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—— METROPOLITAN BOROUGH ——




AGENDA PAPERS FOR
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):



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


	
	

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

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


	

	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. 

	
[image: image3.emf]PDC Agenda Item 4 -  Application Index
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	5. 
	APPLICATION FOR PLANNING PERMISSION 77813/FULL/2011 – OPTIMUS BUILD LIMITED – 85 BROAD ROAD, SALE 
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 – 10th MAY 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 BOROUGH COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE - 10th May 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



		77469

		Corner House, 177 Cross Street, Sale M33 7JQ

		Ashton-on-Mersey

		1

		Minded to Grant



		77737

		86 Talbot Road, Stretford M16 0HD

		Longford

		8

		Minded to Grant 



		77838

		86 Manchester Road, Altrincham WA14 4PY

		Altrincham

		16

		Minded to Grant



		77866

		Land at Junction of Wharfside Way and Sir Matt Busby Way, Old Trafford 

		Gorse Hill

		24

		Minded to Grant



		77935

		9 Nash Road, Trafford Park, Manchester M17 1SX

		Gorse Hill

		44

		Minded to Grant



		77993

		Labour Club and Bowling Green Site at Grange Avenue, Timperley WA15 6DX

		Village

		53

		Minded to Grant



		78029

		2a Radnor Street, Stretford M32 8LE

		Longford

		66

		Minded to Grant



		78093

		S Norton and Co Ltd, Tenax Road, Trafford Park M17 1JT

		Gorse Hill

		76

		Minded to Grant



		78151

		47 Dalton Avenue, Stretford M32 9TP

		Gorse Hill

		85

		Refuse



		78244

		Land adjacent to Westwood Lodge, Crampton Lane, Carrington M31 4WY

		Bucklow St. Martins

		92

		Refuse



		78413

		Partington Shopping Centre, Central Road, Partington M31 4EL

		Bucklow St. Martins

		101

		Minded to Grant





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



_1397393833.doc
		WARD: Ashton-on- Mersey

		77469/COU/2011



		DEPARTURE: NO





		CHANGE OF USE OF GROUND-FLOOR FROM OFFICES (USE-CLASS B1) TO RETAIL (USE CLASS A1)





		Corner House, 177 Cross Street, Sale, M33 7JQ





		APPLICANT:  Property Alliance Group





		AGENT: N/A






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT
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SITE


The application relates to a three-storey office building of 1980s design which is sited at the junction of A56 Cross Street and Glebelands Road. The building is broadly rectangular in plan and continues the established street frontage and building line along the back of the Cross Street footpath. Car parking is accommodated to the rear of the building, and underneath the overhang of its first and second floors, with access taken from Glebelands Road. 


The surrounding area comprises a mixture of uses, with the ground-floors of units fronting Cross Street predominantly used for commercial/retail purposes and the upper floors housing offices or units of residential accommodation. Of particular note is Dalton House, a large retail and office building which is located directly opposite Corner House. Two-storey dwellinghouses immediately adjoin the side and rear of the application site whilst a cluster of industrial uses exist nearby on the northern side of Glebelands Road. Additional office-only buildings are located at regular intervals along Cross Street.


The ground floor of Corner House, to which this application relates, is vacant and covers an area of 265sqm (compared to the floors above which each cover 483sqm).


PROPOSAL


This application seeks consent to convert the vacant ground-floor of the building from office accommodation (Use Class B1 – Business) to bulky goods retail floorspace (Use Class A1 – Shops). The existing car park would be utilized but the layout re-modeled to improve maneuverability for visiting members of the public. No external alterations have been proposed as part of this development. 


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


W2 – Town Centres and Retail 

L7 - Design


L8 – Planning Obligations


PROPOSALS MAP NOTATION 


None


RELEVANT PLANNING HISTORY

76567/RENEWAL/2011 – Renewal of planning permission H/68307 for the erection of a single storey extension to the front and side of the building to form additional office space – Current application


H/68307 - Erection of single storey extension at front and side of building to form additional office space – Approved, 11/03/2008


H23426 – Demolition of existing garage and workshop and erection of 3-storey office building, construction of car parking area and construction of new vehicular access onto Glebelands Road. Approved, 07/08/1986

CONSULTATIONS


Local Highways Authority – No objections, see section on Access, Highways and Parking within the main report.

Pollution and Licensing – No objections

REPRESENTATIONS


None received

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes to change the use of 264.7sqm of existing vacant office floorspace into retail floorspace that will supply bulky goods and at a site which falls outside of a designated town centre. Policy W2 of the Trafford Core Strategy states that there is a presumption against the development of retail, leisure and other town centre uses except where it can be demonstrated that they satisfy the tests outlined in current Government Guidance. In particular, W2.14 of the Core Strategy states that “Further development within the retail warehouse parks should be limited to the sale of bulky comparison goods only”. It is acknowledged that this particular site would serve customers within a local catchment that would not be within the catchments of the established retail parks. In accordance with Policy W2, the proposed development is located outside of an established town centre (Sale) and therefore should be considered against the sequential test in paragraph 24 of the NPPF. This requires applications for main town centre uses to be located in town centres, then in edge of centre locations and only if suitable sites are not available should out of centre sites be considered. When considering edge of centre and out of centre proposals, preference should be given to accessible sites that are well connected to the town centre. Applicants and local planning authorities should demonstrate flexibility on issues such as scale. 

2. The applicant has produced a sequential test and subsequent supporting information which indicates that a commercial unit in the region of 2,500sq.ft (232sqm) – 3,00sq.ft (279sqm) is required for the proposed business to operate from. Within the sequential test consideration has been given to 3 vacant retail units within Sale Town Centre and two ‘edge of centre’ sites on Cross Street and Broad Road. An assessment of the three town centre sites revealed that they were all inadequately served by parking facilities, which would discourage the purchase of bulky goods and discourage trade purchases due to a lack of visual prominence from a highway. The size of the units considered at The Square Shopping Centre, and Broad Road significantly exceed that required by the operator and would not lend themselves well to sub-division due to a narrow shop frontage and the amount of potentially permanent alterations required respectively. The units at 102 School Road and 54-56 Cross Street were also found to be too large in size and are split across multiple floors which is an inefficient layout for the retailer and would likely result in unused floorspace; the latter site was also found to have poor parking facilities associated with it. The applicant has therefore reached the conclusion that there are no sequentially preferable sites that available and/or viable for the proposed use, a conclusion which is considered to be acceptable and appropriate by the LPA and therefore there are no objections to the principle of this change of use development.

AMENITY, ACCESS, HIGHWAYS AND PARKING 


3. The applicant considers that Corner House is ideally suited due to its size, prominence, accessibility and car parking. They have demonstrated that the leases for Corner House limit the ‘permitted hours’ for the offices to 8am-7pm, Monday to Friday (inclusive) and has confirmed that servicing can take place outside of these hours if necessary. A commitment has also been made by the applicant to a bulky-goods only consent, as opposed to an open retail consent which, amongst other things, would allow for the sale of food within the building. 


4. The car park to the application site is bound to the south and west by residential dwellinghouses and their associated garden areas. The proposed use would result in the Corner House car park being open for use seven days a week, whereas the existing offices only operate between Monday and Friday inclusive. The proposed retail use is not expected to generate a high level of activity, and it is noted that existing background noise levels for residential properties in this area will be high due to traffic noise from the A56 Cross Street and, to a lesser extent, Glebelands Road. Therefore the proposed development will not have a significant impact on the amenity of surrounding residents on Denmark Road and Glebelands Road providing that relevant conditions are added which control the opening hours of the retail unit and the permissible hours for servicing (0700h -2100h Mon – Sat & 0800h – 2100h Sun/Bank Holiday). Details of the opening hours will be included within the Additional Information Report. 


5. The existing car park at Corner House provides 43 car parking spaces, although its layout is such that to the eastern corner of the site, and beneath the first-floor overhang of the building, cars have little room to manoeuvre out of parking spaces or are forced to reverse long distances before they can leave the site in a forward gear. As a result approximately 10 spaces fail to meet the Councils Car Parking Standards. Whilst this layout is deemed to be acceptable if it is to be used regularly by workers within Corner House, it is not fit for purpose for members of the public making a one-off visit to the site. The standards provided within Appendix 1 of the Councils SPG3: Parking Standards state that 37 car parking spaces should be provided for the existing use of the building as 1,110sqm of office floor-space. Following the proposed change of use 7 parking spaces should be designated to the bulky goods retail use whilst 28 parking spaces should be made available for the remaining 845sqm of office space on the first and second floors. Therefore 35 readily accessible car parking spaces are required for the proposed development. 


6. The applicant has worked with the LHA to improve the usability of the Corner House car park and has altered its layout to significantly improve manoeuvrability within the site and to create 38 parking spaces, 35 of which provide an aisle width that meet the Councils minimum standards (6m). At present a number of spaces within the existing car park are designated to particular businesses within the first/second floors of Corner House. Whilst manoeuvrability is set to vastly improve, the spaces in the southern half of the car park (specifically 24-27 and 31-36 as indicated on plan no. 0707/A.L.045) continue to be the more challenging spaces to reverse out of. Furthermore, despite the ground-floor of the premises lying vacant, demand for car parking exceeds the number of spaces available within the site. It is therefore recommended that spaces 17-23 (7 spaces), which are amongst the most accessible, be designated to the proposed retail use at all times and be marked out accordingly to ensure that visitors to the retail unit throughout the day will have a reasonable opportunity to park within the site. 


7. It is acknowledged that designating parking spaces to the retail unit may displace some office workers from Corner House who currently park within the site. However sufficient car parking will be provided within the site to meet the Council’s maximum standards, and under these same standards the use of the ground-floor for the sale of bulky goods (Class A1) requires the provision of less parking spaces than the existing office floorspace (Class B1). Notwithstanding this it is noted that the application site fronts onto a Quality Bus Corridor and is located approximately 500m from the nearest metrolink stop (Dane Road), thus office employees will have the opportunity to use public transport to get to/from work. Additionally the applicant will provide cycle/motorcycle parking facilities underneath the first-floor overhang of Corner House which should reduce reliance on using a car to get to the application site.


8. As part of the amendments to the car park layout, a pedestrian walkway is set to be marked out from the rear of the retail unit parking spaces to the main entrance of Corner House to reduce the potential for pedestrian/vehicle conflicts occurring. 


DEVELOPER CONTRIBUTIONS


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

· Affordable housing;


· Highway infrastructure;


· Sustainable transport schemes; 


· Green infrastructure; 


10. The scale of financial contributions required for any new development is calculated using the Trafford Developer Contribution (TDC), a formula-based charge which is calculated on a dwelling size (number of bedrooms), gross internal area (sqm) basis, or in the case of specific green infrastructure number of residential dwellings. It reflects the calculated impact of different types of development on different planning obligation matters. Development is taken to include new development (including mezzanines), redevelopment, and changes of use, the latter being relevant to this application.


11. In this instance the level of contributions required for the proposed development has been calculated by comparing the impact of the existing ground-floor use of Corner House as offices (Class B1) with the proposed retail use of the ground-floor to supply bulky goods, (Class A1).


12. Under the new SPD1: Planning Obligations, the existing office floor space, measuring 264.7sqm in size, would have an impact that would normally require the equivalent contribution of £612 towards Highways & Active Travel Infrastructure; £1,632 for Public Transport Schemes; and £2,790 towards Specific Green Infrastructure.  


13. With respect to the proposed ‘non-food’ retail use of the ground-floor, this has an impact which, in itself, would require contributions of £3,432 towards Highways & Active Travel Infrastructure; £2,991 for Public Transport Schemes; and £1,860 towards Specific Green Infrastructure.

14. The calculated impact is greater for the existing use than the proposed use with respect to Specific Green Infrastructure, and therefore no contributions will be sought towards improving infrastructure on this obligation matter. However the calculated impact is greater for the proposed use than the existing use for Highways & Active Travel Infrastructure (by £2,820) and Public Transport Schemes (by £1,359), and as such an overall contribution of £4,179 should be sought for this proposed development.  


CONCLUSION


15. The proposed change of use development at Corner House, Cross Street is not likely to result in significant harm to existing retail centres and would bring vacant commercial floorspace in a prominent location within the Borough back into use without unduly impacting upon residential amenity. Additionally the development will not have a detrimental affect on highway safety or the parking amenities of the surrounding area due to improvements in the layout of the existing car park. Therefore the proposal is considered to be in accordance with Policies W2 and L7 of the Trafford Core Strategy and associated national guidance set out in the National Planning Policy Framework and local guidance within the Councils SPD3: Parking Standards and as such is recommended for approval.

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 £4,179 split between contributions towards Highways Infrastructure (£2,820) and Sustainable Transport Schemes (£1,359).

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) Parking spaces to be marked up and made available


4) Restriction of ground-floor to bulky goods retail only


5) Opening Hours of retail unit


6) Servicing restrictions (within the site, outside of office/retail opening hours and between the hours of 0700-2100 Mon-Sat and 0800-2100 Sun/Bank Holidays)


7) Provision of a scheme for design and location of cycle/motorcycle parking spaces


JK
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		WARD: Longford

		77737/O/2011

		DEPARTURE: No





		Outline planning application (seeking approval of access, layout and scale) for the erection of a hotel with up to 126 bedrooms (max. height of 31m) and associated car parking. 



		86 Talbot Road, Stretford, M16 0HD





		APPLICANT:  The Tannen Group Limited





		AGENT: Savills





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT
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SITE


The application relates to a vacant site, which previously comprises of a six storey office building.  The site is situated on the north-western side of Talbot Road.  Offices bound the site to the side and White City Retail Park bounds the site to the rear.  Residential apartments on Montague Road (Bowden Court) and Warwick Road (Warwickgate House) are also situated to the north-west of the site.  Offices are also situated opposite the site on the south-eastern side of Talbot Road.  Lancashire County Cricket Club and Old Trafford Metrolink Station are situated close to the site, to the south-east.


PROPOSAL


The application seeks outline planning permission for the erection of a hotel with up to 126 bedrooms (maximum height of 31m, minimum height of 9.5m), with associated car parking.  Approval is sought for access, layout and scale with all other matters reserved.


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


W2 - Town Centres & Retail


R6 - Culture & Tourism 


L4 – Sustainable Transport and Accessibility


L5 - Climate Change 


L7 - Design 


L8 - Planning Obligations


PROPOSALS MAP NOTATION


Main Office Development Areas


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


E10 - Main Office Development Areas

PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP4 – Make the Best Use of Existing Uses and Infrastructure


DP5/RT2 – Manage Travel Demand


W6 – Tourism and the Visitor Economy


W7 – Principles of Tourism Development


EM1 – Integrated Enhancement and Protection of the Region’s Environmental Assets


MCR1 – Manchester City Region Priorities


MCR2 – Regional Centre and Inner Areas of 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

H34271 - Erection of single storey extension and external alterations to form porch, new entrance & reception to bldg; demolition of oil tanks & provision of 3 additional car parking spaces – Approved 24/10/1991.


APPLICANT’S SUBMISSION


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


CONSULTATIONS


Strategic Planning & Development – No objections, comments provided are incorporated into the Observations section of the report.

LHA – No objections subject to conditions and appropriate S106 agreement.  Comments provided are incorporated into the Observations section of the report.


Pollution & Licensing – No objections, recommend condition under section 8.0 of the Noise Impact Assessment and a condition requiring noise assessment for any fixed plant to be installed to be submitted and agreed is attached to any grant of planning permission.  Details of external light to also be submitted and agreed.  The site is situated on brownfield land as such a contaminated land condition is also recommended.


Drainage – No objections


Highways – No objections.


Greater Manchester Policy Design for Security – No objections in principle.  Hotel developments can develop into crime hotspots.  Request condition requiring a Crime Impact Statement and Site Management Plan prior to commencement of development.


REPRESENTATIONS


None received.


OBSERVATIONS


PRINCIPLE OF PROPOSAL


1. The application site was previously occupied by a 6 storey office building, which has now been demolished. It had historically proved difficult to let, partly due to its dated internal specification and lack of DDA compliance.  Although the site is allocated on the Proposals Map as a Main Office Development Area and the proposal would not create new office accommodation in this area, it is considered that there would be sufficient provision for office accommodation retained along Talbot Road.


2. The requirements of the proposed development are: site size 0.3 hectare; and where the principle of a multi-storey building is acceptable. The development of multi-storey buildings in this location is acceptable, subject to Core Strategy Policy L7. 


3. The Core Strategy policy W2.12 sets out the policy position for out of centre developments, which requires the tests within national guidance (NPPF) to be satisfied.  Policy R6 (Culture and Tourism) of the Core Strategy is also relevant, which encourages development to support the tourism offer.  The proposed hotel is located near the Lancashire County Cricket Club Quarter Strategic Location (Policy SL3) and will offer accommodation for those visiting both the cricket and football stadia.    


4. The NPPF requires a sequential assessment for main town centre uses (which includes hotel uses) which are not in a centre and not in accordance with an up to date development plan.  The NPPF sets out that this assessment should include the impact of the proposal on existing, committed and planned public and private investment in a centre or centres in the catchment area of the proposal and the impact of the proposal on town centre vitality and viability, including local consumer choice and trade in the town centre and wider area, up to five years from the time the application is made.  These steps have been undertaken via the assessment of 19 sites within the Trafford Bar and Stretford area. The proposed hotel development catchment area for the sequential test was established via discussions with the Council, taking into consideration the surrounding cultural and tourism attractions situated close to the site, which the proposed development is intended to serve. 


5. The sequential assessment has been focused upon alternative sites that would offer the ability to accommodate a circa 126 bedroom hotel, including both sites with existing vacant buildings and sites with potential for redevelopment.  The applicant has detailed that due to the floor space requirement, it is probable that this will need to be housed either within an existing multi-storey building or on a site of at least 0.3ha, where the principle of a multi-storey development would be acceptable.  The applicant further details that whilst the building footprint can be small, the large site area is required to provide the associated parking and servicing arrangements.


6. Six sites within Trafford Bar Local Centre were identified, including units on Chester Road, Talbot Road and Skerton Road.  These sites were considered unsuitable as they were either too small and/or not available due to existing uses and occupancy.  Nine sites were indentified in Stretford Town Centre, including units within Stretford Mall, sites on Edge Lane, Chester Road and Crossford Street.  These sites were considered unsuitable as they were either too large or too small, contain existing viable uses and thus not available, relate to a Listed Building and thus not likely to meet the needs of the hotel or have neighbouring uses that a hotel would not be compatible with.  The assessment therefore concludes that none of the sites, other than the application site were suitable, viable or available. Following this an impact assessment of proposed development has been submitted in accordance with the NPPF. This sets out an assessment of the impact of the proposed development against a number of criteria and concludes there will be no significant adverse impacts upon town centre vitality and viability or on allocated sites outside of town centres.  It is considered that the sequential and impact assessments have been undertaken satisfactorily and therefore the proposal is considered acceptable in principle. 


RESIDENTIAL AMENITY

7. Residential apartments (Bowden Court) on Montague Road and Warwick Road (Warwickgate House) are situated to the north-west of the site.  A minimum distance of 40.2m would remain between these apartments and the proposed hotel.  Habitable room windows within the apartments would also be angled away from the proposed hotel.  It is therefore considered that the proposed development would not result in a loss of light or privacy or have an overbearing impact to the occupants of these apartments.  These apartments are also surrounded by commercial uses, including White City Retail Park; it is therefore considered that the level of activity that would be generated by the proposed development would not result in undue noise and disturbance to neighbouring residents above existing activity that occurs in the surrounding area.


VISUAL IMPACT

8. As the application is seeking outline planning permission, the design of the proposal is not to be considered at this stage; the scale and layout of the proposal is however a key consideration of the application.  The proposed hotel would have a maximum of nine storeys, measuring a maximum of 31m high and a minimum of 9.5m high.  The development would be situated amongst existing tall buildings such as Oaklands House to the east which is fifteen and twelve storeys high, 84 Talbot Road which is four storeys high and 88-92 Talbot Road which is five stories high and it is recognised that the site was previously occupied by a six storey building.  It is therefore considered that a building up to 31m high (nine stories) in this location would be acceptable and be in keeping with the character of the surrounding area.  The proposal is therefore considered to comply with Policy L7 of the Trafford Core Strategy.   


HIGHWAY SAFETY AND PARKING PROVISION


9. The proposed development would utilise an existing vehicular access off Talbot Road.  To meet the Council’s car parking standards, the provision of 126 car parking spaces are required.  The proposal includes the provision of 86 car parking spaces.  The applicant has submitted details of trip generation, which indicate that whilst the proposed development would result in a slight increase in trips to and from the site, at peak times the trip generation will actually reduce.  Whilst the proposed development would be located in a reasonably sustainable location, the proposal falls short of the Council’s car parking standards.  The applicant has therefore agreed to enter into a legal agreement to provide off site car parking should the level of parking demand within the site reach a certain trigger point on a set number of occasions within a specified time period.  The applicant would be required at this time to submit details for the provision of off site car parking, including details of location, number of car parking spaces and how the operation of this car park will work, which would need to be agreed in writing by the Local Planning Authority.


10. To meet the Council’s cycle parking standards the provision of 12 cycle parking spaces should be provided and the provision of 5 motorcycle parking spaces.  The applicant has submitted details showing that these spaces can be accommodated within the site.  Conditions are however recommended requiring full details of the cycle and motorcycle parking spaces, including details of the racks are submitted and agreed in writing by the Local Planning Authority.


11. The proposed hotel would also include a restaurant and bar.  If the restaurant and bar was open to the general public, then this would also generate the need for additional car parking.  Due to the level of car parking proposed within the site, it is recommended that should the applicants wish for the restaurant and bar to be open to the general public and not just patrons of the hotel, then a scheme for the provision of managed off-site parking should be submitted if the site car park reaches capacity on a set number of occasions within a specified time period.  It is recommended that the requirement for this is secured through a S106. 


DEVELOPER CONTRIBUTIONS


12. 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:


· Highway infrastructure;


· Sustainable transport schemes; 


· Green infrastructure; 


13. Policy L8 of the Core Strategy relates to planning obligations.  A total financial contribution of £167,272 would be required, split between:

i. A contribution of £25,452 towards highway infrastructure;


ii. A contribution of £87,570 towards sustainable transport schemes;


iii. The provision of 175 trees on site or a contribution of £54,250 to be reduced by £310 per tree planted on site;


CONCLUSION


14. The principle of a hotel development on the site is considered acceptable and the access, layout and scale of the proposed hotel are also considered acceptable on this vacant brownfield site.  The proposed hotel would be situated amongst existing multi-storey buildings and thus would not be out of character with the surrounding area.  Therefore the development is considered to be in compliance with all relevant Trafford Core Strategy Policies and is thus recommended for approval subject to the signing of the necessary S106 agreement. 

RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 


(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and such legal agreement be entered into to secure:-


(i) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement to secure  financial contributions of £167,272 split between contributions towards Highways Infrastructure (£25,452); Sustainable Transport Schemes (£87,570); Specific Green Infrastructure (£54,250 minus £310 per tree planted on site).

(ii) A scheme for the provision of managed off-site parking should the site car park reach capacity in either of the following scenarios: a) the restaurant and bar to be open to non-residents, b) there is 90% capacity in the car park on 3 separate days over a 3 month rolling period.

