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AGENDA PAPERS FOR
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 12th July 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 14th June, 2012.

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


	

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

	To be

Tabled 
	

	4. 
	APPLICATIONS FOR PERMISSION TO DEVELOP ETC.
To consider the attached reports of the Chief Planning Officer. 
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	5. 
	APPLICATION FOR PLANNING PERMISSION 78756/LB/2012 – SHEPHERD DEVELOPMENTS – TRAFFORD TOWN HALL, TALBOT ROAD, STRETFORD 
To consider a report of the Chief Planning Officer. 


	To follow 


	

	6.
	APPLICATION FOR PLANNING PERMISSION 78757/FULL/2012 – SHEPHERD DEVELOPMENTS – TRAFFORD TOWN HALL, TALBOT ROAD, STRETFORD 
To consider a report of the Chief Planning Officer. 

	To follow 
 
	

	7. 
	APPLICATIONS FOR PLANNING PERMISSION 78680/FULL/2012 AND 78681/RM/2012 – BDW TRADING LTD & PEEL INVESTMENTS (NORTH) LTD – LAND OFF HALL LANE AND LAND ADJOINING MANCHESTER SHIP CANAL, PARTINGTON 
To consider a report of the Chief Planning Officer. 


	To follow 
	

	8. 
	POSSIBLE BREACH OF PLANNING CONTROL AT DAVENPORT GREEN HALL, SHAY LANE, HALE BARNS – ENF 1352 
To consider a report of the Chief Planning Officer. 


	To follow
	

	9.
	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 

Chief Executive 


	
	

	
	Contact Officer:  Michelle Cody 

Extn.:   2775
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PLANNING DEVELOPMENT CONTROL COMMITTEE – 12th JULY 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 – 12th July 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



		78056

		Manor Farm, Ridgeway Road, Timperley WA15 7HE

		Hale Barns

		1

		Refuse



		78057

		Manor Farm, Ridgeway Road, Timperley WA15 7HE

		Hale Barns

		27

		Refuse



		48581

		Land off Isherwood Road, Carrington M31 4AJ

		Bucklow St Martin’s

		41

		Sec of State Confirmation



		77842

		7/8 Goose Green, Altrincham WA14 1DW

		Altrincham

		47

		Grant



		77914

		Former Greyhound Public House, Manchester Road, Partington M31 4FB

		Bucklow St. Martin’s

		55

		Refuse



		78208

		56 Lorraine Road, Timperley WA15 7NB

		Village

		89

		Refuse



		78365

		Arctic House, Atlantic Street, Broadheath WA14 5BN

		Bowdon

		96

		Minded to Grant



		78432

		86 Westmorland Road, Urmston M41 9HN

		Urmston

		103

		Refuse



		78435

		Atkinson Court, Atkinson Road, Sale M33 6FY

		Ashton on Mersey

		109

		Minded to Grant



		78436

		Atkinson Court, Atkinson Road, Sale M33 6FY

		Ashton on Mersey

		118

		Grant



		78469

		Victoria Park Infant School, Henshaw Street, Stretford M32 8BU

		Stretford

		131

		Grant



		78472

		72 Barrington Road, Altrincham WA14 1JB

		Altrincham

		137

		Minded to Grant



		78502

		Worthington Primary School, Worthington Road, Sale Moor M33 2JJ

		Sale Moor

		147

		Grant



		78535

		4/6 South Downs Road, Hale WA14 3HU

		Hale Central

		161

		Grant



		78567

		Shaw Hall Community Centre, Church Road, Flixton M41 6HJ

		Flixton

		 165

		Grant



		78589

		Rylands Hall, Edge Lane, Stretford M32 8NP

		Longford

		170

		Grant



		78614

		Rylands Hall, Edge Lane, Stretford M32 8NP

		Longford

		178

		Minded to Grant



		78597

		38 Glastonbury Avenue, Hale WA15 8QB




		Hale Barns

		187

		Grant



		78621

		Land adjacent to 29 Deansgate Lane, Timperley WA15 6SQ

		Broadheath

		194

		Minded to Grant



		78649

		20 The Downs, Altrincham WA14 2PU

		Altrincham

		203

		Minded to Grant





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



_1402836316.doc
		WARD: Hale Barns

		78056/FULL/2012

		DEPARTURE: Yes





		Erection of single storey extension to provide new changing block following demolition of existing changing block extension; erection of glazed entrance to existing building; construction of additional car parking spaces (120 spaces); alterations to existing layout of pitches and formation of additional pitches including all weather artificial grass pitches and floodlighting to all weather pitches and one grass pitch.



		Manor Farm, Ridgeway Road, Timperley






		APPLICANT:  Mr Peter Wild






		AGENT: Mr Miles Pearson






		RECOMMENDATION:  REFUSE 
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SITE


Manor Farm is located on the south side of Ridgeway Road to the south east of the centre of Timperley and north east of Hale. The site extends to some 8.85 ha and is currently used for football training and matches. It comprises a group of former farm buildings and car park located at the front of the site and nine grass pitches of various sizes within the site. The original farm buildings date from the late nineteenth century (appearing on the 1875 Ordnance Survey map) whilst other buildings are more recent additions. The site has been used for sports and recreational use since the 1970’s and was previously known as Ridgeway Sports and Social Club. The site is currently known as the Greater Manchester Football Centre and is used exclusively for football. At the time of the application the site was being used by Stockport County Football Club and its Centre of Excellence, Altrincham Juniors Football Club and Stockport Ladies FC.


The site is within the Green Belt which includes all land on the southern side of Ridgeway Road and beyond and which forms a green wedge between the built-up areas of Timperley to the north, Hale/Hale Barns to the south and Altrincham to the west.  The site is adjacent to a residential area to the north and other recreational land within the Green Belt to the south. To the north on the opposite side of Ridgeway Road is a residential area comprising two storey detached houses and three storey flats. Directly opposite the site entrance on Ridgeway Road there is a garage/MOT testing centre. Bowdon RUFC is located west and south west of the site and the recently built Hale Country Club and Spa is further to the west, both accessed from Clay Lane.


PROPOSAL


Permission is sought for the following development at the site: -


· Erection of single storey extension to provide new changing block following demolition of the existing changing block extension; 


· Erection of a glazed entrance to the side elevation of the existing building; 


· Construction of additional car parking spaces (120 spaces); 


· Alterations to the existing layout of pitches and formation of additional pitches including 6 x 5 a-side and 1 full size all weather artificial grass pitches;


· Installation of floodlighting to the proposed all weather pitches and one of the grass pitches; and


· Erection of 5m high netting around each of the proposed 5-aside pitches.


The proposed hours of opening are indicated as 08:00 to 23:00 for 7 days a week.


A retrospective application for works that have already been carried out at the site, including alterations to the existing buildings and the siting of 5 temporary buildings, has also been submitted (ref. 78057/FULL/2012) and appears elsewhere on this agenda.


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


· The Greater Manchester Joint Waste Plan, adopted 01 April 2012. On 25th January 2012 the Council resolved to adopt and bring into force the GM Joint Waste Plan on 1 April 2012. The GM Joint Waste Plan therefore now forms part of the Development Plan in Trafford and will be used alongside district-specific planning documents for the purpose of determining planning applications.


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L5 – Climate Change


L7 - Design


R2 – Natural Environment


R3 – Green Infrastructure


R4 – Green Belt, Countryside and Other Protected Open Land


R5 – Open Space, Sport and Recreation


PROPOSALS MAP NOTATION


Green Belt


Area of Landscape Protection


Protected Open Space


Wildlife Corridor (southern part of site only)


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


C4 – Green Belt


ENV10 – Wildlife Corridors


ENV17 – Areas of Landscape Protection


OSR5 – Protection of Open Space


PRINCIPAL RSS POLICIES

DP7 – Promote Environmental Quality


RDF2 – Rural Areas 


RDF4 – Green Belts 


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


RT2 – Managing Travel Demand


EM1 – Integrated Enhancement and Protection of the Region’s Environmental Assets - EM1 (A): Landscape; EM1 (B): Natural Environment; EM1 (C): Historic Environment


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


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

There is an extensive planning history to the site. Previous applications relevant to the establishment of sports facilities on the site in the 1970’s and subsequent applications are as follows: -


H/56192 - Erection of side extension to changing room building to provide additional facilities. Approved 02/05/03


H/53575 - Retention of earthworks creating a mound 60m long by 5m wide by 1.1m high. Approved 16/05/02


H46826 - Continued use of rear part of sports club building as a message handling office for a private hire business use of 6 spaces within existing car park for private hire vehicles. Approved 13/04/99


H38180 – Change of use of rear part of sports centre building from chair store to message handling office for a private hire taxi business. Erection of an aerial 2.8m high. Use of six spaces within existing car park for parking private hire vehicles. Approved 22/02/94


H15346 - Erection of 2 squash courts with changing/shower/toilet facilities, ground floor cellar extension and 1st floor extension to form billiard/snooker room & toilet facilities. 


Approved 14/01/82


H09440 - Demolition of existing sun lounge and garage and erection of extensions to form dining room, lounge, utility room, new garage and car port. Approved 04/06/79


H05534 - Erection of new extensions to form 2 squash courts and formation of a viewing terrace over part of existing single storey building. Approved 28/07/77


H05432 - Erection of rear single storey extension to form bar for main hall. 


Approved 28/07/77


H00282 - Proposed sports facilities, changing accommodation and social club. 


Approved 05/09/74


APPLICANT’S SUBMISSION


The application is accompanied by the following detailed supporting statements:


· Planning Statement, including Design and Access Statement


· Sports Planning Application Document


· Transport Assessment


· Travel Plan


· Bat Survey


· Lighting Plan


· Flood Risk Assessment


· Public Consultation


· Pre-application comments from Greater Manchester Archaeological Unit 


Reference to relevant parts of these statements will be made in the Observations section of this report where necessary, although the main points and background to the proposals are summarised as follows: -


The intention is to provide modern facilities that are open to the local community. This will be in the form of a Community Interest Company and is expected to lead to a user agreement with the local authority and local sports clubs.  The intention is to deliver a football centre that offers pitches and facilities to the Football Foundation and Sport England standard. The submission states that the current changing facilities, public toilet facilities and official’s changing facilities fall short of this expectation and are in need of modernisation and due to the limited area of irrigated land on the site, the pitch layout is inefficient. It states grass pitches do not offer the necessary durability to have multiple teams train on them throughout the week and in light of this, it is proposed to develop third generation artificial grass pitches to the west of the site. 


The scheme creates essential changing facilities, carefully designed to meet Sport England and Football Foundation standards. These cannot be housed in the existing buildings as modern facilities require larger changing spaces, disabled facilities and to meet player numbers to shower provisions ratio.


The proposal is to accommodate both youth team training facilities and sports facilities for public use. To allow both uses to operate in tandem, the number, type and size of pitches proposed has been carefully considered. Third generation artificial turf pitches are needed to maintain constant pitch use throughout the opening hours.


In order for the football centre to be financially viable, the pitches must operate for longer hours than winter day-light times permit, therefore lighting will be required.


The ‘Sports Planning Application Document’ report includes an analysis of the strategic context and of supply and demand in the catchment area. This concludes that current provision does not meet the demand and that there is a very strong strategic context in support of the development.


The proposal complies with PPS2 as the only facilities being proposed are to provide essential facilities for outdoor recreation and it secures the site as open space within the Green Belt, providing the positive role of recreational use, as clearly identified within this planning policy.


CONSULTATIONS


LHA – Comment that the proposals are not acceptable on highways grounds. The proposals do not provide adequate servicing details for service vehicles, coaches and minibuses or appropriate swept paths within the site. In addition there are issues with the cycle parking and car parking arrangements, there is a lack of pedestrian routing and motorcycle parking within the site and inadequate assessments have been undertaken in regards to trips to and from the site. Further comments are summarised in the Observations section of this report.


Pollution and Licensing – Further information is requested in relation to the impact of the proposals on neighbouring noise sensitive premises and the external lighting. Comments are incorporated in the Observations section of this report.


Sport England – No objection. Detailed comments have been provided which are summarised as follows: -


The site forms part of, or constitutes, a playing field as defined in The Town and Country Planning (Development Management Procedure) (England) Order 2010 (Statutory Instrument 2010 No.2184).  The proposal is considered to represent one of the specific circumstances set out in Sport England’s playing field policy, namely E5 which states “The proposed development is for an indoor or outdoor sports facility, the provision of which would be of sufficient benefit to the development of sport as to outweigh the detriment caused by the loss of the playing field or playing fields”.

Sport England also advise that the FA have commented that there is a real need for the proposed facility as it will support Altrincham Juniors to develop as a club and provide more opportunities both around playing and coach development. They also regard the full size AGP as a definite requirement to support the clubs and teams.  The scheme is part of the Cheshire FA strategy. Whilst the pitch layouts were regarded as acceptable, the FA noted that the layout may need amending to take account of the FA’s youth review which should be available after August this year (there are suggestions that the pitch sizes may change for the different age groups).  In addition, they believe that a football development plan needs to be put together about the use of the cages (i.e. the small AGPS) and also identification of whether a 3rd party will be utilising them to run small sided competitions.


Sport England conclude that the introduction of AGPs to the site and increase the number of grass playing pitches would increase the capacity of the site in terms of accommodating football and, in conjunction with the intention of making the site available for community use, has the potential to increase opportunities for participation in sport.  The proposed range of facilities would help to meet the development needs of the clubs and teams that use the site.  Ancillary facilities would also be significantly improved, with new fit for purpose changing accommodation, education facilities etc. serving the site.  


Sport England recommends that any permission includes conditions requiring the following to be submitted and approved: -


· More detailed information of the design and layout of all the pitches and changing facilities after consultation with Sport England to ensure they are fit for purpose.

· Detailed assessment of ground conditions of the land proposed for the playing field (including drainage and topography) - to identify constraints which could affect playing field quality and ensure the playing field will be provided to an acceptable quality.

· Scheme to protect and ensure the continuity of the existing sports use (including any community use) of the playing field during construction works and the establishment period of any grass pitches, after consultation with Sport England.

· Scheme for the Community Use of the playing pitches, after consultation with Sport England.

Environment Agency – The proposed development will only be acceptable if a planning condition is imposed requiring submission and implementation of a surface water drainage scheme for the site, based on sustainable drainage principles and the submitted Flood Risk Assessment. Further comments are summarised in the Observations section of this report.


Greater Manchester Police Design for Security – No objection to the proposals but request that if the LPA is minded to approve the application, a condition be included which requires the developer to prepare, agree and execute a crime prevention plan demonstrating how security at the site will be addressed. The requirements of this plan are set out in the Observations section of this report.


Greater Manchester Fire Authority – No comments received


Greater Manchester Ecology Unit – Comments not yet received and will be included in the Additional Information Report if received before the meeting.

Greater Manchester Archaeology Unit – Recommend a condition to require a programme of archaeological work.


Drainage – Applicant to be advised of the following: -


The drainage layout in the area is predominantly separate and the proposed drainage for this development must be arranged on a separate system with separate connections to the receiving sewerage network.


Because of limited sewer capacity it will be necessary to constrain the peak discharge rate of storm water from this development. No development shall be commenced unless and until full details of storm water attenuation or SUDS proposals have been submitted to and approved by the Local Planning Authority and none of the development shall be brought into use until such details as approved are implemented in full. Such works to be retained and maintained thereafter. The site is within the Manchester and South Trafford CDA


Highways – No comments


Street Lighting – No comments


Public Rights of Way – No comments


REPRESENTATIONS


Neighbours - 209 letters of objection received, summarised as follows: -


Traffic and parking issues


· The proposals will worsen existing traffic and parking problems by increasing traffic and car parking on neighbouring roads.


· There is already parking and traffic associated with the church and children’s nursery on the road. Parking outside the church restricts the flow of traffic and makes turning into and out of Ridgeway Road difficult and dangerous.


