides of the property.

PROPOSAL


Permission is sought for the erection of a two storey side extension running the full depth of the main two storey dwelling and the erection of a single storey front extension incorporating a bay window and a front porch canopy, following enclosure of the existing small porch.  Permission is also sought for: alterations to the front boundary incorporating the relocation of a pedestrian entrance (with associated gateposts and gate) from the corner of Westgate and Hazelwood Road to a more central location on the Westgate frontage; the creation of a new vehicular access and associated gates, gateposts and hardstanding, accessed from Hazelwood Road; and, the erection of a raised patio area to rear of dwelling (600mm)

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

· The Greater Manchester Joint Waste Plan, adopted 01 April 2012. 

On 25th January 2012 the Council resolved to adopt and bring into force the GM Joint Waste Plan on 1 April 2012. The GM Joint Waste Plan therefore now forms 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

R2 – Natural Environment


PROPOSALS MAP NOTATION


None


PRINCIPAL REVISED UDP POLICIES/ PROPOSALS


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainability


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


SUPPLEMENTARY PLANNING GUIDANCE


Supplementary Planning Document 4 (SPD4): A Guide to Designing House Extensions and Alterations (Adopted 27th February 2012)


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


The DCLG published the National Planning Policy Framework (NPPF) on 27 March 2012.  The NPPF sets out the Government’s planning policies for England and how these are expected to be applied.  With immediate effect the NPPF replaces 44 documents including Planning Policy Statements; Planning Policy Guidance; Minerals Policy Statements; Minerals Policy Guidance; Circular 05/2005: Planning Obligations; and various letters to Chief Planning Officers.  The NPPF will be referred to as appropriate in the report.


RELEVANT PLANNING HISTORY

77625/HHA/2011: Erection of two storey side extension; erection of single storey front extension incorporating bay window and new front porch canopy following enclosure of existing front porch; creation of new pedestrian and vehicular access into site with erection of associated gateposts and gates; and provision of hard landscaping (including parking area and raised patio) within the site; external alterations.

WITHDRAWN, 13 Dec 2011

74105/HHA/2009: Erection of single storey side/rear extension to form additional living accommodation. 


APPROVED, 26 Oct 2009

H/43995: Erection of a detached garage and construction of new access to Hazelwood Road. 


APPROVED, 23rd Jul 1997


CONSULTATIONS


LHA – No objection.

Drainage – The site is in a Critical Drainage Area.  Standard drainage informatives R2 and R12 are recommended.

Highways – No objection.  The new vehicle crossing is to be agreed with the LHA


REPRESENTATIONS


Objections


Councillor Alan Mitchell has requested that the application be called-in to Planning Committee if recommended for approval and has objected to the application on the following grounds:


· Destruction of the existing building lines

· Damage to visual amenities of otherwise delightful area


· Overbearing and intrusive development to detriment of immediate neighbours and area as a whole

Neighbours – 3no. individual letters of objection from independent addresses have been received.  The main planning related comments contained therein are summarised as follows:

· Siting, scale, massing and height impacts adversely on the appearance of the area.


· Not in keeping with surrounding properties


· Impact on Building Line and “harmonious layout of neighbourhood”, which has been in place since Edwardian era


· Contravenes highway regulations (safety)


· Heavy traffic, heavy parking and access/egress from properties is very bad due to extremely poor visibility.

· Loss of light


· Restriction on views down Hazelwood Road would lead to highway safety concerns


· Impact on outlook (“right to a view” is not a planning consideration)


Support


Councillor Chris Candish has requested that the application be called-in to Planning Committee if recommended for refusal and has expressed support of the application for the following reasons:


· Proposal complements the existing architecture and offers no loss of amenity to residents in Westgate or Hazelwood Road.


· Development not out of keeping with the current street scene.


Neighbours – The applicant submitted 7no. letters at application validation stage in support of the application.  These letters were all identical in content and were not individually submitted in response to the formal planning application consultation process.  The letters were signed by residents of Hazelwood Road and Westgate, offering general support for the proposal and confirming that the proposed development “looks in-keeping with the original building, aesthetically pleasing to the eye and does not appear to have a detrimental affect of the street scene of either Westgate or Hazelwood Road but could only enhance it.” 

1no. letter of support was identified as being from 12 Hazelwood Road, Hale, an address which was also used by an objector.

OBSERVATIONS


Policy Context


National Guidance

NPPF


Paragraph 9 reveals that “Pursuing sustainable development involves seeking positive improvements in the quality of the built, natural and historic environment…”


Of the Core planning principles identified at paragraph 17, it is considered that the following are relevant to this application.  “Planning should:


· always seek  to secure high quality design and a good standard of amenity for all existing and future occupants of land and buildings”

Section 7 details the importance of good design.  Paragraph 58 notes that planning policies and decisions “should aim to ensure that developments:


· establish a strong sense of place, using streetscapes and buildings to create attractive and comfortable places to live, work and visit.


· respond to local character and history, and reflect the identity of local surroundings and materials, while not preventing or discouraging appropriate innovation.


· are visually attractive as a result of good architecture and appropriate landscaping.”


Trafford Core Strategy


Policies of particular relevance to this application, 


L7 (Design) clearly sets out that development must be appropriate in its context, make best use of opportunities to improve the character and quality of an area and must enhance the street scene or character of the area by appropriately addressing scale, density, height, massing, layout, elevation treatment, materials, hard and soft landscaping works and boundary treatment.  Furthermore, policy L7 reveals that development must be compatible with the surrounding area and must not prejudice the amenity of the future occupiers of the development or occupants of adjacent properties.


L5 (Climate Change) states that new development should mitigate and reduce its impact on climate change factors, such as pollution and flooding and maximise its sustainability through improved environmental performance of buildings, lower carbon emissions and renewable or decentralised energy generation.

R2 (Natural Environment) reveals that in order to ensure the protection and enhancement of the natural environment of the Borough, developers will be required to demonstrate through a supporting statement how their proposal will protect and enhance the landscape character, biodiversity, geodiversity and conservation value of its natural urban and countryside assets having regard not only to its immediate location but its surroundings; and how the development will protect the natural environment throughout the construction process.   In this particular case no such statement has been submitted.


Supplementary Planning Guidance


Supplementary Planning Document 4 (SPD4): A Guide to Designing House Extensions and Alterations (Adopted 27th February 2012)


Paragraph 2.2 iterates the importance of extensions reflecting “the character, scale and form of the original dwelling by matching, harmonising with the existing architectural style and detailing.  Ill-designed or excessively large extensions can spoil the appearance of your property.  Careful consideration should be given to the individual details of the original property in designing any extension to help maintain and reinforce the style of the main dwelling and help an extension to blend in with the street scene.”