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

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


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


(i) the appearance,


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


(b) The approved proposals relating to means of access and to landscaping shall be carried out respectively before and within 12 months from the date when the building or any of the buildings hereby permitted is occupied; any trees or shrubs planted in accordance with this condition which are removed, uprooted, destroyed, die or become severely damaged or seriously diseased within 5 years of planting shall be replaced within the next planting season by trees or shrubs of similar size and species to those originally required to be planted, unless the Local Planning Authority give its written consent to any variation.


3. Approved Plans


4. Contaminated Land


5. Provision and siting of cycle parking


6. Provision and siting of motorcycle parking


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


8. Prior to the commencement of development, a detailed acoustic assessment to be submitted and approved in writing by the Local Planning Authority.  The assessment shall examine noise levels incident on the proposed development, consider the specifics of the development and where appropriate specify a scheme of sound insulation and/or noise sensitive internal spaces.  


9. Submission of Noise Assessment of fixed plant to be installed


10. Details of External Lighting to be submitted and approved in writing


11. Samples of materials to be submitted and agreed

12. Submission of Crime Impact statement and Site Management Plan


13. Sustainable urban drainage scheme


VW


[image: image7.wmf]Sts


FB


TENAX ROAD


Works


Tank


3


2


Tank




[image: image8.wmf]35


AUDLEY AVENUE


30


30


29


25


4


36


43


32


34


FARM AVENUE


8


36


1


7


2


43


44


6


12


22.1m


14


520


40


4


2


43


23


25


19


22


38


OLD HALL ROAD


40


20


33


46


44


42


76


63


5


7


508


LB


530


El Sub Sta


45


66


44


54


55


DALTON AVENUE


48


45


540


57


71


56


BARTON ROAD


Cycle Track


AUDLEY


83


AVENUE


550


22.6m


477


[image: image9.wmf]Church


Emmanuel


Works


2


1


18.0m


Belmont


Bluebell Cottage


Sluice


Tank


Tank


River Mersey


Works


Tank


Kennels


Ward Bdy


CR


KINDERS CLOSE


Westwood Lodge


CRAMPTON LANE


Maypole


Cottage


13


2


10


16


5


El


Sub


Sta


13


15


14


12


7


[image: image10.wmf]

		WARD: Altrincham

		77838/FULL/2011

		DEPARTURE: No





		Erection of single storey side and rear extensions to facilitate conversion of single dwellinghouse to three self contained flats.  Formation of new vehicular access onto Gladstone Road and three car parking spaces to rear of site. 



		86 Manchester Road, Altrincham, WA14 4PY





		APPLICANT:  Mr Alex Lenihan





		AGENT: simon mason designs ltd.





		RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT
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SITE


The application site is located on the east side of Manchester Road, Altrincham (A56) and comprises an end terrace two storey dwellinghouse (not including part basement area) located at the junction with Gladstone Road.  The property has a two storey rear outrigger with a single storey utility room/w.c beyond with a small timber shed attached to the rear of the outrigger.  The site has a side and rear garden area and currently has no on-site parking provision.  The site is unallocated within the UDP.


PROPOSAL


This application proposes the erection of a single storey side and rear extension to facilitate the conversion of the property to three self contained flats (1x 1 bedroom and 2x 2 bedroom flats).  The proposal also includes the formation of an area of hardstanding to the rear of the site for three off-street car-parking spaces and new vehicular access onto Gladstone Road.


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


L2 – Meeting Housing Needs


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


W1 - Economy


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – promote Environmental Quality


L4 - Regional Housing provision


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

None


APPLICANT’S SUBMISSION


The applicant has submitted a Design and Access statement in support of the proposal


CONSULTATIONS


Pollution and Licensing:- No objections to the proposal – It is however recommended that the premises shall be sound proofed in accordance with the standard prescribed in Approved Document E of Building Regulations 2010 (Resistance to the Passage of Sound).  A scheme for sound proofing shall be submitted in writing, to the Local Planning Authority for prior approval and the agreed scheme shall be, thereafter, retained for the duration of the approved use.


Drainage:- No objection


Highways:- No objection, new vehicle crossing to be agreed with Local Highway Authority


Local Highway Authority:- To meet the Councils car parking standards the provision of three car parking spaces should be provided.   No objections, comments incorporated in report.


REPRESENTATIONS


Neighbours:- Four letters of objection received (two from same address), points raised as follows:-


· New vehicular access onto Gladstone Road will pose problems with visibility due to the driveway being a concealed entrance; screened by parked cars, street furniture. 


· Children walking to Navigation Road along Gladstone Road will have the hazard of a concealed drive


· Inadequate driveways can lead to awkward and dangerous manoeuvres


· Some on street car parking spaces will have to be relinquished in order to provide the new drive and visibility zones


· Possibility that the flats will require more than 3 spaces


· Proposal will result in loss of trees from within the site.


· Water pressure is low in this area; it is considered that other properties in the locality which have been converted into apartments are a cause for this drop in water pressure.


· Three flats will cause extra noise/rubbish


· Extra wheelie bins will cause congestion on pavement


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The site as previously indicated is unallocated within the UDP proposals map and is located in an area comprising both residential and commercial dwellings.  One of the key objectives set out within the NPPF, is the priority on reusing previously developed land within urban areas.


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


3. The proposal is for development on previously developed land within the urban area and in a sustainable location, and having regard to the above policies the proposed development is considered acceptable in principle.  The main issues therefore relate to any perceived impact on residential amenity and car parking.


RESIDENTIAL AMENITY


4. The proposed works to extend the existing dwelling in order to facilitate the formation of three self contained flats is not considered to raise any adverse impact on residential amenity.  The extension to the side of the property will be set back 7.8m from the front elevation and will project out 1.8m from the side (south) elevation.  The extension will extend along the flank elevation for a distance of 8.7m.  The rear extension will project out 2m beyond the rear elevation of the existing single storey outrigger and is off-set from the shared boundary with the adjoining dwelling 86 Manchester Road by approximately 150mm.  The extension will extend across the rear elevation by 6.3m with a staggered footprint as it steps back to adjoin the side extension, forming a ‘wrap around’ extension.


5. The nearest residential dwelling is the adjoining dwelling 88 Manchester Road.  This property has a single storey outrigger which is –semi-attached with the outrigger at the application property.  There are no windows on the rear of the outrigger at No.88; therefore the proposed single storey projection of 2m beyond the rear elevation of the single storey outrigger at the application site will not result in any adverse impact on residential amenity to the occupants of No.88.


6. The single storey side extension will face directly towards Gladstone Road.  The boundary treatment with Gladstone Road consists of a four course natural sandstone retaining wall, with a 1m high concrete post and concrete panel fence above; this also extends along the rear boundary.  On the garden side of this concrete fence with Gladstone Road are a number of bushes and low level planting.   On the opposite side of Gladstone Road from the application site is Roberts House a multi storey office block, therefore no residential amenity issues arise from the side extension.


7. Beyond the rear of the site is 1 Gladstone Road, this is an end terrace two storey dwelling, the side gable of which faces towards the application site, there are no windows on the gable elevation.   The rear boundary of the application site consists of 4 medium size trees, three conifers and one holly tree.  The proposed works include replacing the existing rear facing first floor window from serving a bathroom (with obscured glazing) to a clear glazed window serving a new bedroom to the first floor proposed flat.  A distance of 15.5m is retained from this window to the rear boundary; a distance of 10.5m is normally required in these situations as outlined within Trafford Council’s New Residential Development Guidelines and as such no loss of privacy will arise.


STREETSCENE


8. The proposed single storey side extension will incorporate a mono-pitched roof as will the single storey rear extension.  The extensions are designed to reflect the size and scale of the host dwelling and do raise any concerns regarding their design, siting or materials.   The extensions will be predominantly screened from the streetscene due to the lower ground level of the dwelling which has a raised garden to the side and rear with retaining wall around the boundary and a dense screen of soft medium sized planting to the side boundaries.  The new vehicular entrance to Gladstone will allow partial view into the site but the extensions would have no adverse impact on the streetscene.


PARKING  & HIGHWAYS


9. Following concerns raised by the Local Highway Authority (LHA) regarding the proposal as originally submitted, the applicant has undertaken the changes requested to the parking layout.  This has involved repositioning the three car-parking bays facing towards the rear boundary and retaining a 6m aisle width to allow adequate reversing/manoeuvring space to allow a car to leave the site in first gear.  The revised layout also includes the positioning of the bike shed and bin store to the rear boundary as requested by the LHA.  The existing application site has no on-site parking provision.


10. Parking restrictions in the form of double yellow lines and residents and temporary period parking spaces are in place along Gladstone Road where pressure for on-street parking is exacerbated by the location of the office block Roberts House which includes a job centre.  It is acknowledged that there is pressure within the locality between local residents and visitors in particular to Roberts House and that has been expressed in the letters of objection received regarding the proposal.  However, the provision of three on-site car-parking spaces is considered acceptable in terms of the Council’s parking standards for a development of this size and scale.  The site is located in a highly accessible and sustainable location close to bus routes and the Metro link with parking restrictions on surrounding roads.  On balance the conversion of the single dwelling to three apartments is considered not to result in any adverse impact in relation to on-street car parking or congestion.


11. The LHA have requested that consideration be given to any boundary treatment; especially the rear boundary in order not to impinge upon visibility when entering/leaving the site.  An appropriate landscaping condition would be attached to any grant of planning permission to ensure satisfactory soft/hard landscaping within site.  The applicant cannot be made to remove the existing concrete panel fence around the side and rear of the site, however if any soft landscaping proposed near vehicular entrance consideration will be given in relation to impact on visibility.


DEVELOPER CONTRIBUTIONS


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


13. In accordance with Proposal L8 and L4 of the Core Strategy and SPD1: Planning Obligations and Planning Obligations Technical Note 2: Sustainable Transport and Accessibility a development of one residential unit or more will require a contribution towards Highways and Active Travel Infrastructure and Public Transport Scheme. 


14.  The Council will take into account the existing use of the site and the developer contributions that the existing use generates with regards SPD1, the existing use contribution will be deducted from the contributions generated from the proposed use of the site.   Based on the SPD, the provision towards Highways and Active Travel Infrastructure for the proposed scheme would be £159.00, the existing single dwelling generates a requirement of £155.00, therefore the new proposal generates an increase of £4 towards Highways and Active Transport Infrastructure. With regards to Public Transport Schemes the contribution required for the proposal is £483.00, the existing dwelling generates a requirement of 307.00, therefore the new proposal generates a requirement of £176.00 towards Public Transport Schemes.

15.  In accordance with the provisions of Proposals L8 and R3 of the Core Strategy and SPD1: Planning Obligations and Planning Obligations Technical Note 4: Green Infrastructure & Recreation a development of 3 residential apartments (Use Class C3) would be expected to provide 3 trees on site or a contribution of £930 towards Green Infrastructure projects in the area (the £930 reduced by £310 per tree planted on site).  The existing use on site of 1x 3 bedroom house would also generate the planting of 3 trees on site or a contribution of £930 towards Green infrastructure projects in the area.  No contribution required on site as the proposal equates to the same level of contribution as the existing.


16. In accordance with Proposal R5 of the Core Strategy and 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.   The proposed development would generate a contribution of £5,282.96, the existing dwelling would generate a contribution of £3,098.36, therefore a contribution of £2,184.60 would be generated (the difference between the proposed and the existing uses)

17. In accordance with Proposal L8 of the Core Strategy and SPD1: Planning Obligations and Planning Obligations Technical Note 6: Meeting Social Needs, the 2x 2 bedroom apartments would require a contribution towards educational facilities (The 1 1xbedroom apartment is not liable to the contribution).  Based on the SPD the provision towards educational facilities would be £7,531.95.  The existing 3 bedroom dwelling also generates a contribution of £7,531.95, therefore a contribution regarding the proposed development will not be required in this instance.


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 that such legal agreement be entered into to secure a maximum total contribution of £2,364.60.  This comprises £4.00 towards Highways; £176.00 towards Public Transport Schemes and £2,184.60 towards Spatial Green Infrastructure, Sport and Recreation.


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


1. Standard


2. Approved Plans


3. Matching materials


4. Submission of Landscaping scheme


5. Details of bike shed and bin store


6. Retention of parking


7. Submission of sound-proofing scheme to be submitted


CM
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		DEPARTURE: No





		Erection of 10 storey building to form 139 bedroom hotel and Old Trafford Supporters’ Club incorporating leisure, retail and assembly uses with associated servicing and landscaping



		Land at Junction of Wharfside Way and Sir Matt Busby Way, Old Trafford






		APPLICANT:  Old Trafford Supporters Club






		AGENT: Rob Turley Consultancy






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT










SITE


The application site comprises of a triangular shaped parcel of land located to the south east of the junction of Wharfside Way and Sir Matt Busby Way.  Wharfside Way itself forms the north east boundary of the site whilst Sir Matt Busby Way forms the west. The southern edge is delimited by the Bridgewater Canal.


The area immediately around the site is dominated by Manchester United’s Old Trafford Football Stadium (MUFC) with the stadium itself being located to the west of the site beyond Sir Matt Busby Way and a large surface car park serving the stadium to the south on the opposite side of the canal.


The site previously formed part of a large complex of industrial buildings including a lard factory prior to the construction of the adjacent stadium, although it has not been occupied for a considerable period of time.  Planting along the boundary once screened the land from view, however these have recently been removed.  At present, there is no direct access on to the site from either of the adjacent highways and the ground level is approximately 4.5m lower than that of the highway, being directly adjacent to the Bridgewater Canal.  


PROPOSAL


Planning permission is sought for the erection of a ten storey building to form a hotel with 139 bedrooms and to accommodate Old Trafford Supporters Club (OTSC), incorporating leisure, retail and assembly uses with associated servicing and landscaping.  


The building would have a total gross floor area of 8009m2 over the ten floors.  Its footprint would occupy almost the entire 0.1ha site broadly following the site boundaries, with the Wharfside Way frontage being 1m from the edge of the highway at its closest point.  A drop off facility would be provided directly to the front of the building accessed from Wharfside Way and leading to Sir Matt Busby Way in place of the existing left turn slip road and a servicing lay by would also be provided from Wharfside Way.  The main entrance to the building would be from the drop off point on the north west elevation.   At its highest point the building would be a 36.6m from the canal level and 32.1m from highway level with plant atop.  


The applicant’s intention is for all the activities within the building to be operated by an hotelier.  This enables the areas utilised by OTSC to be used by the hotel operator when not required by OTSC.  The floors of the building are proposed to be used as follows:


Canal Level


The canal level is accessible from within the building and from the canal towpath.  The use of this floor would be interchangeable, being available for use by OTSC as and when required and principally on match days, and utilised by the hotelier at other times for uses including events and community use.  A bar, kitchen, toilet facilities, staff room and refuse storage area would be located on this level.  The large open plan floor allows matches to be shown on a projector screen and moveable partitions would allow the subdivision of the space.  


Ground Floor


Separate entrances are proposed to serve a retail unit, the hotel and OTSC.  To the front of the building directly facing the junction of Sir Matt Busby Way and Wharfside Way would be a 90m2 retail unit, with the hotel reception, OTSC reception, restaurant, substation, cycle storage area for 25 bicycles, laundry room and refuse area also located on this floor.  


A large assembly space would be located on a mezzanine level above this floor with associated toilet facilities.  The floor could be utilised by OTSC and could also form a breakout area for conferences and events run by the hotelier.  The hotel gym would also be located on this floor.  


First Floor


The first floor is proposed to be utilised mainly as a restaurant and bar for OTSC, with associated kitchen, bar and refuse areas however the use of this floor would be interchangeable, being utilised by the hotelier at times when it is not occupied by OTSC for general use including conferences and events.  The OTSC board room is also located on this floor, which benefits from an external terrace area.  


Second to Seventh Floors


These floors would be exclusively occupied by the 139 hotel bedrooms.  Bedrooms include standard rooms, double rooms, accessible rooms and executive rooms, the latter of which benefit from external terrace areas.  


Eighth Floor


This floor would also be occupied by the hotel, with an additional match day sponsors suite with external terrace.  


Roof Level


This would house plant facilities as well as a large external terrace area.  


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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.  

PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


R3 – Green Infrastructure


R5 – Open Space, Sport and Recreation


SL2 – Trafford Wharfside 


PROPOSALS MAP NOTATION


Manchester United Stadium Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


TP13 – The Manchester United Stadium Area


PRINCIPAL RSS POLICIES


DP1 – Spatial Principles


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


MCR3 – Southern Part of the Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


The DCLG published the National Planning Policy Framework (NPPF) on 27th 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

75641/O/2011 – Outline application seeking permission for access layout and scale with all other matters reserved for the erection of an 8 storey building to accommodate Old Trafford Supporters Club incorporating leisure retail, assembly, media and administration uses with associated servicing and landscaping (Approved March 2011).  


APPLICANT’S SUBMISSION


It is noted that the originally submitted Design and Access Statement contained inaccuracies as it stated that the proposal would be for a private members club that would not ordinarily be open to the public.  An amended statement has been submitted as the intention is that the building would not be restricted to members of the club but open to users of and visitors to the hotel facilities.  


Design and Access Statement


The applicants have stated that the application site is located within the strategic gateway to MUFC.  The outline planning permission established the principle of an OTSC headquarters building on the site and the proposal now includes a 139 bedroom hotel on the upper floors of the building (2nd – 8th).  The greatest capacity of the building will be on match days.


A PPS4 statement is included in this document, which states that a full PPS4 assessment was not considered to be necessary given the Revised Trafford UDP encourages this type of development in this area.  The applicants have stated that as the future occupants of the building have explicit links to MUFC, any other location would have been unsuitable.  The uses within the building mean it would be sui generis, providing additional control as planning permission would be required for any subsequent change of use.  The proposal would bring positive benefits including employment creation and regeneration and PPS4 states that applications which secure sustainable economic growth should be treated favourably.  


Framework Travel Plan


This sets out the strategy for ensuring that the accessibility of the site is maximised in terms of sustainable transportation modes.  The document provides a toolkit of sustainable travel measures; outlines the respective roles of the Travel Plan and provides guidance on administration and monitoring.  It is intended to increase the awareness of alternatives that will result in further reduction in reliance on the private car by measures including on-site facilities, promotional incentives, financial incentives (which are identified as a ‘potential initiative for consideration’) and better management.  


Letter Regarding Policy L5 and Flood Risk


This states that full consideration has been afforded to flood risk taking into account the Strategic Flood Risk Assessment (SFRA) in accordance with Policy L5 and concludes that the review of the SFRA has shown that the site is located in Flood Zone 1 with a low probability of flooding and therefore the proposal would not be contrary to Policy L5.  


Sustainability Statement

This states that the development shall strive to achieve a BREEAM rating of ‘very good’.  The statement lists the following technologies for potential inclusion:-


1. Tri-generation CHP


2. Air source heat pumps


3. Surface water cooling via canal


4. Solar hot water collectors


5. Grey water harvesting


6. Water source heat pump


7. Passive measures for thermal performance


Transport Statement


This concludes that the hotel element of the scheme will not generate any new traffic as there will be no associated parking.  Public, private and controlled on-street parking is available in the close vicinity of the site and existing residents’ parking zones would prevent any parking associated with the use from having a detrimental impact on residential amenity or highway safety.  The majority of trips generated will be as a result of major events occurring at Old Trafford and thus these will already be on the local highway network.  The site is also served by various modes of sustainable transport including the tram, bus, train, cycle and pedestrian footpaths.  


Transport Statement Addendum


A total of 125 car parking spaces will be made available for use by visitors and staff, available 24/7 and served by a 24 hour shuttle bus service.  The 125 spaces, split between 40 spaces for the leisure use and 85 spaces for the hotel would meet the operational needs of the prospective operators and a travel plan is also proposed.  The ratio of spaces to rooms is similar to that of the Copthorne, Salford.  The leisure space is integral to the hotel use on non-match days and the entire building would be under the control and management of the hotel.  


CONSULTATIONS


Environment Agency: No comments.  


Environmental Protection:  No objection.  AQMA informative.  Contaminated land report and noise assessment conditions required.  


Greater Manchester Police:  Comprehensive comments from Design for Security, GMP’s Match Day Commander and GMP’s Licensing Officer, which are summarised below.  Overall, GMP has no objection subject to two conditions: one requiring the development to achieve Secured by Design accreditation in accordance with Appendix I of the comments and the second requiring an operating policy for the bar uses.  


1.  Greater Manchester Police Design for Security observations:  


· The accessibility of the building from the canal side may give rise to crime and disorder issues.  The materials used to construct this façade will need to be particularly robust with monitored CCTV and a 24 hour staff presence recommended


· The lack of parking for hotel guests and adequacy of pick-up drop off should be addressed as should control of access between various uses within the building 


· The proposed management and hours of operation of the licensed areas should be subject to a planning condition 


· The link between the canal and street level should be capable of being secured at both levels


· Canal side seating should be securely fixed when in use but removed at night and stored securely.  The seating should be enclosed with robust barriers to prevent overspill onto the towpath and to control access of customers into and out of the premises.  


2. Greater Manchester Police Licensing Observations:


· Location of site raises concerns relating to football match days and associated crime and disorder


· Licensed premises in proximity to football stadiums suffer a degree of football related crime and disorder both inside and in close proximity to their venue


· Preventative police intervention has been intelligence led and focussed on licensed premises in the vicinity of Old Trafford Football Ground.  This has led to effective management of risk through the enforcement of available legislation to contain a very real threat to football related safety in the shape of organised alcohol fuelled violence in and around licensed premises associated to football stadiums.  Any proposed increase in the number of these premises would enhance the level of the threat and thereby place a risk of safety to law abiding members of the public attending football matches at Old Trafford Stadium.  


· Recent analysis shows that there is an increase in crime and disorder on ‘derby match days’.  The location of this proposed premises, and the fact that it is predominantly to be associated with MUFC, is likely to be a target for those visiting supporter’s intent on creating disorder


· The junction of Sir Matt Busby Way and Wharfside Way is the primary rendez vouz point for emergency vehicles and the premises location and its customers could impede an emergency operation.  This route is also the primary route for visiting fans coaches to access the coach parking areas off Sir Matt Busby Way and there is an obvious potential of a clash of home and away supporters leaving the premises.  This junction has also been identified by Police Security Resources for the potential for terrorist activity.  The prominence of this premises and its association with MUFC would likely increase this threat.  


3. Chief Superindendant Roberts (Match Day Commander) Observations


· The location of these premises gives rise to significant concerns about the potential for public disorder on match days.  The simple geography of the proposed site means it may cause an additional flash point to be managed by police resources at home games


· The experience of other football stadiums where there are licensed premises in close proximity is that they invariably lead to disorder.  In Trafford the number of incidents that Police are called to at licensed premises close to the football ground again demonstrates that however well run an establishment is it invariably leads to match related disorder and anti-social behaviour – the closer the proximity to the ground, the greater the impact.  The implications for a premise on Sir Matt Busby Way are clear.  Having met with the potential proprietor and his representatives I am assured that they intend to run the premises responsibly and work in cooperation with the police; however this does not mitigate difficulties posed by the potential location.  

Manchester Airport: No objection.  Recommend condition requiring developer to contact Manchester Airport Airfield Operations at least one month in advance of requiring, erecting or using a crane to obtain a Crane Permit. 

Transport for Greater Manchester: No objection.  Site is reasonably well located in relation to public transport and Framework Travel Plan condition recommended to encourage sustainable modes of travel.  