· Ridgeway Road is a residential road that does not meet recommended carriageway widths for the amount of traffic and parking. The road cannot support this level of traffic and parking demand.


· The only access to the site is through residential areas along Ridgeway Road or through the Broomwood Estate, neither of which is appropriate.


· There is already parking on both sides of the road resulting in difficulties and danger on the road, making it difficult for traffic to pass and effectively making the road one-way. This also makes it difficult for pedestrians to walk down Ridgeway Road and impossible for wheelchairs and prams to pass.


· Inconsiderate parking in resident’s parking bays, preventing residents from being able to park and has resulted in arguments or abuse.


· Parked cars on the road and traffic restrict access for fire and ambulance vehicles in the event they are required.


· Increased volume of traffic will cause further congestion and raise further safety concerns in this residential area.


· Even with the additional parking being proposed there will be insufficient parking and overspill onto Ridgeway Road and surrounding streets. The overspill area is already being used and isn’t sufficient.


· Ridgeway Road is in poor condition and will deteriorate further with the extra traffic.


· The site access is inadequate for the number of pitches proposed.


· There is little public transport in the immediate vicinity and the suggestion that visitors will use public transport, walk or cycle is unrealistic.


· If the site is used as a venue for weddings or corporate events as advertised this will make traffic and parking problems even worse.


· The submission fails to provide all necessary information to fully consider the impact. 


Impact on residential amenity and character of the area


· Use of the site until 10pm for 7 days a week would create noise/disturbance and impact on residents, many of whom have children. Noise is already an issue and action should be taken as it is a statutory nuisance - shouting, swearing and whistles can be heard from nearby houses and this will become intolerable every day and evening of the week. Noise should not be increased in a residential area which is quiet at night.


· Floodlights will cause light pollution and disturb residents. One floodlight has already been erected and is dazzling when driving along at night.


· The area will become built up and the tranquillity of the area will be spoilt by the proposed development. Floodlights will change the character of this rural area.


· Increase in noise from cars arriving and leaving the site and using the car park. 


· Increase in litter, particularly if fast food outlets are provided on site. Litter is already a problem.


· Increase in crime and anti-social behaviour. The development will attract local youths intent to trespass and create problems, putting a strain on the local policing resource. Crime has increased in the area since the increase in activity at the site.


· Construction vehicles and machinery will cause disruption, noise and danger to residents in the immediate vicinity.


Impact on Green Belt and natural environment


· The site is within the Green Belt and should only be approved in special circumstances. The proposals amount to over-development without justification and will make the site more urban and no longer greenfield. 

· The site is in a relatively dark urban location (having regard to the Institute of Lighting Engineers zones) and the floodlighting would significantly change the environment.


· Adverse effects on wildlife from the artificial pitches, floodlights and increased number of people. The site is full of wildlife and is known to attract a wide variety of birds and a bat colony. 


· The findings of the bat survey are disputed and do not take into account the effect of the proposed floodlighting.


· No Environmental Impact Survey has been carried out.


· Potential damage to trees during construction.


Other issues


· The site is not managed or controlled in a proper manner and residents have no confidence things will improve if the application is approved.


· Fire hazard – a fire safety inspection failure in early 2012.



· Part of the site is prone to flooding and surface water drainage is already inadequate. Pitches become water-logged in wet weather yet the application states no issues with surface water drainage. The extra demand from the plastic pitches and extension will cause further problems.


· Unprotected foul pipes have been connected above ground. 


· Unauthorised development has already been carried out, including the large blue PVC buildings that blight Ridgeway Road and alterations to the barn without permission.


· A football centre would be better located away from residential properties and closer to public transport.


· House values will go down.


Conditions


If approved conditions should be attached to require the following: -


· Improvement of the junction of Thorley Lane and Ridgeway Road with traffic lights or roundabout.


· Parking restrictions the full length of Ridgeway Road on one side.


· Adequate off road parking to be provided within the development for all visitors, together with improved access and egress.


· Steps taken to ensure the floodlighting and noise do not affect the quality of life enjoyed by residents of Ridgeway Road and Ridgeway Park.


· Investigate the possibility of changing access to the development from Clay Lane.


Some of the letters of objection support the creation of additional parking within the site which is desperately needed and raise no objection to the change in pitch layout or replacement of dilapidated buildings.

Timperley Civic Society – Object for the following reasons. Whilst being aware of the desirability of having places for young people to take part in sport, Timperley Civic Society never-the-less wishes to object on several grounds and bearing in mind that the plan is for these pitches to be used day and evening 7 days a week: -


Increased Traffic - Car Parking

120 parking spaces are proposed for up to 17 football pitches. As a number of the pitches are for children the number of players is hard to calculate but will certainly be more than 200. Possibly nearer 300. In addition to players there will be match officials, spectators, coaches and staff etc. The proposed 120 car parking spaces will be totally inadequate, so people will park on the road.  Ridgeway Road is narrow and already there are serious “on street” parking problems at certain times and it is impossible for traffic to move in two directions - difficult even in one direction! Fire Brigade or Ambulances needing to go along Ridgeway Road would have great difficulty getting through. 


Disturbance to Wildlife 


Flood Lighting - We are concerned with the effect that the flood lights would have on wildlife. The area of Manor Farm is at present a relatively dark area, with no street lighting on Brooks Drive to the east or Clay Lane to the south of the site. It is at the edge of Green Belt land, bordering farmland. The small wood at the south boundary of the site is marked on the UDP as a site for nature conservation. Likewise, Brooks Drive is a wildlife corridor. Manor Farm and the surrounds are effectively open country and there are many creatures around that would be affected by the introduction of flood lighting, especially bats and nesting birds.


Bat Survey - The Bat Survey commissioned by the applicant only covers the existing changing room building that is to be demolished, and not the effect on bats of the rest of the development.  It includes a comment regarding the effect of additional lighting. SEE p.12, Section 7.2.3 Point 4, but the effect of the flood lighting and increased usage has not been surveyed. Nor has a survey been done on the effect of the proposed new entrance area on the 19th century barn building.


Disturbance to Neighbours


Flood Lighting - 12 x 8 metre masts and 12x 15 metre masts are proposed and, although the grid values of lux show that little light extends outside of the grounds, it will be remembered that when the inspector commented on a much smaller proposal for flood lighting at Wellington School he stated that neighbours would be looking at a wall of bright light - the same would be even more true at this development.


Noise - Apart from traffic noise, it must be remembered that shouting from football pitches will be a considerable nuisance to neighbours - particularly in good weather when neighbours will be in their gardens.


Councillor Bowker – Objects to the application for the following reasons: -


The principle of football and sports on the 22 acres of green belt land is well established and until recent months has been acceptable to the residents.  The situation has changed dramatically, for the worse, since the arrival of the present lease holders and that is even before planning approval for their massive, expansive developments proposals.  


They have already transformed a lovely residential area into mass chaos (particularly at the weekends).  This has obviously upset hundreds of residents living in the area who no longer have peace in their homes.  The lives of these residents have already been ruined and serious action must be taken now, by the Council, to rectify this most unacceptable situation.


I am also very alarmed on viewing the web business activities of the new lease holders, which are already advertising outrageous facilities on the site. These are far too big for the site and available access.


If approved the application will completely destroy the quietude and comforts of people living in, what was, a desirable residential area until the present tenants took over.  The whole scheme is already well out of control and the proposed development is far too ambitious, creating a huge overdevelopment on the Green Belt land. The application should be refused on grounds of overdevelopment and being out of character with the area.


Excessive Traffic - Ridgeway Road is only a narrow access and feeder road to a large housing estate and hundreds of privately owned properties.  We have already witnessed a massive overflow of irresponsibly parked cars on both sides of Ridgeway Road, creating traffic jams.  Emergency vehicles certainly can’t get through.  Saturdays and Sundays are very heavily congested due to large number of matches being played, creating far too much traffic flow for this particular road.  In addition the proposed car parking area will be insufficient to cope. It is the applicant’s intention to increase the number of pitches considerably which will obviously multiply the amount of traffic and exacerbate the situation.

Inconsiderate Parking - Inconsiderate parking causes grid lock, affects residents’ access and hampers emergency vehicles. On a number of occasions Police have needed to be called.

Noise and Abuse - Noise and abuse from some visitors, offensive language and aggressive behaviour.  Offensive language from players (and spectators) in match times and at training times.  The noise can be heard at properties in surrounding roads which is very disturbing.

New Floodlights - New floodlights, recently fitted, dazzle the traffic and cause nuisance for the residents.  The proposed floodlighting to several pitches is totally unacceptable and will create nuisance up to 10pm at night, and should be refused.

Litter - This has increased considerably over recent months, bottles thrown from cars, paper and plastic carrier bags etc. are littering the hedgerows.  Football academy users are to blame.

Fire Hazard - In January a safety inspection by GMFRS failed.

Over land commercial sewer pipes - Over land commercial sewer pipes have been connected to a domestic sewer system.

Bat Survey - The reference to this is to the low level building, which is due for demolition.  There is no mention of the barn area, where structural alterations have taken place in August 2011.   Local residents believe there are still bats present in this barn area.

Flooding - Flooding is a serious risk.  The surface water drainage system is already inadequate.  Any extra demand such as water run-off from the proposed plastic pitches will overwhelm Ridgeway’s current system.  Soak-away trenches are ineffective over the clay sub-strata in this area.  The document also states there are no issues with surface water drainage.  Manor Farm’s sub-strata is a clay formation, the same as all the area around the farm along Ridgeway Road.  In wet weather the water table rises above ground. Pitches get water-logged as does the path along and the gardens on both sides of Ridgeway Road. In addition if extra flooding is created this could also affect the grounds of neighbouring Bowdon Rugby Club.

The detrimental effect they will have on the residents’ quality of life and the environment are enormous. I would therefore, respectfully, urge the Council to refuse both applications and enforce the present lease holder to restore the buildings and grounds back to some normality.


Councillor Myers - The application is a concern and should be refused for the following reasons: -


· Ridgeway Road is already congested with the current level of vehicular traffic and associated parking problems, particularly at weekends, which activities at this site generates.  This is compounded by parking for weddings, christenings and Sunday Service at Christ Church at the junction of Thorley Lane and Ridgeway Road.  It is not uncommon for cars and vans to be parked on opposite sides of Ridgeway Road with only a relatively small gap between them for access.  On occasions the parking is so close that Emergency Vehicles would struggle to pass through.  Any expansion of the current facility at Manor Farm will exasperate the access problem.  I understand that the scope of the present proposal would mean that in addition to private cars and vans, motor coaches would be trying to access the site.  This will lead to even greater congestion problems.


· In addition to the general traffic problems, the residents already suffer from obstruction of their properties from inconsiderate parking.  On occasions, visitors to Manor Farm have even parked their vehicles on private driveways. This would be worsened by the sheer scale of this proposal.


· By its nature, football and other competitive contact sports generate a lot of excitement.  Unfortunately, this excitement among both competitors and supporters inevitably results in swearing and general boisterous behaviour.  Whilst this may be tolerable at enclosed venues such a football grounds, it is not acceptable in residential areas where members of the public, particularly children, are exposed to foul and abusive language.  The residents already have to put up with this behaviour.  Expansion of the facility at Manor Farm would make a bad situation worse.


· Matches and even training at Manor Farm already produce considerable noise.  This development of the facility would, if allowed, will increase the noise nuisance.


· The proposed floodlighting in terms of scale, height and period of operation is unacceptable.  It would cause light pollution for neighbouring properties and the wider area.


· The area itself is predisposed becoming water logged and is difficult to drain.  The proposed all-weather pitches would increase surface run-off and localised flooding.  


· In summary, I believe that the scale and scope of the proposed development is unsuitable for this area and I would therefore ask you to refuse this application.


Councillor Evans – Recommends that the application is refused. There are several issues to consider: -


· The road is narrow and suffers extra congestion on weekends as it is from the Church events and Ridgeway nursery, making passing parked vehicles extremely tight and difficult at present .We only need to look at Stelfox Avenue and the Kersal Rugby club in Timperley as an example of the parking issues that can arise from this type of venue.


· The type of development is not really required as the Broomwood offers these facilities and is underused as a resource at present. Plus there are numerous other areas available for use locally.


· The impact on the water drainage in the area will be significantly affected by all weather pitches and car park etc.


· The effect of light pollution is going to be massive in the winter months from spot lights to light all the pitches, car park etc.


· The development would be out of keeping with the surrounding street scene, and would therefore be contrary to the Trafford Core Strategy.


· The question is whether it is truly a benefit to the area and the residents? 


 


Councillor Butt – Objects to the application and supports the majority of local residents who will be severely impacted for the following reasons: 


· Increased number of football pitches: Will be of no benefit to the majority of the residential population that will be affected by traffic and noise pollution from buses, coaches and private vehicles ferrying increased numbers of players and visitors. 


· No requirement for extent of such facilities in this rural area:  It is seen as a tranquil space by the community and would impact on them if activities were expanded to: Sporting Tournaments, weddings and other Marquees events as already advertised on the applicants ‘manorfarmsportsvillage’ website.


· Floodlighting: Apart from the detrimental impact of light pollution on the surrounding area, it would mean extended use of facilities over much longer hours.


Record of existing issues that will be exasperated:


· Traffic hazard already exists as a result of Woodlands Day Nursery at 28 Ridgeway Road: Staff and parents parking along the narrow Ridgeway road creating blind spots for pedestrians (many elderly residents) and an obstacle for residents for off-road parking.  A problem that still remains to be resolved as planning application was cleared by the Highways Dept


· Existing problems with noise from events at licensed premises on site.  Its proximity to residential properties opposite creating a disturbance from occasional violation of official closure time of, 12 midnight


· Football matches generate lots of shouting from footballers and supporters. The resulting noise would be compounded by intensification of activities at the site


This application has generated a considerable number of objections from the local community.  The development proposals are of a scale and diversity that will have an adverse impact on the residential amenity of residents.  I would therefore request that this application be refused.


64 letters of support and a petition with 244 signatures have been received. The letters include representations from Altrincham Football Club (Junior Section) and Stockport County Ladies FC. Comments in support of the proposals are summarised as follows: -


· The development is vital in improving the number and quality of playing surfaces in the area. The quality of facilities in Trafford is generally poor and virtually unplayable for 3-4 months of the year due to the weather. There are also not enough facilities to cope with demand. 

· The centre is vital to Altrincham FC Juniors who provide football to boys and girls from the age of 5 to 18 (some 300+ players) and who are the principal user and tenants of the facility. The club is keen to assist in addressing the problems experienced by residents.


· There is a generally a shortage of quality facilities, including pitches and changing facilities, for girls/ladies football. Manor Farm has addressed this important issue.


· It is likely teams would have to disband if this development isn’t approved.


· Any private investment must be welcomed in the current economic climate. The site provides good pitches for local children to play on without cost to the local authority.


· The all weather pitches will allow young people to play football throughout the year and prevent having to travel outside the borough for this facility.


· The floodlights would allow the pitches to be used in the winter months which they can’t at present. Alternative facilities in the winter are in demand or unavailable.


· The all weather pitches and floodlights are necessary for the facility to be financially sustainable.


· Concerns over the floodlights can be addressed with lighting which avoids light spill off-site.


· The additional parking spaces being proposed should resolve the parking problems currently being experienced and improve the situation for local residents. There isn’t currently enough parking on the site and the overspill parking can get muddy.


· The standard of the pitches has been improved over the years and this is now a very important venue for children and young people to play football. The quality of the changing rooms and car park do not reflect the playing area and need to be improved.


· The improvements will provide a safe, well-maintained and secure environment for young people to play.


· The project will help manage the use on the site in a more co-ordinated and effective way.


· The application will benefit not just a small minority but the wider community. Thousands of local children and adults will benefit. Football benefits children in terms of health and exercise, reducing anti-social behaviour and has a positive influence bringing children and families together from a range of schools and backgrounds.