Paragprah 2.7.1 continues to stress the importance of an extension fitting in with its surroundings “by not only complementing the dwelling but also the streetscene that it sits within.  Extensions should harmonise with other residential development in the vicinity, in terms of the scale and design, spacing within the plot, and the prevailing architectural design.”

In respecting the street scene, paragraph 2.7.2 specifically indicates that “care should be taken [when designing an extension] not to protrude past prominent building lines in the street scene, particularly on corner sites, so as to not appear out of character.”


Spaciousness is in important factor in determining planning applications for extensions and paragraph 2.8.1. reveals that “the gaps in between buildings and the space surrounding them make an important contribution to an area’s character……It is important that sufficient space is retained within a plot to ensure that the site does not appear cramped or over-developed and to ensure that the street scene retains its prevailing residential pattern.


House Extensions


Specifically in relation to House Extensions of this nature on corner properties, the document reveals the following relevant guidance:


“3.3.1
Extensions on corner properties, between the side of the house and the road, can appear unduly prominent and obtrusive, particularly if they come forward of the general line of the fronts of neighbouring properties.  Extensions in these locations should not be visually over-dominating or disrupt the sense of openness between the properties and the street scene.”


Paragraph 3.3.2 continues, that “a proposal is more likely to be acceptable if:


· The proposal is in keeping with the building line and does not appear over-dominant in the street scene.


· There is sufficient space left between the extended property and the back of pavement to maintain the character of the surrounding area.”


“2.7.2
The design, scale, form and finish of an extension should blend in with and complement the character and design of neighbouring houses and the street scene.”


Boundary Treatment and Landscaping


Paragraph 2.7.2 reveals that when designing a proposal “existing features within the street should be taken account of and complemented, such as hedges, trees, landscaping, walls and gateposts.”


Specifically in relation to Boundary Treatment, the document reveals the following relevant guidance:


“3.12.1 Proposals for new or replacement fences, walls or other means of enclosure will be considered in terms of their impact on residential amenity, highway safety and in particular the visual character of the surrounding area” 

“3.12.3 … large parts of Trafford are defined by low boundary walls with planting behind, and in such areas, boundary treatment proposals should be in keeping with this prevailing type of boundary.”


“3.12.4  The type, height, length, design and siting of a boundary treatment are all important characteristics as to whether it would be acceptable.”


DESIGN AND APPEARANCE OF PROPOSED EXTENSIONS AND ALTERATIONS

Spaciousness


1. The character of Westgate changes from the more compact groups of 4no. terraced period properties at the south-western end, close to the District centre, to a more spacious feel north-east of 39 and 38 Westgate, where semi-detached and detached period properties are prevalent.  To the north-eastern end, the properties appear to retain a consistent distance back from pavement (6-8m) and the pervading character is one of relative spaciousness around medium sized period properties with low (largely stone) walls and informal front gardens with soft landscaping a dominant feature.


2. The proposed two storey side extension would run the full depth of the existing two storey dwelling and would continue the roof ridge to the south-western side of the existing dwelling.  The proposed projection, at two storey level, of 3.8m to the south-western side reduces the distance to that side boundary (Hazelwood Road boundary) to 3.5m.  In comparison, the existing distance to the Hazelwood Road boundary of the site is 7.3m, which currently balances the 8m retained from number 45 Westgate to their north-eastern side boundary (Hazelwood Road boundary).  The current balanced arrangement at the entrance to Hazelwood Road is characteristic of the spacious quality of the area in general, particularly noticeable in the plan form of properties at the north-eastern end of Westgate and within Hazelwood Road.  


3. It is considered that the proposed two storey side extension would lead to an uncharacteristic scale of development which would appear cramped and over-developed and would lead to an unacceptable loss of spaciousness.  Furthermore, the prevailing residential pattern of the street scene would be impacted upon in a negative manner. 

Building Line


4. The applicant has indicated a “building line” on one of the submitted plans (201e).  However, that submitted building line does not account for the curvilinear form of Hazelwood Road and ignores the somewhat consistent set back of properties on Hazelwood Road, which are no closer than 7m from back of pavement.  In this instance, it is considered that the actual building line along Hazelwood Road is also curvilinear, following the pattern of the road.  As such, it is clear from the submitted plans that the proposed two storey side extension impinges significantly upon the apparent building line within Hazelwood Road.  On this basis, the proposed extension would appear unduly prominent and obtrusive and would disrupt the sense of openness between the properties and the street scene.

Design

5. The existing dwellinghouse has been carefully designed to “turn the corner” of Westgate and Hazelwood Road.  To achieve this, the existing front and side elevations are designed with single storey bay windows and a large amount of glazing and detail on both the south-east (front) and south-west (side) elevations.  By providing 2no. enlivened elevations, it is considered that the importance of both “principal” elevations has been addressed in the existing design.  Similarly, the set back distance from back of pavement on both the south-east and south-west elevations is similar, reiterating the importance of both “principal” elevations.  


6. Furthermore, the current property has attractive architectural features including the recessed open front porch incorporating an Edwardian style veranda.  The scale of the south-west (front) elevation is currently consistent with other properties in the vicinity.  


7. It is acknowledged that when designing the proposed two storey side extension steps have been taken to reflect details from the existing dwellinghouse, including reflecting the roof ridge detail, identifying appropriate materials, introducing a similar second bay window on the south-east (front) elevation and the inclusion of an open front porch.  Indeed the plans demonstrate that window proportions have been mirrored to present a symmetrical front elevation.  Notwithstanding this, it is considered that the balance and interest of the existing property would be lost as a result of the proposed extension, and the second bay and porch, impact negatively on the character of the existing dwelling.  Furthermore, no steps have been taken to enliven the proposed side elevation facing Hazelwood Road.  The proposed loss of the recessed open front porch and veranda is considered regrettable and serves to detract from the character of the existing property.  In terms of scale, it is considered that the proposed two storey side extension will present an over-large frontage, uncharacteristic of the street scene. 

8. Despite the care taken to acknowledge details from the existing dwelling, it is considered that the proposed extension and alterations to the front elevation do not enhance the street scene or character of the area by appropriately addressing scale, massing or elevation treatment.  As such, the proposal is contrary to policy L7 of the Trafford Core Strategy and SPD4: A Guide to Designing House Extensions and Alterations.