United Utilities: No surface water is to be discharged directly or indirectly to the combined sewer network.  Surface water should discharge to the nearby 1000mm diameter surface water sewer at a rate not exceeding 50 litres per second to meet the requirements of PPS1 and PPS25.  The site must be drained on a separate system with only foul drainage connected into the foul sewer. 


REPRESENTATIONS


Two letters of objection have been received.  


A letter of objection has been received from the Bridgewater Canal Company, which states that they require further details relating to construction details including foundations, drainage, landscaping and risk to the public using the towpath.  This is a private matter to be resolved between the applicant and the Bridgewater Canal Company.  


A letter of objection has been received from Manchester United Football Club.  In summary, the concerns raised include:


· Proposal differs significantly from the previously approved scheme and is dominated by hotel floorspace, with assembly, leisure and retail ancillary to the main hotel use.  As such, any relationship with the approved outline scheme is limited and the current scheme should thus be considered entirely on its merits


· Reference is made by the applicant to the relationship between OTSC and MUFC.  This relationship is used to justify the applicant’s failure to fully appraise the scheme against the provisions of PPS4 and to claim that any other location would be inappropriate.  Although OTSC is recognised by MUFC as an official supporters club, it is not part of MUFC, which recognises over 180 official supporters clubs worldwide – its relationship with OTSC is therefore not unique.  Given OTSC’s affiliation with MUFC is limited; a sequential assessment should be undertaken in accordance with PPS4 and Policy W2 of the Core Strategy 


· The application suggests that the building would only be used by OTSC members – this appears to be incorrect as it would be accessible to the general public


· The retail unit is clearly positioned to attract passing trade and is only accessible from Sir Matt Busby Way and not from within the building, which indicates that it would be accessible to the general public


· Limited details have been submitted in respect of the operation of the hotel use


· 212 car parking spaces, 25 cycle spaces and additional spaces for motorcycles should be provided to meet the Council’s parking standards, however none are proposed on site.  The site would therefore be reliant on off site car parking operated by third party providers and cycle parking in the vicinity of the site


· MUFC is no longer able to offer any designated parking within its car parks as commercial circumstances have changed since the outline application was approved


· Supporters not attending matches at the stadium would be able to watch the match on screens at the proposed development and given this group would not ordinarily have travelled to the stadium area on a match day, they may unlawfully occupy spaces in MUFC car parks, thereby reducing the number of spaces available for legitimate spectators attending matches at the stadium


· Overnight parking is not permitted at MUFC visitor car parks and it would not therefore be possible for cars of hotel guests or late night use of the assembly areas to park in these car parks


· The parking at the Lowry Outlet Mall is over 1.5km from the application site and does not have 24 hour access


· The proposed drop off facility at the traffic signal controlled junction could result in potential conflict between vehicles and pedestrians accessing the stadium along Sir Matt Busby Way and the users of the development.  The proposed removal of the left turn slip road would further confuse priorities to the detriment of highway safety


· The tall landmark building would obstruct key views towards the stadiums east stand from Water’s Reach, Wharfside Way and Trafford Wharf Road.  The east stand is the principle elevation and forms a highly visible focal point on approach to the stadium and any development proposal that fails to acknowledge the stand’s significance as a consequence of inappropriate scale and massing should not therefore be accepted


· MUFC have a strategic plan for the continuing enhancement of the area surrounding the stadium and this holistic vision includes hospitality, conference, retail and visitor facilities.  The provision of third party facilities such as those proposed could undermine this vision to the detriment of its deliverability


OBSERVATIONS


PRINCIPLE


1. Outline planning permission was granted in March 2011 (reference 75641/O/2010) for the erection of a building of a similar scale and height on the site as proposed by the current application and therefore the principle of the erection of a multi-storey building on the site has been established.


2. Although the proposed building is similar in scale and height to that previously approved in principle by the outline consent, it must be noted that the current application is not a reserved matters application related to the previous outline consent.  The outline consent was proposed to be used solely to provide accommodation for Old Trafford Supporters Club, with the proposed leisure, retail, assembly, media and administration uses all ancillary to this use and not accessible to the general public.


3. The current application proposes a ten storey building that is to be operated by an hotelier and would therefore be accessible to the general public, comprising primarily of a 139 bedroom hotel with associated leisure, retail and assembly uses and which will also accommodate Old Trafford Supporters Club.  Certain accommodation within the building, such as the canal level would be interchangeable, being utilised by Old Trafford Supporters Club as and when required by the club, most notably on match days, but at other times used by the hotelier.  The two fundamental differences between the current application and the outline planning consent are therefore the primary use of the building as a hotel and its accessibility to the general public.  


4. Applications for planning permission should be determined in accordance with the development plan unless material considerations indicate otherwise.  The principle of the proposed use of the site should therefore be assessed in relation to the Core Strategy and any relevant material considerations.  


5. The site lies within the strategic location of Trafford Wharfside as identified by Policy SL2 of the Core Strategy, which comprises of one of five key areas in the Borough for significant change.  Manchester United Football Club is identified as a sporting and visitor destination of local, regional, national and international significance.  Policy SL2 states that the Council will identify and promote land for development within Trafford Wharfside to create a major mixed-use area of regional and international significance and hotels are identified within this policy as a leisure development opportunity to be promoted.  Specifically, Policy SL2 states that in the Manchester United Stadium Area, development that supports the existing football stadium and associated hospitality, conference, retail and visitor facilities will be promoted.  Although the applicant has not indicated the number of jobs likely to be created by the proposal, it is recognised that the proposal would lead to job creation and enhance the local economy.  The proposal is in accordance with Policy SL2 of the Core Strategy and is therefore considered to be acceptable in principle.  


DESIGN


6. The proposed building would occupy almost the entire 0.1ha site broadly following the site boundaries.  The ten storey building would measure 36.6m in height from the canal level and 32.1m from highway level and the plant atop would result in a maximum height of 38m. The outline consent proposed an eight storey building of approximately 33m in height from the canal level and 29m from the highway level, hence the proposed building is only marginally taller (3.6m maximum) than that previously proposed in relative terms.  The increase in the number of floor levels from eight to ten can be accommodated within a building of a similar height as previously granted outline planning consent as the hotel floors require a lower internal floor to ceiling height.  

7. At the time of the previous application, it was concluded that the height of the proposed building would appear subordinate to the adjacent football stadium, which measures approximately 40m in height including framework to the Sir Matt Bubsy Way elevation and the minor increase in height proposed by the current proposal would not alter this conclusion.  The proposed building would occupy a footprint of approximately 1000m2, measuring 57m in width at its widest point and 23m in depth at its deepest point but against the backdrop of MUFC stadium, which measures over 150m in width and over 200m in depth, it could not be said to obstruct key views or detract from the appearance of the stadium, although it would be visible in the context of it.  The proposed building would occupy the majority of the site area and given its proximity to Wharfside Way it would be prominent within the street scene.  The outline consent established that a building of a similar height, scale and massing would be acceptable on this site in principle and the same conclusion is reached in respect of the current scheme.  The proposal would enhance the character and appearance of the street scene in accordance with Policy L7 of the Core Strategy.  

8. It was previously noted that the sites location on a prominent corner provided an opportunity for a well designed unconventional building that directly addresses the prominent corner on which it sits.  The proposed building has been designed with a horizontal emphasis on the ground and first floors to Wharfside Way with extensive glazing to address the public realm and to provide an attractive frontage for the retail unit.  The building has a vertical emphasis to both the Bridgewater Canal elevation and the hotel element of the scheme, created by the fenestration detail, curtain walling and a clay ‘rainscreen’ system of differing colours and heights.  The rainscreen colours proposed have been chosen to match the colours of the MUFC home kit and are white, black and red with grey also incorporated to complement these colours.  A mixture of satin and gloss finishes are proposed to provide interest to the elevations and dark grey brickwork is proposed to the plinth at canal and ground floor level.  Windows and doors would be grey aluminium and all supporting metalwork would be black.  The design of the proposal has taken account of the proposed proximity to MUFC and the prominence of this international venue.  

9. As the site occupies the majority of the site area, there would be limited scope for landscaping to be provided.  Nevertheless, there would be aspects of the site whereby landscaping could be incorporated, particularly adjacent to the canal side and therefore conditions are recommended to be attached to the permission requiring the submission, implementation and maintenance of an agreed landscaping.  As significant tree planting is unlikely to be accommodated on site, a financial contribution should be made towards off site tree planning in accordance with Policy L8 of the Core Strategy and this will be discussed further in the developer contributions section of the report.  


10. The applicant lists a number of possible technologies that could be employed to reduce the carbon emissions of the development, however the plans show a boiler room and gas-fired hot water generating facility on the top floor of the building that indicate that the possible technologies listed in the sustainability statement may not be employed. Gas fired tri-generation combined heat and power (CHP) could be incorporated into the current design proposals, with and air source heat pumps or solar hot water collectors placed on the roof and linked into the hot water generating facility.  It is recommended that a condition be attached to any approval requiring details of measures to reduce carbon emissions in accordance with Policy DP9 of the RSS and Policy L5 of the Core Strategy.  

FLOOD RISK


11. The applicant has submitted additional information in respect of to demonstrate that account has been taken of flood risk to the development in accordance with Policy L5 of the Core Strategy and the Strategic Flood Risk Assessment (SFRA).  Although the site is located adjacent to the Bridgewater Canal, the site does not lie in a Canal Hazard Zone and is not in a flood risk management area.  The site is located in Flood Zone 1 and all development is considered to be acceptable in this zone, having less than a 1 in 1000 year probability of flooding.  Policy L5 states that the Council should control development in areas at risk of flooding, having regard to the vulnerability of the proposed use and the level of risk in the specific location.  Given the level of risk is low, the proposal would not be contrary to Policy L5 and it considered that the applicant has demonstrated account has been taken of flood risk in accordance with the policy.  


AMENITY 


12. There are no residential properties in the immediate vicinity of the site and therefore the proposal would not raise issues of amenity in respect of neighbouring occupants.  


13. In terms of the amenity of the future users of the proposed development, the site constitutes former industrial land and therefore has the potential to be contaminated.  A contaminated land report would therefore be required prior to the commencement of development to ensure any contamination risks are identified and recommended remediation works implemented to ensure the development is suitable for its end use and does not create undue risks to site users or neighbours during the course of the development.  


14. The site lies directly adjacent to Wharfside Way, a busy dual carriageway.  The internal layout of the building has been designed to address this and where possible a buffer is provided where the building abuts the highway, with rooms such as the laundry room located on this side of the building.  Given the proximity of the proposal to MUFC and the sites location adjacent to the dual carriageway, an acoustic assessment would be required to safeguard the amenity of the overnight guests.  This would need to include background noise measurements and comparative measurements taken both with and without an event taking place at MUFC and over a 24 hour period.  Any measures to control the transmission of noise will be required to be implemented in accordance with the recommendations of the acoustic assessment.  


15. The site lies within the Air Quality Management Area (AQMA) declared due to the predicted exceedence of annual air quality objectives.  Given the short residency of hotel guests it is unlikely they would be regarded as relevant receptors however the applicant should ensure that adequate ventilation is provided in accordance with Appendix D part F of the Building Regulations 2010.  


CRIME AND SECURITY


16. The applicant has submitted a Crime and Security Addendum following receipt of initial comments by Greater Manchester Police (GMP).  The Addendum states that consideration has been afforded to crime, disorder and fear of crime in the design process.  The proposal has been designed as a double fronted building providing surveillance of both the road and canal frontages, with the building line along the canal side and external finishes enabling clear visibility along the length of the building and prevent any ‘hiding places’.  The facade of the building is linear in nature, has few recesses and none of the entrance points create concealment spots.  The slight recess required for the service area is in a highly visible location fronting Wharfside Way.  Access to different areas within the building will be controlled via swipe cards and CCTV and appropriate lighting will be installed.  


17. Crime prevention is a material consideration in the determination of planning applications and it is acknowledged that crime and disorder can be associated with football matches at MUFC.  Match days are the subject of specific and targeted policing as football related events are a recognised issue of major public concern. 


18. The evidence presented by GMP demonstrates that existing licensed premises in the vicinity of MUFC suffer a degree of football related crime and disorder both inside and in close proximity to their venues.  GMP conclude that the closer the proximity of a licensed premises to a football stadium, the greater the level of crime and disorder and any proposed increase in the number of these premises would enhance the level of threat and thereby place a risk of safety to law abiding members of the public attending football matches at Old Trafford Stadium. Concerns are also raised regarding increased crime and disorder on ‘derby match days’ and the location of this proposed premises is likely to be a target for those visiting supporter’s intent on creating disorder.  

19. Although concerns are highlighted by GMP, no objections are raised to the proposed scheme.  GMP state that preventative police intervention has been intelligence led and focussed on licensed premises in the vicinity of the stadium and this has led to effective management of risk through the enforcement of available legislation to contain a very real threat to football related safety in the shape of organised alcohol fuelled violence in and around licensed premises associated to football stadiums. 

20. The existing means of control to deal with crime and disorder on match days in the Manchester United Stadium Area are well developed and are considered to be capable of dealing with issues that may arise as a result of a licensed premise in close proximity to MUFC stadium.  Taking into account that GMP have raised no objections to the scheme, it is concluded that adequate powers exist for the police to take action should issues arise as a result of the licensed premises.  


21. GMP also highlight that the junction of Sir Matt Busby Way and Wharfside Way is the primary rendezvous point for emergency vehicles and the premises location and its customers could impede an emergency operation.  This route is also the primary route for visiting fans coaches to access the coach parking areas off Sir Matt Busby Way and there is an obvious potential of a clash of home and away supporters leaving the premises.  This junction has also been identified by Police Security Resources for the potential for terrorist activity.  


22. Conditions are recommended by GMP to ensure issues of crime and disorder are managed by the hotelier.  A condition is recommended for a management scheme in relation to the operation of the licensed areas and it is recommended that the opening hours of these areas form a planning condition.  It is also recommended that a condition is attached to the permission requiring the development to achieve Secured by Design accreditation.  Further it is recognised by GMP that there is potential for disorder to arise from the use of the proposed building by the Supporters Club and it would therefore be appropriate to place an obligation on the applicants to take appropriate action to deal with this issue, to respond to reasonable requests from the Council’s Community Safety Team and GMP to discuss and take action to deal with specific concerns that might arise and if necessary to contribute to measures over the wider area that might be needed.  Subject to these conditions and obligations, it is considered that the proposal would be acceptable in terms of crime and security and in accordance with Policy L7 of the Core Strategy. 


23. The use of the licensed areas within the proposed building by the Supporters Club and a hotel operator would require consents from the Council as licensing authority and it would be necessary for the potential concerns identified above to be looked at as part of this process. 


ACCESS, HIGHWAYS AND PARKING


24. As previously stated, the existing outline planning consent was proposed to accommodate OTSC and their affiliates and was therefore not accessible to the general public and as such, the parking requirements for the proposal were assessed on this basis.  It was concluded that the nature of the development was such that the times of greatest use would have been immediately before and after football matches at MUFC and that those visiting the site would be doing so in connection with a trip to the stadium, with transport to and from the site undertaken in largely the same fashion.  It was therefore considered that the proposal was unlikely to generate a significant number of additional trips on match days that would put additional pressure on the highway or parking locally.  For non-match days when the intensity of visits to the site would be less than on match days, the applicant provided evidence of an agreement with MUFC to provide 50 off-site car parking spaces.  

25. In line with the outline planning consent, it is considered that the intensity of the use of the building now proposed would be greatest on match days.  On these days, the retail use and use by OTSC would be likely to operate at capacity however it is anticipated that visitors attracted by these uses would have made their standard match day arrangements to get to MUFC.  In addition, there would also be parking requirements for the staff of these elements of the building and for the 139 bedroom hotel on match days. 


26. On non-match days, areas of the building that would be occupied by OTSC on match days would be used either by the hotelier or by OTSC hence the canal level, first floor level and mezzanine floor provide floorspace that is interchangeable. The Local Planning Authority considers that the canal level could also be used for conference facilities or private functions and events.  On non-match days, the canal level could also be used by OTSC to watch away games on the projector screens.  The applicant has indicated that the mezzanine floor could provide a break out area for refreshments in association with conferences or to provide a lounge area for use by hotel residents.  


27. On non-match days, the parking requirements for the building could therefore vary on a day to day basis depending on precisely how the building would be used.  Council guidelines require a maximum provision of 139 car parking spaces to serve the hotel use based on the number of bedrooms.  The consistent approach that has been employed on other hotel uses in the vicinity of the site is to accept a 68% car parking provision should the applicant enter into a S106 legal agreement to provide additional parking as and when required.  The legal agreement would require additional car parking to be provided in instances where the car parks associated with it (whether on or off-site) are more than 90% occupied on more than three days in three consecutive months.  

28. The Local Highway Authority considers that the provision of 95 spaces should be made for the hotel use based on a 68% provision in line with other hotel permissions in the area.  In this case however, additional parking requirements are generated by the other proposed uses within the building as detailed above.  In addition to the hotel provision, parking would be required for the proposed uses that are intended to be accessible to the general public in accordance with Policy L4 of the Core Strategy.  These uses should initially be treated as additional to the general hotel use and therefore generate additional parking requirements; however, SPD4 acknowledges that assessments should be made of potential efficiencies in parking provision, for example making allowances for conference delegates staying in the hotel.  

29. In terms of the uses that should generate additional car parking requirements, it is considered that the restaurant could be accessed by the general public as well as residents of the hotel, particularly given the proximity of the proposed building to the adjacent MUFC as a venue of international significance and the likelihood of a high end hotelier operating the building.  In order to calculate the additional parking requirements for the other uses proposed, the publicly available floorspace on each level of the building has been used as opposed to the gross floor area of these uses as it is recognised that the primary use of the building would be as a hotel.  The provision of 331 car parking spaces would normally be required to support the development overall, split between; 95 for the hotel; 41 for the restaurant; 5 for the retail use; and based on the use of the canal, mezzanine and first floor as bars or conference areas - 74 car parking spaces for the canal level, 40 spaces for the mezzanine floor and 76 parking spaces for the first floor.  

30. It is recognised that the uses are unlikely to occur simultaneously on a regular basis and as such the requirement for 331 car parking spaces should be reduced in order to account for efficiencies in parking provision and taking into account how the applicant intends the use to operate.  The proposed retail unit would be accessible internally and a condition could be attached to the permission requiring the unit to remain ancillary to the hotel use, hence additional parking for the retail unit would not be required.  The applicant has provided information in regard to the use of the mezzanine floor, which states its use would be tied to the conference use on the first floor or for hotel residents and as a result it is considered that the mezzanine floor would be unlikely to generate additional car parking requirements on this basis.  The applicant has also stated that additional parking for conferences would be provided as and when required, and this approach can be controlled by a Car Parking Management Strategy as a condition of the permission.  Taking into account allowances for efficiencies in parking provision in accordance with Policy L4 of the Core Strategy, it is considered that 210 car parking spaces would be required overall on a daily basis to support the proposed development.  


31. At present, the applicant proposes to provide 125 off-site car parking spaces to support the development.  These are proposed to be secured prior to the first occupation of the development and would be located in the vicinity of the site; however it is understood that these would not be located within the nearby car parks at MUFC as this provider has stated that they are unable to offer car parking.  Additional information has been provided by the applicant to demonstrate that 125 spaces would be sufficient to support the development.  The applicant has sourced information from various hotel providers that suggests that the hotelier would be aware in advance of a situation whereby car parking demand is likely to exceed supply through the hotel and event booking systems and this will enable additional parking to be sourced in advance of it being required.  Off-site parking is considered to be an acceptable means by which parking could be provided to support the development and the applicant has indicated various sites are available in the vicinity of the site.

32. It is intended that those visiting the site would drive to the off-site car parks and a shuttle bus would operate to ferry visitors from the car parks to the site.  Alternatively, visitors could walk to the site from the off-site car parks.  Whilst the LHA is satisfied that off-site parking could be provided in this way and that there are sites available in the vicinity of the application site that are accessible to the applicants to serve the proposed development, the LHA is not satisfied that a core provision of 125 car parking spaces is sufficient.  

33. It is recommended that the location of the off-site car parks to be used should be identified at least three months prior to the commencement of the development along with a demonstration that contractual arrangements have been entered into for their use.  In order to secure the car parking provision, the applicant would be required to enter into a s106 legal agreement, an approach which is consistent with other permissions in the area.  Alongside the conditions that are recommended to be attached to the permission, the legal agreement would require the submission, implementation and monitoring of an off-site parking and management strategy to ensure that the parking provision remains sufficient for the needs of the development over time.  The conditions and legal agreement would contain provisions to ensure that monitoring of the parking provision is undertaken and should parking demand exceed provision, this would trigger the requirements for additional parking spaces to be provided.  A separate clause would be incorporated to ensure parking to support large events such as conferences is provided as and when required.  

34. A servicing lay by is proposed from Wharfside Way to provide an essential servicing facility for the building, the use of which would be restricted to service vehicles only to ensure it is not used as a pick up or drop off facility.  A dedicated pick up and drop off facility is proposed to be provided at the junction of Wharfside Way and Sir Matt Busby Way for this purpose, which would be restricted by condition to ensure it is not used as a taxi rank or for prolonged periods of waiting.  The applicant states that the service lay by and drop off facility would be cordoned off to traffic on match days.  It is considered that the provision of drop down bollards or an alternative agreed provision would be required to be incorporated to restrict access to these areas on match or large scale event days for a period between three hours before kick off extending to two hours after final whistle, or equivalent start and finish times.  A detailed scheme would be required to be submitted for prior approval before development is commenced on site for the amendments to the highway that are required in order to provide the service lay by and drop off facility, including the surfacing treatment, swept paths and for the provision of the drop down bollards or alternative agreed provision.   


35. The proposals incorporate the provision of 25 secure cycle parking spaces.  The Local Highway Authority considers that the provision of 43 cycle spaces would be required to support the development in accordance with Policy L4 of the Core Strategy.  The Bridgewater Canal towpath is a popular cycle route and at present terminates to the south of the site in Stretford and there is an existing traffic free cycle route along Trafford Wharf Road.  The provision of cycle parking would encourage users of the proposed development to cycle to the site and it is considered essential that the minimum numbers of cycle spaces are provided to support the development.  


36. In terms of access to the site via public transport, the Framework Travel Plan states that Salford Quays, Stretford and Trafford Park are within a 10-20 minute public transport journey, with Manchester City Centre, Sale, Salford Urmston and Chorlton all within a 30 minute journey.  Within 30-40 minutes are areas such as Flixton, Altrincham, Carrington and Irlam and areas such as Bolton, Rochdale and Hale are within 40-50 minutes.  Areas such as Bury and Ashton-under-Lyne are within an hour of the site via public transport.  


37. The nearest bus stops are located on Chester Road and Trafford Park Road within a 5 minute walk of the site.  Manchester United Railway Station is also within 5 minutes walk and is in use on match days, with three services running from Piccadilly via Oxford Road before each match and three returning after.  Exchange Quay and Salford Quay Metrolink stations are within a 10 minute walk, as are the bus stops on Trafford Road and within a 15 minute walk are Trafford Bar and Old Trafford Metrolink stations.  A dedicated return barge also operates on match days departing from Castlefield and mooring outside the North Stand.  This site is reasonably sustainably located and the proposed Trafford Park Metrolink stop would be located at the eastern end of Trafford Wharf Road, which may be brought forward in the future and would increase the sites accessibility via Metrolink services.  