· Increased and better sporting facilities would be a good legacy for Olympic year.


· The centre can provide the necessary safeguards to local residents and additional parking if it is allowed to develop. E.g. closer management of kick-off times.


OBSERVATIONS


GREEN BELT POLICY AND PRINCIPLE OF DEVELOPMENT


1.
The site is within the Green Belt where national guidance in the NPPF (which replaced PPG2: Green Belts in March 2012) states that local planning authorities should plan positively to enhance the beneficial use of the Green Belt, such as looking for opportunities to provide access; to provide opportunities for outdoor sport and recreation; to retain and enhance landscapes, visual amenity and biodiversity; or to improve damaged and derelict land. It states that inappropriate development is, by definition, harmful to the Green Belt and should not be approved except in very special circumstances and when considering any planning application, local planning authorities should ensure that substantial weight is given to any harm to the Green Belt. 


2.
With regards to the extension or alteration of a building, the NPPF states this is not inappropriate provided that it does not result in disproportionate additions over and above the size of the original building and that the replacement of a building is not inappropriate provided the new building is in the same use and not materially larger than the one it replaces. The construction of new buildings should be regarded as inappropriate in Green Belt unless it is for one of the exceptions set out in the NPPF, one of which is “provision of appropriate facilities for outdoor sport, outdoor recreation …, as long as it preserves the openness of the Green Belt and does not conflict with the purposes of including land within it”. 

3.
Policy R4 of the Trafford Core Strategy reflects the presumption against inappropriate development and states the Council will continue to protect the Green Belt from inappropriate development. It states that new development, including buildings or uses for a temporary period will only be permitted where it is for one of the appropriate purposes specified in national guidance, where the proposal does not prejudice the primary purposes of the Green Belt set out in national guidance by reason of its scale, siting, materials or design or where very special circumstances can be demonstrated in support of the proposal. 

4.
Also relevant to this application, the NPPF states that the planning system can play an important role in facilitating social interaction and creating healthy, inclusive communities. To deliver the social, recreational and cultural facilities and services the community needs, the NPPF states planning policies and decisions should plan positively for the provision and use of shared space, community facilities (including sports venues) and other local services to enhance the sustainability of communities and residential environments and ensure that established facilities are able to develop and modernise in a way that is sustainable, and retained for the benefit of the community. It states that access to high quality open spaces and opportunities for sport and recreation can make an important contribution to the health and well-being of communities.


5.
The use of the site for football training and competitive matches constitutes an outdoor sport and recreation use and the continued use of the site for this purpose is acceptable. Appropriate facilities associated with this use are acceptable in principle and consistent with the above policies and guidance concerning development in the Green Belt and providing for sport and recreation. The main issues arising in this application are considered to be the impact of the new facilities on the openness and visual amenity of the Green Belt and the impact on the amenity of local residents and on the highway from the intensification of the use and the new facilities.


IMPACT ON GREEN BELT AND VISUAL AMENITY


Proposed extensions and alterations


6.
In support of the proposed extension the applicant’s submission states that to deliver changing facilities that meet modern standards they have to adhere to a strict set of dimensions and specifications, following the Football Foundation and Sport England Guides. The application states the facilities do not currently conform to Sport England or Football Foundation space requirements and that the existing changing accommodation is not fit for purpose, and is restricting the capacity of the site.  Much of the changing accommodation is provided through temporary buildings at present. The extension comprises four separate blocks, each providing changing areas and showers.


7.
The NPPF and Policy R4 of the Trafford Core Strategy are clear that in order for the extensions to be appropriate development in the Green Belt, they must not result in ‘disproportionate additions over and above the size of the original building’. Given the size of the extension relative to the original building it is considered to be a disproportionate addition over and above the size of the original building and therefore by definition is inappropriate development. It is also considered relevant however, to have regard to the fact that Green Belt policy permits new buildings where they would provide appropriate facilities for outdoor sport or recreation, as long as it preserves the openness of the Green Belt and does not conflict with the purposes of including land within it. This is also considered relevant to the proposal as the proposed changing block is essentially a new building, albeit physically attached to the existing building. The proposed extension would replace an existing storey structure to the rear of the group of buildings which itself was an extension to the original building and which has a footprint of approximately 173 sq. m. The proposed extension would be built in the same position as the existing, although would occupy a substantially larger footprint of approximately 414 sq. m, extending approximately 10.5m further out to the rear and being 5.5m wider. It would have a flat roof and so it would be lower than the existing (3.2m high compared to 4.5m as existing). Although the extension would have a substantial footprint and therefore a greater impact on openness than the building to be replaced, its siting to the rear of the existing group of buildings and single storey nature ensures this greater impact would not be significant. In this location the extension would be seen in the context of the existing group of buildings and is no higher so visual encroachment into the Green Belt would be minimal. Whilst it would encroach beyond the existing group of buildings this would be into an area that is already hard-surfaced (as opposed to grass). It is also relevant to take into account the need for improved facilities and that these are required in connection with an open use of the land that itself is an appropriate use of land in the Green Belt.  Having regard to the above it is considered the impact of the extension on the openness of the Green Belt would not be significant and the proposal is acceptable having regard to the use of the site and need for improved facilities.


8.
In terms of its design and external appearance the proposed extension takes the form of a modern timber clad building with a flat roof. The elevations would be a durable dark stained timber vertical cladding with a high level band of glazing to all sides. The roof would be a sedum green roof. Whilst the design would be a contrast to the traditional brick buildings on the site, it is considered appropriate for a modern sports facility and of a design and quality that would not detract from the existing traditional buildings or its setting. The extension would be seen as a contemporary ‘wing’ extending to the rear of the original group of buildings rather than an integral part of the original group of traditional buildings and it is considered this would not compromise the integrity of the existing group of buildings.

9.
The extension to be replaced is an addition to the original group of buildings (the submission refers to this as dating from the 1980’s) and does not exhibit any features of architectural or historic interest, therefore no objection is raised in principle to its demolition. GMAU recommend that any permission includes a condition requiring a programme of archaeological works prior to demolition/development.


10.
The proposed glazed entrance to the side elevation (facing the car park) would provide a new player’s entrance and reception, replacing the existing entrance which is an unsympathetic extension to the original building. The extension would project 2.6m from the existing building and the main glazed section would be 9.2m wide. This extension would be single storey, lower than the existing buildings and in a position that is recessed relative to the parts of the building to either side ensuring it would not have adverse impact on the openness of the Green Belt. In terms of its design and materials the extension is simple in form comprising full height glazing to the front elevation and a flat roof above which would be a lightweight and subservient addition and not adversely affect the character of the original building.


Construction of additional car parking spaces 


11.
It is acknowledged that on-street car parking associated with the current use of the site is an issue which reduces the width of the road for traffic, obstructs pavements for pedestrians and damages the grass verges. Therefore any increased car parking on site would have be beneficial in terms of alleviating some of the pressure for on-street parking and the associated highway safety and amenity issues this creates.


12.
The proposed additional car parking would comprise an area of hardstanding of approximately 32m x 67m to the west of the existing car park. This area is currently grassed and is used for overspill car parking on occasion. Tarmac surfacing is proposed to the additional car parking. This extent of hardstanding would take up a significant area and it is considered this would alter the character of the site by replacing an area that for significant periods of the year retains an open and natural appearance and contributes positively towards the reasons for the site being included within the Green Belt. A permanent hard surface with up to 120 additional cars parked in this area would have an urbanising effect on the site and affect the character of this part of the Green Belt. Given the current problems associated with parking on street (see below), it is acknowledged there would be a benefit in providing additional car parking within the site. This would not alter officer’s views that a tarmaced car park of this size would be over and above ‘appropriate facilities for outdoor sport or recreation’, fail to preserve the openness of the Green Belt and conflict with the purposes of including land within it, therefore is inappropriate development. The benefits of providing more on site car parking are acknowledged but it is considered these do not amount to very special circumstances necessary to allow inappropriate development in the Green Belt.

Alterations to existing layout of pitches and formation of additional pitches


13.
The proposal includes a reconfiguration of the existing site layout to provide 17 pitches in total, 10 of which would be grass (of various sizes) and 7 would be 3G/artificial pitches (1 x full size and 6 x 5-aside). There are presently 9 grass pitches. In support of the number of pitches being proposed, the submission states that male and female teams from U10 to U15+ have been entered into a timetabling programme to determine how many pitches, of differing sizes, will be required. It states that 17 pitches of varying sizes are needed to suitably accommodate the proven demand for these facilities and that one full size grass pitch, one full size 3G pitch and the 3G 5-a-side pitches will require floodlighting to deliver the playing time necessary.

14.
The increase in the number of pitches, together with the creation of artificial pitches, would alter the character of the site and result in a more formal and permanent appearance compared to the existing layout of grass pitches and which is not as intensively laid out. Nevertheless it is acknowledged that the pitches themselves (excluding the impact of floodlighting and netting which is considered below) would retain the open character of the land and the only impact on openness would be that of the goal posts which is minimal.  It is also relevant to take into account that the authorised use of the site for outdoor sport and recreation would allow for the layout to be reconfigured and additional grass pitches to be provided without the need for planning permission i.e. there could be an intensification in the use of the site without the need for planning permission (it is only because some of the proposed new pitches would be artificial surfaces rather than grass and include floodlighting that they require planning permission). 


Proposed Floodlighting and netting


15.
The proposed lighting comprises 6 columns each to 2 of the full size pitches and a total of 12 columns to the 6 x 5-aside pitches. The columns to the full size pitches would be 15m high and the columns to the 5-aside pitches would be 8m high. The proposed 5-aside pitches also include 5m high netting around the perimeter of each pitch.  This side of Ridgeway Road is within the Green Belt and although there are buildings at Manor Farm and houses further to the west, these are interspersed by open land and this side of the road has a rural rather than urban feel. The number and height of lighting columns proposed has the potential to have significant adverse impact on the openness of the Green Belt, particularly in the evenings when illuminated. The lighting would illuminate a large area of Green Belt land (the total area of the pitches with floodlights is approximately 20,207 sq. m) and which has previously been dark during the normal hours of darkness. Furthermore the proposed netting to the 5-aside pitches would result in a large enclosed area of 74m x 75m on an area that is presently open and grassed. The lighting and netting are proposed on part of the site beyond the existing buildings and would visually extend the developed part of the site further into open Green Belt land. Due to the size of the area concerned, their position on the site and their height, it is considered the lighting columns and netting and the illumination would significantly harm the openness and rural character of this part of the Green Belt in terms of visual intrusion and light pollution.


TRAFFIC AND CAR PARKING


Traffic generation


16.
Traffic generated to and from the site is known to be an issue from the volume of representations received. The LHA also comment that prior to the application being submitted there have been complaints about congestion and parking issues in the vicinity of the site on match/event days and the LHA noted local roads heavily congested, full of parked cars and several large coaches had difficulty attempting to visit the site.  The LHA are also aware that Stockport County are now based at the site and due to the distance from their locality and level of football played, this has resulted in increases in coach and car levels of access to the site. At times the number of vehicles turning into and out of the site results in congestion and disrupts the free flow of traffic on Ridgeway Road.  


17.
The proposed development would intensify the use of the site (with 17 pitches compared to 9 at present and the hours of use proposed as 07.00 to 22.00 for 7 days a week); therefore it is likely that additional traffic would be generated on Ridgeway Road and other local roads. In addition, the application states that the applicant is looking to open the site up to community use between 9am and 10pm and that school use in the day may be possible in the day time. In assessing the traffic implications of the development a Transport Statement has been submitted which states the following: -


· The site has good public transport accessibility, with journeys by bus conveniently available for employees and users.

· The development is unlikely to materially change the operation of the site, during the daytime on weekdays. Similarly, the development is not anticipated to significantly change the existing operation of the site at weekends.

· The extended opening hours during the weekday evening periods and a TA quantitative assessment of the pm peak hour has been undertaken.

· A Study network of 6 no. junctions is identified in the analysis.

· The proposed development is estimated to generate 53 additional (two-way) movements in the pm peak hour.

· The modelling predicts that the junctions will operate in an acceptable manner.

· It is concluded that the proposed development will not have a detrimental impact on the operational performance of the local highway network.

18.
The LHA comment that although the Transport Statement states that 53 two way trips will be generated by the development in the pm peak hour, no assessments have been provided for weekend usage as the applicant states there is no material change. The LHA disagree with this stance as the installation of 5-a-side pitches and an increased number of pitches and floodlighting which will extend the hours of operation will cumulatively have impacts on the traffic and trip generation for the site.  The applicant has also assessed the 2 full size pitches on the basis of 6 x 5-a-side pitches. Whilst the LHA understands it may be difficult to quantify the impacts, it is not understood how this is comparable. There are generally very few spectators at 5-a-side matches but there is a more frequent turnover of players.

19.
A Travel Plan has been submitted with the application and reviewed by the LHA. They comment the plan is not acceptable in its current form as the only target included within the travel plan is based on staff only and therefore there would only be a requirement to monitor the travel patterns of under twenty people. Clearly, being a leisure use the site has a much higher number of visitors to the site than staff and therefore on this basis the Travel Plan will have such a limited remit that it would be ineffective.  A Travel Plan for the site should be ten years in duration and should aim to address the travel method of both staff and visitors to the site. There should be appropriate measurable targets and measures in place to encourage sustainable travel. The provision of a Travel Plan would need to be conditioned on any approval.


Car parking


20.
On-street parking is known to be an issue from the representations received. Due to the width of Ridgeway Road, parking on-street can obstruct pavements for pedestrians, reduce the width of the road for traffic and cause damage to the grass verges. Some representations also refer to inconsiderate parking in resident’s parking areas. The provision of 120 further spaces on site would clearly alleviate these existing parking problems to some extent. According to the application submission there are currently 70 car parking spaces within the site and the application proposes a further 120 spaces, resulting in 190 in total. The submitted Transport Statement makes no reference or calculations in regard to the parking requirements for the existing site or for the proposed uses.

21.
The LHA comment that to meet the Council’s car parking standards for the buildings on the site, the provision of 83 car parking spaces are required. The proposals state there are 190 car parking spaces which meet the Council’s dimension standards. However, the spaces provided adequate parking for the buildings on the site and some parking for the sports pitches which are the main traffic generator on the site. To meet the Council’s car parking standards for the full open space leisure use of the site the provision of 2200 spaces would need to be provided for the pitch areas laid out as part of the existing usage. Whilst the Council would not expect this level of provision to be provided given the significant impact this would have on the Green Belt, it gives an indication of the size of the site that is being used for recreational uses and how much parking demand it generates. (It is acknowledged that the existing use of the site also generates a level of car parking significantly above that which is currently provided.)

22.
The level of parking made within the site does not currently meet the requirements for the buildings and activities at the site and it is for this reason that the LHA and local residents have witnessed heavy parking on local roads in the vicinity of the site in recent months. Whilst it is acknowledged the site has an existing permission for leisure use, the proposals look to increase the number of pitches within the site from 11 to 17 and an additional 6 x 5-a-side pitches.  The 5-a-side pitches and two of the full size pitches are also proposed to have floodlighting, which would increase the hours that they could be use for. Whilst there are currently no restrictions on hours of operation, natural daylight currently limits the use in the winter which is the peak period of usage for the facility.


23.
Whilst the car parking dimension standards are generally met within the site, there is no circulatory aisle for vehicles intending to park in the spaces at the west end of the site, therefore if there are no spaces available vehicles will have to reverse an extensive distance within the site in order to turn around. At peak times this creates congestion within the site and could cause blocking back of the entrance to the site onto Ridgeway Road.


24.
In addition cycle parking and motorcycle parking provision would be required to be provided within the site as per the Council’s standards.  The proposals include the provision of 30 cycle parking spaces but no motorcycle parking. The cycle parking is proposed as Sheffield stands which is not appropriate for long stay, therefore the provision of some lockers or a secure compound would also be appropriate within the site.