9. There are no concerns in design terms with the proposed fenestration alterations to the existing single storey rear extension or the design of the simple, modest, raised patio area.

RESIDENTIAL AMENITY


10. There is no proposed forward projection in front of any of the existing windows and in excess of 23m is retained to properties on the opposite side of Westgate. In light of the siting of the proposed extension and raised patio, it is considered that the only properties potentially affected by the proposal are number 13 Hazelwood Road and number 45 Westgate.


Rear


11. Due to the siting of the proposed extension to the side of number 47, with no projection to the rear, and given that the rear window to the en-suite at first floor level will overlook the semi-public front garden area to number 13 Hazelwood Road only, there are no concerns from the proposed extension in terms of residential amenity to the rear.


12. The raised patio area (600mm elevation) will reduce distance to rear boundary (side boundary of number 13 Hazelwood Road) from 12m to 9m.  However, there are no primary habitable windows on the side elevation of number 13 Hazelwood and as such, no overlooking/loss of privacy concerns.


Side


13. The distance between the side elevation of the dwelling at number 45 Westgate (south-west of the application property) and the proposed two storey extension is circa 24m which is sufficient to avoid any overlooking or overbearing impacts. Furthermore, the distance from the proposed side extension to the side boundary to the garden of number 45 is circa 14m, which is in excess of the 10.5m guideline figure to safeguard from loss of privacy concerns.  As such, it is considered that no obscure glazing condition is required for the proposed en-suite at first floor level on the side elevation.


NEW VEHICULAR ACCESS


14. The proposed vehicular access if sufficiently wide at 3.6m for access and egress to be comfortable.  Furthermore, the access point is set back to the rear of the site, some 25m back from Westgate.  This is considered sufficient distance back to safeguard against significant highways obstruction and potential safety concerns affecting other road users turning into Hazelwood Road.

15. Although there is invariably the potential for conflict with pedestrians when vehicles access driveways across the public pavement (particularly when access gates are set flush with the front boundary), in this particular case, the gate and gateposts are set to a maximum of 1.3m in height (gateposts), which will allow sufficient visibility between pedestrian and driver to reduce potential conflict.

16. Number 47 Westgate currently has no vehicle access off street.  The vast majority of the residential properties in the vicinity, whether that be on Westgate or Hazelwood Road do have characteristic driveways.


17. Planning permission was granted for the formation of vehicle access off Hazelwood Road in 1997 (see above), which is also a material consideration in this case, although there has been a material change in planning circumstances (Core Strategy and National Planning Guidance) in the intervening period with greater emphasis now being placed on design and impact in the street scene.  Nonetheless, and in light of the above, the principle of the new vehicle access is acceptable in the proposed location.


BOUNDARY TREATMENT AND LANDSCAPING


18. The proposed relocated pedestrian access gate is considered acceptable and will effectively relocate the original (or similar) pedestrian gate and gateposts from the junction of Westgate and Hazelwood Road to a more central position on Westgate.  Although this will alter the character of number 47 (the pedestrian gate currently lies with good views of both the front and the decorated side elevations), the height, design and use of materials remains consistent with the existing character, reflective of the appearance of the boundary treatments in Westgate as a whole.

19. Equally, the proposed new vehicular access gate and gateposts are considered to be of an appropriate size and scale.  The gateposts will be characteristic and reflect the design and form of those at number 13 Hazelwood Road.  The gate has a significant horizontal emphasis due to its singular sliding nature, which is not characteristic, although it is of modest height (1.2m), will be of timber construction and is considered acceptable in this location.  Sufficient set back would need to be provided to ensure that the runners of the “sliding” gate will still allow the boundary hedge to thrive.  Given the width of the stone wall (250mm), the remaining 250mm set back of the runners identified may not provide the necessary space for the characteristic hedge to flourish, although it is considered that a larger set back could be provided through an appropriately worded condition to ensure the hedging remains healthy and full.

VEHICLE PARKING


20. There is currently no off-street parking and the proposal would be to provide 1no. off-street space.  Although this would lead to a loss of some private rear garden area, the provision of an additional car parking space is acceptable and would assist the on-street parking problems in the area.

RECOMMENDATION: REFUSE, for the following reasons:


1. The proposed development by reason of its:

a. size, massing and siting in close proximity to Hazelwood Road, would result in a an over-dominant feature in the street scene, protruding significantly beyond the existing prominent building line and leading to a loss of spaciousness which would adversely affect the street scene and would not be compatible with the character of the surrounding area.

b. design and size would be detrimental to the character of the host dwelling and would result in an overly large property, which would not enhance the street scene or character of the area by appropriately addressing scale, massing or elevation treatment.  

As such, the proposed development is contrary to policy L7 of the Trafford Core Strategy, relevant parts of the National Planning Policy Planning Framework and Supplementary Planning Document (SPD4): A Guide to Designing House Extensions and Alterations.


MW
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		WARD: Hale Barns

		78342/HHA/2012

		DEPARTURE: No





		Erection of two-storey side and rear, single and two storey side and two storey rear extensions; erection of chimney; removal of existing render and re-rendering of whole property (Amendments to previously approved applications 75783/HHA/2010 and 76438/HHA/2011 to accommodate more accommodation above garage).



		Quinta, Hawley Lane, Hale Barns, WA15 0DY





		APPLICANT:  Goldcrest Brands





		AGENT: James Crosbie Associates Ltd





		RECOMMENDATION:  REFUSE 









SITE

The application relates to a detached house at the junction of Hawley Lane with Elmsway in the South Hale Conservation Area.  The house fronts Hawley Lane and its side and rear gardens are bounded by Elmsway. There is a Tree Preservation Order covering the site. 


The house is currently being extended with the benefit of planning permissions H/75783/HHA/2010 and 76438/HHA/2010. Extensions to the eastern side of the property are for the most part complete. Work on the garage has been halted as a result of the applicant wishing to create more accommodation on this side of the building through the submission of this application. The applicant has also removed the original chimney and roof to the building. Work on re-instating these elements is not yet complete.


PROPOSAL


The extensions for which permission are sought are for the most part the same as those previously approved under H/75783/HHA/2010 and 76438/HHA/2010 but with the addition of a larger room above the garage on the western side of the building. Approval has been granted previously for a wet room / laundry above the garage. The drawings do not indicate whether the room is to be used as a bedroom or a bathroom but given the considerable size of the room, it is assumed that the intention is that it will be used as a bedroom. 