38. The applicant has submitted a Framework Travel Plan that provides a toolkit of sustainable travel measures; outlines the respective roles of the Travel Plan and provides guidance on administration and monitoring that will strive to achieve a further reduction in reliance on the private car.   A condition is recommended to be attached to the permission to require a further Travel Plan to be submitted and approved to ensure that the accessibility of the site for staff and visitors is maximised in terms of sustainable transportation modes.  It is also considered essential that the applicants be required to contribute to public transport improvements in the area to increase accessibility to the site by these modes of transport.  


39. The Local Highway Authority considers that 210 car parking spaces, 17 motor cycle spaces and 43 cycle spaces are required to support the development and that off site provision in respect of car and motorcycle parking would be acceptable.  As no car or motor cycle parking spaces can be provided on site, their off-site provision would require a robust parking management strategy and a package of measures to ensure that the provision remains sufficient to support the needs of the development through effective monitoring.  The Off-Site Parking and Management Strategy shall include but not be limited to the identification of the car parks and a contractual obligation to maintain the use of those car parks, the number and layout of spaces, a penalty clause should the number of spaces available be less than 210 spaces, the provision of a shuttle bus or accessibility strategy in the event the car parks are in close proximity to the site, the management and operation of the parking along with a review mechanism relating to need.  This Strategy would need to be secured by condition and through a s106 legal agreement and would also include a provision for additional parking to be provided for conferences or events that attract more than 30 non-resident guests.  It is recommended that should the committee resolve to grant permission, it should be subject to the provision of this level of parking provision.  The s106 legal agreement would nevertheless provide a mechanism for the level of parking provision to be reduced where the monitoring demonstrates consistent under-occupancy of the off-site parking.  


DEVELOPER CONTRIBUTIONS


40. 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.  


41. In accordance with SPD1: Planning Obligation, a total financial contribution of £245,294 would be required, split between:

iv. A contribution of £37,457 towards highway infrastructure;


v. A contribution of £125,067 towards sustainable transport schemes;


vi. The provision of 267 trees on site or a contribution of £82,770 to be reduced by £310 per tree planted on site;


42. When considering the proposal cannot accommodate parking or significant landscaping on site and given the scale and prominent location of the site, the developer contributions are considered to be necessary to make the development acceptable in planning terms; directly related to the proposed development and fairly and reasonably related in scale and kind to the development, thereby satisfying the three tests set out in the NPPF and in accordance with Policy L8 of the Core Strategy.  


CONCLUSION


43. The proposal would make use of previously developed land in Trafford Wharfside, an identified strategic location for development and the mix of uses proposed is identified within the Core Strategy to be acceptable in this location.  The proposal would lead to job creation and would support the local economy, thereby supporting economic growth.  The development would be of a high quality design addressing both the street scene and the canal side and sufficient off-site parking provision would be secured to support the development.  The proposal is considered to be a sustainable form of development in accordance with the NPPF and Policies SL2, L4 of 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 to secure: to secure 


(i) A maximum financial contribution of £245,294 split between £37,457 towards highway infrastructure; £125,067 towards sustainable transport schemes and £82,770 towards Red Rose Forest (to be reduced by £310 per tree planted on site);


(ii) An off-site car parking and management strategy and servicing and drop off strategy to include; monitoring; need; shuttle bus operation; the identification and provision of 210 off-site car parking spaces at least 3 months prior to first occupation of the proposed building; a penalty clause should the number of spaces available be less than 210 spaces; the provision of additional off-site parking provision to deal with one-off events generating high levels of visitors; 17 motor cycle parking spaces; and servicing arrangements;

(iii) Requirements on the applicants and/or subsequent occupiers to take appropriate action to deal with potential disorder issues, to respond to reasonable requests from the Council’s Community Safety Team and GMP to discuss and take action to deal with specific concerns that might arise and if necessary to contribute to measures over the wider area that might be needed.  

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

1. Standard time limit


2. List of approved plans including amended plans 26th March 2012


3. Material samples


4. Retail use to be ancillary


5. Framework Travel Plan for staff and visitors

6. Drainage details


7. Landscaping


8. Landscape maintenance 


9. Contaminated land part 1

10. Contaminated land part 2


11. Prior to the use of any cranes in the construction process, Manchester Airport Crane Permit to be obtained and copy provided to LPA


12. Acoustic assessment

13. Provision and retention of servicing and related works – scheme to be agreed


14. No vehicular trips to the site (no servicing, no pick up or drop off) on match days for period of three hours before kick off and two hours after final whistle (or equivalent if non-football large scale events)


15. Cycle parking to be provided and retained in accordance with scheme to be submitted


16. Off site parking and management strategy

17. Restriction on use of servicing lay by on Wharfside Way

18. Restriction on use of drop-off at junction of Wharfside Way and Sir Matt Busby Way

19. Detailed scheme for off site highway works and layout of the servicing bay to be submitted for approval and implemented prior to the development being brought into first use

20. Vegetation clearance to take place outside the bird breeding season (March to July inclusive) unless bird survey submitted and approved 

21. External lighting scheme


22. Crime Prevention Plan  


23. Operating policy to be submitted and approved including hours of operation of licensed areas and external seating areas and management


24. Sustainability strategy


DR






		WARD: Gorse Hill

		77935/FULL/2012

		DEPARTURE: No





		Creation of a five year temporary waste transfer station (including erection of waste transfer building); permanent confidential document destruction operation (including recladding and extensions to existing structure); siting of modular building to form offices and retention of existing brick office building; overnight parking provision of HGV fleet; improved site drainage and surfacing; weighbridge, fuel tanks and other ancillary infrastructure.



		9 Nash Road, Trafford Park, Manchester, M17 1SX





		APPLICANT:  Veolia ES (UK) Limited





		AGENT: Axis P.E.D





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application relates to an industrial site situated on the north-western side of Nash Road, within the industrial area of Trafford Park.  Industrial sites bound the site to the north-east and south-west.  The Manchester Ship Canal bounds the site to the north.  The application site is previously developed land that has a history of waste uses.


PROPOSAL


The application proposes the creation of a five year temporary waste transfer station; permanent confidential document destruction operation, which also includes the extension of and re-cladding of an existing metal building within the site.  A modular office building is proposed to the south-western part of the site and would occupy a footprint of 21m x 12m, with a maximum height of 3.6m; the proposal would also utilise an existing single storey brick building for the provision as a drivers’ and site operatives welfare facility.  The application site would accommodate overnight parking for the applicant’s HGV fleet, improved site drainage and surfacing, a new flush to ground weighbridge, fuel tanks and other ancillary infrastructure such as CCTV security cameras, internal ARMCO barriers and the removal of existing redundant structures.


The proposed Waste Transfer building would be located to the north-western part of the site and would occupy a footprint of 30m x 30m and have a maximum height of 15.3m to the ridge and 11m to the eaves.  The building would comprise of four roller shutter doors to the front elevation, enabling delivery and collection vehicles to enter the building to deposit and collect wastes.  The proposed hours of operation for the Waste Transfer Station are 0630 – 1800 Monday to Friday and 0700 – 1300 on Saturdays.  There will be no operation on Sundays.

The applicant has detailed that the proposal would support a significant number of local jobs.  There would be 50 staff in total directly and indirectly working from the site, consisting of 7 sales staff, 6 office staff, 5 operatives and 32 HGV drivers / operatives.

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


L6 - Waste


L7 – Design


L8 – Planning Obligations


W1 - Economy


PROPOSALS MAP NOTATION


Trafford Park Core Industrial Area

Main Industrial Areas

Special Health and Safety Development Control Sub-Areas


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


TP1 – Trafford Park Core Industrial Areas

E7 – Main Industrial Areas

PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP3 – Promote Sustainable Economic Development


DP4 – Make the Best Use of Existing Resources and Infrastructure


EM10 – A Regional Approach to Waste Management


EM11 – Waste Management Principles


EM13 – Provision of Nationally, Regionally, and Sub-Regionally Significant Waste Management Facilities


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

H/61378 - Erection of a single storey portacabin following the removal of two existing portacabin units for office use - Approved with conditions 10/03/2005.


H/55946 - Erection of reception building, screw feed conveyor and tank - Approved with conditions 07/04/2003.


H/52851 - Installation of weighbridge - Approved with conditions 20/12/2001.


H/50533 - Variation of condition 2 attached to planning permission H/10976 to enable the carrying out of processes independent of their derivation from initial oil/water separation - Approved with conditions 04/01/2001.


H/49048 - Erection of two storey portable office building; relocation of existing portable building; formation of new vehicular access from Nash Road; regarding of land. Formation of new car parking and lorry parking area. Formation of new landscaping area adjacent to the Manchester Ship Canal - Approved with conditions 10/07/2000.


H/HSD/48388 - Deemed hazardous substances consent - Deemed Consent 29/10/1999.


H42619 - Erection of single storey building to form offices installation of filter press house building and replacement tanks and modifications to site layout - Approved with conditions 25/07/1996.


H41441 - Erection of boundary fence - Approved with conditions 14/11/1995.


APPLICANT’S SUBMISSION

The applicant has submitted a Supporting Statement, a Design and Access Statement, a Noise Assessment, a Traffic Statement and a Flood Risk Assessment.  Information provided within these documents is discussed where relevant in the Observations section of this report.


CONSULTATIONS


Pollution & Licensing – No objections.

LHA – No objections.


Drainage – No objections.


Environment Agency – Referring to SFRA map 1.8C it can be seen that the majority of the site is unlikely to be affected by a 1 in 1000 yr flood during expected canal operation (i.e. sluice gates operating).  Accordingly, actual risk to the site from the MSC when sluices are operational can be considered to be low.  In view of the application being for a low vulnerability use, we would not raise objection to the proposal.  A condition relating to surface water run-off is recommended.

Minerals, Waste & Energy Planning Unit – The site is located adjacent to a range of existing waste management operations and meets the criteria of Policy L5 – Area allocations of the Greater Manchester JWDPD and lies within Waste Plan allocation TR17 Trafford Park Area.  TR17 identifies through a sustainability appraisal that the sites use as a waste transfer station is broadly acceptable in this location.


Greater Manchester Ecology Unit – No objections.


Electricity North West – No objections.


Salford City Council – No objections.


REPRESENTATIONS


None received.


OBSERVATIONS


PRINCIPLE OF PROPOSAL


1. The application site is situated within the Trafford Park Core Industrial Area.  Proposal TP1 states that in this area the Council will permit development for business, industry, storage and distribution (B1, B2 and B8) and similar appropriate uses in accordance with Proposal E7.  Proposal E7 states that such proposals will be permitted where they: - 


· Can be satisfactorily integrated with existing or planned development nearby,


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


· 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 of the Trafford Core Strategy identifies Trafford Park Core as one of the seven areas that the Council will focus employment uses and states that Trafford Park Core will be a key location for industry and business activity within the Manchester City Region Inner Area and will be the principal location for employment development in the Borough.  


3. Policy L6 of the Core Strategy states that the Council recognises the importance of sustainable waste management and the need for Trafford to make an appropriate contribution towards enabling Greater Manchester to meet its waste management needs, including those requirements identified in the Greater Manchester Joint Waste Development Plan Document, and having regard to the Greater Manchester Municipal Waste Management Strategy.  The Policy further states that the Council will therefore identify and where necessary safeguard sites / areas for waste management in appropriate locations, including parts of Trafford Park.


4. The use of the site as a waste transfer station, with associated offices, HGV parking and offices.  The applicant has also detailed that the proposed facility would provide a sustainable local bulking and transfer operation for locally collected trade waste along with a local confidential document destruction operation, and further states that both of these would enable wastes to be managed close to their source and will greatly assist in reducing vehicle miles and associated emissions.  The proposal is therefore considered acceptable in principle.  The main areas for consideration are therefore the visual impact of the proposed development and the impact on the highways.


IMPACT ON THE CHARACTER AND APPEARANCE OF SURROUNDING AREA


5. The application proposes the erection of a waste transfer station building which would measure 30m in length, 30m wide and have a maximum height of 15.3m to the ridge and 11m to the eaves.  The building would be clad in tough PVC impregnated polyester fabric which will be finished in a light grey colour treatment.  The south-east elevation would comprise of four 8m high roller shutter doors, which would face into Trafford Park rather than the adjacent canal.  The design of the building is considered acceptable in this industrial location.  Temporary planning permission is also only being sought for this building for a period of 5 years, therefore the temporary nature of the materials proposed on the building is also considered acceptable.

6. An existing unused structure within the south-eastern corner of the site is proposed to be extended and brought back into use to form a confidential document destruction operation.  This building is also proposed to be re-clad in profiled single skin, colour goosewing grey (BS10A05) with red trim (BS04E53).  The roof would also contain translucent double skin roof lights to provide natural lighting.  It is considered that the proposed works would renovate an existing tired looking building back into productive use that would enhance the appearance of the existing street scene.


7. A modular office building is proposed adjacent to the south-western boundary of the site, close to the site entrance.  The building would measure 21.1m in length, 12.2m wide and 3.6m high.  Modular buildings such as this are commonly found around Trafford Park.  An existing single storey brick building to the front of the site would also partially obscure views of this proposed building from the front of the site.  It is therefore considered that he proposed modular building is acceptable and would not have a detrimental impact on the existing street scene or character of the surrounding area.  Due to the temporary nature of the building materials used in modular buildings a condition is recommended which restricts the siting of the building to five years.  The applicant is in agreement with this condition.


8. The proposal also includes overnight parking for up to 25 HGVs within the site.  This parking area would be located away from the front of the site.  Due to the industrial nature and operations within Trafford Park, the presence of HGVs is a characteristic of the area.  It is therefore considered that the parking of HGVs within the site would have a detrimental impact on the existing street scene or the character of the surrounding area.


9. The Manchester Ship Canal bounds the site to the north.  The canal and adjoining embankments are designated as Wildlife Corridors.  The proposed development would not include land that has been designated as a Wildlife Corridor.  Although the proposed waste transfer station and document destruction buildings would be partially visible from the canal, it is recognised that this part of the canal is bound by many industrial sites within Trafford Park and thus the visibility of these buildings from the canal would not appear out of character with this area.  The applicant has also detailed that they have chosen to locate the four large roller shutter doors to the waste transfer station on the southern elevation facing Nash Road, to minimise the appearance of the building from the canal.  It is also recognised that mature vegetation lies along the southern embankment of the canal which would help to soften the appearance of the proposed development when viewed from the canal.  It is therefore considered that the proposed development would not have a detrimental impact on the enjoyment and protection of the Manchester Ship Canal and Wildlife Corridor.


HIGHWAY SAFETY AND PARKING PROVISION


10. The proposal includes the provision of 295m2 of office floor space and a waste management facility with a floor space of 1352m2.  To meet the Council’s car parking standards a total of 40 car parking spaces, 5 cycle parking spaces and 4 motorcycle parking spaces are required.  The application proposes the provision of 34 car parking spaces, though states that HGV parking spaces would act as a car park overspill provision should additional car parking spaces be required.  It is recognises that the Council’s car parking standard is a maximum standard and therefore the provision of 34 spaces is considered acceptable.  Although 18 of the car parking spaces proposed would be blocked by the HGV parking bays, the applicant has detailed that the HGV fleet will be collecting waste from customers across Greater Manchester and consequently it is unlikely that any HGVs will be parked on the site during the day and therefore the car parking spaces would only be blocked at a time when they are not required.


11. The applicant states that they expect that waste will be delivered by 16 HGVs, comprising of a mixture of Refuse Collection Vehicles and Ro-Ro skip vehicles, with 8 of these HGVs expected to visit the site twice a day a the collect locally derived waste.  This equates to a total of 24 HGV trips delivering to the waste transfer station each day.  To remove waste, a maximum of 8 bulk loader trips would be required to transport the waste off-site and the document destruction use will receive up to 8 HGV deliveries a day, primarily in RCVs.  As outlined above, the proposal would also include an overnight depot for 25 HGVs, which would include the 16 HGVs that will be delivering waste to the waste transfer station.  The applicant therefore estimates that there could be up to 9 additional HGVs arriving in the evening and departing in the morning from the site.  The staff trips to the site would also create an additional 50 trips.  The development would represent overall a 2% increase in traffic on the network.  It is considered that this increase will not cause problems on the highway network.

DEVELOPER CONTRIBUTIONS


12. The proposed extension to the existing metal building within the site would be permanent and as it would have a floor area greater than 100m2 thus falls within the requirements of Policy L8 of the Core Strategy and the Council’s Supplementary Planning Document 1: Planning Obligations.  In accordance with SPD 1: Planning Obligations, the relevant contributions required for this development would be: Highways and Active Travel Infrastructure £198.00; Public Transport Schemes £340.00; Specific Green Infrastructure (off site tree planting) £620, less £310 for every tree planted on site as part of an agreed landscaping scheme. The overall maximum contribution would therefore be £1,158.00.

CONCLUSION


13. The scale, layout and design of the proposed development are considered acceptable given the location of the site within the Trafford Park Core Industrial Area and the Main Industrial Area.  Given the surrounding industrial setting it is considered that the proposal would not have a detrimental visual impact and the re-cladding and of an existing structure would enhance the appearance of the existing site.  It is also considered that the proposal would not adversely impact on the existing highway network.  As such it is considered that the proposal complies with the relevant Polices and Proposals of the Trafford Core Strategy and Revised Trafford UDP and therefore it is recommended that planning permission be granted subject to the signing of a Section 106 Legal Agreement for the financial contributions and subject to suggested 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 a total financial contribution of £1,158.00  split between contributions towards Highways Infrastructure £198.00; Public Transport Schemes £340.00 and Specific Green Infrastructure £620. 


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

1. Standard

2. Temporary consent for 5 years for the waste transfer station and modular office building

3. List of Approved Plans


4. Materials


5. Colour of cladding to document destruction building - Goosewing grey (BS10A05) with red trim (BS04E53)


6. The development hereby permitted shall not be commenced until such time as a scheme to regulate surface water run-off has been submitted to, and approved in writing by, the local planning authority.  The scheme shall show compliance with the SFRA User Guide and be fully implemented and subsequently maintained, in accordance with the timing / phasing arrangements embodied within the scheme, or within any other period as may subsequently be agreed, in writing, by the local planning authority.

7. Retention of car parking spaces


8. Details of Cycle Parking 


9. Details of Motorcycle parking 

VW






		WARD: Village

		77993/FULL/2012

		DEPARTURE: No





		Demolition of existing vacant Labour Club and the erection of 12 no. 2 bedroom apartments and 12 no. 2/3 bedroom dwellinghouses with associated car parking, access and landscaping.



		Labour Club and Bowling Green Site at Grange Avenue, Timperley 





		APPLICANT:  Great Places Housing Group





		AGENT: T & G Associates Ltd





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site is currently vacant but was formerly used as a sports and social club, with a bowling green to the western side of the site.  The main building was erected in the 1950s and an extension was added in the 1980s to provide a bottle store, bowls room and kitchen.  The majority of the building on site is single storey, although the main (central) part of the building appears to be two storey in height.


The site is in an area of protected open space and protected linear open land as identified in the Trafford Council Proposals Map and Policy OSR5 and OSR6 of the Trafford UDP.


To the north of the site lies a large area of open playing fields with several football pitches.  To the west, lies the vehicular access and car parking for the playing fields.  To the east of the site there is a short access road and a vacant parcel of open land where a children’s play area formerly existed beyond.  To the south are residential properties, with rear gardens immediately abutting the application site boundary.  The general character of the area is residential.


Mature trees are currently located around the entire perimeter of the site.


PROPOSAL


Permission is sought for the demolition of the existing vacant Labour Club and the erection of 12 no. 2 bedroom apartments and 12 no. 2/3 bedroom dwellinghouses with associated car parking, access and landscaping within the site.  The proposed scheme would provide 100% affordable housing and although the applicant is not an RSL, a contract exists between the applicant (builder/developer) and an RSL (Great Places) who will be the final providers.  The scheme benefits from Home and Communities Agency funding in light of the fact it would involve 100% affordable accommodation on site.

DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


L1 – Land for New Homes


L2 – Meeting Housing Needs


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


R2 – Natural Environment


R3 – Green Infrastructure


R5 – Open Space, Sport and Recreation


PROPOSALS MAP NOTATION


Protected Linear Open Land


Wildlife Corridor


River Valley Floor Plain


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


OSR5


OSR6 


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


L4 – Regional Housing Provision


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

None

CONSULTATIONS


GMP Design for Security – GMP Design for Security prepared a Crime Impact Statement (CIS) for the scheme, prior to this application.  The submitted plans are the same as those which the CIS is based on and particular consideration should be given to the following issues/concerns, which are discussed in more detail within the CIS report submitted along with the application: 


· General boundary definitions (particularly where adjacent to publicly open space) 


· Additional protection to dwellings fronting onto The Grange. 


· Protection to the gable ends of Plots H2 and H3. 


· Definition of the communal car park in front of the apartment block and overlooking habitable room windows.



If these concerns/issues can be addressed as described within the CIS report and the other physical security measures are incorporated, GMP Design for Security would be happy to support this application.


Electricity Northwest – No objections.  A copy of the response has been forwarded to the applicant.


GMAU (Archaeology) – Satisfied that the proposed development does not pose a threat to the significance of any archaeological interests. On this basis there would appear to be no reason for seeking to impose any specifically archaeological requirements upon the applicant.


GMEU (Ecology) – No comments received


LHA – No objections.  Comments are incorporated in the Observations section below.


Strategic Planning and Developments – Comments incorporated in the Observations Section below.


Contaminated Land – No comments received


REPRESENTATIONS


2no. letters were received from different parties.  The main planning related points contained therein are summarised below:


· Overbearing/loss of light given proximity of buildings to adjacent properties.


· Loss of privacy from any side facing first floor windows close to common garden boundaries (should be frosted).


· Loss of trees (should be replacement)

· Loss of boundary fencing (should be replaced)

· Noise pollution


· Overlooks football pitches and changing rooms uses by children


· Inappropriate location for “vulnerable people”


· Anti-social behaviour adjacent to existing residential properties


Subsequent to an original letter of objection, one neighbour has sent an additional email confirming that having seen the amended plans, they wish to withdraw their objection in relation to overlooking/loss of privacy; the loss of the trees; and the loss of their boundary fence, on the basis that the relevant windows have been removed from the plans, and that the applicant has indicated that they will replace trees along the relevant boundary and will replace the applicant’s fence.  The neighbour indicates that they still have concerns in terms of the proximity of the proposed dwelling (H4). 

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


Housing

1. The application proposes the erection of 12 no. 2 bedroom affordable apartments and 12 no. 2/3 bedroom affordable dwellinghouses.  Annexe 2: ‘Glossary’ of the National Planning Policy Framework explicitly excludes recreational grounds from being classed as ‘previously developed land’ (PDL) and as such, part of the application site (Bowling Green) falls to be classed as undeveloped, or ‘greenfield’ land which will need to be assessed against the tests of Policy L1.7 of the Core Strategy. 

2. Policy L1.7 of the Trafford Core Strategy sets out an indicative target of 80% of new housing provision to use brownfield (previously developed) land and buildings over the Plan period (2011-2026). Policy L1.8 of the Core Strategy states that where regular monitoring reveals a significant (in excess of 10%) under-performance against the indicative previously developed brownfield land use target of 80%, the Council will seek to take development management action to accelerate the delivery of development to raise performance. Until such time as monitoring evidence indicates that the PDL use under-performance has been reduced to an acceptable level by the measures taken, the Council may reject applications for the development of greenfield sites where the overall delivery of housing is not jeopardised. 