25.
The submitted Transport Statement also fails to provide details of servicing, swept paths for coaches or other vehicles that may need to enter the site.  The plans do not indicate any specific provision set aside for coach parking within the site. This would be required for a full assessment to be undertaken.


Access arrangements


26.
The proposals indicate that the entrance to the site will be amended, however a clear footway through the site is not defined and no swept paths are provided to demonstrate the impact the junction revision will have for the site.  It is not considered that these improvements will help encourage sustainable travel to the site.


IMPACT ON RESIDENTIAL AMENITY


27.
The site adjoins a residential area with relatively high density housing to the north, north east and west. There are residential properties on Ridgeway Road opposite the site and to the west of the site and on Bowness Road and Alder Drive to the north east and east of the site. There are also properties on Troutbeck Road, Norwood Drive and Greenwood Close to the north of Ridgeway Road and close to the site. 


Additional pitches and floodlighting


28.
The increase in the number of pitches together with the proposed opening times of 07.00 to 22.00 Monday to Sunday inclusive would be a significant intensification on the existing use. As stated above, it is acknowledged that additional grass pitches could be provided without the need for planning permission i.e. there could be intensification in the use of the site without the need for planning permission. It is only because some of the proposed new pitches would be artificial surfaces and include floodlighting that they require planning permission, therefore consideration of the impact on residential amenity from the additional pitches should be limited to the floodlighting. Floodlighting is proposed to two of the full size pitches and the 6 x 3G 5-aside pitches, all of which are proposed on the part of the site nearest the buildings and car park. In this location they would be clearly visible from the houses on the opposite side of Ridgeway Road and those to the west of the site. The pitches would be illuminated until 10pm and for 7 days a week.


29.
The provision of 6 x floodlit 5-aside pitches and lighting to two of the full size pitches is likely to result in an increase in noise from matches/training taking place on site, comings and goings at the site entrance and traffic on Ridgeway Road and general activity at the site. The main impact would be an increase in the use of the site in the evenings compared to the existing situation, as the floodlighting to eight pitches would enable use of these pitches at later times than currently as well as increase activity on the site given the number of players and quicker turnaround associated with 5-aside pitches. As an indication of the increased capacity, the Sports Planning Application Document submitted by the applicant states that ‘it is anticipated that the above facilities could house approximately 38 football teams, which would be a net gain of circa 33 teams overall’. The Council’s Pollution and Licensing Team confirm that the intensification in use is likely to result in an increase in noise levels in the area, yet the application does not include a noise assessment or any additional information with regard to noise in any of the supporting documentation.  They also advise that the Council has recently been in receipt of some noise complaints relating to the existing use of the site (these are currently being investigated in accordance with the Council’s noise investigation procedure). In view of this intensification in use of the site it was recommended by the Team that the applicant submits an assessment of the impact of the proposed change on neighbouring noise sensitive premises. This would need to address the potential for any noise nuisance to occur which may impact upon the amenity of neighbouring sensitive premises and identify fully all control measures which are required to control the impact of the nuisance. This has been requested from the applicant but not submitted to date.

30.
It is considered that the proposed intensification in the use of the site, in terms of being used later into the evenings for 7 days a week and greater use of the site resulting from the increase in the number of pitches (and particularly resulting from the proposed 5-aside pitches) would result in an increase in traffic, noise and lighting on a site that is already known to be causing concern to local residents in terms of residential amenity.  As such it is considered the proposals would have a detrimental impact on the amenity of the occupants of neighbouring properties, contrary to Policies L5 and L7 of the Trafford Core Strategy.


31.
With regards to the impact of the lighting itself, an external floodlighting plan has been submitted with the application and shows the proposed location of floodlights and lighting contours at various distances from the pitches.  Lighting contours of 50, 25, 10, 5 and 2 Lux have been presented on the plan.  The 2 Lux contour is well within the premises boundary.  There is no information on the light into window levels that would occur at the nearest sensitive residential premises.  Pollution and Licensing comment that information on how the site will meet the following criteria is therefore necessary in order to assess the suitability of the proposed floodlighting scheme: -


· The lighting from the floodlights shall comply with the Institute of Lighting Engineers Guidance Notes for the Reduction of Obtrusive Light. The floodlights shall be installed and operated so as to ensure a maximum illumination projected by the pitch floodlights does not exceed a level of 5 Lux [Environmental Zone E.2] when measured at the windows (at all floor levels) of any nearby residential properties. 


· The floodlights (including any necessary baffles or shields) should be fitted, focussed and concentrated downwards onto the pitch in order to minimise light spillage beyond the playing surface and to eliminate the potential of nearby properties experiencing glare. In particular, to eliminate glare, the filament/bulb of the floodlight should not be directly visible to residents within adjacent properties.  The proposed scheme shall be agreed in writing with the Pollution and Licensing Section prior to the implementation of any additional measures to the existing lighting scheme.


· The floodlights should be maintained in a satisfactory manner and all screens, shields, baffles and associated equipment should be maintained throughout the life of the installation.  A maintenance schedule for the first year of use and each consecutive year thereafter should be submitted to the Pollution and Licensing Section.


32.
It is considered that the illumination resulting from the proposed floodlights and in the absence of the information detailed above, would be unduly detrimental to the residential amenity of the occupants of neighbouring properties. Even in the event that the applicant were to demonstrate there would be relatively low levels of light spilling from the playing surfaces directly on to nearby houses, residents would still see a large brightly illuminated area on the site which is currently dark during the normal hours of darkness. This would occur until 10pm for 7 days a week. The lighting encompasses the 6 x 5-aside pitches and 2 full size pitches which are all positioned adjacent to each other, resulting in an illuminated area of approximately 20,207 sq. m.


33.
The Pollution and Licensing Team have also recently been in receipt of complaints relating to external lighting which has been attached to the buildings on the site and the matter is currently being investigated.  


Proposed extensions


34.
The extensions to provide the new changing block at the rear and glazed entrance at the side would both largely be obscured from surrounding housing by the existing buildings on the site. Although the changing block extension would be larger than the extension to be replaced, it would be no higher than the other buildings so would not be visible from most nearby housing and where it would be visible it would at such a distance that it would not be obtrusive.


Litter


35.
Concern has been raised in the representations regarding the amount of litter in the area associated with the site and that this is likely to increase. Whilst there is a reasonable expectation that this would be the case, it is considered the potential for in increase would not be a reason for which permission could reasonably be refused. In the event of permission being granted a condition could be attached requiring a management plan for the site covering such issues as increasing the number of bins on site and regular picking up of litter. The submission does state that extra bins will be provided and strict control measures, including fines, will be put in place to control this.


CRIME AND SECURITY


36.
In relation to crime and security issues, GMP (Design for Security) advise they have no objections, subject to a condition requiring the developer to prepare, agree and execute a crime prevention plan demonstrating how security at the site will be addressed. This plan should include, inter alia: security to the exterior of changing block (doors, shutters, glazing and windows), security for changing room users (locker security to individual changing rooms and their operation), security lighting and any CCTV prevision, and management of the car park.


TREES


37.
Trees within the site are located along the site boundaries only and none would be affected by the proposed extensions, reconfiguration of the layout of pitches and floodlighting. The proposed car park area would retain a gap to the hedge and trees along the front boundary ensuring these would not be affected. The submission confirms that there is no intention to remove any existing trees, boundary hedges or boundary shrubs. There is also a small area of woodland adjacent to the southern part of the site which is outside the application site boundary and which the submission also states will not be affected. 

DRAINAGE


38.
The application includes a Flood Risk Assessment which notes the site is within Flood Zone 1 and the proposed land use is appropriate for this zone. It states that the proposed impermeable area on the site will be increased to 1.90 hectares and if the runoff is managed correctly there will be no significant increase in flood risk to the development or others. The FRA also states that surface water from the existing development currently drains satisfactorily, either via infiltration or by a connection to the public sewer network. Further investigation is required to confirm the current method of surface water discharge.


39.
The Environment Agency comment that the proposed development will only be acceptable if a condition is imposed requiring submission and implementation of a surface water drainage scheme for the site, based on sustainable drainage principles and the submitted Flood Risk Assessment. They also advise that surface water run-off should be controlled as near to its source as possible through a sustainable drainage approach to surface water management (SUDS).


IMPACT ON ECOLOGY


40.
A bat survey has been submitted with the application and concludes that following a building inspection and activity survey in September 2011, the changing rooms at Manor Farm did not contain a bat roost and there is no evidence of a bat roost having been present. Bats were seen to arrive on the site from the east 30-60 minutes after sunset which implies that the roosts are to the east of the site and bats are commuting onto the site to forage. The survey notes that surrounding houses have potential as roosting sites and that the mature hedgerows and trees which form the site boundary provide potential commuting routes and foraging areas.


41.
Comments from GMEU have not yet been received and will be included in the Additional Information Report if received before the meeting.


CONCLUSION


42.
On the basis of the above it is considered that, in principle, improvements to the existing facilities at Manor Farm is an appropriate  form of development in the Green Belt since this would improve opportunities for outdoor sport and recreation. The proposed extensions to the building and additional pitches (excluding the associated floodlighting and netting) are considered acceptable in light of Green Belt policy, their impact and having regard to the need for these facilities put forward by the applicant. It is considered that proposed car park extension, floodlighting and netting to some of the pitches would however, harm the openness and visual amenity of the Green Belt and are inappropriate development in the Green Belt. The applicant’s case for the need for these facilities is not considered to amount to the very special circumstances necessary to justify inappropriate development.  Furthermore the proposed intensification in the use of the site, including later opening, floodlighting in the evenings and an increase in traffic would result in levels of noise, disturbance and visual impact that would have an adverse impact on the amenity of occupants of nearby residential properties. It is also considered that the proposals are not acceptable on highways grounds as the application does not provide adequate servicing details for service vehicles, coaches and minibuses or appropriate swept paths within the site; there are issues with the cycle parking and car parking arrangements; a lack of pedestrian routing and motorcycle parking within the site and inadequate assessments have been undertaken with regards to trips to and from the site.

RECOMMENDATION: REFUSE for the following reasons: -


1. The proposed development is located within the Green Belt where there is a presumption against inappropriate development and where development will only be allowed if it is for an appropriate purpose or where special circumstances can be demonstrated. The proposed car park extension by reason of its scale and design and the proposed floodlighting and netting by reason of its height and illumination, would fail to preserve the openness of the Green Belt and detract from the visual amenity of this part of the Green Belt and conflict with the purposes of including land within it, contrary to Policies R4 and L7 of the Trafford Core Strategy, Proposal C4 of the Revised Trafford Unitary Development Plan and Government advice contained in the National Planning Policy Framework.  


2. The proposed development by reason of the intensification in the use of the site and the proposed floodlighting would result in an increase in noise, traffic, general activity and illumination that would be unduly detrimental to the residential amenity of the occupants of nearby residential properties. In particular as a result of the extended use of the site into the evening, the visual impact of the illuminated area and additional traffic that would result. As such the development is contrary to Policies L5 and L7 of the Trafford Core Strategy and Government advice contained in the National Planning Policy Framework.

3. The applicant has failed to demonstrate adequate servicing details for service vehicles, coaches and minibuses or appropriate swept paths within the site, acceptable car parking and cycle parking arrangements and pedestrian routing and motorcycle parking within the site and inadequate assessments have been undertaken in regards to trips to and from the site. As such the applicant has failed to demonstrate that the proposed development would provide adequate car parking, access and servicing arrangements and not have adverse impact on the highway, contrary to Policies L4 and L7 of the Trafford Core Strategy.
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		WARD: Hale Barns

		78057/FULL/2012

		DEPARTURE: Yes





		Retrospective application for alterations to existing building comprising installation of three first floor windows in the rear (east) elevation, full height glazing/doors and replacement first floor window in the side (south) elevation, and glazed entrance door within existing entrance opening in the front (west) elevation, and siting of 5 modular buildings within the site for a temporary period of 2 years (4 changing blocks and 1 toilet block).



		Manor Farm, Ridgeway Road Timperley WA15 7HE






		APPLICANT:  Mr Pete Wild






		AGENT: Mr Miles Pearson
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SITE


Manor Farm is located on the south side of Ridgeway Road to the south east of the centre of Timperley and north east of Hale. The site extends to some 8.85 ha and is currently used for football training and matches. It comprises a group of former farm buildings and car park located at the front of the site and nine grass pitches of various sizes within the site. The original farm buildings date from the late nineteenth century (appearing on the 1875 Ordnance Survey map) whilst other buildings are more recent additions. The site has been used for sports and recreational use since the 1970’s and was previously known as Ridgeway Sports and Social Club. The site is currently known as the Greater Manchester Football Centre and is used exclusively for football. At the time of the application the site was being used by Stockport County Football Club and its Centre of Excellence, Altrincham Juniors Football Club and Stockport Ladies FC.


The site is within the Green Belt which includes all land on the southern side of Ridgeway Road and beyond and which forms a green wedge between the built-up areas of Timperley to the north, Hale/Hale Barns to the south and Altrincham to the west.  The site is adjacent to a residential area to the north and other recreational land within the Green Belt to the south. To the north on the opposite side of Ridgeway Road is a residential area comprising two storey detached houses and three storey flats. Directly opposite the site entrance on Ridgeway Road there is a garage/MOT testing centre. Bowdon RUFC is located west and south west of the site and the recently built Hale Country Club and Spa is further to the west, both accessed from Clay Lane.


PROPOSAL


This application seeks retrospective planning permission for works that have already been carried out at the site, including alterations to the existing buildings and the siting of 5 temporary buildings. The works have been carried out despite the fact that planning permission has not been granted.


The alterations to the existing buildings include the following: -


· Installation of three first floor windows in the rear (east) elevation; 


· Full height glazing/doors and replacement first floor window in the side (south) elevation; and


· Glazed entrance door within existing entrance opening in the front (west) elevation


The five temporary buildings include four buildings positioned to the rear of the main group of buildings and one within the car park at the front of the site and adjacent to the site entrance. The buildings provide four changing blocks and one toilet block.


An application for further development at the site, including a new changing block, additional car parking, all weather and floodlit pitches and alterations to the pitch layout has also been submitted (ref. 78056/FULL/2012) and appears elsewhere on this agenda.

DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


· The Greater Manchester Joint Waste Plan, adopted 01 April 2012. On 25th January 2012 the Council resolved to adopt and bring into force the GM Joint Waste Plan on 1 April 2012. The GM Joint Waste Plan therefore now forms part of the Development Plan in Trafford and will be used alongside district-specific planning documents for the purpose of determining planning applications.


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L5 – Climate Change


L7 - Design


R2 – Natural Environment


R3 – Green Infrastructure


R4 – Green Belt, Countryside and Other Protected Open Land


R5 – Open Space, Sport and Recreation


PROPOSALS MAP NOTATION


Green Belt


Area of Landscape Protection


Protected Open Space


Wildlife Corridor (southern part of site only)


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


C4 – Green Belt


ENV10 – Wildlife Corridors


ENV17 – Areas of Landscape Protection


OSR5 – Protection of Open Space


PRINCIPAL RSS POLICIES

DP7 – Promote Environmental Quality


RDF2 – Rural Areas 


RDF4 – Green Belts 


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


RT2 – Managing Travel Demand


EM1 – Integrated Enhancement and Protection of the Region’s Environmental Assets - EM1 (A): Landscape; EM1 (B): Natural Environment; EM1 (C): Historic Environment


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 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

There is an extensive planning history to the site. Previous applications relevant to the establishment of sports facilities on the site in the 1970’s and subsequent applications are as follows: -


H/56192 - Erection of side extension to changing room building to provide additional facilities. Approved 02/05/03


H/53575 - Retention of earthworks creating a mound 60m long by 5m wide by 1.1m high. Approved 16/05/02


H46826 - Continued use of rear part of sports club building as a message handling office for a private hire business use of 6 spaces within existing car park for private hire vehicles. Approved 13/04/99


H38180 – Change of use of rear part of sports centre building from chair store to message handling office for a private hire taxi business. Erection of an aerial 2.8m high. Use of six spaces within existing car park for parking private hire vehicles. Approved 22/02/94


H15346 - Erection of 2 squash courts with changing/shower/toilet facilities, ground floor cellar extension and 1st floor extension to form billiard/snooker room & toilet facilities. 