Whilst the ground floor of the extension to this side of the house has already been built up to the previously approved eaves level, the submitted drawings indicate that the width of the main body of the extension to the eastern side of the house is to be reduced from 5.8 metres (approx) and 6.8 metres (approx) when including the plant room, to 5.5 metres and 6.4 metres respectively. The ridge line as proposed, increases in height from 6 metres (approx) to 7.4 metres (approx). One dormer window to both the front and rear elevation are now proposed, whereas under the previous approvals there were none. The applicant has agreed to check the proposed dimensions and clarification will be provided on the Additional Information Report.

DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


         The Regional Spatial Strategy for the North West of England, adopted September 2008. The Secretary of State for Communities and Local Government has 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.

· The Greater Manchester Joint Waste Plan, adopted 01 April 2012. On 25th January 2012 the Council resolved to adopt and bring into force the GM Joint Waste Plan on 1 April 2012. The GM Joint Waste Plan therefore now forms 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


L7 – Design

R1 – Historic Environment

PROPOSALS MAP NOTATION


Conservation Area - South Hale

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV21 - Conservation Areas

PRINCIPAL RSS POLICIES

DP1 – Spatial Principles

DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Uses and Infrastructure


MCR3 – Southern Part of the Manchester City Region

NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


The DCLG published the National Planning Policy Framework (NPPF) on 27 March 2012.  The NPPF sets out the Government’s planning policies for England and how these are expected to be applied.  With immediate effect the NPPF replaces 44 documents including Planning Policy Statements; Planning Policy Guidance; Minerals Policy Statements; Minerals Policy Guidance; Circular 05/2005:Planning Obligations; and various letters to Chief Planning Officers.  The NPPF will be referred to as appropriate in the report.


RELEVANT PLANNING HISTORY

76438/HHA/2011 - Erection of two storey side and rear, single and two storey side and two storey rear extensions; erection of chimney; removal of existing render and re-rendering of whole property. Granted 14 July 2011.


75783/HHA/2010 - Erection of two storey side and rear, two storey side, two storey rear extensions; erection of chimney, rebuilding of existing chimney on front elevation, removal of existing render and re-rendering of whole property with construction of new brick plinth. Granted 6 December 2011.


75377/HHA/2010 – Erection of boundary treatments to Hawley Lane and Elmsway comprising 1.8 metre high railings, stone wall, timber gates and gateposts and associated landscaping.  Planning permission granted on 27 May 2011.


H/71054 – Erection of two storey side and rear, two storey side, two storey rear extensions, erection of chimney, and installation of hard surfacing.  Granted 9 October 2009.


H/CC/71090 - Conservation Area Consent for demolition of existing garage and single storey side extension. Granted 27 April 2009.


H/67995 - Demolition of existing house and erection of 2.5 storey detached dwelling. Refused 6 September 2007. Appeal dismissed 30 June 2008.

APPLICANT’S SUBMISSION

Two Design and Access Statements and two PPS5 Historic Environment Statements have been submitted, all of which were prepared in relation to previous applications on the site. They do not make any specific comment on the latest proposed alterations to the property, but they do conclude that the applicant considers the proposals to be acceptable.


The applicant has since stated that he believes that the proposed dormer to the front will create balance and symmetry to the property. There are dormers on other properties in the vicinity. 


The applicant has indicated that he was informed over the Bank Holiday weekend by the immediate next door neighbour that someone has maliciously sent inaccurate information packs to all neighbours, indicating that the applicant is seeking further extensions and encouraging them to object to the application. Stresses that he is only looking to add the extension included in this application. Is aware that the closest neighbour does not object and does not consider that other neighbours are affected.


CONSULTATIONS


None

REPRESENTATIONS


Neighbours – 7 letters of objection have been received raising the following concerns:

Thought that when the application for demolition and rebuild was dismissed on appeal, the Council felt that the original building had a period appearance that was an asset to the architectural mix in the local area. Since then the developer’s wishes have prevailed and, rather than a modest extension that would retain the character of the original building, as it is believed the Council originally wanted, the building is being remodelled to a very much larger home with the original character essentially lost. The attractive corner plot has been replaced by a very dominating hulk.


Original property had architectural properties that fitted in well with those of the surroundings and was well proportioned with respect to the frontage of the site.


Gross overdevelopment of the site. Would result in a high and imposing structure on the Hawley Lane streetscene, out of character with and dwarfing other buildings in the immediate vicinity. The development already swamps the neighbouring properties. 


Additional first floor extension results in a cramped appearance. The property, with its large wings is too large for the plot. Out of character with the area. The increased height of the roof will butt up too closely to Pinewood.


The current development has already considerably impacted on the view from the Wicker Lane end of the property, whilst the proposed extension would further damage what is left of the view from The Coppice end.


Development is becoming an eyesore. It must seriously contravene the South Hale Conservation Area planning guidelines.


Dominates views from property across Hawley Lane.


Overlooking from dormer window to front.


The feature chimney has not been replaced.


Concern about boundary treatment erected.


Trees have been lost on the site.


Concern expressed about owners tactics - tries and succeeds in pushing the boundaries of what he can get away with by continually amending his applications. Frustrating to have to consider all these attempts to extract the largest built space possible from the site, solely for the purpose of making money and without any real regard to the impact on the local neighbourhood and on people that actually live here.


One letter has been received from the occupants of the adjacent property, Pinewood, who do not object to the proposal. Unhappy at having lived next door to a vandalised property / building site for four years. Hope that the project, which can only improve the area, can be completed without further delay.


OBSERVATIONS


1. This application introduces only one new element to this development project, that of the proposed erection of a larger room over the previously approved garage. The impact of the extensions to the eastern side of the property, the impact of the boundary treatment, the rebuilding of the chimney and re-rendering of the property have been considered under previous applications.


DESIGN AND APPEARANCE & IMPACT ON THE CHARACTER OF THE CONSERVATION AREA


2. The application site falls within Sub Area D of the South Hale Conservation Area and as such the Council’s guidelines for the conservation area apply.


3. For extensions to buildings in sub area D, the guidelines recommend that a total distance of 10 metres is retained to the side boundaries and not less than 2 metres is retained to any one side boundary. Where an extension is small and single storey, it may encroach halfway into the 10 metre distance. A minimum distance of 13 metres should be achieved to the front boundary and 20 metres to the rear boundary.


4. The extensions previously approved were broadly considered to comply with the building parameter guidelines. However, this was on the basis that the garage extension with wet room above had the appearance of a single storey structure. The highest part of the garage roof, whilst marginally above the eaves line to the main house would, once built, read as sitting at more or less the same height as the eaves line. As previously approved, when viewed from the west, the character of the original house would have appeared to be mainly intact.