3. Over the period 2006/07-2010/11 an average of 75% of new housing was located on previously development land, although in 2010/11 this figure was only 69%. Currently the figures for 2011/12 are not available and therefore whilst this development as a whole would not contribute to meeting the PDL targets, it is too early to establish whether a trend of significant under performance in the delivery against the indicative previously developed land target exists. As such it would not be appropriate to apply the tests set out in L1.7 in this particular case.  In any event, the amount of previously undeveloped land taken up by the proposal must be considered against the existing building footprint and hardstanding on site when balanced against the proposed residential gardens within the site.

4. Policy L1 also states that up to 2026 the Council will seek to deliver high quality housing affordable by all sectors of the local community and will release sufficient land to accommodate a minimum of 11,800 new dwellings.  The application involves a housing mix and tenure that assists in meeting the needs of the Borough as set out in the Council’s Housing Strategy and Housing Market Assessment and which is as identified in Policy L2 of the Core Strategy.  The scheme will be 100% affordable in its provision and as such, will significantly assist with the Councils commitment to affordable provision in the Borough.  Furthermore, the proposal identifies a 66%:33% small:large housing split (where large is 3+beds for family accommodation), which is proximate to the desirable 70:30 split.  40% of the “small” accommodation is suitable for families (2-bed houses), which is short of the 50% target figure identified in Policy L2.  Nonetheless, the above reflects provision which is in general conformity with Policy L2.


5. The site is also located in the ‘Southern part of the Manchester City Region’ as designated within the 2008 RSS and as such falls to be assessed under Policy MCR3.  The application site is currently vacant, and contains a derelict building.  The criteria of Policy L4 outlines the objective to work in partnership with developers and other housing providers to address housing requirements (including local needs and affordable housing needs) to ensure a mix of appropriate house type, sizes, tenure and price in achieving housing provision.  Policy L4 also advocates maximising the re-use of under-used brownfield land in line with Policy DP4 which relates to making the best use of existing resources and infrastructure. The application site is located close to regular bus routes and as such is classed as being within an ‘accessible’ area as defined by SPD 1: Developer Contributions to Highway and Public Transport Schemes.  Therefore it is considered that the proposed development is located in a sustainable location and is in support of Policy MCR3.


6. The NPPF states 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.


7. Having regard to the above, the proposed redevelopment of the application site for residential development is considered in accordance with Core Strategy Policies L1 and L2, the relevant policies of the RSS, and the NPPF.  


Protected Open Space


8. The NPPF states that existing open space, sports and recreational buildings and land, including playing fields, should not be built on unless:


· An assessment has been undertaken which has clearly shown the open space, buildings or land to be surplus to requirements; or


· The loss resulting from the proposed development would be replaced by equivalent or better provision in terms of quantity and quality in a suitable location; or


· The development is for alternative sports and recreational provision, the needs for which clearly outweigh the loss.


9. Policy R5 of the Core Strategy specifically states that the Council will seek to address key areas of deficiency in quality and quantity of open space and indoor/outdoor leisure provision, in accordance with the recommendations and priorities of the Greenspace Strategy, the Leisure Management Review, Greenspace Assessment of Need, Outdoor Sports Facilities Study, and other associated reviews and studies.  Specifically, the Council intends to protect existing and secure the provision of areas of open space and outdoor sports facilities and to protect and improve the quality of open space and outdoor sports facilities so they are fit for purpose.


10. Specific to this application, at paragraph 25.17 of policy R5 of the Core Strategy, it states that “an unacceptable loss of open space, sport or recreation facilities is deemed to be that which leads to a loss in quantity which could not be replaced with an area of equivalent or better quality in a suitable location to meet present and predicted future demand.”


11. The bowling green subject of this application is specifically identified in the Councils Outdoor Sports Study.  It is accounted for in the outdoor space provision figures for sufficiency, although it is named as Langham Road. 


12. The land is allocated protected open space (Protected Linear Open Land (OSR6) and Protected Open Space (OSR5)) on the UDP Proposals map that accompanies the Adopted Core Strategy until replaced by The Land Allocation Plan. It is noted however, that the site represents only a small percentage of the associated area of protected open space and is located at the southern extremity of the allocation.  Nonetheless, in the absence of specific details to the contrary, the application technically contravenes Policy R5 as set out above.


13. It is accepted that the existing bowling green has been un-used for some time and that there is no specific demand for a replacement bowling green in the immediate vicinity.  However, the site could provide for alternative open space use to meet future needs. In considering alternative open space use, Policy R5 allows for development that offers a replacement open space to address deficiencies and needs particularly in relation to better quality. 


14. The existing outdoor sports provision in the catchment area of the proposed development is deemed deficient. The requirement is for 90 hectares, although only 70 hectares exist (including the bowling green area).  As such, assuming that the planning application is considered acceptable in all other planning terms, the applicant would need to satisfactorily mitigate the loss of open space either by providing an alternative area of land/facility or enhancing the quality of existing provision in consultation with the Council, in order for the application to be acceptable in principle.  

MITIGATION


15. It is acknowledged that the bowling green has been un-used for a period of 10 years.  The current value of the facility is poor although it does present the potential for redevelopment to meet an outdoor sport need.  If this application is ultimately approved, the site will no longer be capable of accommodating outdoor sports.  Nonetheless, the site has been vacant for a number of years now and despite the Labour Clubs’ efforts, the facility is unable to sustain itself as a bowling green/sports club.  It is recognised that this facility was for use by private members of the club and not to the wider public per se. Furthermore, it is considered unlikely, in the near future, that the site will be brought back into use as a bowling green or another outdoor sports facility. Nonetheless, to mitigate the loss of this facility, the applicant has offered to contribute £40,000 towards replacement facilities/improvement to existing facilities in the wider area.  In line with the Councils adopted SPD1: Planning Obligations, the Council would spend contributions ‘in the catchment zone of the development for the benefit of the new residents’.  At this stage, it would be necessary to carry out a local needs assessment on local bowls provision – if a clear local need for bowls facilities cannot be demonstrated then improvements to alternative outdoor sports provision will be made e.g. tennis, athletics, football in line with the accessibility criteria (1,800m) of the SPD and the Outdoor Sports Study.


16. It is considered that the figure of £40,000 is sufficient in this particular case to assist in mitigating the loss of the Bowling Green in accordance with policy R5 of the Core Strategy, by providing the opportunity to invest in other new or existing facilities in the catchment area.  This could be secured through a s106 Legal Agreement (see below).  As such, and in light of the above, the proposed development is considered acceptable in principle, subject to the normal planning considerations.

EXISTING SITE

17. The site was a former sports and social club, which is now in a poor and disused state.  The Bowling Green has not been used for in excess of 10 years and is currently significantly overgrown, and the buildings lie vacant.  Overall, it is acknowledged that the site suffers from arson attacks, vandalism, anti-social behaviour and littering. 


18. The buildings are sited centrally within the site, lying approximately 5.5m from the southern side boundary and are considered to be of no value architecturally.  The majority of the built form is single storey with an apparent two storey structure sited centrally within the building footprint.


19. In light of the above, it is considered that appropriate redevelopment of the existing site would have a positive impact on the wider environment in the locality.


DESIGN, LAYOUT AND APPEARANCE


20. The amount of development proposed within the site means that some of the proposed residential properties will be located in close proximity to the side boundaries of the site, resulting in a dense development which exploits the sites maximum potential.  In particular the proposed apartment building will be sited within 1.5m of the southern boundary, 2m of the northern boundary and circa 6m of the western boundary.  This leaves little spacing around the built form to reduce its impact.  Nonetheless, due south of the proposed apartment building lies pre-fabricated garages which mitigate the scale of the proposed apartment building when viewed from Langham Grove; to the west lies the car park and vehicular entrance to the playing fields; and, to the north lie the playing fields themselves.  All of these features assist in reducing the impact of the massing of and spaciousness around the proposed apartment building.


21. Individually, the proposed properties would be of an appropriate design and scale (2 storey properties) which reflect the scale and form of some of the existing residential properties in the wider area.  Although hipped roofs are dominant in the immediate vicinity, simple gables and balanced fenestration are considered acceptable in this location and the proposed use of render will assist in enlivening what otherwise might be considered, lengthy, repetitive brick elevations on the apartment building and the row of 5no. terraced properties in particular.  The properties themselves are all of a similar design and material palette to reflect consistency within the development.


22. No details of proposed boundary treatments have been submitted, and details of these could be agreed through a condition.  Improvements and enhancements will be possible and should be a requirement of any permission.  Landscaping is proposed to the front and rear of the properties.  Should the application be approved, a landscaping condition is recommended requiring the applicant to submit a detailed scheme for hard and soft landscaping on the site and to identify new and replacement tree planting.  

23. In its current state, it is considered that this derelict, overgrown site, provides little positive contribution to the aesthetics of the surrounding area and that the proposed development would bring this piece of land back into use in a way that would positively contribute to the existing street scene and character of the surrounding area.  This is in accordance with Policy L7 of the Core Strategy which states that development must make best use of opportunities to improve the character and quality of an area and enhance the street scene.

24. In light of the compact nature of the proposed development and the limited private garden space, it is considered that permitted development rights for extensions should be removed from the proposed dwelling in the scheme.  This would safeguard visual and residential amenity in the area.

RESIDENTIAL AMENITY


25. In light of the distances retained to surrounding properties (24m from proposed built form to number 24 Langham Grove; 35m to number 26 Langham Grove; 35m to 184 Langham Grove), it is considered that the only properties directly affected by the proposed development are the properties at number 25 to 31 Langham Grove inclusive, which lie immediately to the south of the application site.  Of those properties, it is considered that number 25 and number 31 would be most affected by the siting of the proposed new dwellings.


26. The southern boundary to the application site forms the northern boundary to the rear gardens of number 25 to 31 Langham Grove.  That boundary is currently planted with mature trees, which form a partial screen (sometimes intermittent) to the outlook from those properties.  The proposed layout will mean that proposed semi-detached property H1 and H4 will be sited within 2.8m and 1.2m of the common boundary respectively and will involve the removal of several existing trees.  The applicant has submitted an additional plan showing that the distance of H1 from the ground floor kitchen window to rear of number 31 Langham Grove will be 11.8m, and the distance of H4 from the ground floor kitchen window to rear of number 25 Langham Grove will be 11m.  Normally, 15m is required to avoid an overbearing impact or visual intrusion on ground floor habitable windows in existing properties.


27. Notwithstanding the above proximate relationship of the proposed new dwellings, the alignment of number 25 and 31 is such that direct impact from the proposed two storey buildings on the outlook from those Langham Grove properties is predominantly a splayed impact.  Furthermore, the orientation of the relative properties (with the rear elevations of number 25 and 31 facing northwards) means that there will be no direct loss of sunlight experienced.


28. Currently, mature trees grow along the rear boundaries to number 25 and 31 Langham Grove which restricts the distance of the outlook, especially from late spring through to autumn when the deciduous trees are in leaf. 


29. Amended plans have removed windows from first floor level on the south facing side elevations to H1 and H4 and as such, there is no overlooking or loss of privacy to number 25 or 31 Langham Grove. 


30. It is necessary to balance the potential loss of amenity against the benefits that the scheme would bring in terms of an active and occupied site, which would reduce the existing issues of anti-social behaviour, criminality and litter; will improve security to the rear of the properties fronting Langham Grove; will improve the aesthetic of the outlook; and, with sensitive replacement boundary planting, could offset any significant loss of amenity.  Furthermore, there is currently built form within the site, albeit on a smaller scale and sited deeper within the site.  As such, it is considered that with an appropriate landscaping condition, the benefits of the scheme would mitigate the small degree of loss of amenity to neighbouring residents.

31. The layout of the proposed site is in conformity with Policy L7 of the Trafford Core Strategy, which states that development must not prejudice the amenity of the future occupiers of the development.  There are some instances where the proposal fails to comply with the Council’s SPG for New Residential Development in terms of required privacy, overlooking and overshadowing distances between the proposed new houses within the development, although the majority of the proposal does comply.  For example, the distance from ground floor rear windows in property H11 to the two storey blank side gable of H9 is 12.5m (short of the 15m guideline figure to avoid overbearing).  However, the SPG document does accept the need for a flexible approach within a development site, where good design or the particular circumstances of the site allow this. 

32. The proposal seeks to provide a tight, compact, affordable development.  The nature of the development is such that the relationship between the proposed dwellings is considered sufficient and in terms of overlooking, overbearing and loss of privacy, the proposal is considered acceptable. 


33. Trafford Planning Guidelines: New Residential Development advises that most new dwellings should provide some private outdoor space, which does not include front or side garden areas open to views from roads, nor space needed to comply with parking standards.  These guidelines further advise that around 80m2 of garden space will normally be acceptable for 3 bedroom semi-detached houses in an area of similar properties.  Smaller houses may be acceptable with somewhat less, and for flats 18m2 screened communal area per flat is generally sufficient.  The proposed 3 bedroom dwellings would have rear gardens ranging in size from 34m2 to circa 80m2, the proposed 2 bedroom properties ranging from 16m2 to 30m2 and the total communal area for the 12no. flats is circa 190m2 (i.e. 16m2 per flat).  Whilst it is recognised that the area of the rear gardens of a number of the plots are less than the recommended size, they are generally in line with the size of neighbouring rear gardens immediately to the south along Langham Grove.  It is therefore considered that an adequate level of amenity space would be provided to serve the proposed dwellinghouses.  


HIGHWAYS ISSUES AND PARKING


34. To meet the Councils car parking standards the provision of 2 car parking spaces should be made per unit and therefore 48 car parking spaces would need to be provided to meet the Councils car parking standards.  The proposed car parking (36 spaces) falls short of the Councils car parking standards.  However, the Councils car parking standards are maximums and the proposed parking level is consistent with parking levels previously agreed for residential sites.  


35. To meet the Councils cycle parking standards the provision of cycle facilities should be made to meet the Councils standards.  The applicant has indicated a willingness to provide cycle storage to meet these standards although details have not been submitted to date.  Cycle storage could be accommodated within dwellings or in residential gardens and details of these could be secured through a planning condition.  Amended plans have addressed the concerns of the LHA in terms of drive lengths and the siting of some off-street parking spaces too close to junctions.  


36. The layout of the highway and the width of the proposed footpath and road are also of acceptable dimensions.


37. Cycle storage should be provided for each dwelling and details of such secure storage could be secured through a planning condition.   This could be a communal facility or provision to the rear of or within each individual dwelling.

38. There are some safety concerns related to potential fencing/boundary treatment which might be sought around/between the parking bays for plot H2, H3, H9, H10 and H12.  This principle could be applied to any of the parking bays for any of the plots.  It would be preferable to avoid boundary treatment between bays when in close proximity to the highway or have low level fencing/boundary treatment which allows for good visibility.  This would safeguard the pedestrian and would also ensure adequate room for the parking of vehicles.  If the application is ultimately approved, a condition could be attached to any permission requiring details of any boundary treatments to be submitted and also restricting the ability to erect fencing in the future, which would be in excess of 1m in height around parking areas.


BATS


39. A Bat survey was submitted with the application from a recognised, suitably qualified expert.  The survey found the site, including building and trees, carried little potential for roosting bats and concluded that the likelihood of this proposed development affecting the conservation status of bats was low.  The building could be demolished and the eight trees removed with minimal risk to bats.

DEVELOPER CONTRIBUTIONS

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

41. Following the adoption of the Core Strategy, the Council adopted a new Supplementary Planning Document (SPD 1 Planning Obligations) on 27th February. 


42. Paragraph 2.4.2 of SPD1 confirms that: “The Council will grant 100% relief from the Trafford Development Contribution (TDC) in relation to affordable housing developed by or on behalf of Registered Providers (RPs).  The TDC may require developers to complete s106 agreements to secure the payment of contributions in the event that the relevant properties cease to be affordable.”


43. Given that this application is for 100% affordable housing on behalf of an RP (Great Places), the normal contributions do not apply here.  A planning condition could ensure that the site remains 100% affordable going forward.  However, in light of the proposed loss of protected open space as a result of this planning application, it is clear that there would be a specific requirement to mitigate the loss of such.  Further to the information as set out in paragraph 34 and 35 above, it is considered that the provision of replacement outdoor sport provision should be provided in the catchment area of the application site.  As such, and in light of the site specific considerations of this application, a figure of £40,000 has been agreed with the applicant as appropriate to mitigate the loss of the Bowling Green by contributing to qualitative/quantitive improvements to existing provision.


44. This figure should be secured through a s106 Legal Agreement.


RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 


(A). 
That the application will propose a satisfactory form of development for the site subject to the completion of an appropriate Legal Agreement to secure a financial contribution of £40,000 towards the provision of qualitative/quantitive improvements to existing outdoor sports provision. 

(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. Materials to be submitted

4. Tree Protection Condition (in accordance with submitted Tree Protection Plan)

5. Landscaping Condition (including cycle storage details)

6. Landscape Maintenance

7. Removal of Permitted Development Rights for extensions and for boundary treatment in excess of 1m (height) sited within front garden areas or around identified parking areas.

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

9. Permeable Surfacing for hardstanding for car parking areas

10. In accordance with the recommendations and mitigation measures as set out in the Crime Impact Statement of Bradley Hart (Design for Security) version A, dated 29/11/11.

11. Compliance with the recommendations as set out in the report by Angela Graham Bat Consultancy Service dated 18th August 2011.


12. Bin and recycling store


13. Provision of Affordable Housing

14. Sustainable Urban Drainage Scheme

MW
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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


16. 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. 

17. 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


18. 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.


19. 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.  


20. 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. 


21. 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. 


22. 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. 


23. 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 


24. 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.


25. 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.  


26. 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. 


27. 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. 


28. 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. 


29. 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. 


30. 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.


31. 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


32. 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.  


33. The scale of financial contributions required for any new development is calculated using the Trafford Developer Contribution (TDC), a formula-based charge which is calculated on a dwelling size (number of bedrooms), gross internal area (sqm) basis, or in the case of specific green infrastructure number of residential dwellings. It reflects the calculated impact of different types of development on different planning obligation matters. Development is taken to include new development (including mezzanines), redevelopment, and changes of use, the latter being relevant to this application.


34. In this instance the level of contributions required for the proposed development has been calculated by comparing the impact of the existing use of the first-floor as non-food floorspace (Class A1) with the proposed use of the first-floor as a 2-bedroom apartment. 


35. Under the new SPD1: Planning Obligations, the existing floor space, measuring 75.7sqm in size, would have an impact that would normally require the equivalent contribution of £2,761.00, split between contributions towards Highways & Active Travel Infrastructure (£1,144); Public Transport Schemes (£997); and Specific Green Infrastructure (£620).  


36. With respect to the proposed use of the first-floor as a two-bedroom apartment, no contributions would be required towards affordable housing in this case as only one new residential unit is proposed. In itself, this apartment would require a total contribution of £6,174.91, split between contributions towards Highways & Active Travel Infrastructure (£155); Public Transport Schemes (£307); Specific Green Infrastructure (£310); Outdoor Sports & Recreation (£1,829.43) and Education & Facilities (£3,573.48). 


37. The calculated impact is greater for the existing use than the proposed use with respect to Highways & Active Travel Infrastructure; Public Transport Schemes; and Specific Green Infrastructure, and therefore no contributions will be sought towards improving infrastructure on these obligation matters. However unlike the existing use, the proposed apartment requires contributions towards Outdoor Sports & Recreation (£1,829.43), and Education Facilities (£3,573.48), and as such the full contributions for each of these obligation matters is to be sought. Therefore an overall contribution of £5,402.91 should be sought for this proposed development.  


38. The applicant has submitted a development viability appraisal in order to demonstrate that the application of financial contributions to this development would render it financially unviable. In addition, five different estimates/quotations for the cost of the development have been submitted. When the accepted valuations of the property (before and after) are weighed against the projected cost of the development this produces a substantial deficit if the lowest quote is applied. Therefore for this reason, and that the proposed unit of accommodation will relate to an existing business on the floor below, it is considered that no financial contributions should be payable prior to the commencement of development. However, given that market conditions may have improved if the development is not immediately implemented, it is proposed to include an overage clause in the Section 106 agreement which stipulates that the Council will receive an appropriate level of developer contributions if the economic climate improves and the applicant’s current assumptions about the development costs and viability of the project prove to be incorrect.


CONCLUSION


39. 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 a legal agreement which would require a nil contribution but subject to an overage clause to ensure that a contribution up to the value of £5,402.91 could be secured should the applicant’s assumption about the development costs and subsequent valuation of the property upon completion of the works prove to be incorrect.


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 


6. than two. Reason – In the interests of the parking amenities of the area


7. The residential flat hereby approved shall not be occupied unless and until the existing 'H-bar' road marking on the highway to the front of 2a Radnor Street has been removed.


8. Reason. To increase the provision of on-street car parking in the vicinity of the site for all residents and visitors having regard to Proposal D2 of the Revised Trafford Unitary Development Plan.


JK
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		Erection of building to enclose recycling facilities; provision of ancillary infrastructure and amendments to previously approved bays and construction of additional bay. Associated external works and landscaping.
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SITE


The application site (red edge) relates to a 0.5ha area of land which is part of an over all larger site (5ha in area) which is occupied by S. Norton & Co.Ltd a metal recycling company.  The site is situated on the east side of Tenax Road, Trafford Park.  The red edge part of the site which is the subject of this application is located immediately adjacent to the western boundary of the site adjacent to Tenax Road.  The larger site is predominantly open storage area with a cluster of offices buildings and storage buildings located centrally and along the northern boundary.  The application site is currently used for storage of recycled material with no buildings located in this area.  The site has one vehicular access into and out of the site; this arrangement would not change with the proposals.


The site is surrounded by large commercial sites; these include Build Base a builder’s merchant yard and City Link Parcel depot to the north of the site.  Trafford Distribution Centre which is a small purpose built industrial estate containing a number of industrial units, is located to the south of the site.  Mellors Road is located to the east of the site with Chemtura a chemicals company located to the west side of the site on the opposite side of Tenax Road.


PROPOSAL


Planning permission has previously been granted for the erection of a Shredder Waste Advanced Processing Plant (SWAPP).  This application seeks to replace previously approved but as yet unimplemented elements of recycling plant/buildings in the north-west corner of the site, the proposed works will include:-


· A new larger recycling building


· Ancillary infrastructure (water tank and transformer compound)


· Extending existing covered conveyors into the new recycling building; and


· The relocation of two previously consented disposal bays and the construction of an additional bay.


The new recycling building will have an ‘L’ shaped footprint and constructed in a steel frame with metal cladding to the elevations.  The design of the building would include a double pitch roof.  The new building would retain a distance of between 5m – 8.5m from the front boundary as a result of the boundary configuration.  The front (west) elevation facing Tenax Road will measure 42m in length, the southern elevation facing the access road within the site has a staggered footprint with two gable elevations measuring 22m in length, with one recessed from the other given the building’s irregular footprint.  The new building will retain a distance of 4m to the northern boundary.  The height of the new building will be 11m at its highest point.  The proposals also include the siting of a water storage tank 10.5m in height located to the north side of the building and a transformer compound (Electricity Utility Company) this would have a 2m high galvanised fence surround it, the compound would have an area of 4mx4m.  Two previously approved loading/disposal bays near to the northern boundary are slightly repositioned and will now have a covered area above which also allows for the  existing conveyor belts mechanism to be fully enclosed as part of the new building, this also includes anew loading/disposal bay within the building on its eastern elevation.