Approved 14/01/82


H09440 - Demolition of existing sun lounge and garage and erection of extensions to form dining room, lounge, utility room, new garage and car port. Approved 04/06/79


H05534 - Erection of new extensions to form 2 squash courts and formation of a viewing terrace over part of existing single storey building. Approved 28/07/77


H05432 - Erection of rear single storey extension to form bar for main hall. 


Approved 28/07/77


H00282 - Proposed sports facilities, changing accommodation and social club. 


Approved 05/09/74


APPLICANT’S SUBMISSION


Information submitted with the associated planning application is relevant to this application and will be referred to in the Observations section of this report where relevant.


CONSULTATIONS


LHA – Object on the grounds of lack of car parking and its resultant effects on residential disamenity and road safety in the vicinity of the site. Comment that the proposals do not provide adequate car parking for the existing use and the proposals remove existing car parking and exacerbate this shortfall. Further comments are summarised in the Observations section of this report.

Pollution and Licensing – Further information is requested in relation to the impact of the proposals on neighbouring noise sensitive premises. Recommend that the applicant submits an assessment of the impact of the proposed change on neighbouring noise sensitive premises. The assessment shall address the potential for any noise nuisance to occur which may impact upon the amenity of neighbouring sensitive premises. The assessment shall identify fully all control measures which are required to control the impact of the nuisance. 


REPRESENTATIONS


Neighbours - 189 letters of objection received. Comments relevant to the works proposed in this application are summarised as follows: -


Traffic and parking issues


· The proposals will worsen existing traffic and parking problems by increasing traffic and car parking on neighbouring roads.


· There is already parking and traffic associated with the church and children’s nursery on the road. Parking outside the church restricts the flow of traffic and makes turning into and out of Ridgeway Road difficult and dangerous.


· Ridgeway Road is a residential road that does not meet recommended carriageway widths for the amount of traffic and parking. The road cannot support this level of traffic and parking demand.


· The only access to the site is through residential areas along Ridgeway Road or through the Broomwood Estate, neither of which is appropriate.


· There is already parking on both sides of the road resulting in difficulties and danger on the road, making it difficult for traffic to pass and effectively making the road one-way. This also makes it difficult for pedestrians to walk down Ridgeway Road and impossible for wheelchairs and prams to pass.


· Inconsiderate parking in resident’s parking bays, preventing residents from being able to park and has resulted in arguments or abuse.


· Parked cars on the road and traffic restrict access for fire and ambulance vehicles in the event they are required.


· Increased volume of traffic will cause further congestion and raise further safety concerns in this residential area.


· Ridgeway Road is in poor condition and will deteriorate further with the extra traffic.


· There is little public transport in the immediate vicinity and the suggestion that visitors will use public transport, walk or cycle is unrealistic.


· The submission fails to provide all necessary information to fully consider the impact. 


Impact on residential amenity and character of the area


· Use of the site until 10pm for 7 days a week would create noise/disturbance and impact on residents, many of whom have children. Noise is already an issue and action should be taken as it is a statutory nuisance - shouting, swearing and whistles can be heard from nearby houses and this will become intolerable every day and evening of the week. Noise should not be increased in a residential area which is quiet at night.


· One floodlight has already been erected and is dazzling when driving along at night.


· The area will become built up and the tranquillity of the area will be spoilt by the proposed development.


· Increase in noise from cars arriving and leaving the site and using the car park. 


· Increase in litter, particularly if fast food outlets are provided on site. Litter is already a problem.


· Increase in crime and anti-social behaviour. The development will attract local youths intent to trespass and create problems, putting a strain on the local policing resource. Crime has increased in the area since the increase in activity at the site.


Impact on Green Belt and natural environment


· The site is within the Green Belt and should only be approved in special circumstances. The proposals amount to over-development without justification and will make the site more urban and no longer greenfield. 


· Adverse effects on wildlife. The site is full of wildlife and is known to attract a wide variety of birds and a bat colony. 


· The findings of the bat survey are disputed and do not take into account the effect of the proposed floodlighting.


· No Environmental Impact Survey has been carried out.


Other issues


· The site is not managed or controlled in a proper manner and residents have no confidence things will improve if the application is approved.


· Fire hazard – a fire safety inspection failure in early 2012.



· Part of the site is prone to flooding and surface water drainage is already inadequate. Pitches become water-logged in wet weather yet the application states no issues with surface water drainage. The extra demand from the plastic pitches and extension will cause further problems.


· Unprotected foul pipes have been connected above ground. 


· Unauthorised development has already been carried out, including the large blue PVC buildings that blight Ridgeway Road and alterations to the barn without permission.


· A football centre would be better located away from residential properties and closer to public transport.


· House values will go down.


Conditions


If approved conditions should be attached to require the following: -


· Improvement of the junction of Thorley Lane and Ridgeway Road with traffic lights or roundabout.


· Parking restrictions the full length of Ridgeway Road on one side.


· Adequate off road parking to be provided within the development for all visitors, together with improved access and egress.


· Steps taken to ensure the noise do not affect the quality of life enjoyed by residents of Ridgeway Road and Ridgeway Park.


· Investigate the possibility of changing access to the development from Clay Lane.


Timperley Civic Society - Object strongly to the fact that the alterations, insertion of PVC windows, glazed entrance door etc, were done without planning permission, and more specifically without a Bat Survey. Comments as follows: -


· The building concerned was built in the 19th century as a barn, and quite probably had a resident population of bats in the roofspace. The alterations done will have caused major disturbance.


· The Bat Survey done for planning application 78056/FULL/2012 did not include this building, so we do not know if there are is any evidence that bats are, or were, present in this building.


· It is possible that this could be cause for a prosecution under the Countryside and Wildlife Act.


Councillor Bowker – Objects to the application for the following reasons: -


· The principle of football and sports on the 22 acres of green belt land is well established and until recent months has been acceptable to the residents.  The situation has changed dramatically, for the worse, since the arrival of the present lease holders and that is even before planning approval for their massive, expansive developments proposals.  


· They have already transformed a lovely residential area into mass chaos (particularly at the weekends).  This has obviously upset hundreds of residents living in the area who no longer have peace in their homes.  The lives of these residents have already been ruined and serious action must be taken now, by the council, to rectify this most unacceptable situation.


· I am also very alarmed on viewing the WEB business activities of the new lease holders, which are already advertising outrageous facilities on the site. These are far too big for the site and available access.


· The action already taken by the developers without seeking planning permission or advice is totally out of order, they should have known better.  The installation of five, huge modular buildings and fitting service pipes is certainly taking a liberty.  The rectangular white uPVC windows are out of character with the area (Previously there were some circular windows in one elevation edged by matching brickwork).


· Question the use of the first floor, and whether or not a bat survey was carried out?


· The five modular buildings have also reduced the car parking area considerably.  I would have expected reputable developers to be familiar with planning requirements and regulations.


· All the itemised problems listed in Planning Application No. 78056/FULL/2012 also apply to this application.


2 letters of support received, summarised as follows: -


· The centre is vital to Altrincham FC Juniors who provide football to boys and girls from the age of 5 to 18 (some 300+ players) and who are the principal user and tenants of the facility. The club is keen to assist in addressing the problems experienced by residents.


· There is a generally a shortage of quality facilities, including pitches and changing facilities, for girls/ladies football. Manor Farm has addressed this important issue.


· It is likely teams would have to disband if this development isn’t approved.


· Any private investment must be welcomed in the current economic climate. The site provides good pitches for local children to play on without cost to the local authority.


· The standard of the pitches has been improved over the years and this is now a very important venue for children and young people to play football.


OBSERVATIONS


GREEN BELT POLICY AND PRINCIPLE OF DEVELOPMENT


1.
The site is within the Green Belt where national guidance in the NPPF (which replaced PPG2: Green Belts in March 2012) states that local planning authorities should plan positively to enhance the beneficial use of the Green Belt, such as looking for opportunities to provide access; to provide opportunities for outdoor sport and recreation; to retain and enhance landscapes, visual amenity and biodiversity; or to improve damaged and derelict land. It states that inappropriate development is, by definition, harmful to the Green Belt and should not be approved except in very special circumstances and when considering any planning application, local planning authorities should ensure that substantial weight is given to any harm to the Green Belt. The construction of new buildings should be regarded as inappropriate in Green Belt unless it is for one of the exceptions set out in the NPPF, one of which is “provision of appropriate facilities for outdoor sport, outdoor recreation …, as long as it preserves the openness of the Green Belt and does not conflict with the purposes of including land within it”. The NPPF also states that the extension or alteration of a building is not inappropriate provided that it does not result in disproportionate additions over and above the size of the original building and that the replacement of a building is not inappropriate provided the new building is in the same use and not materially larger than the one it replaces.

2.
With regards to the extension or alteration of a building, the NPPF states this is not inappropriate provided that it does not result in disproportionate additions over and above the size of the original building and that the replacement of a building is not inappropriate provided the new building is in the same use and not materially larger than the one it replaces. The construction of new buildings should be regarded as inappropriate in Green Belt unless it is for one of the exceptions set out in the NPPF, one of which is “provision of appropriate facilities for outdoor sport, outdoor recreation …, as long as it preserves the openness of the Green Belt and does not conflict with the purposes of including land within it”.


3.
Policy R4 of the Trafford Core Strategy reflects the presumption against inappropriate development and states the Council will continue to protect the Green Belt from inappropriate development. It states that new development, including buildings or uses for a temporary period will only be permitted where it is for one of the appropriate purposes specified in national guidance, where the proposal does not prejudice the primary purposes of the Green Belt set out in national guidance by reason of its scale, siting, materials or design or where very special circumstances can be demonstrated in support of the proposal. 

4.
Also relevant to this application, the NPPF states that the planning system can play an important role in facilitating social interaction and creating healthy, inclusive communities. To deliver the social, recreational and cultural facilities and services the community needs, the NPPF states planning policies and decisions should plan positively for the provision and use of shared space, community facilities (including sports venues) and other local services to enhance the sustainability of communities and residential environments and ensure that established facilities are able to develop and modernise in a way that is sustainable, and retained for the benefit of the community. It states that access to high quality open spaces and opportunities for sport and recreation can make an important contribution to the health and well-being of communities.


5.
The use of the site for football training and competitive matches constitutes an outdoor sport and recreation use and the continued use of the site for this purpose is acceptable. Appropriate facilities associated with this use are acceptable in principle and consistent with the above policies and guidance concerning development in the Green Belt and providing for sport and recreation. The main issues arising in this application are considered to be the impact of the alterations and temporary buildings on the openness and visual amenity of the Green Belt and the impact on the amenity of local residents and on the highway from the intensification of the use.


IMPACT ON GREEN BELT AND VISUAL AMENITY


Temporary buildings


6.
In support of the temporary buildings the applicant’s submission states that they are required to cater for the local community sports team that wish to use the centre. It states the existing changing rooms are not large enough to cater for the number of players and they do not cater for both male and female changing. The existing changing block consists of open shower arrangements with small cellular (but open to the corridor) changing rooms which are not fit for purpose when referencing them to modern day changing room standards. It states the modular buildings are a short term solution and they will be removed once a new changing block is established. It states they do not envisage the temporary changing blocks be on the site for longer than 24 months (from the date of the application). They have been sited adjacent to the pitches where possible and one behind an existing hedge in the corner of the car park to avoid negative impact on the existing parking numbers and to reduce visual impact to Ridgeway Road.


7.
The NPPF and Policy R4 of the Trafford Core Strategy are clear that new buildings should be regarded as inappropriate in Green Belt unless it is for one of the exceptions set out in the NPPF, one of which is “provision of appropriate facilities for outdoor sport, outdoor recreation …, as long as it preserves the openness of the Green Belt and does not conflict with the purposes of including land within it”. In this case it is considered that changing and toilet facilities are considered ‘appropriate facilities for outdoor sport, outdoor recreation’ and therefore the key consideration is whether or not the buildings preserve the openness of the Green Belt and do not conflict with the purposes of including land within it. 

8.
The temporary buildings include one adjacent to the site entrance and four to the rear of the main group of buildings and in the vicinity of the existing changing rooms. The building at the front of the site is a large structure (9m x 16m) and is prominent from Ridgeway Road. This side of Ridgeway Road is within the Green Belt and although there are buildings at Manor Farm and houses further to the west, these are interspersed by open land and this side of the road has a rural rather than urban feel. Given the size and prominence of this building it is considered to have significant adverse impact on the openness of the Green Belt. Furthermore the building is considered detrimental to visual amenity generally by reason of its temporary and utilitarian appearance and its contrast with the traditional buildings on the site. The buildings to the rear of the main buildings include one to the side of the existing changing block, one to the rear of the changing block and two to the rear of the maintenance building. Individually and collectively these buildings reduce the openness of the Green Belt although it is acknowledged they are positioned relatively close to the existing buildings and views of the buildings are in the context of these buildings. It is also relevant to take into account the need for these temporary facilities as set out above and balance this adverse impact against this need.

9.
Having regard to the above it is not considered the buildings are suitable for a permanent permission. This is acknowledged by the applicant and a temporary permission for 24 months is being sought whilst efforts are made to secure a new changing block on the site. In the absence of there being planning permission for permanent facilities to be provided and with the associated planning application being recommended for refusal (see application 78056/FULL/2012), there is uncertainty at this stage as to when any permanent facilities will be provided.  Nevertheless it is considered the buildings to the rear of the site do not have significant impact and given the need for these facilities, it is considered a temporary permission would be appropriate. With regard to the building at the front of the site however, this is considered to have significant adverse impact on the Green Belt and visual amenity and the need for this building does not outweigh this harm.

Alterations to existing buildings 


10.
The alterations to the existing buildings include the installation of three first floor windows in the rear (east) elevation, full height glazing/doors and replacement first floor window in the side (south) elevation, and glazed entrance door within existing entrance opening in the front (west) elevation. The three first floor windows proposed in the rear (east) elevation are relatively small and spread out across this long elevation. Although they alter the appearance of the building it is considered its character would not be significantly compromised. Full height glazing/doors have been installed to the south elevation to provide access between the bar/clubroom and a terrace adjacent to this area. This also alters the appearance of the building and is a departure from its original agricultural form; however this is not to an extent that detracts from the character of the building.  A first floor window has also been installed in this elevation in this position which replaced an existing windows and which does not appear to have been an original window and it is considered a replacement window in the same position, albeit to different proportions, would not detract from the character of the building. The glazed entrance door within the car park elevation replaced an existing door and is a relatively minor alteration that has no adverse impact on the character of the building. 


IMPACT ON RESIDENTIAL AMENITY


11.
The site adjoins a residential area with relatively high density housing to the north, north eats and west. There are residential properties on Ridgeway Road opposite the site and to the west of the site and on Bowness Road and Alder Drive to the north east and east of the site. There are also properties on Troutbeck Road, Norwood Drive and Greenwood Close to the north of Ridgeway Road and close to the site. 


12.
It is apparent that the current operator of the site (Greater Manchester Football Academy) has intensified the use compared to how it operated previously and the alterations carried out to the buildings and the temporary buildings have in part facilitated this. The Council’s Pollution and Licensing Team recommend that the applicant submits an assessment in relation to the impact of the proposals on neighbouring noise sensitive premises. The assessment should address the potential for any noise nuisance to occur which may impact upon the amenity of neighbouring sensitive premises and identify fully all control measures which are required to control the impact of the nuisance. 