5. The proposed changes sought under this application seek to create a much larger room within the roof space. The ridge line would consequently increase in height from 6 metres to 7.4 metres.  The roof would incorporate two dormers, one to the front and one to the rear. This increase in height, combined with the inclusion of the dormers, results in a considerable increase in the massing of the extension to this side of the house, such that it would no longer be read as a subservient single storey structure. Its height would be the same as the extension to the eastern side of the main dwelling and with the inclusion of the dormer it would appear as another ‘main wing’ to the house. The extension to the east which has already been constructed has a frontage width of 3.9 metres (approx) to Hawley Lane and a further 11 metres (approx) as it turns the corner into Elmsway. If the current application were to be approved this would add a further 5.5 metres to that width. When added together the width of the extensions across the front of the house would total 20.4 metres (approx), compared to the width of the original house at 11.7 metres.   As a result of the proposed increased height and massing, it is considered that the proposed extension would represent a disproportionate addition to the original house to the extent that the extensions would actually dominate the original dwelling. The house at Quinta has been identified as making a positive contribution to the conservation area and this was backed up when an Inspector dismissed the appeal for its demolition and replacement. Not only would the extension fail to make a positive contribution to the character and distinctiveness of a house within a designated conservation area, as NPPF suggests planning authorities should have regard to, it would seriously detract from the character of both the original dwelling and that of the conservation area. 


6. The increase in the height and mass of the roof will also have a serious impact on the spaciousness that currently exists between Quinta and the house to the west, Pinewood. The gaps in between buildings and the space surrounding them make an important contribution to an area’s character. An extension that appears too large in the street scene reduces this sense of spaciousness and can harm the character of the area. It is important that sufficient space is retained within a plot to ensure that the site does not appear cramped or over-developed and to ensure that the street scene retains its prevailing residential pattern. In this respect the extension would fail to comply with the South Hale Conservation Area guidelines, in that it would bring this extension too close to the side boundary with Pinewood. It is considered that this loss of spaciousness would not only fail to preserve or enhance the character of the conservation area, but will result in serious harm to that character. 


IMPACT ON RESIDENTIAL AMENITY


7. It is not considered that the introduction of a dormer to the front elevation would result in any loss of amenity to surrounding residents as the houses on the opposite side of Hawley Lane are over 30 metres away. The proposed dormer to the rear elevation is positioned at an angle to the rear garden of the adjacent dwelling known as Pinewood. At its closest point when measured at an oblique angle, the dormer is a little over 4 metres from this boundary. When measured in a straight line from the dormer to the rear boundary, this distance increases to 9 metres (approx) which is still below the Council’s guideline figure of 10.5 metres for mitigating any overlooking of gardens (SPD 4 - A Guide for Designing House Extensions and Alterations). It is considered that this relationship will result in overlooking of the private rear garden to Pinewood and a consequent loss of privacy to the occupants. 


TREES


8. Notwithstanding concerns expressed by neighbours about the impact of this development project on the protected trees within the site, the proposed extension will not have any further impact on the trees.


PARKING AND ACCESS


9. There are no implications for parking or access arising from this application.


CONCLUSION


10. It is considered that the proposed extension will, as a result of its size, height, design and proximity to the site boundary, seriously detract from the character and appearance of the host dwelling and that of the South Hale Conservation Area. The position of the rear dormer will also result in overlooking over a short distance to the rear garden of Pinewood resulting in a loss of privacy to its owners. As such the proposal is contrary to Core Strategy Policies R1 and L7, and Revised UDP Proposal  ENV 21, the South Hale Conservation Area Planning Guidelines and guidance within the NPPF.


RECOMMENDATION: REFUSE 


1. The proposed extension will, as a result of its size, height, design and proximity to the site boundary, seriously detract from the character and appearance of the host dwelling and that of the South Hale Conservation Area. The proposed extension is therefore contrary to Core Strategy Policies R1 and L7,  Revised UDP Proposal ENV 21,  the South Hale Conservation Area Planning Guidelines and guidance within the NPPF.


2. The proposed extension, by reason of the position of the rear dormer in close proximity to the boundary of the rear garden to the adjacent dwelling, Pinewood, would result in overlooking over a short distance to the garden of Pinewood and a consequent loss of privacy to its owners, to the detriment of their amenity. The proposed development is therefore contrary to Core Strategy Policy L7 and SPD 4 - A Guide for Designing House Extensions and Alterations.


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

SITE

Detached residential property in a street of similar styled early 20th century residential properties.  The properties are generally Edwardian or late Victorian.  The street scene is characterised by low level boundary walls and gates with an abundance of planting within front gardens.


The application site is a short walking distance from the Hale District Centre on Ashley Road and lies on the junction of Westgate and Hazelwood Road.  There are residential properties to all sides of the property.

PROPOSAL


Permission is sought for the erection of a two storey side extension running the full depth of the main two storey dwelling and the erection of a single storey front extension incorporating a bay window and a front porch canopy, following enclosure of the existing small porch.  Permission is also sought for: alterations to the front boundary incorporating the relocation of a pedestrian entrance (with associated gateposts and gate) from the corner of Westgate and Hazelwood Road to a more central location on the Westgate frontage; the creation of a new vehicular access and associated gates, gateposts and hardstanding, accessed from Hazelwood Road; and, the erection of a raised patio area to rear of dwelling (600mm)

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

· The Greater Manchester Joint Waste Plan, adopted 01 April 2012. 

On 25th January 2012 the Council resolved to adopt and bring into force the GM Joint Waste Plan on 1 April 2012. The GM Joint Waste Plan therefore now forms 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

R2 – Natural Environment


PROPOSALS MAP NOTATION


None


PRINCIPAL REVISED UDP POLICIES/ PROPOSALS


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainability


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


SUPPLEMENTARY PLANNING GUIDANCE


Supplementary Planning Document 4 (SPD4): A Guide to Designing House Extensions and Alterations (Adopted 27th February 2012)


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


The DCLG published the National Planning Policy Framework (NPPF) on 27 March 2012.  The NPPF sets out the Government’s planning policies for England and how these are expected to be applied.  With immediate effect the NPPF replaces 44 documents including Planning Policy Statements; Planning Policy Guidance; Minerals Policy Statements; Minerals Policy Guidance; Circular 05/2005: Planning Obligations; and various letters to Chief Planning Officers.  The NPPF will be referred to as appropriate in the report.