Additional works includes soft landscaping along a buffer zone to the western boundary of the site with Tenax Road, the intention being to achieve some appropriate planting to soften this boundary as viewed from Tenax Road.  An area to the south side of the access road within the site which is currently used for staff/visitor car-parking and skip storage is to be fully demarcated and the erection of appropriate chain link fence to separate skip storage from the car-parking.


The previous approved scheme involved a low level compound/building which was located in a similar position to the proposed building. The previously approved building/enclosure was approximately 5.8m in height but the works included 4x silos at 15m in height attached to the eastern boundary of the building and a container loader 13m in height and approximately 40m in length located to the east side of the building (detached from the building).


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L6 – Waste


L7 – Design


L8 – Planning Obligations


W1 – Economy


PROPOSALS MAP NOTATION


Trafford Park Core Industrial Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP4 – Make the Best Use of Existing Resources and Infrastructure


EM11 – Waste Management Principles


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

78091/AA/2012 – Display of externally illuminated individual lettering sign and 2x no. display signs, all wall mounted – Application yet to be determined


74787/FULL/2010 - Removal of condition no.2 and variation of conditions no’s 4,5,10 11 & 12 of planning permission ref. H/71509 requiring the submission of colour finishes, implementation of noise and dust management plans, submission of landscaping scheme and landscaping management plan and compliance with the submitted plan drawings in association with the erection of a Shredder Waste Advanced Processing Plant (SWAPP) – Approved 21/04/2012


H/71509 – Erection of a shredder waste advanced processing plant (SWAPP) to remove recyclables from fragmentise waste and erection of a 3m high acoustic fence along northern boundary of the site (amended description) – Approved 22/01/2010


APPLICANT’S SUBMISSION


In support of the proposal, the applicant has submitted the following reports/supporting information:-


· Design and Access Statement


· Updated Landscape Management Plan


· Noise Impact Assessment


· Updated Dust Management Plan


· Phase 1 and Phase 2 Geoenvironmental Assessments


CONSULTATIONS


LHA – The proposals will not increase the number of trips to and from the site but will simply enclose the recycle facilities and provide ancillary infrastructure. The access arrangements are to be maintained as is and the car park has been laid out formally in an arrangement that meets the Councils dimension standards.  There are no objections on highways grounds to the proposals.


Drainage – Site is within a Critical Drainage Area and is a Brownfield site – Recommend condition to require SUDs, which should aim to reduce surface water run-off by 50% from the development area. 


Pollution and Licensing (Environmental Health) - The Addendum to the Noise Impact Assessment predicts a noise level from operations at an adjacent office window of 58.3 dB LAeq.  The noise limit of 55dB(A) Leq, 1 hour (which is a condition of the existing planning permission) may therefore be exceeded.  However the new predicted noise level should still be acceptable, as explained below. 


An external noise level of 60dB LAeq at the adjacent office would equate to an internal level within the office of 45-50dB LAeq with open windows.  BS8233: 1999 (Sound insulation and noise reduction for buildings – Code of Practice) states that 40-50dB LAeq is a good to reasonable design range for cellular offices.

 


The mitigation measures of the Addendum to the Noise Impact Assessment include requirements for reducing impacts from reversing alarms and a specification to ensure that the proposed building does not give rise to excessive noise breakout.  The Updated Dust Management Scheme sets out the requirements necessary to adequately protect neighbouring premises from the impact of dust arising from the operation of the process.  Suggested conditions relating to noise and dust are included later in this report under recommendation.

 

Pollution and Licensing (Public Protection) – The application area has a history of industrial use and therefore the land may be contaminated.  The site is within 250m of a known landfill site or area of ground that has the potential to create gas.  As such this section recommends that the following conditions, reasons and notes be attached should planning permission be granted.


· Standard Contaminated Land Phase 1 report to be submitted (Condition CLC1)


· Standard Contaminated Land Informative (Note NCLC1)


Electricity North West – Proposal will have no impact on Electricity Distribution System, infrastructure or other ENW assets.


Environment Agency – No objections 


Minerals and Waste Planning Unit (formerly GMGU) - The site already has approval for use as a waste management facility and this proposal amends the layout and building footprints of the approved scheme. The site is located within a large industrial estate which already houses a range of existing waste management operations. The site meets the criteria of Policy 5 – Area Allocations of the Greater Manchester JWDPD and lies within Waste Plan allocation TR17 Trafford Park Area. TR17 identifies, through a sustainability appraisal, that the sites use as a material recovery facility is broadly acceptable in this location.


REPRESENTATIONS


None


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The site is located in a central location within Trafford Park with no residential development in the vicinity.  There is an existing waste metal recycling operation on the site and the development does not propose any new uses, the proposal is therefore considered acceptable in principle.  The site is also allocated within area TR17 of policy 5 of Area Allocations of the Greater Manchester Joint Waste Development Plan Document (Waste Plan) which states that a range of waste management uses would be broadly acceptable in this location.


DESIGN AND STREETSCENE


2. The new recycling building will be located close to the boundary with Tenax Road and will have a height of 11m from ground level to the ridge.  As stated previously the building will constructed in appropriate metal cladding sheeting.  The nature of the proposal is such that the building is functional in its design and size to enclose much of the sorting equipment and to attenuate noise.  Whilst it is accepted that there is a need for high quality design in all developments, this must be considered against what is practical and reasonable in terms of operational restrictions and the location of the site.


3. It is proposed that the new building elevations and roof to be clad in a single-skin profiled metal cladding finished in Goosewing Grey.  In addition all flashings, eaves detail and rainwater goods to be also constructed in steel finish (Goosewing Grey).  The applicant has also indicated on the western elevation facing Tenax Road, that a large graphic will be included to add interest on what otherwise would be a large blank elevation.  An application for consent to display adverts has been submitted to the planning department requesting consent to display the new signage on this particular elevation of the building, no decision has been made as yet.  The proposed water tank to the north side of the new building will be treated in a neutral metal finish. 


4. The applicant has submitted a landscape implementation specification and a landscape management plan.  The applicant is proposing soft landscaping along the entire front boundary with Tenax Road to improve the visual amenity of the site entrance and to mitigate the visual impact of the development.  The proposals include the planting of 3x standard (semi-mature) trees and low level shrub planting and a hedge along the entire boundary.  The level of tree planting may be increased and an appropriate landscaping condition will be attached to any grant of planning permission to enable appropriate level of soft landscaping and tree planting.


5. The proposed new building is considered to be in keeping with the nature of large industrial type buildings within Trafford Park and therefore its design, size, siting and materials are not considered to have any detrimental impact on the character of the surrounding area. 


AMENITY (NOISE & DUST)


6. The applicant has submitted an updated noise impact assessment in order to assess the potential for noise resulting from the proposed amendments to the SWAPP facility.  This assessment has been considered by the Council’s Environmental Protection section who have raised no objections to the proposed scheme but have recommended that a condition be attached that sets a noise level of 60dB(A)leq 1 hour and also that the mitigation measures outlined within the updated noise report are complied with. These measures include reverse alarms on HGV’s being utilised at a minimum.  For mobile plant on site where practicable, the plant should be fitted with attenuated alarms or visual alarms.


7. Within the recycling building the proposed noise control measures include:- building to be clad as such to achieve a minimum Rw (weighted reduction) of 22db; doors into the recycling building to be kept closed during night time periods unless for emergency or maintenance, during day time doors to be kept closed unless for access for HGV’s, mobile plant and maintenance; conveyors to be enclosed and openings around any conveyor apertures into the building to be minimised by split-closure plates or cladding to butt-up to the conveyor to prevent any significant noise ‘break out’ and any ventilation openings to be attenuated to the same reduction as provided by the building cladding.


8. It should be noted that the applicant has erected an acoustic fence, 3m in height along the northern boundary which was previously approved under planning approval H/71509.  This fence is designed specifically to reduce noise outflow beyond this northern boundary.  The new recycling building will improve significantly the noise outfall from the SWAPP process, previous approvals granted plant working externally, the new building will enclose the majority of the processing involved and therefore reduce noise from the site.


9. The existing operations on site and any potential dust emissions are mitigated through processes set out under the existing site management regime.  These include:- transporting material in sheeted vehicles, clear speed limits, regular monitoring, sweeping and damping down of hard surfaces during dry conditions.


10. The new building will reduce the occurrence of dust emissions from the SWAPP facility.  The potential for dust emission relates to feed hoppers and points where material is discharged into bays.  It is intended therefore to implement the above mitigation measures to include the area of the application site to constantly work towards reducing dust emissions.  By locating the SWAPP process within the new building the emission of dust from the works will be significantly reduced.  The measures outlined in the management regime are supported by the Council’s Environmental Protection section who have recommended an appropriate dust management condition to be attached to any grant of planning permission.


HIGHWAYS AND CARPARKING


11.  The proposed scheme will not result in an increase of on-site car-parking but merely a proper demarcation of parking spaces within the existing areas for parking.  


DEVELOPER CONTRIBUTIONS


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

13. In accordance with Proposal L8 and L4 of the Core Strategy and SPD1: Planning Obligations and Planning Obligations Technical Note 2: Sustainable Transport and Accessibility a development comprising erection of a new building (for general industrial purposes) will require a contribution towards Highways and Active Travel Infrastructure and Public Transport Scheme. 

14. Based on the SPD, the provision towards Highways and Active Travel Infrastructure would be £1,782.00.  With regards to Public Transport Schemes the contribution required is £2,556.00.

15. In accordance with the provisions of Proposals L8 and R3 of the Core Strategy and SPD1: Planning Obligations and Planning Obligations Technical Note 5: Green Infrastructure & Recreation a development of a new building (for general industrial purposes) would be expected to provide 23 trees on site or a contribution of £7,130.00 towards Green Infrastructure projects in the area (the £7,130.00 reduced by £310 per tree planted on site).

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 that such legal agreement be entered into to secure a maximum total contribution of £11,468.00.   This comprises £1,782.00 towards Highways; £2,556.00 towards Public Transport Schemes, £7,130.00 towards Specific Green Infrastructure.


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


1. Standard


2. Approved Plans


3. Submission of materials


4. Landscaping Plan


5. Landscape maintenance


6. No development to commence on site unless and until full details of reduction in surface water run off seek to achieve a minimum 50% from the area to be developed/redeveloped by SUDs techniques have been submitted to and approved in writing by the Local Planning Authority.  Development to be carried out in accordance with the approved details.


7. Noise egress from the development hereby permitted shall not exceed 60dB(A) Leq, 1 hour at a position 3.5m in front of the first floor openable office windows to the adjacent premises to the north of the site at any time.

8. Prior to the development hereby permitted being brought into first use, the scheme of noise mitigation measures detailed in Section 3.0 of the Addendum to the Noise Impact Assessment (report ref. R09.1657/Add3/DRK) dated 25th November 2011 shall be implemented and retained as such thereafter.

9.  Upon the first operation of the development hereby permitted, the Updated Dust Management Scheme (ref. 888-01/Updated Dust Management Scheme) dated January 2012 shall be implemented in full and shall continue to be operated hereafter unless otherwise agreed in writing with the Local Planning Authority.

10. Contaminated Land Report.

11. No built development or storage of scrap metals or other materials is permitted within the 7m access strip required for the sewer (3.5m either side of the centre line of the sewer) which runs along the northern boundary of the site, where this strip falls within the site boundary.

CM






		WARD: Gorse Hill

		78151/HHA/2012

		DEPARTURE: No





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



		47 Dalton Avenue, Stretford, M32 9TP





		APPLICANT:  Mr Lee Dyer





		AGENT: Mr  Mark Guy





		RECOMMENDATION:  REFUSE 









Councillor Acton has requested that this application be determined by the Planning Development Control Committee as he considers that the proposal would not be out of character with the surrounding street scene.  


SITE


The application relates to a two storey semi-detached property, situated on the eastern side of Dalton Avenue.  The site is situated within a predominantly residential area, with residential dwellings bounding the site to the side and rear.  The property benefits from an existing single storey rear extension.


PROPOSAL


The application proposes the erection of a part single, part two storey side and rear extension to form an extended lounge, additional bedroom with en-suite at ground floor level and an additional bedroom and extended bathroom at first floor level.  Windows are proposed to the front and rear elevations.


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


PROPOSALS MAP NOTATION


Unallocated


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Uses and Infrastructure


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

H/67067 – Erection of a two storey side extension to create covered area and additional living accommodation – Approved with conditions 10th July 2007.


APPLICANT’S SUBMISSION

None.


CONSULTATIONS


Pollution & Licensing – No objections, the site is within 250m of a known landfill site or area of ground that has the potential to create gas.


REPRESENTATIONS


Councillor Acton has written expressing sympathy to the applicant.  He states that My Dyer needs the extra bedroom and if he is not granted planning permission he will have to move house, which he does not want to do.  Councillor Acton also states that he understands that other houses in the road/area have similar extensions as the one he has submitted, as they were agreed under previous guidance, therefore the proposed extension would not be out of character to the other houses in the area with extensions.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application site is unallocated within the Trafford Revised Unitary Development Plan and is situated within a predominantly residential area.  There are no policies within the Trafford Core Strategy which presume against this type of development.  The main areas for consideration are therefore the impact of the proposed development on the amenity of neighbouring residents, highway safety and the visual impact on the character of the surrounding area.


RESIDENTIAL AMENITY


2. The adjoining property No.45 has an existing single storey rear extension, which adjoins the existing single storey rear extension at No.47.  The proposed two storey extension would be situated in line with the existing original rear elevation of the property and the proposed single storey extension would be situated in line with the existing single storey rear extension.  The proposed extension would therefore not be very visible to the occupants of No.45.


3. The adjacent property No.49 also has a single storey rear extension and the proposed extension would not project beyond the rear elevation of No.49.  There are no principal windows on the side elevation of No.49 and no windows are proposed to the side elevation of the proposed extension.


4. The proposed two storey side extension would result in bedroom windows facing neighbouring rear properties on Old Hall Road, with a separation distance of only 15m.  Whilst this distance is less than the 21m recommended between principal windows in the Council’s Supplementary Planning Document 4: A Guide for Designing House Extensions and Alterations, it is recognised that the proposed windows would not be situated closer to neighbouring rear properties than the existing rear bedroom window.  It is therefore considered that the neighbouring rear properties are not likely to suffer from such a significant increase in overlooking that would warrant a refusal of planning permission.


DESIGN AND STREET SCENE

5. Policy L7 of the Trafford Core Strategy states that development must be appropriate in its context, make best use of opportunities to improve the character and quality of an area and enhance the street scene or character of the area by appropriately addressing scale, massing and layout.


6. Trafford Council’s Supplementary Planning Document 4: A Guide for Designing House Extensions and Alterations (SPD4), adopted February 2012, advises that side extensions can have a prominent visual impact on the appearance of a dwelling and can remove gaps from the street scene that help define the local character.  They state that side extensions should be appropriately scaled, design and of a size so as to ensure that they do not appear unacceptably prominent, erode the sense of spaciousness within an area or detract from a dwelling’s character.  The Guidelines further state that a gap of a minimum of 1m should be retained between the side elevation of an extended property and its side boundary to retain the impression of space to the side of the dwelling.  This is particularly important within a row of closely spaced detached or semi-detached houses.  They further advise that the contrast of the gaps provided between properties is often a planned feature of the layout of the housing development, establishing a building pattern and character for an area.  They provide a sense of spaciousness, provide glimpses into mature greenery in rear gardens and provide relief and visual interest from an otherwise continuous building mass.


7. SPD4 further states that the Council will seek to prevent the loss of gaps where they are important in defining the character of the street scene and where the loss would compromise the established character, amenities of the residential area and result in the impression of an unrelieved mass of building.  In addition, an existing direct through route to the rear garden should be retained for refuse bins, garden equipment and general storage.  To achieve this the SPD suggests that a gap of 0.75m should be retained at ground floor level to the side boundary.


8. The proposed part single, part two storey side extension would remain a minimum distance of 0.25m to the side boundary.  It is therefore considered that the proposed development is contrary to Policy L7 and SPD4 as it would result in a loss of spaciousness and a cramped form of development, to the detriment to the character of the property, existing street scene and surrounding area.  The proposal would therefore not comply with the requirements of Policy L7 as it would not enhance the street scene or character of the area.  The applicant has been given the opportunity to amend the proposal in line with the guidelines set out in SPD4, however he has declined to do so.  Whilst the requirement to retain a minimum distance of 1m to the side boundary will result in a smaller extension to the property, it is considered that an additional bedroom and the relocation of the existing bathroom at first floor level could still be achieved.


9. It is recognised that planning permission was previously granted for a two storey side extension at the property (albeit a smaller extension with the same width), ref: H/6706.  However, this permission expired 10th July 2010.  This previous application was assessed under the Council’s Supplementary Planning Guidelines: House Extensions and Proposals D1 and D6 of the Trafford Unitary Development Plan, which have now been superseded by SPD4 and Policy L7 of the Trafford Core Strategy.  These previous guidelines and policies no longer carry material weight in the assessment of this application.  Planning permissions are time limited to allow planning authorities to take any material changes in circumstances into account in assessing resubmitted planning applications.  In this instance, the introduction of the Core Strategy and SPD4.  


10. This change brought about in the SPD relating to the retention of a 1m gap between a two storey extension and the side boundary, was brought in specifically to address the harm caused by this type of proposal.  Where dwellinghouses extend at two storey close to the side boundary, and then the neighbouring property does the same, such a scenario leads to a complete loss of spaciousness between the two houses.  Two pairs of semi-detached properties in effect become a terrace of four dwellings, which significantly changes and has a detrimental impact on the character of the houses, the road and the surrounding area.  Evidence has shown that setting the first floor level of the extension back by 2m from the front elevation, when extending close to the boundary (as per the old house extension guidelines), still results in the loss of this space between dwellinghouses.  Whilst the 2m set back offers the impression of a degree of spaciousness being retained when viewed from an oblique angle, it is considered that any benefit arising from this is outweighed by the harm that results when extensions are viewed from across the road.


11.  It is also recognised that there are existing properties in the surrounding area that have two storey side extensions close to the side boundary, however, these may have been approved under the Council’s old guidelines and SPD4 states that there may be examples of extensions in the local area which do not comply with these guidelines.  However, it further indicates that these will not be accepted as sufficient reason for any new proposal not to comply or an unsympathetic extension to be approved by the Local Planning Authority.


CAR PARKING


12. The proposed development would result in two additional bedrooms at the property and the loss of car parking space to the side of the property.  The applicant has demonstrated that an area large enough to create two off road car parking spaces would remain to the front of the property.  It is therefore considered that the proposal would not result in on street car parking and is thus considered acceptable on parking grounds.

CONCULSION


13. Due to the width of the proposed extension and the resulting close proximity to the side boundary, the proposal would result in a loss of spaciousness and a cramped form of development, to the detriment of the character of the existing property, street scene and character of the surrounding area.  The proposal would thus fail to enhance the street scene or character of the area and is therefore contrary to Policy L7 of the Trafford Core Strategy and the Council’s Supplementary Planning Document 4: A Guide for Designing House Extensions and Alterations.

RECOMMENDATION: REFUSE  subject to the following reason:-

The proposed extension by reason of its close proximity to the side boundary would result in a loss of spaciousness and a cramped form of development, to the detriment of the character of the existing property and fails to enhance the street scene and character of the surrounding area.  The proposal is therefore contrary to Policy L7 of the Trafford Core Strategy and the Council’s Supplementary Planning Document 4: A Guide for Designing House Extensions and Alterations.

VW





		WARD: Bucklow St. Martin’s

		78244/FULL/2012




		DEPARTURE: NO





		ERECTION OF DETACHED TWO-STOREY DWELLING WITH 4NO. BEDROOMS, ACCESSED FROM CRAMPTON LANE WITH WORKS ANCILLARY THERETO (RE-SUBMISSION OF REFUSED 77644/FULL/2011)





		Land adjacent to Westwood Lodge, Crampton Lane, Carrington, M31 4WY





		APPLICANT:  Mr. & Mrs. Gaskill





		AGENT: Prebuild Dolutions





		RECOMMENDATION:  REFUSE









SITE


The application site relates to an 18th Century Grade II Listed dwellinghouse called Westwood Lodge which sits within 0.29hectares of land on the north-eastern side of Crampton Lane. The River Mersey marks the rear boundary of the site with kennels located to the west, and a water treatment works to the east. On the opposite side of Crampton Lane (south-west) are the rear gardens to the properties on Kinder Close. Approximately 60m to the south of the application site is A6144 Manchester Road, which runs east-west and represents the main arterial route through Carrington. 


The application site itself comprises a detached two-storey dwellinghouse built in1768, as indicated by its datestone above the main entrance. The property, whilst modest in its size and design, is well proportioned with some fine detailing and a classical symmetry, typical of Georgian architecture. The property fronts onto the cobbled highway of Crampton Lane, with a formal front garden in between. Garages and various outbuildings sit within the side and rear garden of the site, with some of these structures having benefited from retrospective planning consent in recent years. The western-half of the site comprises a grass lawn and it is to this part of Westwood Lodge’s curtilage that the application relates. 


PROPOSAL


Planning permission is sought to erect a detached two-storey dwellinghouse on the area of garden adjacent to the Listed Building. The proposed property will front onto Crampton Lane and will comprise of four bedrooms, with kitchen/dining, lounge and sitting rooms at ground-floor level. The scale and massing of the proposal is slightly smaller than its 18th Century neighbour, however its plan form and architectural style are almost identical with a rendered finish proposed to the external elevations and natural slate tiles for the roof.  


The proposed dwellinghouse will be reached via an existing vehicular access off Crampton Lane, and will sit within its own plot, approximately 500sqm in size. No details of boundary treatments or landscaping have been submitted.  

This application represents a re-submission of planning application 77644/FULL/2011 which was refused planning consent for the erection of a dwellinghouse of identical size, siting and design to that proposed under the current application. This application was refused under delegated powers on 16th December 2011. 

DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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

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


PRINCIPAL CORE STRATEGY POLICIES/PROPOSALS


L1 – Land for New Homes


L2 - Meeting Housing Market Needs


L7 – Design


L8 – Planning Obligations


PROPOSALS MAP NOTATION 


Unallocated


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


None

NATIONAL PLANNING POLICY FRAMEWORK


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

77644/FULL/2011 - Erection of detached two-storey dwelling with 4no. bedrooms, accessed from Crampton Lane with works ancillary thereto – Refused, 16/12/2011


Reasons for refusal:


1. The proposed dwellinghouse, by reason of its siting, scale, massing, and prominent location, would significantly reduce the historically spacious setting of the Listed Building known as Westwood Lodge and would form an overdominant feature that would compete with the Listed Building when viewed from A6144 Manchester Road and Crampton Lane. The development therefore fails to pay special regard to the desirability of preserving and enhancing the setting of the designated heritage asset Westwood Lodge and as such, it would be contrary to Proposals D1, D3, and ENV24 of the Revised Trafford Unitary Development Plan and to Policy HE7, HE9 and HE10 of Planning Policy Statement 5 (PPS5): Planning for the Historic Environment.