13.
Notwithstanding the above however, it is relevant to take into account that the alterations and temporary buildings have been carried out in connection with the existing lawful use of the site, therefore the works proposed in this application have not directly contributed to an increase in the use of the site. Therefore although local residents have experienced an increase in traffic, on-street parking, noise and general activity at the site this is not as a result of the alterations and temporary buildings proposed in this application but as a result of an intensification in the use of the existing pitches, which itself doesn’t require planning permission.

14.
The temporary building at the front of the site is visible along Ridgeway Road and affects the character of the area (as described above) but its distance from the nearest residential properties ensures it does not significantly affect any individual property. Similarly the four temporary buildings positioned to the rear of the main group of buildings are obscured from the dwellings opposite the site on Ridgeway Road by the main buildings. The buildings are visible from housing on this side of Ridgeway Road and particularly Manor Cottage, although they are considered far enough away so as not be obtrusive.


15.
The Pollution and Licensing Team also comment they have recently been in receipt of complaints relating to external lighting which has been attached to the buildings on the site and the matter is currently being investigated.  In view of the close proximity of residential premises to this site it is recommended that all lighting currently in place and any lighting proposed in the future should be erected and directed so as to avoid nuisance to residential accommodation in close proximity. All proposed lighting including baffles and shields should be fitted, focussed and concentrated downwards onto the pitch in order to minimise light spillage beyond the playing surface and to eliminate the potential of nearby properties experiencing glare.  In particular, to eliminate glare, the filament/bulb of the floodlight should not be directly visible to residents within adjacent properties.  


16.
Concern has been raised in the representations regarding the amount of litter in the area associated with the site and that this is likely to increase. Whilst there is a reasonable expectation that this would be the case, it is considered the potential for in increase would not be a reason for which permission could reasonably be refused. In the event of permission being granted a condition could be attached requiring a management plan for the site covering such issues as increasing the number of bins on site and regular picking up of litter. The planning application submission does state that extra bins will be provided and strict control measures, including fines, will be put in place to control this.


TRAFFIC AND CAR PARKING


Traffic generation


17.
Traffic generated to and from the site is known to be an issue from the volume of representations received. The LHA also comment that prior to the application being submitted there have been complaints about congestion and parking issues in the vicinity of the site on match/event days and the LHA noted local roads heavily congested, full of parked cars and several large coaches had difficulty attempting to visit the site.  The LHA are also aware that Stockport County FC are now based at the site and due to the distance from their locality and level of football played, this has resulted in increases in coach and car levels of access to the site. At times the number of vehicles turning into and out of the site results in congestion and disrupts the free flow of traffic on Ridgeway Road.  


18.
The alterations and temporary buildings have in part been provided as a result of the recent intensification in the use of the site and also to address the need for improved facilities due to the poor condition of existing facilities.  They have been needed in connection with the existing, lawful use of the site and therefore have not themselves generated additional traffic. It is the intensification in the use of the existing pitches that has resulted in an increase in traffic. 


Car parking


19.
On-street parking is known to be an issue from the representations received. Due to the width of Ridgeway Road, parking on-street can obstruct pavements for pedestrians, reduce the width of the road for traffic and cause damage to the grass verges. Some representations also refer to inconsiderate parking in resident’s parking areas. According to the application submission there are currently 70 car parking spaces within the site.

20.
To meet the Council’s car parking standards based on the floorspace of the buildings on the site, the provision of 70 car parking spaces are required. The existing site layout provides 70 car parking spaces which meet the Council’s dimension standards. However, the spaces only provide adequate parking for the buildings on the site and not the sports pitches which are clearly the main generator on the site.  To meet the Council’s car parking standards for the existing open space leisure uses on the site the provision of 2008 spaces should be made to meet the Council’s standards for the pitch areas laid out as part of the existing usage. Whilst the Council would not expect this level of provision to be provided given the significant impact this would have on the Green Belt, it gives an indication of the size of the site that is being used for leisure uses and how much parking demand it generates.

21.
The level of parking made within the site only covers the requirements of the buildings within the site and it is for this reason that the LHA have witnessed heavy parking on local roads in the vicinity of the site. Whilst the LHA appreciates that there is an existing permission within the site for leisure use, it is felt that the siting of temporary buildings on an area that would otherwise have been used as car park reduces the amount of parking available within the site further to an unacceptable level.


22.
As the application is retrospective, the LHA has been able to undertake observations within the vicinity of the site on match/event days and has noted local roads heavily congested, full of parked cars and several large coaches attempting to visit the site with difficulty.  The LHA is aware that Stockport County FC are now based at the site and due to the distance from their locality and level of football played, this has resulted in increases in coach and car levels of access to the site.


23.
It is the LHA’s view that the proposals do not provide adequate car parking within the site for the existing use and that the proposals which remove existing car parking to provide modular buildings exacerbate this shortfall and on this basis the LHA objects to the application on lack of parking and its resultant effects on residential disamenity and road safety in the vicinity of the site. 


TREES


24.
Trees within the site are located along the site boundaries only and have not been affected by the alterations and the temporary buildings.

DRAINAGE


25.
The Council has recently been made aware of drainage issues with the temporary buildings, the condition of the toilets and odour.  This is being investigated by the Pollution and Licensing Section. Any issues with the drainage arrangements could be dealt with under legislation and is not an issue for which this application could reasonably be refused.

RECOMMENDATION: REFUSE for the following reasons: -


1.
The proposed development is located within the Green Belt where there is a presumption against inappropriate development and where development will only be allowed if it is for an appropriate purpose or where special circumstances can be demonstrated. The proposed temporary building adjacent to the site entrance, by reason of its siting, scale and design, would fail to preserve the openness of the Green Belt and detracts from the visual amenity of the area, contrary to Policies R4 and L7 of the Trafford Core Strategy, Proposal C4 of the Revised Trafford Unitary Development Plan and Government advice contained in the National Planning Policy Framework.  


2.
The proposed development does not provide adequate car parking within the site for the existing use and the proposed temporary buildings remove existing car parking which exacerbates this shortfall. The lack of parking and its resultant impacts on residential amenity and road safety in the vicinity of the site are considered to be contrary to Policies L4 and L7 of the Trafford Core Strategy.
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		WARD: Bucklow St. Martin’s

		H/HSC/48581

		DEPARTURE: No





		MODIFICATION OF HAZARDOUS SUBSTANCES CONSENT FOR THE STORAGE OF HAZARDOUS SUBSTANCES INCLUDING LPG, ETHYLENE OXIDE, PROPYLENE OXIDE, METHANOL AND PETROLEUM SPIRITS TO REMOVE CONSENT FOR THE STORAGE OF ETHYLENE OXIDE IN VESSEL AREA 1, PROPYLENE OXIDE IN VESSEL AREA 2 AND DE/CAP REACTOR CONTENTS IN VESSEL AREAS 6 AND 7 WITH CONSENTS FOR THE OTHER SUBSTANCES REMAINING IN PLACE






		Land off Isherwood Road, Carrington



		



		



		RECOMMENDATION:  THAT THE MODIFICATION ORDER BE SUBMITTED TO THE SECRETARY OF STATE FOR CONFIRMATION
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SITE


The report relates to the large industrial site in Carrington owned by Shell that lies between the A6144 Manchester Road to the west, Isherwood Road to the east and Common Lane to the south.


PURPOSE OF THE REPORT


The report seeks authorisation to submit an order to the Secretary of State, which would modify the extant Hazardous Substances Consent, H/HSC/48581.


The Council has received a request in writing from Basell Polyolefins Ltd., the current occupiers of the site, to modify the existing Hazardous Substances Consent to remove consent for the storage of Ethylene Oxide in Vessel Area 1, Propylene Oxide in Vessel Area 2 and De/Cap reactor contents in Vessel Areas 6 and 7. De/Cap reactor contents comprise the Ethylene oxide and Propylene oxide that has been used in the reactor and the compounds that have been formed as a result of the reactions between these two substances. Vessel Areas 1, 2, 6 and 7 are located in the north-eastern part of the site. The consents for all other substances on the site would remain in place.


The occupier states that the reason for the change is to further reduce the size of the Carrington Complex Public Information Zone (PIZ) as most neighbours remain within the PIZ solely due to the impact of the above mentioned substances, which have not been used on site since 2007.

Sections 14 and 15 of the Hazardous Substances Act 1990 set out the Council’s powers as Hazardous Substances Authority to revoke or modify Hazardous Substances Consents. The Act allows the Hazardous Substances Authority to make an order to modify the consent and submit this to the Secretary of State for approval. 


Section 15 of the Act allows the landowner or anyone else who is in control of the land to object to the revocation and to claim compensation if the order is confirmed. However, Basell has confirmed in writing that it would not seek any compensation as a result of the proposed change and a letter has been submitted from the Real Estate Portfolio Manager at Shell International Limited dated 20th March 2012 confirming that Shell supports Basell’s proposal.


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

SL5 –Carrington


L3 – Regeneration and Reducing Inequalities


L5 – Climate Change

W1 - Economy


PROPOSALS MAP NOTATION


Priority Regeneration Area: Carrington

Area of Search for Aggregates


Strategic Development Site


Special Health and Safety Development Control Sub Area

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D5 – Special Health and Safety Development Control Sub Areas


E7 – Main Industrial Areas


E13 – Strategic Development Sites


E15 – Priority Regeneration Areas: Carrington


PRINCIPAL RSS POLICIES

DP3 – Promote Sustainable Economic Development


DP7 – Promote Environmental Quality


W1 – Strengthening the Regional Economy


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 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/HSC/48582 - Continuation of Hazardous Substances Consents H/HSD/36282 and H/HSC/36524 following a change in control of part of the land.- Nova Chemicals, Isherwood Road, Carrington - Granted 6th January 2000


H/HSC/48581- Continuation of Hazardous Substances Consents H/HSD/36282 and H/HSC/36524 following a change in control of part of the land.- Montell UK, Isherwood Road, Carrington - Granted 6th January 2000


H/HSD/48387 – Deemed Hazardous Substances Consent for the storage of methanol and styrene – Montell UK, Isherwood Road, Carrington  – Granted – 29th October 1999


H/HSC/36524 – Hazardous Substances Consent for an additional 10 tonnes of Ethylene gas – Shell Chemicals UK Ltd., Carrington - 6th April 1993


H/HSD/36282 - Deemed Hazardous Substances Consent –for the storage of Ethylene Oxide (established quantity1860 tonnes), Propylene Oxide (established quantity 4600 tonnes), gas (established quantity 80 tonnes), LPG (more than 1.4 bar) (7300 tonnes), LPG (refrigerated) (established quantity 8300 tonnes) and aviation alkylates (established quantity 17000 tonnes) - Granted – 27th January 1993. 


H/32581 – Erection of low density polyethylene plant – Shell Chemicals Ltd., Carrington – Granted – 27th February 1991


CONSULTATIONS


Health and Safety Executive – There are no significant reasons, on safety grounds, for refusing Hazardous Substances Consent. The modified consent should include a condition such as “The hazardous substances shall not be kept or used other than in accordance with the particulars provided on the application form, nor outside the areas marked for storage of the substances on the plan which formed part of the application.” On this basis, the HSE has revised the site’s existing “3 zone” map and a revised consultation zone has been determined.

OBSERVATIONS


BACKGROUND


1. Hazardous Substances Consent H/HSC/48581 was granted in 1999 to Montell UK Ltd. as a Continuation of Hazardous Substances Consents H/HSD/36282 and H/HSC/36524. Deemed Hazardous Substances Consent H/HSD/36282 was granted in 1993 for the storage of Ethylene Oxide (established quantity1860 tonnes), Propylene Oxide (established quantity 4600 tonnes), gas (established quantity 80 tonnes), LPG (more than 1.4 bar) (7300 tonnes), LPG (refrigerated) (established quantity 8300 tonnes) and aviation alkylates (established quantity 17000 tonnes). Hazardous Substances Consent H/HSC/36524 was granted in 1993 for an additional 10 tonnes of Ethylene gas.


PRINCIPLE


2.
Carrington is designated as a Strategic Location in the Trafford Core Strategy. Policy SL5 of the Core Strategy states that “a major mixed-use development will be delivered in this location, providing a new residential community, together with employment, education, health and recreational facilties”. The justification to the policy states that The Carrington Location “is predominantly a brownfield development location, with much of the land (but not exclusively) being made up from the substantially contracted chemicals complex”.


3.
The Health and Safety Executive has raised no objections to the proposed modification and it is considered that the proposed modification of the consent would assist in simplifying / reducing the area of the Health and Safety Executive’s consultation zones for hazardous sites and pipelines, which currently form a constraint on further development / redevelopment of the site and the surrounding area.  

 CONCLUSION


4.
In conclusion, it is therefore considered that it would be expedient for the extant Hazardous Substances Consent to be modified in accordance with the request of the site operator and given there would not be any objection or compensation claim from anyone with an interest in the site. It is therefore recommended that a modification order be submitted to the Secretary of State for confirmation.
 


RECOMMENDATION: 

That an Order, under Section 14 of the Hazardous Substances Act 1990, modifying Hazardous Substances Consent H/HSC/48581, to remove consent for the storage of Ethylene Oxide in Vessel Area 1, Propylene Oxide in Vessel Area 2 and De/Cap reactor contents in Vessel Areas 6 and 7 at the Basell Polyolefins site, be prepared by the Head of Legal Services and submitted to the Secretary of State for confirmation. The Order shall include a condition that “The hazardous substances shall not be kept or used other than in accordance with the particulars provided on the application form submitted with application H/HSC/48581, nor outside the areas marked for storage of the substances on the plan which formed part of that application.”

SD
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		WARD: Altrincham

		77842/COU/2011

		DEPARTURE: No





		Change of use from  Shop (Class A1) to Bar (Class A4).



		7-8 Goose Green, Altrincham, WA14 1DW





		APPLICANT:  Bloom Gallery





		AGENT: Hattrell DS One Architects





		RECOMMENDATION:   GRANT 
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This application was deferred from the June agenda at the request of the applicant, to allow additional plans to be prepared and submitted. These have not been received.


SITE


The application site comprises one of a short row of 2 storey buildings lining the northwestern side of Goose Green, a small triangular shaped area. The first floor of the building is in use as a restaurant and the ground floor was in retail use before being occupied by the applicant.  


The building is not listed but lies within the Goose Green Conservation Area which is characterised by a mix of commercial, retail and leisure uses, including a number of restaurants and bars. 


PROPOSAL


The application is retrospective for the change of use of the ground floor to a Bar (Class A4)


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


W2 – Town Centres and Retail


R1 – Historic Environment


Altrincham and Neighbouring Communities Place Objectives


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION


Altrincham Town Centre


Town & District Shopping Centre


Main Office Development Area


Goose Green Conservation Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


S5 – Development in Town and District Shopping Centres


S6 – Development in Altrincham Town Centre


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


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/07454 – Change of use from ground floor shop units to solicitors office – Refused 1978


H/23526 – Erection of ground and first floor rear extension to provide WC and 36 sq m of additional floorspace – Approved 1986


H/25897 – Installation of timber canopy and new entrance door – Approved 1987


H/25945 – Display of illuminated advertisement – Approved 1987


H/49127 – Change of use of first and second floors from offices (Class B1) to a licensed bar (Class A3) – Approved 2000


H/49904 – Erection of balcony with canvas awning to first floor cafe bar and staircase access, and front extension and new shop front to ground floor shop – Refused 2000 – Appeal dismissed


H/50519 - Erection of two storey extension to part of front elevation to form enclosed entrance lobby to first floor – Approved 2000


76527/FULL/2011 - Alterations to front elevation of building comprising removal of glazed projecting bays at ground and first floor level, installation of balcony and glazed sliding doors at first floor level and replacement windows and door at ground level – Refused April 2011

77199/FULL/2011 Alterations to front elevation of building comprising removal of glazed projecting bays at ground and first floor level, installation of balcony and glazed sliding doors at first floor level and replacement windows and door at ground level. Refused 20th September 2011 

APPLICANT’S SUBMISSION

The application is accompanied by the following detailed supporting statements


Design and Access Statement


Planning Justification


Operating Statement


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

 In the introduction to the proposed use, the following details are given:


“ Bloom Jazz Clubs are designed with the delivery of the finest music, service and atmosphere at the fore. Bloom Goose Green is regarded locally as the most desirable bar in the area and this has been reflected in both its trading performance and quality of clientele. 