RELEVANT PLANNING HISTORY

77625/HHA/2011: Erection of two storey side extension; erection of single storey front extension incorporating bay window and new front porch canopy following enclosure of existing front porch; creation of new pedestrian and vehicular access into site with erection of associated gateposts and gates; and provision of hard landscaping (including parking area and raised patio) within the site; external alterations.

WITHDRAWN, 13 Dec 2011

74105/HHA/2009: Erection of single storey side/rear extension to form additional living accommodation. 


APPROVED, 26 Oct 2009

H/43995: Erection of a detached garage and construction of new access to Hazelwood Road. 


APPROVED, 23rd Jul 1997


CONSULTATIONS


LHA – No objection.

Drainage – The site is in a Critical Drainage Area.  Standard drainage informatives R2 and R12 are recommended.

Highways – No objection.  The new vehicle crossing is to be agreed with the LHA


REPRESENTATIONS


Objections


Councillor Alan Mitchell has requested that the application be called-in to Planning Committee if recommended for approval and has objected to the application on the following grounds:


· Destruction of the existing building lines

· Damage to visual amenities of otherwise delightful area


· Overbearing and intrusive development to detriment of immediate neighbours and area as a whole

Neighbours – 3no. individual letters of objection from independent addresses have been received.  The main planning related comments contained therein are summarised as follows:

· Siting, scale, massing and height impacts adversely on the appearance of the area.


· Not in keeping with surrounding properties


· Impact on Building Line and “harmonious layout of neighbourhood”, which has been in place since Edwardian era


· Contravenes highway regulations (safety)


· Heavy traffic, heavy parking and access/egress from properties is very bad due to extremely poor visibility.

· Loss of light


· Restriction on views down Hazelwood Road would lead to highway safety concerns


· Impact on outlook (“right to a view” is not a planning consideration)


Support


Councillor Chris Candish has requested that the application be called-in to Planning Committee if recommended for refusal and has expressed support of the application for the following reasons:


· Proposal complements the existing architecture and offers no loss of amenity to residents in Westgate or Hazelwood Road.


· Development not out of keeping with the current street scene.


Neighbours – The applicant submitted 7no. letters at application validation stage in support of the application.  These letters were all identical in content and were not individually submitted in response to the formal planning application consultation process.  The letters were signed by residents of Hazelwood Road and Westgate, offering general support for the proposal and confirming that the proposed development “looks in-keeping with the original building, aesthetically pleasing to the eye and does not appear to have a detrimental affect of the street scene of either Westgate or Hazelwood Road but could only enhance it.” 

1no. letter of support was identified as being from 12 Hazelwood Road, Hale, an address which was also used by an objector.

OBSERVATIONS


Policy Context


National Guidance

NPPF


Paragraph 9 reveals that “Pursuing sustainable development involves seeking positive improvements in the quality of the built, natural and historic environment…”


Of the Core planning principles identified at paragraph 17, it is considered that the following are relevant to this application.  “Planning should:


· always seek  to secure high quality design and a good standard of amenity for all existing and future occupants of land and buildings”

Section 7 details the importance of good design.  Paragraph 58 notes that planning policies and decisions “should aim to ensure that developments:


· establish a strong sense of place, using streetscapes and buildings to create attractive and comfortable places to live, work and visit.


· respond to local character and history, and reflect the identity of local surroundings and materials, while not preventing or discouraging appropriate innovation.


· are visually attractive as a result of good architecture and appropriate landscaping.”


Trafford Core Strategy


Policies of particular relevance to this application, 


L7 (Design) clearly sets out that development must be appropriate in its context, make best use of opportunities to improve the character and quality of an area and must enhance the street scene or character of the area by appropriately addressing scale, density, height, massing, layout, elevation treatment, materials, hard and soft landscaping works and boundary treatment.  Furthermore, policy L7 reveals that development must be compatible with the surrounding area and must not prejudice the amenity of the future occupiers of the development or occupants of adjacent properties.


L5 (Climate Change) states that new development should mitigate and reduce its impact on climate change factors, such as pollution and flooding and maximise its sustainability through improved environmental performance of buildings, lower carbon emissions and renewable or decentralised energy generation.

R2 (Natural Environment) reveals that in order to ensure the protection and enhancement of the natural environment of the Borough, developers will be required to demonstrate through a supporting statement how their proposal will protect and enhance the landscape character, biodiversity, geodiversity and conservation value of its natural urban and countryside assets having regard not only to its immediate location but its surroundings; and how the development will protect the natural environment throughout the construction process.   In this particular case no such statement has been submitted.


Supplementary Planning Guidance


Supplementary Planning Document 4 (SPD4): A Guide to Designing House Extensions and Alterations (Adopted 27th February 2012)


Paragraph 2.2 iterates the importance of extensions reflecting “the character, scale and form of the original dwelling by matching, harmonising with the existing architectural style and detailing.  Ill-designed or excessively large extensions can spoil the appearance of your property.  Careful consideration should be given to the individual details of the original property in designing any extension to help maintain and reinforce the style of the main dwelling and help an extension to blend in with the street scene.”

Paragprah 2.7.1 continues to stress the importance of an extension fitting in with its surroundings “by not only complementing the dwelling but also the streetscene that it sits within.  Extensions should harmonise with other residential development in the vicinity, in terms of the scale and design, spacing within the plot, and the prevailing architectural design.”

In respecting the street scene, paragraph 2.7.2 specifically indicates that “care should be taken [when designing an extension] not to protrude past prominent building lines in the street scene, particularly on corner sites, so as to not appear out of character.”


Spaciousness is in important factor in determining planning applications for extensions and paragraph 2.8.1. reveals that “the gaps in between buildings and the space surrounding them make an important contribution to an area’s character……It is important that sufficient space is retained within a plot to ensure that the site does not appear cramped or over-developed and to ensure that the street scene retains its prevailing residential pattern.


House Extensions


Specifically in relation to House Extensions of this nature on corner properties, the document reveals the following relevant guidance:


“3.3.1
Extensions on corner properties, between the side of the house and the road, can appear unduly prominent and obtrusive, particularly if they come forward of the general line of the fronts of neighbouring properties.  Extensions in these locations should not be visually over-dominating or disrupt the sense of openness between the properties and the street scene.”


Paragraph 3.3.2 continues, that “a proposal is more likely to be acceptable if:


· The proposal is in keeping with the building line and does not appear over-dominant in the street scene.


· There is sufficient space left between the extended property and the back of pavement to maintain the character of the surrounding area.”