2. The proposed dwellinghouse by reason of its siting, scale, massing, design and palette of materials, would significantly diminish the historical and architectural interest in the Listed Building known as Westwood Lodge and would fail to enhance the understanding of the historic environment in Carrington generally. The development therefore fails to pay special regard to the desirability of preserving and enhancing the setting of the designated heritage asset Westwood Lodge and as such, it would be contrary to Proposals D1, D3, and ENV24 of the Revised Trafford Unitary Development Plan and to Policy HE7, HE9 and HE10 of Planning Policy Statement 5 (PPS5): Planning for the Historic Environment.


H/70012 – Retention of detached garage building in rear garden – Approved with Conditions by Planning Committee – 05/11/2008


H/68834 – Retention of detached garage building in rear garden – Refused, 18/03/2008


H/LB/49302 – Listed Building Consent for alterations to Westwood Lodge including insertion of a new doorway, demolition of external staircase and doorway; reinstatement of window and alterations to windows. - Approved 08/06/2000


H46955 – Listed Building consent for exterior alterations to Westwood Lodge which includes insertion of new doorway, demolition of an external staircase & doorway & the reinstatement of a window – Refused, 29/07/1999


CONSULTATIONS


Drainage: No objections, R13


Highways: No objection – Whilst the area of Crampton Lane adjacent to the development is unadopted, the vehicular crossing will need to be agreed with the Local Highway Authority.

Environment Agency: No comment


LHA – No objections


REPRESENTATIONS


Councillor Dave Quayle has requested that the application be called-in to Planning Committee if recommended for refusal.  No formal planning reasons were offered in support of the request.


Any additional representations received will be included within the Additional Information Report

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. This application seeks consent for the erection of one four-bedroom dwellinghouse on land which currently forms part of the garden to Westwood Lodge. Annexe 2: ‘Glossary’ of the National Planning Policy Framework explicitly excludes private residential gardens from being classed as ‘previously developed land’ (PDL) and as such the application site falls to be classed as undeveloped, or ‘greenfield’ land and as such needs to be assessed against the tests of Policy L1.7 of the Core Strategy. 

2. Policy L1.7 of the Trafford Core Strategy sets out an indicative target of 80% of new housing provision to use brownfield land and buildings over the Plan period (2011-2026). Policy L1.8 of the Core Strategy states that where regular monitoring reveals a significant (in excess of 10%) under-performance against the indicative previously developed brownfield land use target of 80%, the Council will seek to take development management action to accelerate the delivery of development to raise performance. Until such time as monitoring evidence indicates that the previously developed land use under-performance has been reduced to an acceptable level by the measures taken, the Council may reject applications for the development of greenfield sites where the overall delivery of housing is not jeopardised. 

3. Over the period 2006/07-2010/11 an average of 75% of new housing was located on previously developed land, although in 2010/11 this figure was only 69%. Currently the figures for 2011/12 are not available and therefore whilst this development would not contribute to meeting the PDL targets, it is too early to establish whether a trend of significant under performance in the delivery against the indicative previously developed land target exists. As such it would not be appropriate to apply the tests set out in L1.7 in this particular case.

4. Policy L1.10 of the Trafford Core Strategy states that where development proposals would involve the use of domestic gardens, due regard will need to be paid to local character, environment, amenity and conservation considerations. These issues are given due consideration in the following paragraphs of this report.

RESIDENTIAL AMENITY AND ACCESS, HIGHWAYS AND PARKING

5. The proposed dwellinghouse is sited on a similar building line to its neighbour, Westwood Lodge, with a distance of 8m remaining between the properties. It is considered that no significant overshadowing will occur from the development, or any loss of privacy due to rear facing windows. Two windows have been proposed on the side of the lounge, facing the side gable wall of Westwood Lodge. As no details of boundary treatments have been submitted, it is not clear what the impact here will be, although it is noted that the absence of facing ground-floor windows at Westwood Lodge means that no direct interlooking between properties would occur. 

6. A minimum distance of 16m is set to be retained between the front bedroom windows of the proposed dwellinghouse and the private rear gardens of 2-6 Kinders Close; a separation which complies with guidance set out in the Council’s SPG: New residential Development. Therefore the residents of Kinders Close will not be unduly overlooked by the proposed development.

7. Approximately 285sqm of private amenity space would be provided to the rear of this four-bedroom property, which comfortably complies with guidance set out in the Councils SPG: New Residential Development.

8. An existing vehicular access, currently used by Westwood Lodge to access some of its outbuildings, would become the main point of entry into the curtilage of the proposed dwellinghouse. The site plan submitted indicates an area of hardstanding/gravel to the front and eastern side of the property which could accommodate approximately four cars. This provision complies with the Councils Car Parking Standards and as such there are no objections to the scheme on highways grounds.


DESIGN AND IMPACT ON SETTING OF THE LISTED BUILDING 


9. The proposed extension falls within the curtilage of a dwellinghouse that has been designated ‘Listed’ status (Grade II) by English Heritage, thus indicating that the architectural and historical interest associated with this building is considered to be of national importance as well as of local importance to Trafford.   

10. Development which is proposed within the setting of a Listed Building falls to be considered under Policy R1 – Historic Environment of the Trafford Core Strategy, and national guidance contained within Chapter 12 – Conserving and Enhancing the Historic Environment of the National Planning Policy Framework (NPPF).

11. Paragraph 129 of the NPPF states that Local Planning Authorities (LPA’s) should identify and assess the particular significance of any heritage asset that may be affected by a proposal (including by development affecting the setting of a heritage asset) taking account of the available evidence and any necessary expertise. Paragraph 132 goes on to say that when considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation. The more important the asset, the greater the weight should be. Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting. As heritage assets are irreplaceable, any harm or loss should require clear and convincing justification. 


12. Policy R1 – Historic Environment of the Trafford Core Strategy explains that the significance, character, and appearance of heritage assets are qualities that will be protected, maintained and enhanced (21.1). Policy R1.2 states that developers must demonstrate how the development will compliment and enhance the existing features of historic significance including their wider settings. Developers will also be required to demonstrate how their development will protect, preserve and enhance listed buildings and their wider settings (R1.6). Strategic Objectives provide the framework for the development of the Trafford Core Strategy, and SO 8 seeks to protect, enhance and value the borough’s heritage to contribute to the attractiveness and distinctiveness of the borough.

13. The applicant has sought to justify the proposed development within the heritage statement submitted with the application. This states that in order not to disturb the streetscene on Crampton Lane, or jeopardise the appearance of the existing Grade II listed property, the proposed detached dwellinghouse has been designed in the architectural style of the Georgian era. The front elevation of the proposed property is designed to mirror the appearance of the front elevation of Westwood Lodge, featuring seven tall casement windows and a centralised front entrance which are framed by keystone arches and stone sills. The external finish is to be a rendered finish sympathetic to the rendered brick featured at Westwood Lodge and the roof tiles are set to be slate to match the existing roof at Westwood Lodge.


14. Carrington is a village which contains only two Listed Buildings, although several non-designated heritage assets are evident which are contemporary with Westwood Lodge. These historic buildings, which include Ivy Cottage, Bluebell Cottage, the former Post Office and the Windmill PH have, with the exception of the latter, been greatly altered to their detriment. Despite this though the historic curtilages and boundaries to these properties are retained, and a general degree of spaciousness within the sites also exists, something which contributes positively to the historic rural character of the area. Furthermore, whilst the surrounding agricultural landscape has seen substantial changes, there has been little in the way of residential development, other than estate developments to the periphery of the village. As such the form and development of eighteenth and nineteenth century Carrington can be clearly read, along with the strong relationship that the village had with the surrounding rural community. Policy 21.14 and 21.16 recognise that the Historic Settlement Core of Carrington (and other settlements in the Borough) is of historical significance.  This is supported by Carrington Objective 26 (CAO26) which seeks to protect and enhance the historic character and features of historic importance. Therefore in light of this policy, and given the scarcity of Listed Buildings in Carrington, and the extent that historic properties still sit within their original spacious plots, it is considered that a high level of significance should be attached to preserving the setting of the Listed Building, Westwood Lodge, when assessing this application for the erection of a new dwellinghouse.

15. The application site is situated in the heart of Carrington and Westwood Lodge is clearly visible from the main arterial route through the village, A6144 Manchester Road, which runs 60m to the south. As such the application site is considered to be in a prominent location within Carrington and significant weight should be attached to preserving views of the Listed Building from key vantage points, such as from Manchester Road.

16. Westwood Lodge has enjoyed a spacious curtilage for over 200 years. The proposed dwellinghouse would be sited in close proximity to the Listed Building, retaining a separation of only 8m. As such, the proposal will significantly impact upon the historically spacious setting of Westwood Lodge. Additionally, whilst the proposal appears to be set back behind the building line set by Westwood Lodge, this is misleading as the more angled north-westerly course of Crampton Lane means that the proposal will actually project up to 4m closer to the highway than the Listed Building, increasing its prominence as a result. It is considered that the angle of Crampton Lane, and the close proximity of the proposed dwelling to the highway and Westwood Lodge, will result in a development that is overdominant in relation to the Listed Building, and will interrupt and compete with it for views from certain vantage points. In particular, the proposed dwellinghouse would be clearly visible against Westwood Lodge when viewed from the prominent highway of A6144 Manchester Road. In addition, the proposal will entirely block views of the Listed Building when approaching down the public footpath of Crampton Lane from the north-west. Therefore, it is considered that the siting, scale, massing and prominent location of the proposed building will significantly diminish the spacious setting of Westwood Lodge and detract from key views of the property from Manchester Road and Crampton Lane. As such, the development fails to protect, preserve and enhance the setting of the designated heritage asset and is therefore contrary to guidance set out Policy R1 and Place Objective CAO26 of the Trafford Core Strategy and as such is recommended for refusal. 

17. It is noted that the width, height and depth of the proposed dwelling are less than that of Westwood Lodge. Nevertheless, as described within the applicant’s heritage statement, the plan form, architectural style and palette of materials of the proposal seek to closely replicate that of the Listed Building. This design approach for a development in such close proximity to Westwood Lodge is considered to be wholly inappropriate. As stated above, the siting of the proposed dwellinghouse will allow the two properties to be viewed together from the main highway through Carrington (A6144 Manchester Road); therefore a property of this siting and design will significantly diminish the architectural and historic interest of the Listed Building and result in a competing development. It is clear from historical maps that since its construction in 1768, Westwood Lodge has always been the primary building on this site. The erection of a second dwellinghouse of matching design and proportions would completely alter this historical dynamic, to the detriment of the Listed Building. The introduction of a replica building would also make the historic environment of Carrington more difficult to read and understand for future generations; for example the pastiche design approach may lead those experiencing the new development to mistake it for a dwelling built as part of a group with Westwood Lodge. The design and siting of the proposed development therefore fails to protect, preserve and enhance the special character of historic Westwood Lodge and as such it is contrary to guidance set out in Policies R1 and CAO26 of the Trafford Core Strategy and national guidance within the NPPF, and as a result this forms a second reason refusal of the application.

18. Whilst it is recognised that Carrington has been designated as a strategic location within the Borough where new housing can be accommodated, it is considered that the harm identified above far outweighs any benefits that may result from the creation of a single new dwelling.


DEVELOPER CONTRIBUTIONS


19. If a four bedroom dwellinghouse were to be recommended for approval in this part of Carrington then this would be subject to the following legal agreement.

20. A total financial contribution of £15,274.67 would be required as part of this proposed development, split between contributions towards Highways & Active Travel Infrastructure (£155); Public Transport Schemes (£384); Specific Green Infrastructure (£930); Outdoor Sports & Recreation (£2,455.10) and Education & Facilities (£11,350.57). No contributions towards the provision of off-site affordable housing would be sought as the application relates to the creation of only one unit of residential accommodation. 

CONCLUSION


21. The erection of a detached dwellinghouse on land adjacent to Westwood Lodge would, by reason of its scale, massing, siting and architectural design, significantly reduce the historically spacious setting of the Listed Building; would have an overdominant  impact upon it; and would interrupt and compete with it for views. Furthermore, its pastiche design would significantly diminish the historical and architectural interest in Westwood Lodge and would fail to enhance the understanding of the historic environment in Carrington generally. Therefore, the proposed development clearly fails to pay special regard to the desirability of preserving and enhancing the setting of the designated heritage asset known as Westwood Lodge and is recommended for refusal. 


RECOMMENDATION: - REFUSE  subject to the following reasons:-

1. The proposed dwellinghouse, by reason of its siting, scale, massing, and prominent location, would significantly reduce the historically spacious setting of the Listed building known as Westwood Lodge and would form an overdominant feature that would compete with the Listed Building when viewed from A6144 Manchester Road and Crampton Lane. The development therefore fails to pay special regard to preserving and enhancing the setting of the designated heritage asset Westwood Lodge and as such, it would be contrary to Proposals R1 and CA26 of the Trafford Core Strategy and national guidance contained within the NPPF.

2. The proposed dwellinghouse by reason of its siting, scale, massing, design and palette of materials, would significantly diminish the historical and architectural interest in the Listed Building known as Westwood Lodge and would fail to enhance the understanding of the historic environment in Carrington generally. The development therefore fails to pay special regard to the desirability of preserving and enhancing the setting of the designated heritage asset Westwood Lodge and as such, it would be contrary to Proposals R1 and CA26 of the Trafford Core Strategy and national guidance contained within the NPPF.

JK
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SITE


The application relates to an area of land of approximately 1.6 hectares in area. This includes the existing retail units and the land of the former shopping parade which has been demolished together with the public square and car parking area to the front of this, which fronts onto Central Road, as well as existing open land to the rear of the retail units extending back to the boundaries with the gardens of houses on Moss Lane. It also includes the area of open space with grass and trees to the north of the shopping centre, fronting Manchester New Road, part of which is currently occupied by the market and associated steel containers and stalls. The application site also includes the existing Co-op store and adjacent retail units to the south-east of the shopping centre. The overall site slopes down gently from the south-east to the north-west.


The existing and former buildings in the shopping centre were laid out around three sides of the area of open space and are/ were predominantly two storey, although single storey buildings were at the northern end, backing onto Smithy Lane. The remaining retail units within the shopping parade are partially occupied and the buildings generally have a dilapidated and rundown appearance. The majority of the land to the front of the retail units is occupied by an area of public open space, which is largely paved but also includes some small grassed areas and a number of trees and seating areas. This area is generally set lower than Central Road, with steps leading down into the main paved area. To the front of this open space, there is a small parking area that fronts onto Central Road.


To the north of the centre there are predominantly residential areas with the street scene being dominated by the tower of the Grade II listed St. Mary’s Church. Directly on the opposite side of Manchester New Road from the application site lies the now vacant and cleared former Greyhound public house site, where the Committee has previously resolved to grant planning permission for a three storey building of 24 apartments (subject to a Section 106 Agreement) and for which there is a current application proposing an A1 convenience retail store on the site. Immediately to the east of the application site there is a petrol filling station and a motor repair garage with residential areas beyond this. To the west of the application site, on the opposite side of Central Road, is the vacant, former Primary Care Trust building and the existing library. To the south of this are the recently constructed buildings of the Partington Children’s Centre and Healthy Living Centre. To the south-east, the area of open land at the rear of the existing retail units merges into the existing Council car park, which is still relatively well used. To the east of this, there are residential properties fronting onto Moss Lane.


PROPOSAL


The application seeks to vary conditions relating to the layout plan approved as part of the outline consent granted in 2008 for the redevelopment of the shopping centre. The application seeks to revise the indicative layout plan approved as part of the outline consent which approved details of access only, but included an indicative layout plan showing various zones for different uses.  


The revised indicative layout plan is proposed in order to accommodate the requirements of a tenant for the anchor retail unit, identified as The Co Operative supermarket, who will relocate from their current premises at the shopping centre. The applicant advises that the delivery of the redevelopment of the shopping centre relies heavily upon accommodating the requirements of the anchor food store for the scheme. The applicant advises that an application for reserved matters approval will follow once this application to vary the conditions relating to the approved layout plan is determined. 


The approved indicative layout plan shows the anchor retail store, storage area and service yard would be sited towards the south-eastern end of the site with the store fronting Central Road and the service yard at the rear backing onto the gardens of residential properties on Moss Lane. 


The revised indicative layout plan proposes to turn the siting of the anchor store at a 45° angle toward Central Road. This re-siting would then leave an area of public realm to the side of the retail unit adjacent to Central Road and in front of the new store adjacent to the proposed car park. 


The service road for the new shopping centre and service yard for the anchor retail development remain in the same locations, although the shape of the service yard to the rear of the anchor unit has altered as a result of re-siting the anchor store and the width of the service road has narrowed. 


The location of the car park for the centre along Central Road and the village square public realm area to the west of the car park parcel of land remain generally as shown on the approved indicative layout although reconfigured in relation to the siting of the anchor retail unit. The access arrangements remain as per the approved indicate layout with the main vehicular access proposed off Central Road just to the south of the existing junction of Smithy Lane. The service access would be from Moss Lane via Smithy Lane, leading to a secure rear service area. Between these two points, the existing Smithy Lane would be stopped up.


As a result of turning the proposed anchor retail unit, the siting of the mixed use development which would consist of a small parade of shops with B1 (office) / D1 (non-residential institution) uses on the first floor above them is moved further north on the site towards Manchester New Road, slightly north of the adjacent petrol filling station. This re-siting of the retail and office development is on part of the village green proposed on the approved indicative layout. The main parcel of land for the proposed village green adjacent to Manchester New Road remains unaffected. 


The revised indicative layout indicates a new location for proposed cycle parking to the southern side of the store building rather than within the main car park. 


The variation of conditions application seeks to include reference to the revised indicative layout plan SK006a in the following conditions; 


· Condition 3 (submission of reserved matters)


· Condition 6 (approved plans)


· Condition 8 (future design details of approved ‘anchor store’)


· Condition 9 (future design of approved ‘retail parade’)


· Condition 10 (phase 3 of retail parade). 


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

SO2 - Regenerate 


SO4 - Revitalise town centres 

Place Objectives for Partington;

PAO10 - To improve and enhance the existing retail offer within the local shopping centre to create a more vital and vibrant centre. 


PAO11 - To maximise employment opportunities within a redeveloped local shopping centre


L3 – Regeneration and reducing inequalities

L4 – Sustainable transport and accessibility

L5 – Climate change


L7 – Design

W1 – Economy


W2 – Town centres and retail


R2 – Natural Environment

PROPOSALS MAP NOTATION


Priority Regeneration Area


Neighbourhood Shopping Centre


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


S10 Local Shopping Centres


S14 Non shop uses within local and regional shopping centres


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


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


W5 – Retail Development


RT2 – Managing Travel Demand


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of 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

This Site


H/OUT/ 68618

Outline application (including details of access) for erection of new shopping centre (use classes A1 (retail), A2 (financial and professional services), A3 (restaurants/cafes), A5 (takeaways), B1 (offices), and D1 (non residential institutions).  Provision of associated car parking, new village square, improvements to public open space and associated highway works. 


Approved with conditions 30th July 2010. 

H/56035 – Demolition of existing shopping centre and erection of new shopping centre of 2769 square metres floor space. Formation of associated service areas and car parking – Permitted – 29th April 2004 


Nearby Sites


The Greyhound


77914/FULL/2011


Erection of single storey retail convenience store (Use Class A1) with associated parking provision, landscaping, public artwork, alterations to existing vehicular access, and other associated works.


Application undetermined. 


H/67376 – Erection of three storey block of 24 apartments with provision of 26 car parking spaces and access from Manchester Road – Approved following completion of Section 106 Agreement 6th September 2010.

The Market


H/LPA/67556 – Renewal of planning permission for use of land as market for temporary period of three years, retention of stalls, steel storage containers and mobile toilet – Land at Smithy Lane – Approved – 17/09/2007


H/LPA/64801 – Use of land as market for temporary period of one year – Land at Smithy Lane – Approved - 7/8/2006


H/LPA/56090 – Use of land as market for temporary period of three years – Land at Smithy Lane – Approved – 17/04/2003


CONSULTATIONS


LHA – Raised concerns that insufficient information is provided with the revised layout in relation to highway requirements for the development. In particular the following information is required; 

· The car parking area to the front of the retail units is altered in terms of its composition and seems to be reduced by the retail anchor store moving forward. The approved indicative layout provided an area for 89 spaces within the main car park - this was indicated on drawings SK002a, SK003, SK004. Details are required to demonstrate that the number of spaces which can be accommodated on the revised parking area isn’t reduced. 

· The shape of the service yard is different from the approved indicative layout and the service road is narrower in parts on the revised indicative layout, particularly as it turns into the site behind the retail units. Tracking diagrams and swept paths are required for both the service yard and the access road to ensure that service vehicles can manoeuvre within the site. 

Pollution & Licensing – Comments to be included in Additional Information Report. 

GM Police Design for Security – Having viewed the revised layout plan simply wish to restate many of the comments made on the original application for the redevelopment of the Centre, which appear to still apply and which read as follows:


The current centre is of low environmental quality and vandalism is very apparent. Attempts to secure property and prevent access to roofs give the centre a fortress like appearance. Reported crimes in the vicinity of the centre are not especially high, but of those crimes that are reported, criminal damage, including damage to cars, and “less serious wounding” are the most prevalent.


The design of the existing centre is a major factor in its decline: -


· Car parking is disjointed, with poor natural surveillance, poor maintenance and desire lines crossing the area;


· The ease of access to the rear of buildings means that offenders can carry out criminal acts unseen including criminal damage and burglary. The original doors and windows were unlikely to have been of a sufficient quality to deter offenders. Retrospective security measures are basic and add to the decline in the appearance of the centre and the fear of crime.


· The layout of the shopping centre is too permeable. The public are not excluded from any part of the centre including service areas. The footpath links from surrounding areas including Moss Lane do not logically continue into the centre. The buildings do not relate to the street very well, meaning that when daytime activity declines (i.e. premises close, steel shutters dominate and pedestrian flows fall), youths tend to congregate and the centre can have an intimidating appearance. 


In terms of the proposed development, GMP concerns relate to the following points: -


· A more comprehensive development site should be put forward, including the existing Council car park, so that car parking can be rationalised into a single secure car park, which serves the whole of the centre, and that does not isolate sites that could create security issues; 


· Consideration should be given to logical pedestrian routes through the site, which maintain reasonable pedestrian flows (rather than diluted flows along a number of pathways), and which do not pass through service yards or through car parks;


· The shop fronts should relate to the street to maintain natural surveillance of the premises from the street and vice versa;


· The service yards should be secure and be located in areas that do not conflict with adjacent residents;


· It should be made clear whether the proposed village square / overspill parking area is one thing or another;


· A number of residences have rear access onto the development site. Is it intended to maintain these?


REPRESENTATIONS


Trafford Cycle Forum – The submission refers to policy LTP2 which has been superseded by LTP3 and no details are provided to express how the development will complement LTP3 relating to walking and cycling opportunities. No details are provided regarding how much secure long term cycle parking will be provided for shop and office workers at the new site or secure cycle parking during the construction phase. 


The plan incorrectly indicates a section of Manchester New Road as a cycle route which is incorrect, however there are queries as to whether there are plans to make this a dedicated cycle route with good quality facilities for cycling, any details should be submitted to the Cycle Forum. 


OBSERVATIONS


PRINCIPLE

Retail Policy

1. Matters of retail policy were considered when the outline permission which this application relates to was granted in 2010. The urban area of Partington is one of the most deprived areas of the Borough and the identification of Partington as a Priority Regeneration Area in the UDP has been carried through in the Core Strategy. 