We create spaces that feel special yet allow customers to relax and feel at home. The emphasis has always been on live music. Even in the relatively small Altrincham venue we have performances for some of the world's best musicians in their field. 

Our aim has always been to bring a better standard of customer to Altrincham - to provide a place where people of all ages can come together enjoy the finest wine and cocktails whilst taking in some of the world's most renowned jazz musicians. 

Our customers tend to be in the 35-65 age bracket with two of our most regular patrons being in their mid 80s. As someone who was born and bred in Hale and Altrincham, the owner’s personal mission is to give those who for so long have felt that the town only catered for a certain element of those in their late teens and early twenties and found those venues uncomfortable somewhere to relax in comfort, with 5 star table service throughout.”

CONSULTATIONS


LHA – Doubt that an objection would stand up on appeal. The parking issues are unfortunately typical of any town centre location

LHA Drainage – R8

Pollution and licensing – The applicant does not intend to cook any food at the premises, nor does he propose to add any external units to the premises. In the future should the applicant wish to cook food at the premises it is recommended that further advice is sought from the Pollution and Licensing Section in order to ensure that appropriate controls are put in place with regard to controlling noise and odour.  From pollution and licensing point of view no objections.


Environmental Health -Should ensure as far as possible that suitable provision is made for the storage of waste. There does not appear to be a problem with two bins stored outside the rear door as long as they are emptied regularly and are kept ensuring clear access for the other occupants who share the rear alley.

GMP -  Design for Security – No objection to the proposal


REPRESENTATIONS


49 letters of objection, 5 from local businesses/interested parties, the remainder from areas including Bowdon, Sale and Timperley and further a field, Wilmslow, Prestbury and Knutsford. The objections raise the following concens:


- Goose Green not a suitable location for a night club


- Altrincham already has many establishments of this nature and does not need another


- Altrincham on a Friday and Saturday evening has become a most unpleasant place with drunken revellers roaming the main street. People who want to spend time in a quiet, pleasant environment will be driven away.


- Violence is on the increase in Altrincham. Night clubs in hide-away places with alleyways are not safe.


- Goose Green is the only decent area left in Altrincham for a night out.


- Need to protect areas individuality and not turn it into a late night drinking hotspot.


-Need to increase footfall throughout the week not just on weekend nights.


- Use has killed off day time trade.


- Should retain a mixture of uses in the area.


-Traffic congestion


- Parking and turning of vehicles is already difficult.


- Dropping off for restaurants is now impossible especially for the disabled


 -Late night anti social behaviour has increased noise levels, littering and effects of increased alcohol.


- Cigarette ends and broken glass 


- Loud music into early hours


- A quiet secluded area for different generations to enjoy has been spoilt since the use commenced.


- After hours drinking


- Problem that there is no place for the storage of rubbish and beer kegs, left exposed and open to vermin’


- Having a night club and doormen and loud music is not condusive with neighbouring restaurant.


- Windows of restaurant above become steamed up due to lack of air conditioning.


- Signage has been erected above ground floor level.


9 letters of support have been received from areas including Timperley, Bowdon and Altrincham


- People can use both Francs and Bloom


- Area should be pedestrianised


- One business cannot be held responsible for the traffic problems of the area- Area should be no parking at night as it is in the day.


- High class entertainment alongside exclusive drinking.


- Bloom has brought an impressive range of jazz artists to Goose Green and has bucked the down ward trend in the towns dying nightlife


- Potential to contribute significant cultural value to the local community.


- Blooms has enriched Goose Green


- Pleasant warm atmosphere

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The use sought is for an A4 Drinking Establishment. The applicant categorically states that the application is not for a night club. In any case, a nightclub is a sui generis use. The use as a night club would not be covered by a permission for an A4 use and a change of use would not be permitted without a further grant of planning permission. 


2. The principle of whether an A4 use is appropriate in this location is focussed on whether the use would support the continued development of Altrincham town centre as a commercial, retail and leisure hub and enhance the vitality and viability of the town centre through diversity particularly in terms of community and cultural facilities, accessibility and environmental quality and is in accordance with Policy W2 of the Trafford Core Strategy. 


Altrincham as the main town centre in the Borough is the principal focus for high quality comparison retail supported by a range of retail, service, leisure, tourism, office and other town centre-type uses including residential. The use of this property for A4, an identified town centre use is considered appropriate for Altrincham Town Centre. A variety of uses and a mix of bars and restaurants can be found in Goose Green and the proposed use would be in accordance with the area and the Conservation Area. The applicant has indicated that the “Jazz Club provides an alternative and unique independent business which contributes to the variety and choice of leisure facilities in Altrincham to enhance the cultural diversity and vibrant character of Altrincham and Goose Green”. The proposal will contribute to the variety of uses on offer in terms of the night time economy and the success of such a use would enhance the diversity of the town centre and the vitality of Altrincham.


3. The change of use does not involve any alterations to the external  appearance of the building. The building therefore continues to contribute to the Goose Green Conservation Area an identified Heritage Asset.

IMPACT ON RESIDENTIAL AMENITY


4. The proposal is for a bar within a mixed use area of Altrincham Town Centre. The bar is not located near any flats or houses with the nearest residential properties located approximately 250m away. No representations have been received on the grounds of the impact on residential amenity.

NOISE AND DISTURBANCE

5. The applicant has indicated that : “Live jazz music will be played at the venue inside the bar on Thursday to Sunday between the hours of 9pm and 1am only. This typically comprises a singer with a pianist or small band. At all other times, the music is background music. In order to prevent any noise spilling out, windows and doors are kept shut and patrons encouraged to leave quietly. “


“ In line with our license conditions we display signage around the exit to the venue asking patrons to leave the premises quietly and respectfully. Our customers tend to be more senior and of good disposition. 


A doorman is in place at weekends to ensure the customers we accept are right for the standards we set for the venue and to ensure those leaving do so quietly and safely. 


When performances are taking place the door remains shut except for entries and exits and those do not begin till 9pm. “

6. The business is located in a town centre location and the hours or operation are Sunday – Thursday 4pm to 1am and Friday and Saturday 2pm to 2am. These are acceptable within this location, in the absence of residential properties. It is noted that the restaurant located above the jazz bar does not have any restrictions regarding hours of operation other than those of their license.


7. Anti-social behaviour in the vicinity of Goose Green reflects a problem which unfortunately occurs in many town centres around the country and cannot be blamed on one particular business.


8. Concern has been expressed about an increase in littering  and in particular cigarette butts dropped in the vicinity of the site. The applicant has indicated that they provide ashtrays and a bin outside the premises. Any such problems would be typical of many A3 and A4 users and would not represent a reason for refusing this application.


REFUSE AND BIN STORAGE


9. There has been a complaint about the disposal of refuse from an adjacent business. The applicant has indicated that waste and recycling is collected every other day by a specialist refuse contractor and that “Refuse, glasses or glass bottles from the building will not be disposed of in outside receptacles between the hours of 10pm and 8am, so as to ensure no disruption is caused to our neighbours. Outside these times, refuse will be stored within the building”. 


10. The previous occupier of the premises was not provided with any area outside the building in which to store refuse. Any occupier of the building whether retail A1 or drinking establishment A4 is likely to generate waste. There is a shared alleyway to the rear of the property and in order to reach a satisfactory solution to this issue, Booth Estates Limited the owner of the application site and also owner of the alleyway has indicated that refuse bins could be stored in the alleyway behind 4,5 and 6 Goose Green. It is recommended that if the application is approved then a condition be place on it regarding a scheme being submitted for the satisfactory storage of refuse.


ACCESS AND PARKING


11. No parking is available on the site. Policy L4 of the Core Strategy indicates that it is important that new development is located in the most sustainable locations, accessible by a choice of travel modes, including public transport, walking and cycling. Goose Green in Altrincham town centre is a highly accessible location and a change of use to A4 would be in accordance with this policy. Any traffic problems within Goose Green reflect typical town centre problems and a refusal of consent could not be justified on traffic grounds. 


NATIONAL PLANNING POLICY FRAMEWORK


12. The emphasis of the National Planning Policy Framework is that there should be a presumption in favour of sustainable development where it accords with the Development Plan. The proposed use would be in accordance with the Core Strategy and it is therefore recommended that the application be approved.

RECOMMENDATION: GRANT subject to the following conditions 

1. Change of use only


2. Scheme to be submitted regarding bin storage


Informative


Reason for approval


Should it be proposed in the future to cook food at the premises it is recommended that further advice is sought from Trafford Council Pollution and Licensing team.
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		WARD: Bucklow St. Martin's

		77914/FULL/2011

		DEPARTURE: Yes





		Erection of single storey retail convenience store (Use Class A1) (423.7 sq.m. gross florr area) with associated parking provision, landscaping, public artwork, alterations to existing vehicular access, and other associated works.



		Former Greyhound Public House Site Manchester Road/ Manchester New Road, Partington. M31 4FB





		APPLICANT:  Ms Mary Davey





		AGENT: Euan Kellie Property Solutions





		RECOMMENDATION:  REFUSE 









SITE


The application site is situated to the north of Partington Village Centre at the junction of Manchester Road and Manchester New Road. The site is roughly triangular in shape and approximately 0.2 hectare in area. The site was formerly occupied by the Greyhound public house, which became vacant in 1995 and was demolished in 2008. 


To the east of the site is a small amenity area on which stands the Millenium Clock. To the south, on the opposite side of Manchester New Road is a larger area of amenity space, which has previously been referred to as the “village green” and beyond this lies the designated shopping centre, which is the subject of redevelopment proposals. To the north and west, there are residential properties and, to the north-east lies the Grade II listed St. Mary’s Church.  On the opposite side of the junction, to the east, lies a three storey apartment block on the site of the former King William IV public house.


The site largely comprises hardstanding, which originally provided parking for the public house. There are two existing vehicular access points - one on Manchester Road and one on Manchester New Road. To the west, the site is separated from the residential properties by a “wynd”, a narrow cobbled pathway at a lower level, which is somewhat overgrown by trees and shrubs at its southern end.  

PROPOSAL


The proposed development would comprise a retail convenience store with a gross floor space of 423.7 sq.m., a gross internal floor area of 373.9 sq.m. and an assumed net sales area of 262 sq.m.


The proposed building would measure approximately 27m x 14m in area and approximately 6.3m to the highest part of the roof. The building would be sited centrally within the site and would be set at an angle to Manchester New Road. The customer entrance at the south-west corner of the building would be approximately 2.6m from the back of the pavement on Manchester New Road but the building would be angled so that the south-east corner of the building would be set back approximately 12.5m from the back of the pavement. The north-east corner of the building would be approximately 5.8m from the back of the pavement on Manchester Road. 


The building would be constructed in brick and would have a metal, standing seam monopitched roof divided into two planes sloping in different directions. The largest plane of the roof, covering the main part of the building, would slope down from its highest point at the south-west corner of the building. A smaller plane, covering the delivery area and bin store, would slope down from the north-east corner of the building to meet the larger plane. At its south-western corner, the building would include entrance doors and large elements of floor to ceiling glazing on both the south-west and south-east elevations. The north-east and north-west elevations would be blank with the exception of service doors on the north-west elevation, although the drawings suggest that both elevations would include signage. The shopfronts would be constructed in white, powder coated aluminium and the delivery and bin doors would be in timber.  


Vehicular access to the site would be from Manchester Road at the northern corner of the site. The proposed layout shows 30 car parking spaces (including 3 accessible spaces), 4 motorcycle spaces and 8 cycle spaces. The majority of the parking spaces would be provided along the north-western boundary of the site adjacent to the “wynd”. Seven spaces would be provided on the Manchester New Road frontage immediately adjacent to the back of footpath. Three spaces would be provided on the Manchester Road frontage adjacent to the proposed vehicular access and three accessible spaces would be provided to the west of the building in front of the store entrance.


The layout includes a landscaped area to the east of the building close to the junction of Manchester Road and Manchester New Road and adjacent to the existing grassed amenity space on this corner, which is in Council ownership. A piece of public artwork is also proposed in this area of the application site, which would comprise of two sheets of steel inserted into the ground, forming a sculptural element that is intended to echo the roof form. A smaller landscaped area is also proposed at the western end of the site with additional tree planting proposed at the northern corner, adjacent to the “wynd” and on the Manchester New Road frontage close to the entrance to the store.


External building services plant is to be located within the proposed bin store enclosure at the north-east corner of the building. The Design and Access Statement states that the store would include a small bakery and an ATM machine.


The proposed hours of operation of the store are between 6.00am and 11.00pm, Monday to Sunday. 


The application is accompanied by a Design and Access Statement, a Landscape Design Statement, a Planning and Regeneration Statement, a Retail Statement, a Transport Statement and an Environmental Noise Study.


Revised plans have been received during the course of the application incorporating amendments to the parking layout.


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


The National Planning Policy Framework (NPPF) was published on 27 March 2012. The NPPF sets out the government’s planning policies for England and how these are expected to be applied. The NPPF replaces 44 documents including Planning Policy Statement’s Planning Policy Guidance, Circular 05/2005, Planning Obligations, Government Office London Circular 1/2008, Strategic Planning in London, and various letters to Chief Planning Officers.


The key principle of this planning guidance is a presumption in favour of sustainable development and, in particular, that significant weight should be placed on the need to support economic growth.

The NPPF retains the “Town Centres First” approach and the government’s key objective of promoting the vitality and viability of town centres. Paragraph 23 states that local planning authorities (LPA’s) should “recognize town centres as the heart of their communities and pursue policies to support their viability and vitality.” 

DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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

PRINCIPAL RELEVANT CORE STRATEGY POLICIES

L3 – Regeneration and Reducing Inequalities

L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


W1 - Economy


W2 – Town Centres and Retail


R1 – Historic Environment


R5 – Open Space, Sport and Recreation

PROPOSALS MAP NOTATION


None

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


S10 – Local and Neighbourhood Shopping Centres


S11 – Development Outside Established Centres


H11 – Priority Regeneration Area: Partington

PRINCIPAL RSS POLICIES

DP1 – Spatial Priorities


DP2 – Promote Sustainable Communities


DP£ - 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


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RDF1 – Spatial Priorities


W1 – Strengthening the Regional Economy


W5 – Retail Development


RT2 – Managing Travel Demand


RT9 – Walking and Cycling


EM1c - Historic Environment


EM3 – Green Infrastructure


MCR3 – Southern part of the Manchester City Region


RELEVANT PLANNING HISTORY

This Site

H/67376 – Demolition of public house and erection of a three storey block of 24 apartments; Provision of 26 car parking spaces with access from Manchester Road; Landscaping and external works – Approved – 6th September 2010


H/56508 – Erection of three storey block of 24 two bed apartments fronting Manchester New Road with 24 car parking spaces - Refused 12th May 2005 on grounds of design and visual appearance, location on site, materials, siting scale, height, impact on privacy and residential amenity, overdevelopment and absence of amenity space and landscaping and impact on the setting of St. Mary’s Church.