“2.7.2
The design, scale, form and finish of an extension should blend in with and complement the character and design of neighbouring houses and the street scene.”


Boundary Treatment and Landscaping


Paragraph 2.7.2 reveals that when designing a proposal “existing features within the street should be taken account of and complemented, such as hedges, trees, landscaping, walls and gateposts.”


Specifically in relation to Boundary Treatment, the document reveals the following relevant guidance:


“3.12.1 Proposals for new or replacement fences, walls or other means of enclosure will be considered in terms of their impact on residential amenity, highway safety and in particular the visual character of the surrounding area” 

“3.12.3 … large parts of Trafford are defined by low boundary walls with planting behind, and in such areas, boundary treatment proposals should be in keeping with this prevailing type of boundary.”


“3.12.4  The type, height, length, design and siting of a boundary treatment are all important characteristics as to whether it would be acceptable.”


DESIGN AND APPEARANCE OF PROPOSED EXTENSIONS AND ALTERATIONS

Spaciousness


1. The character of Westgate changes from the more compact groups of 4no. terraced period properties at the south-western end, close to the District centre, to a more spacious feel north-east of 39 and 38 Westgate, where semi-detached and detached period properties are prevalent.  To the north-eastern end, the properties appear to retain a consistent distance back from pavement (6-8m) and the pervading character is one of relative spaciousness around medium sized period properties with low (largely stone) walls and informal front gardens with soft landscaping a dominant feature.


2. The proposed two storey side extension would run the full depth of the existing two storey dwelling and would continue the roof ridge to the south-western side of the existing dwelling.  The proposed projection, at two storey level, of 3.8m to the south-western side reduces the distance to that side boundary (Hazelwood Road boundary) to 3.5m.  In comparison, the existing distance to the Hazelwood Road boundary of the site is 7.3m, which currently balances the 8m retained from number 45 Westgate to their north-eastern side boundary (Hazelwood Road boundary).  The current balanced arrangement at the entrance to Hazelwood Road is characteristic of the spacious quality of the area in general, particularly noticeable in the plan form of properties at the north-eastern end of Westgate and within Hazelwood Road.  


3. It is considered that the proposed two storey side extension would lead to an uncharacteristic scale of development which would appear cramped and over-developed and would lead to an unacceptable loss of spaciousness.  Furthermore, the prevailing residential pattern of the street scene would be impacted upon in a negative manner. 

Building Line


4. The applicant has indicated a “building line” on one of the submitted plans (201e).  However, that submitted building line does not account for the curvilinear form of Hazelwood Road and ignores the somewhat consistent set back of properties on Hazelwood Road, which are no closer than 7m from back of pavement.  In this instance, it is considered that the actual building line along Hazelwood Road is also curvilinear, following the pattern of the road.  As such, it is clear from the submitted plans that the proposed two storey side extension impinges significantly upon the apparent building line within Hazelwood Road.  On this basis, the proposed extension would appear unduly prominent and obtrusive and would disrupt the sense of openness between the properties and the street scene.

Design

5. The existing dwellinghouse has been carefully designed to “turn the corner” of Westgate and Hazelwood Road.  To achieve this, the existing front and side elevations are designed with single storey bay windows and a large amount of glazing and detail on both the south-east (front) and south-west (side) elevations.  By providing 2no. enlivened elevations, it is considered that the importance of both “principal” elevations has been addressed in the existing design.  Similarly, the set back distance from back of pavement on both the south-east and south-west elevations is similar, reiterating the importance of both “principal” elevations.  


6. Furthermore, the current property has attractive architectural features including the recessed open front porch incorporating an Edwardian style veranda.  The scale of the south-west (front) elevation is currently consistent with other properties in the vicinity.  


7. It is acknowledged that when designing the proposed two storey side extension steps have been taken to reflect details from the existing dwellinghouse, including reflecting the roof ridge detail, identifying appropriate materials, introducing a similar second bay window on the south-east (front) elevation and the inclusion of an open front porch.  Indeed the plans demonstrate that window proportions have been mirrored to present a symmetrical front elevation.  Notwithstanding this, it is considered that the balance and interest of the existing property would be lost as a result of the proposed extension, and the second bay and porch, impact negatively on the character of the existing dwelling.  Furthermore, no steps have been taken to enliven the proposed side elevation facing Hazelwood Road.  The proposed loss of the recessed open front porch and veranda is considered regrettable and serves to detract from the character of the existing property.  In terms of scale, it is considered that the proposed two storey side extension will present an over-large frontage, uncharacteristic of the street scene. 

8. Despite the care taken to acknowledge details from the existing dwelling, it is considered that the proposed extension and alterations to the front elevation do not enhance the street scene or character of the area by appropriately addressing scale, massing or elevation treatment.  As such, the proposal is contrary to policy L7 of the Trafford Core Strategy and SPD4: A Guide to Designing House Extensions and Alterations.


9. There are no concerns in design terms with the proposed fenestration alterations to the existing single storey rear extension or the design of the simple, modest, raised patio area.

RESIDENTIAL AMENITY


10. There is no proposed forward projection in front of any of the existing windows and in excess of 23m is retained to properties on the opposite side of Westgate. In light of the siting of the proposed extension and raised patio, it is considered that the only properties potentially affected by the proposal are number 13 Hazelwood Road and number 45 Westgate.


Rear


11. Due to the siting of the proposed extension to the side of number 47, with no projection to the rear, and given that the rear window to the en-suite at first floor level will overlook the semi-public front garden area to number 13 Hazelwood Road only, there are no concerns from the proposed extension in terms of residential amenity to the rear.


12. The raised patio area (600mm elevation) will reduce distance to rear boundary (side boundary of number 13 Hazelwood Road) from 12m to 9m.  However, there are no primary habitable windows on the side elevation of number 13 Hazelwood and as such, no overlooking/loss of privacy concerns.


Side


13. The distance between the side elevation of the dwelling at number 45 Westgate (south-west of the application property) and the proposed two storey extension is circa 24m which is sufficient to avoid any overlooking or overbearing impacts. Furthermore, the distance from the proposed side extension to the side boundary to the garden of number 45 is circa 14m, which is in excess of the 10.5m guideline figure to safeguard from loss of privacy concerns.  As such, it is considered that no obscure glazing condition is required for the proposed en-suite at first floor level on the side elevation.


NEW VEHICULAR ACCESS


14. The proposed vehicular access if sufficiently wide at 3.6m for access and egress to be comfortable.  Furthermore, the access point is set back to the rear of the site, some 25m back from Westgate.  This is considered sufficient distance back to safeguard against significant highways obstruction and potential safety concerns affecting other road users turning into Hazelwood Road.