2. The Core Strategy recognises that a combined residential and retail development scheme, on a significant, substantially vacant/unused 16 hectare greenfield site abutting the Manchester Ship Canal to provide 550 residential units of the overall 850 supply has been approved by the Council and that the development of this new housing scheme will facilitate the redevelopment of the main local shopping centre in Partington – to provide and sustain improved retail/service facilities for the local population and to contribute towards the regeneration of Partington and aid the establishment of a more sustainable community development. 

3. Para 12.15 of the Core Strategy states that the redevelopment of the shopping centre will bring vitality to the centre and a new retail offer which will provide employment opportunities for local residents to support a mixed sustainable community. 

4. Policy W2 (town centres and retail) sets out the future strategy for town centres within the Borough and at para W2.10 advises that there is a particular need to redevelop the existing local centre in Partington to create modern shopping centres including a medium-sized supermarket and other retail units. 


5. The application to vary the conditions relating to the approved indicative layout plan is to accommodate the requirements of an occupier for the main anchor unit of the new shopping centre, identified by the applicant as Co Operative Supermarkets. This application will therefore assist in bringing forward this development which has an extant outline permission based on the approved indicative layout.  It is understood that reserved matters application will be submitted shortly after determination of this application relating to the outline application and the indicative layout plan. 


6. The revisions to the indicative layout do not alter previous assessments regarding the principle of the development in that it is considered that the proposed development complies with national and local retail policies, having a positive effect on the local centre in overall terms, whilst being small enough in scale so as not to adversely affect the vitality and viability of other centres. The revised indicative layout does not affect the scale of development proposed which is considered to be appropriate, given that the proposal is replacing the existing centre with only a modest level of retail floorspace. It is therefore considered that the development is likely to significantly improve the character, diversity and vitality of the local centre and is appropriate in policy terms. 


DESIGN AND LAYOUT


7. The detailed layout of the development is a reserved matter and only access was approved at outline stage, however development principles were established as part of the outline consent for the key aspects of layout, scale, appearance and landscaping.


8. The revised indicative layout subject of this application to vary conditions follows the principles that were established in the approved indicative layout which itself were similar to the layout of the existing shopping centre. The development principles approved as part of the outline application were assessed against national and local guidance including the supporting guidance accompanying PPS6 (relevant national planning policy at the time of consideration of the outline application) as well as informal guidance within Partington Place Shaping Principles and national design guidance, “By Design”.  Some of the key attributes of the approved indicative layout were to provide natural surveillance of the car park, both from the retail units and the road and to ensure that the rear of the buildings and the service yard would be secured and largely screened from any significant public viewpoints. The approved layout also ensured that a dedicated space was provided for the market in an accessible and prominent position. These aspects of the layout are not altered in the revised indicative layout.  


9. The revised indicative layout follows the principle of the approved indicative layout with the buildings laid out in an L-shape on a similar footprint to the existing buildings, with a large car park to the front of them in the area currently occupied partly by car parking and partly by an area of hard surfaced public open space. The service yard is still provided to the rear of the anchor unit and therefore screened from the main roads, although the shape of the service yard is altered. The revised indicative layout turns the anchor retail unit at a 45 degree angle towards Central Road and therefore moves closer to Central Road and also provides opportunities for the anchor unit to provide a retail frontage onto Central Road. There is an area of public realm which is created as a result of the revised layout, between the south east end elevation of the anchor unit and Central Road. 


10. The proposed Village Green adjacent to Manchester New Road and ‘Village square’ at the junction of Manchester New Road and Central Road remain as detailed in the approved indicative layout plan although there is a loss of circa 50 sq.m of space from the Village Green as the mixed use development/ small parade of shops is sited further north towards Manchester New Road. The revised layout has the benefit of providing a stronger sense of enclosure to the Village Green from the development. The small reduction in the overall Village Green area is not considered significant as this space did not form part of the main envelope of the Village Green Area which remains as an area of over 500 sq.m.    


11. The revised layout also brings the western end of the retail units towards Manchester New Road and provides opportunities for greater prominence from Manchester New Road and also assists in screening the rear of the petrol filling station which is considered to be a positive revision to the scheme.  


12. Representations have been received from Greater Manchester Police Design for Security and Trafford Cycle Forum making comments regarding the detailed layout of the proposed development. The aspects of the scheme which these comments relate to have not altered from the approved layout. A number of the points raised can be considered further when a reserved matters application is received which will include detailed layout proposals for the development. 

RESIDENTIAL AMENITY


13. The relationship of the service yard of the anchor retail unit which would back directly onto the rear boundaries of residential properties on Moss Lane, was assessed at the time the outline consent was granted in terms of the potential for noise and disturbance to the occupiers of these dwellings as a result of this relationship. This relationship remains largely the same in the revised indicative layout although the shape of the service yard has altered as a result of the re-siting of the anchor retail unit at a 45 degree angle and the anchor unit itself is closer to the rear boundary of No. 16 Moss Lane at a distance of some 18m. At the time of the original outline application the applicant submitted a Noise Assessment, in which HGV movements associated with deliveries to the commercial units were assessed in the context of the prevailing noise climate. The noise report suggested that the provision of a 2.5m high acoustic close boarded fence around the perimeter of the access road and service yard would provide sufficient attenuation from any detrimental noise impact on nearby residences and the Environmental Protection Section raised no objections to the proposed development, subject to conditions including the implementation of the acoustic fencing, the restriction of deliveries to daytime only (0700-1900 hours) and a plant design noise criteria of 5dB below typical background noise level (LA90).  These conditions are still relevant to the revised indicative layout in order to protect residential amenity and the relationship shown on the revised indicative layout is considered to be acceptable subject to these condtiions. 


14. The revised layout moves the smaller retail units and office development further north on the site towards Manchester New Road. This part of the development will therefore provide further screening to the rear gardens of residents on Moss Lane from noise from Central Road and Manchester New Road. 


HIGHWAY SAFETY AND TRAFFIC GENERATION

15. The revised indicative layout slightly alters the main car parking area to the front of the retail units and alters the shape of the service yard to the rear of the anchor retail unit and amendments are proposed in relation to the width of the service access road. Further details are awaited to demonstrate that the revised layout can provide the same level of parking provision estimated in the approved indicative layout (89 spaces) and that the revised indicative layout can accommodate HGV vehicles within the site. Further information on these points will be reported in the Additional Information Report. 

16. The main vehicular access point remains as approved, off Central Road slightly to the south of the existing junction of Smithy Lane. The service access from Moss Lane via Smithy Lane, leading to a secure rear service area is also unchanged.

SECTION 106 CONTRIBUTIONS

17. This application relates to variation of conditions and therefore it is not necessary to re consider matters relating to financial contributions. It was established at the time of the outline consent that although the proposed development would normally generate a requirement for financial contributions to highway infrastructure improvements, public transport and Red Rose Forest off-site tree planting, it was accepted that the development is not viable on its own and requires cross subsidy from the proposed canal side residential development (H/OUT/68617) in order to be progressed. This residential development is itself linked to a package of s106 contributions. Therefore, on the basis of the important regeneration benefits of the scheme and as it is replacing an existing shopping centre with only a limited increase in floorspace, it was considered that it would not be appropriate to seek such contributions in this case. 


CONCLUSION

18. The revised indicative layout plan is considered acceptable in that it follows the development principles established by the outline consent and maintains an acceptable relationship to neighbouring residential properties as well as the access arrangements. However confirmation that the revised layout accommodates highway requirements for parking and service vehicles will be reported in the Additional Information Report to Committee. 

19. Subject to these highway details being provided, it is considered that the variation of conditions relating to the approved indicative layout plan is  acceptable and it is recommended that planning permission should be granted, subject to the same conditions of the outline consent save for those amendments which form part of this application relating to the revised indicative layout drawing ref SK006a. 


20. This application is submitted in order to accommodate a retail operator’s requirements for the anchor unit and therefore it is considered that approval of the variation of conditions application will assist in bringing forward development on this site which is a regeneration priority for the area. 


RECOMMENDATION: MINDED TO GRANT. 


1. Application for approval of reserved matters shall be made by 30/07/2015. 


2. Approval of the details of layout, scale, appearance and landscaping (the Reserved Matters) shall be obtained from the Local Planning Authority.


3. All reserved matters shall accord with the application plan (SK006a) and the development shall not exceed the maximum building heights set out on the approved Application Plan.


4. Notwithstanding the floor space figures on the submitted application forms, the maximum gross floor space of the proposed development shall not exceed the maximum limits for each use Class shown in Table 1 (below), unless otherwise approved in writing by the Local Planning Authority. Retail floor space as referred to in the table below will be restricted to those uses falling within Classes A1, A2, A3 and A5 of the Use Classes Order.


Table 1




Maximum (sq. m.)


Total Gross External Anchor Retail Store
2,537.92


Total Gross External Retail Parade

911.95


Total Gross Internal Market Store

40.00


Gross Internal B1 / D1 Unit (Ground floor)
137.48


Gross Internal B1 / D1 Unit (First Floor)
1,090.00


Total Gross External Retail


3,449.87


Total Gross Internal B1 / D1


1,227.48


5.
The Reserved Matters application(s) shall include a detailed Design and Access Statement, which shall be in accordance with the Outline Design and Access Statement (Updated April 2008).


6.
The development hereby permitted, shall not be carried out otherwise than in accordance with the application as amended by the revised/additional plans SK006a (received 2nd April 2012), and having regard to the indicative elevations and sections SK017a, SK018a, SK019a, SK020a, SK021a, SK022a and SK023a received by the Local Planning Authority on 25th March 2008, unless otherwise approved in writing by the Local Planning Authority

7.
Submission of samples of materials to be approved in writing.


8.
The approved “anchor store” identified on the Application Plan (SK006a) shall


(a) be of a minimum height of 11 metres) and shall include windows or other similar features at first floor level in both the car park and Central Road elevations to give the external appearance of being a two storey building;


(b) have an active, glazed frontage to Central Road including customer entrance doors on this elevation; 


in accordance with the submitted indicative elevations, unless otherwise agreed in writing by the Local Planning Authority. 

9.
The approved “retail parade” identified on the Application Plan (SK006a) shall have an active, glazed frontage on the gable end facing towards Manchester New Road.


10.
In the event that details of the maximum (Phase 3) section of the retail parade (as identified on the Application Plan (SK006a), is not included within the Reserved Matters application for the retail parade, details of the treatment of the boundary of this area with the service / access road shall be submitted to and approved in writing by the Local Planning Authority.


11.
Details of secure cycle and motorcycle parking for both staff and customers. 


12.
Details of the provision of taxi waiting facilities within the proposed development site or its immediate environs to be submitted.


13.
Implementation of access improvements and off-site highway works. 


14.
Provision of means of access, parking and servicing areas.

15. 
All areas for the movement, loading, unloading and parking of vehicles provided in accordance with this permission (with the exception of the overspill parking area) shall be made available for those purposes at all times when the premises are in use.


16.
Details of public realm works to be submitted and approved in writing by the Local Planning Authority.


17.
A scheme for the management and maintenance of the public realm to be submitted and approved in writing by the Local Planning Authority.


18.
Details of the market store shall be submitted to and approved in writing by the Local Planning Authority.


19.
Details of the design, services, management and maintenance of the "village square" shall be submitted to and approved in writing by the Local Planning Authority.


20.
Details of security gates and fencing and any other security measures to the retail service yard shall be submitted to and approved in writing by the Local Planning Authority.


21.
Detailed site investigation shall be carried out to establish if the site is contaminated.

22.
A scheme for the disposal of foul and surface waters shall be approved by the Local Planning Authority.

23. A Travel Plan in respect of the anchor retail store shall be submitted to and approved in writing by the Local Planning Authority. 


24.
 Details of the existing ground levels, proposed ground levels and the level of the proposed floor slabs to be submitted and approved in writing.

25.
The noise mitigation measures set out within the approved Noise Assessment (18th January 2008) shall be implemented / installed prior to the first opening of the first retail unit to the public and thereafter retained and shall include the provision of 2.5m high acoustic fencing between the perimeter of the retail service yard and the properties immediately abutting it.

26.  Servicing activities including deliveries and loading and unloading within the rear service yard of the anchor retail unit shall not take place outside of the hours of 0700-1900 on any day.

27.
All plant within the retail service yards and at the rear of the retail units to be designed to meet a noise level of 5dB below typical background noise level (LA90).


28.
A lighting scheme for the proposed development shall be submitted to and approved in writing by the Local Planning Authority. 


29. Local employment strategy to be submitted to and approved in writing by the Local Planning Authority.


30. There shall be no demolition of the existing Co-op building until the substantial completion of Phase 1 of the proposed shopping centre, unless agreed otherwise in writing by the Local Planning Authority. 

MH
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PLANNING DEVELOPMENT CONTROL COMMITTEE



12th APRIL, 2012 


PRESENT: 



Councillor Mrs. Ward (In the Chair), 



Councillors Dr. Barclay, Bunting, Chilton, Fishwick, Gratix, Hooley, O’Sullivan (Substitute), Mrs. Reilly, Shaw, Smith, Walsh and Whetton. 


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



Deputy Team Leader – South Area (Mr. G. Earnshaw), 



Senior Planner (Mrs. V. Ward),  


Senior Development Control Engineer – Traffic & Transportation (Ms. M. Zenner),



Interim Principal Solicitor – Planning, Property and Regeneration (Mr. S. Moorhouse), 



Senior Project Manager (Mr. J. Boland), 



Director of Human Resources (Ms. J. Hyde), 



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Anstee, Mrs. Evans and Mitchell. 


APOLOGY 


An apology for absence was received from Councillor Malik.

123. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 8th March, 2012, be approved as a correct record and signed by the Chairman. 


124. 
ADDITIONAL INFORMATION REPORT 



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





RESOLVED:  That the report be received and noted. 


125. 
APPLICATIONS FOR PERMISSION TO DEVELOP ETC.

		

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





		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		77895/FULL/2011 – National Grid – Liquid Natural Gas (LNG) Storage Facility, Heath Farm Lane, Partington. 

		

		Demolition and clearance of all above ground buildings and structures. 





		

		78002/HHA/2012 – Mr. Sanjiv Kapoor – 2 Crabtree Avenue, Hale Barns. 

		

		Remodelling of existing dwelling to include part single, part two storey front, side and rear extensions and increase in roof height to form additional living accommodation. 







126. 
APPLICATION FOR PLANNING PERMISSION 77582/FULL/2011 – ROBINS & DAY LIMITED – 253 WASHWAY ROAD, SALE 

The Chief Planning Officer submitted a report concerning an application for planning permission for the demolition of existing building and erection of replacement car dealership unit including MOT bay, parking, access and landscaping. 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a total financial contribution of £19,176 split between contributions towards Highways Infrastructure £7,359; Public Transport Schemes £6,547 and Specific Green Infrastructure £5,270. 


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


127. 
APPLICATION FOR PLANNING PERMISSION 77680/HHA/2011 – MR. JIM NICHOLSON – ENVILLE COTTAGE, GREEN WALK, BOWDON 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of two storey rear extension with additional accommodation at basement level; erection of two storey side extension; associated external alterations; erection of detached garage following the demolition of the existing. 


It was moved and seconded that planning permission be granted. 



The motion was put to the vote and declared carried. 





RESOLVED:  That planning permission be granted for the reasons given below and subject to the following conditions:- 





(1)
The development must be begun not later than the expiration of three (3) years beginning with the date of the permission.





(2)
The development hereby permitted shall not be carried out except in complete accordance with the details shown on the submitted plans, numbers/entitled: 09-064 P-01 rev. no. I, and 09-064 P-03 rev. no. C, unless otherwise agreed in writing by the Local Planning Authority.





(3)
Notwithstanding the details submitted, no development shall take place until samples of the materials to be used in the construction of the external surfaces of the building (including rainwater goods and joinery details of windows and doors) hereby permitted have been submitted to and approved in writing by the Local Planning Authority. Development shall be carried out in accordance with the approved details.





(4)
The garage hereby permitted shall not be used for the storage of vehicles (other than private motor vehicles) or for any purpose other than those incidental to the enjoyment of a dwellinghouse as such, and no trade or business shall be carried on therefrom.





(5) 
Notwithstanding the plans hereby approved, and prior to the commencement of development, details of the garage doors to be used in the detached garage building shall have been submitted to and approved in writing by the Local Planning Authority.  The garage doors shall be side-hung and of a timber vertical boarded construction. Development shall be carried out in accordance with the approved details.





Reason for approval:  The proposed extensions would not unduly impact on the adjoining residential properties and are considered to be acceptable in terms of their design and appearance.  The development will preserve the character and appearance of the Conservation Area within which it is located.  Sufficient car parking would also be retained on the front driveway to meet the needs of the property.  The proposal would therefore result in a satisfactory form of development that is considered to comply with the provisions of Policy L7 - Design, L4 - Sustainable Transport and Accessibility and R1 - Historic Environment of the Trafford Core Strategy and the related Trafford Supplementary Planning Document SPD4: A Guide to Designing House Extensions and Alterations.


128. 
APPLICATION FOR PLANNING PERMISSION 77916/FULL/2011 – MR. AMIR HUSSAIN – 65 EDGE LANE, STRETFORD 

The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of detached three storey dwelling with 10 no. bedrooms and works ancillary thereto, including erection of detached double garage to rear. 





RESOLVED – 



(1) 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a total contribution of £16,198.25, comprising:- 

· £155 towards Highway Infrastructure. 


· £307 towards Sustainable Transport Schemes. 


· The provision of 3 trees on site or £930 to be reduced by £310 per tree planted on site. 


· A total contribution of £3,455.68 towards Outdoor Sports and Recreation, split between a quality contribution of £1,216.99 and a quantity contribution of £2,238.69. 


· £11,350.57 towards Education and related facilities. 



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


129. 
APPLICATION FOR CHANGE OF USE 77938/COU/2012 – MR. & MRS. A. JENKINS – 5 SPRINGFIELD ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for the change of use from photographic studio to single residential dwelling. 




RESOLVED - 



(1) 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a maximum total contribution of £16,342.07.  This comprises £930 towards Specific Green Infrastructure, £4,061.50 towards Outdoor Sport and Recreation and £11,350.57 towards Educational facilities. 


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


130. 
APPLICATION FOR PLANNING PERMISSION 77986/FULL/2012 – MRS. ANNE MARSHALL – LAND BETWEEN 3 AND 7 MILLWAY, HALE BARNS 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of two storey detached dwelling (also with accommodation in the roof space). 




RESOLVED – 



(1) 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a maximum total contribution of £16,900.47.  This comprises £155 towards Highways Infrastructure and £461 towards Sustainable Transport Schemes, £930 towards Specific Green Infrastructure, £4,003.90 towards Outdoor Sports and Recreation and £11,350.57 towards Educational facilities. 


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


131.
APPLICATION FOR PLANNING PERMISSION 78068/FULL/2012 – MR. BERNARD O’NEILL – 9 SPRINGFIELD ROAD, SALE 


The Chief Planning Officer submitted a report concerning an application for the change of use from office to dwelling, alterations to rear elevation including French doors to replace existing window and existing rear door bricked up, and erection of boundary wall and fencing to rear. 





RESOLVED – 



(1) 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a maximum total contribution of £10,596.54.  This comprises £310 towards Specific Green Infrastructure, £2,754.59 towards Outdoor Sport and Recreation and £7,531.95 towards Educational facilities. 


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


132. 
APPLICATION FOR LISTED BUILDING CONSENT 78102/LB/2012 – SHEPHERD DEVELOPMENTS – TRAFFORD TOWN HALL, TALBOT ROAD, STRETFORD 


The Chief Planning Officer submitted a report concerning an application for Listed Building Consent for alterations to existing interior of first floor Council Chamber.  Internal works to include removal of existing walnut veneered fixed seating and benches; alterations to floor levels, removal of fixed seating in public gallery.  Replacement with fixed timber benches and removable seating; replacement gallery chairs; provision of wheelchair access and consequential redecoration. 





RESOLVED - 


(1)
That the Council is Minded to Grant planning permission for the development subject to delegation to the Chairman, Vice-Chairman and Opposition Spokesperson for determination in respect of insufficient basic accommodation within the Chamber for essential Officers and Councillors and that the application be then notified to the Secretary of State 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. 



(2)
That should the Secretary of State decide not to intervene, that the application will propose a satisfactory development for the site, subject to the conditions now determined. 


133. 
RETROSPECTIVE APPLICATION FOR CHANGE OF USE 78147/COU/2012 – MRS. ANNE MARIE MARTINDALE – 175 MOORSIDE ROAD, FLIXTON 


The Chief Planning Officer submitted a report concerning a retrospective application for the retention of self-contained two bedroom flat on first and second floor. 





RESOLVED – 



(1) 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure financial contributions of £5,261.02 split between contributions towards Outdoor Sports & Recreation (£1,687.54) and Educational facilities (£3,573.48). 


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



[Note:  Councillor Shaw declared a Personal Interest in Application 78147/COU/2012, as the Applicant’s Agent is a relative, he remained in the meeting but did not vote on the Application.] 

134. 
APPLICATION FOR CHANGE OF USE 78186/COU/2012 – BALDERSTONE LTD – 436A FLIXTON ROAD, FLIXTON 


The Chief Planning Officer submitted a report concerning an application for the change of use from vacant first floor self contained office (Use Class B1) to form 1 no. two bedroomed self contained flat (Use Class C3). 





RESOLVED – 



(1) 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a maximum total contribution of £5,515.92.  This comprises £310 towards Specific Green Infrastructure, £1,632.44 towards Outdoor Sport and Recreation and £3,573.48 towards Educational facilities. 


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

135. 
POSSIBLE BREACH OF PLANNING CONTROL ENF 1374 - 17 STANLEY DRIVE, TIMPERLEY 


The Chief Planning Officer submitted a report concerning a possible breach of planning control at 17 Stanley Drive, Timperley, without planning permission the erection of a raised brick and stone patio and steps and rendered wall over 2 metres in height in the rear garden. 




RESOLVED – 


(1) That it appears that a breach of planning control has taken place. 

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


(3) That it is expedient having regard to the Development Plan and other material considerations to take enforcement action for the following reasons:- 


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


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


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


(i) Remove the unauthorised patio or reduce the height of the patio by 180mm so that it is not more than 300mm above ground level. 


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



Compliance Period 





(i)

One month after the date the Enforcement Notice takes effect. 





(ii) 
One month after the date the Enforcement Notice takes effect. 



[Note:  Councillor Gratrix declared a Personal and Prejudicial Interest in ENF  1374, as the neighbour was known to him, and left the room during consideration of this item.]

136. 
APPLICATION FOR PLANNING PERMISSION 77852/REN/2011 – MR. ADRIAN GREEN – LAND ADJACENT TO NAGS HEAD PUBLIC HOUSE, BARTON ROAD, DAVYHULME 


This item was withdrawn from consideration at this Committee meeting. 

137. 
APPLICATION FOR PLANNING PERMISSION 77866/FULL/2011 – OLD TRAFFORD SUPPORTERS’ CLUB – LAND AT JUNCTION OF WHARFSIDE WAY AND SIR MATT BUSBY WAY, OLD TRAFFORD 


This item was withdrawn from consideration at this Committee meeting. 


138.
APPLICATION FOR PLANNING PERMISSION 78029/FULL/2012 – MR. IMRAN KHAN – 2A RADNOR STREET, STRETFORD 


This item was withdrawn from consideration at this Committee meeting. 



The meeting commenced at 6.35 p.m. and concluded at 8:58 p.m. 