15. Although there is invariably the potential for conflict with pedestrians when vehicles access driveways across the public pavement (particularly when access gates are set flush with the front boundary), in this particular case, the gate and gateposts are set to a maximum of 1.3m in height (gateposts), which will allow sufficient visibility between pedestrian and driver to reduce potential conflict.

16. Number 47 Westgate currently has no vehicle access off street.  The vast majority of the residential properties in the vicinity, whether that be on Westgate or Hazelwood Road do have characteristic driveways.


17. Planning permission was granted for the formation of vehicle access off Hazelwood Road in 1997 (see above), which is also a material consideration in this case, although there has been a material change in planning circumstances (Core Strategy and National Planning Guidance) in the intervening period with greater emphasis now being placed on design and impact in the street scene.  Nonetheless, and in light of the above, the principle of the new vehicle access is acceptable in the proposed location.


BOUNDARY TREATMENT AND LANDSCAPING


18. The proposed relocated pedestrian access gate is considered acceptable and will effectively relocate the original (or similar) pedestrian gate and gateposts from the junction of Westgate and Hazelwood Road to a more central position on Westgate.  Although this will alter the character of number 47 (the pedestrian gate currently lies with good views of both the front and the decorated side elevations), the height, design and use of materials remains consistent with the existing character, reflective of the appearance of the boundary treatments in Westgate as a whole.

19. Equally, the proposed new vehicular access gate and gateposts are considered to be of an appropriate size and scale.  The gateposts will be characteristic and reflect the design and form of those at number 13 Hazelwood Road.  The gate has a significant horizontal emphasis due to its singular sliding nature, which is not characteristic, although it is of modest height (1.2m), will be of timber construction and is considered acceptable in this location.  Sufficient set back would need to be provided to ensure that the runners of the “sliding” gate will still allow the boundary hedge to thrive.  Given the width of the stone wall (250mm), the remaining 250mm set back of the runners identified may not provide the necessary space for the characteristic hedge to flourish, although it is considered that a larger set back could be provided through an appropriately worded condition to ensure the hedging remains healthy and full.

VEHICLE PARKING


20. There is currently no off-street parking and the proposal would be to provide 1no. off-street space.  Although this would lead to a loss of some private rear garden area, the provision of an additional car parking space is acceptable and would assist the on-street parking problems in the area.

RECOMMENDATION: REFUSE, for the following reasons:


1. The proposed development by reason of its:

a. size, massing and siting in close proximity to Hazelwood Road, would result in a an over-dominant feature in the street scene, protruding significantly beyond the existing prominent building line and leading to a loss of spaciousness which would adversely affect the street scene and would not be compatible with the character of the surrounding area.

b. design and size would be detrimental to the character of the host dwelling and would result in an overly large property, which would not enhance the street scene or character of the area by appropriately addressing scale, massing or elevation treatment.  

As such, the proposed development is contrary to policy L7 of the Trafford Core Strategy, relevant parts of the National Planning Policy Planning Framework and Supplementary Planning Document (SPD4): A Guide to Designing House Extensions and Alterations.


MW
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		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT










The application was previously presented to the Planning Development Control Committee in March 2012 and the Committee resolved to grant permission subject to a legal agreement covering developer contributions.  The application is being resubmitted to the Committee as a result of the submission of a financial viability appraisal.  


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).  


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


Three letters of support have been received from neighbouring residents.  These state that the proposals and the developer are sympathetic to the area and the plans are much preferred compared to the previous scheme for retirement apartments.  The site has become hazardous and a drain on police resources and is on the Council’s empty property list.  Concern is expressed that the level of developer contributions may result in the developer building the previous scheme, which was approved on appeal against the wishes of the local residents, or alternatively would unduly delay the development.  


OBSERVATIONS


The application was previously presented to the Planning Development Control Committee in March 2012 and the Committee resolved to grant permission subject to a legal agreement.  The applicants have since submitted information concerning the viability of the development scheme should the developer contributions set out in the previous report be sought.  


DEVELOPER CONTRIBUTIONS


1. Supplementary Planning Document SPD 1: Planning Obligations (SPD1) was adopted on 27th February 2012.  SPD1 covers all obligations including:


· Affordable housing;


· Highway infrastructure;


· Sustainable transport schemes; 


· Green infrastructure; 


· Outdoor sports and recreation; and 


· Education and facilities.  


2. 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 under SPD1, 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.  


3. The applicant has submitted a financial viability appraisal which has been carefully vetted by officers.  This appraisal demonstrates that the financial contributions required under SPD1 would render the scheme financially unviable.  It is therefore recommended that the scheme should proceed without the contributions detailed above.  However, in the event that market conditions improve by the time the development is completed and the developer realises a profit in excess of that predicted in the submitted financial viability appraisal, for example if the development costs are lower than anticipated and/or the sales prices higher, an appropriate level of contributions should be sought in respect of the provisions detailed above.  It is recommended that the applicant enters into a legal agreement requiring the maximum contribution to become payable on first occupation of the development, subject to a final financial assessment of the overall returns on the scheme, which would require an open book approach.  The legal agreement should also incorporate an overage clause to secure an appropriate level of contributions in the event that the developer realises a profit in excess of that predicted in the current financial viability appraisal.  The maximum contribution would be due until such stage that the developer demonstrates the final profitability of the scheme.  

CONCLUSION


4. The application proposes the development of a derelict and brownfield site that has become an eyesore over the years and is on the Council’s list of empty sites in the Borough.  The proposal is in accordance with Policies L1, L2, L4, L5, L7 and L8 of the Core Strategy and would enhance the street scene in keeping with the character of the area, providing new dwellings for occupation by families.  The proposed legal agreement would allow the development to proceed, whilst retaining a clause to ensure that a final assessment of the scheme is submitted on completion following an open book approach and in the event that the developer realises a profit in excess of that predicted, through lower development costs or greater sales prices, an appropriate contribution can be sought.  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 for the site upon completion of an appropriate legal agreement to secure a maximum financial contribution of £63,158.32 incorporating a final assessment of the scheme on completion following an open book approach and an overage clause to allow the development to proceed whilst ensuring that an appropriate sum is secured should the developer realise a profit in excess of that predicted;

(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 and tree protection 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


14. Obscure glazing to side windows of plot 1 (west elevation), plot 3 (south elevation) and plot 4 (north elevation)


DR