Other Relevant Applications

78680/FULL/2012 – Residential development of 128 dwellings with associated access and landscaping works – land off Hall Lane, Partington – Current application


78681/RM/2012 – Application for reserved matters for erection of 92 dwellings (Phase 1) – land adjacent to Manchester Ship Canal, Partington – Current application


78583/RM/2012 - Approval of Reserved Matters of appearance, landscaping, layout and scale for the demolition of existing shopping centre and erection of new shopping centre comprising Class A1 (Retail), Class A2 (Financial and Professional Services), Class A3 (Restaurants and Cafes), Class A5 (Takeaways), Class B1 (Offices) and Class D1 (Non Residential Institutions) and provision of associated car parking, village square, improvements to public open space and other associated highway works – Approved – 14th June 2012


78413/VAR/2012 - Variation of Conditions 3, 6, 8, 9 and 10 of planning permission H/OUT/68618 (outline application for erection of new shopping centre) to vary approved layout plan – Approved – 11th May 2012

H/OUT/68617 – Outline application (including details of access) for residential development of up to 550 dwellings; associated footpath, landscaping and ecological works – land adjacent to Manchester Ship Canal – Approved – 30 July 2010


H/OUT/68618 – Outline application (including details of access) for erection of new shopping centre (use classes A1 (retail), A2 (financial and professional services), 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 – 12th May 2008 


H/49588 – Erection of freestanding millennium clock – corner of Manchester Road and Manchester New Road – Approved – 13th July 2000

CONSULTATIONS


Strategic Planning – Comments incorporated into Observations section of report


LHA – Comments incorporated into Observations section of report


Built Environment – No objections.


Pollution and Licensing – The application site is situated on brownfield land and a contaminated land condition is required.


The acoustic report indicates that the impact of noise associated with the development in terms of vehicular movements and external plant will be minimal and not expected to give rise to complaints.


There are no objections to this application provided that the following conditions are attached:


The applicant should ensure that all external plant items are selected and installed to satisfy the noise criteria outlined within the submitted acoustic report. The plant identified as being for ‘daytime’ operation, must not operate between 2200 and 0600 hours, in order to meet the relevant noise criteria as described within the report. 


Deliveries and waste collections should not be undertaken at times of the day / night when noise is likely to cause disturbance to residents and should not be between the hours of 2000 and 0700 hrs.


GM Police Design for Security - No objections, subject to conditions.


No issues with the use of the site or the orientation of the store;

Car park layout is acceptable but needs to be illuminated appropriately;

Roof access should be difficult given the height of the parapet;

Would like to see more glazing to assist in surveillance of the car park, and from the car park and street to the inside of the store;

Would like to see the bin store an integral part of the building – bin stores are often abused, unless very secure. The proximity of the bin store to the roof could facilitate access to the roof – it is not uncommon for criminals to enter such stores through the roof;

Trolley shelters are best avoided but if provided they must be carefully designed as to not allow access to the roof of the main building;

Sliding entry doors should meet the relevant security standard and should also include security shutters;

Delivery doors and fire doors should be security-certified and illuminated (dusk to dawn);

The fire door on the eastern elevation is too secluded – if it cannot be relocated it should be protected out of hours with a automated security shutter;

All glazing should be laminate (no windows to offices where cash is held);

Consideration to be given to securing the car park out of hours but any fencing/gates should respect the prominent location and be permeable to allow two way surveillance – a railing of around 1200-1500mm should define the boundary adjacent to the public right of way and perhaps 1200mm along the back of footpath of road frontages;

The first disabled bay should be defined as a cash transit bay (closest to the door) – ideally a  cash transfer dock should be included;

Any ATMs should be on the Manchester New Road façade;

The cash room walls and ceiling should be reinforced with block work and/or expanded steel mesh;

CCTV and alarm systems should meet the relevant standards;

Nothing should be stored in the car park – e.g. delivery cages, bins, pallets, trolleys;.


Cycle parking should be relocated away from the store entrance, perhaps to the first parking bay to the left of the car park entrance. Cycle parking stands may be used as a sitting gathering point for youths;

Landscaping should not interfere with views in and out of the site – i.e. low shrubs, high tree canopies;

No objections, subject to a condition requiring the development achieve Secured by Design accreditation.

GM Archaeological Unit - 


The Heritage Statement considers a range of evidence relating to heritage assets, drawing together the results of a basic search of the Historic Environment Record with a consideration of some historic mapping and observations from a walkover survey. It correctly considers the former Greyhound Inn which was constructed in the 1960s and demolished in 2008, and recognises that this had replaced an earlier, smaller Greyhound Inn which stood at the northern corner of the site adjacent to the junction of Manchester Road and a small lane.

The limited historic mapping accessed for the report pointed to this public house being present in 1873. Had they considered the 1841 Tithe map and associated register they would have seen that the building was clearly present by that time, and that it was a House and Garden Croft owned by the Earl of Stamford and occupied by William Clarke. In other words, this would suggest that the original Greyhound Inn was housed in a domestic building that predated 1841 and which was converted to being an Inn at some point prior to 1873. 


Although nothing is known of the demolition of the original Greyhound Inn it does seem as though the subsequent 1960s pub occupied a wholly different footprint. It is therefore possible that remains of the original pub will survive below ground. However, the positioning of the proposed new building will also largely avoid the footprint of the original Greyhound Inn.


GMAU advises that the present application does not present an obvious threat to any known or suspected archaeological heritage assets. On this basis there are no reasons for seeking to impose any archaeological requirements upon the applicant.


Electricity North West – The development is either adjacent to or affects Electricity North West operational land or electricity distribution assets. Where the development is adjacent to operational land, the applicant must ensure that the development does not encroach over either the land or any ancillary rights of access 


Partington Town Council – Object. The proposal will prejudice the shopping centre redevelopment.

REPRESENTATIONS


Two letters of objection have been received from consultants acting on behalf of Peel Holdings. The first letter makes the following comments; -


· The redevelopment of the shopping centre remains a regeneration priority. Discussions with the proposed anchor tenant and other retailers are nearing final agreement. The scheme delivers a marginal return from a commercial perspective and relies heavily on Peel’s other proposals in the vicinity and the ability to secure a retail anchor.


· The introduction of a competing store would deter planned investment in the existing centre. The proposal would undermine the ability to secure the anchor tenant, which would also undermine the opportunity to secure the four national retailers for the other units. The wider regeneration opportunity would therefore be at risk. 


· The applicant’s submission dismisses the existing shopping centre from the sequential assessment without providing any evidence to substantiate this position. 


· The impact assessment significantly over-estimates available expenditure and under-estimates the turnover and likely impact of the development. 


· The Transport Assessment (TA) inadequately assesses the traffic impacts and the proposed store inadequately accommodates servicing requirements leading to significant highway safety concerns. 


· There has been no assessment of the impact of the proposal on the listed St. Mary’s church. (A Heritage Statement has since been submitted by the applicant).


The second letter from Peel’s consultants responds to the applicant’s further comments stating: -


· It has always been accepted that the delivery of the shopping centre would not be viable on its own and has to be part of a larger regeneration scheme. The points raised about viability by the applicant are therefore irrelevant.


· A letter is attached from Brady’s retail agents, which confirms that the proposed store will prevent the delivery of the shopping centre as the anchor tenant will not commit to the scheme if a competing convenience store is permitted within Partington.  


· The regeneration of Partington is specifically referred to as a priority for the Council in Policy L3 of the Core Strategy. The key consideration is whether the application helps Partington to perform its role as a local centre. 


· The NPPF requires adverse impacts on town centres to be considered. The text of the NPPF makes it clear that it must be read in its totality. Therefore, whilst paragraph 26 states that the applicant does not need to undertake an impact assessment because it falls below the default threshold, what it does not say is that the issue of impact cannot be considered for any development below the threshold. 


· The Council should refuse permission for the convenience store in order to protect the vitality and viability of the defined shopping centre and the delivery of the new centre.


· Approval of the proposed store would critically affect the Partington regeneration project as a whole by jeopardising the Canalside residential development, which is itself a key regeneration priority. 


· The Greyhound site should deliver housing, adding vitality to the Village Centre.  


The letter from Brady’s Chartered Surveyors states that they have been the letting agents for the shopping centre for a number of years. The letter states that 


· Terms have been have agreed with a national convenience operator but the operator will not proceed if another convenience store is permitted within the town. They do not believe that the catchment area and demographics warrants more than one convenience store and they will withdraw their offer if consent is granted elsewhere.


· Terms have been agreed with 4 other national retail operators but all these deals are subject to the convenience operator being in place before they complete. 


· The town can only support one convenience offer and the redevelopment of the shopping centre would not be deliverable from a commercial perspective if planning permission was granted for a convenience store on another site.

Six other letters of objection have been received, making the following comments: -


· The development may damage the viability of the shopping centre redevelopment. The town is not big enough to accommodate both schemes and the shopping centre redevelopment is the better one for the town to secure.


· The development of the shopping centre has already been delayed and the current proposal may provide an excuse for further delay.  


· The proposed store would be outside the main centre and would create a very disjointed shopping area intersected by a busy main road.


· When the shopping centre development takes place there will be many shop units available within the centre but this development may take the focus away from the centre and discourage other new businesses from locating there. Instead, it may create its own centre on the main road, creating more traffic, noise and untidiness, which the area can do without. 


· It is hard to believe that there would be no space for a convenience store in the proposals for the redevelopment of the shopping centre.


· There is no requirement for a further convenience store. In addition to the petrol station, there are another five stores in Partington selling goods of a similar nature as follows: -


Co-op supermarket, Town Centre


Martins Newsagents – Town Centre


Bargain Booze – behind the proposed development


Independent retailer – Oak Road


Newsagents – Hand car wash, Manchester Road   


· The types of shops the local community needs are hardware shops, cosmetic shops, opticians, bakeries, coffee shops and banks.


· The proposed development will have a detrimental effect on other businesses, which are already suffering as a result of the current economic climate. 


· The petrol filling station opposite the site provides a key utility for the people of Partington. The business operates on very tight margins on the fuel side and relies on the income generated by the shop. There has been significant recent investment in the business including new pumps and a full shop re-fit. The proposed store will have a significant impact on that business, which may be forced to close or to make redundancies. 


· The development may cause problems in terms of parking on Manchester Old Road. This was a problem previously when there was a small launderette and out-sales at the Greyhound public house. 


· The proposed built development would be too large for the application site.


· The development would not fit in with the existing surroundings, particularly in relation to St. Mary’s church.


· The development will lead to noise pollution due to the long opening hours (0600 to 2300), car doors slamming and unsociable hours of deliveries. 


· The development will attract young people, congregating around the store until the late evening and will cause noise and disturbance. The re-location of the bus stop on Manchester New Road has already caused problems in this respect. 


· The applicant conducted a survey of people who don’t live in the area where the store would be built but didn’t consult the residents that would be directly affected.


Seven letters of support have been received, making the following comments: -


· As a young person, the lack of shops and jobs in Partington is of great concern. The current application would help to alleviate these problems The promise of 30 jobs is significant and the potential for competition with the Co-op may drive down prices and improve choice.


· There is only one retail store in Partington, which is completely lacking and second rate. Residents currently have to travel out of Partington to do their shopping. This situation would not be tolerated in other parts of Trafford. 


· The deterioration of the shopping centre and the lack of facilities has had a negative effect on Partington and is holding back any regeneration possibilities and having a negative effect on house prices. The application proposals should be supported.


· There has been a steady decline in the town centre over the years. Market traders have been pushed from pillar to post and there have not been any real plans to sort out the centre for years. The application proposals will bring jobs, money and customers to the centre of town. This will help the market traders because there will be more people about. Most people outside Partington don’t stop to spend money and most people in Partington travel outside to spend. 


· The current image of Partington is failing to attract investors and the new store will hopefully encourage further investment. 


· Recent national planning guidance has put significantly greater focus on urban regeneration that is led by the community’s aspirations and involvement, where the end users of the environment can have a say in influencing their surroundings. Having had first hand experience of formulating and implementing regeneration proposals for neighbourhood centres, this type of approach to resolving local issues proved itself to be a key to the regeneration success of these centres, although not without some post-implementation experiences that could lead to further improvement. The principal lesson was that a lack of retail competitiveness led to local dissatisfaction with that aspect of the regeneration, while praise was given for the overall improvement that was achieved. 


· In Partington, the lack of retail competitiveness and consumer choice continues to concern the community. PPS4 is specific in requiring that, when assessing qualitative need for retail uses, it is necessary to assess whether there is provision of shopping facilities that allows genuine choice to meet the needs of the whole community, particularly those living in deprived areas, and whether there is a need to increase competition and retail mix.


· The Council’s approval of the Peel Holdings applications for town centre regeneration and residential development created much expectation and optimism but five years later little has been achieved and there is continuing discontent in relation to the lack of regeneration progress. In mid 2011, the Leader of the Council is reported to have promised the local community his intervention with the town centre developer.


· The present proposal addresses the community’s concerns in relation to the above points and the proposal complies with national policy.


· The objection from Peel Holdings fails to recognise the raft of benefits that a competitive retail unit can bring to the vibrancy of the town centre. 


· Significant investment will be needed in Partington from a variety of private sector and other sources.


· The provision of a new retail unit will improve consumer choice and will reduce the sense of isolation and deeply felt inevitability of losing out in regeneration initiatives to other areas of the Borough. 


· The site is in a location that historically belongs to the village centre. This redevelopment at the heart of the settlement would signal a positive change to potential house buyers and investors and would enable further consolidation of the town centre uses.


· Before the decline of the present town centre, a viable supermarket near the main road provided an anchor to the remainder of the town centre uses.


· The land available for the future development of the town centre remains unaffected by the current proposal.


· The site would be less suitable for residential development than it would for the proposed retail use. 


· It is unlikely that the existing pattern of traffic movements would be significantly affected by the proposed development. 


· The proposed development respects the listed church and its tower, which would continue to dominate the townscape above the lower profile of the proposed building. 


A further one hundred and twenty two letters of support (all in the form of the same standard letter) have been received making the following comments: -


· The proposal would give all residents a greater choice of where to shop.


· Residents would be able to purchase goods at competitive prices and not be subject to a monopoly.


· It would bring many jobs to the area for local people.


· The site is convenient for residents of Partington. 


One letter has been received, which states that there has been a steady decline in the town centre with many promises made but not delivered. The lack of shops and facilities is alarming for residents and the future looks bleak in terms of employment.


One letter has been received which states that it seems that the redevelopment of Partington is going ahead and that this is not before time and will benefit house owners.


One letter has been received on behalf of St. Mary’s church raising no objections but making the following comments: -


The proposal may cause some difficulties when there is a funeral at the church.  The hearse and cortege usually draw up on the left hand side of Manchester Road facing the roundabout. This would be opposite the vehicular access to the store and would cause a bottle neck with traffic seeking access to both the church and the store and those just driving through. However, there are usually only one or two funerals at the church each month.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes a retail convenience store on an area of land outside (but within approximately 70m of) the defined Partington Local Centre. In terms of retail policy, as the proposed development is outside the defined centre and not in accordance with an approved Development Plan, the application requires an assessment as to whether there are any sequentially preferable sites that are suitable, available and viable within the centre. In addition, it is necessary to consider whether the proposed development would have a significant adverse impact on planned investment within the Local Centre and whether it would have a significant adverse impact on the vitality and viability of the Local Centre. With respect to the issue of impact on planned investment, it is necessary to consider the proposal in the context of the extant planning permission for redevelopment of the shopping centre (H/OUT/68618), which was granted in May 2008, and the related permission for residential development at land adjacent to the Manchester Ship Canal (H/OUT/68617) (referred to as Canalside). 


2. The applicant states that the current proposal will increase customer choice and the range and quality of convenience goods provision in Partington and that a leading retailer has expressed an interest in taking a 20 year lease at the site and therefore the proposal is not speculative. The applicant states that the public house was demolished in 2008 and that the site has been vacant since that time. However, the applicant states that, following the serious economic downturn experienced since 2008 the approved proposals for residential apartments on the site are no longer viable; hence the applicant has proposed a more appropriate use of the site that responds to market conditions and local needs.  The applicant states that support from local residents is strong and that over 220 written responses and a petition of 1117 adult signatures have been received. The applicant states that the development can be constructed within a period of approximately six months and can make an immediate positive contribution to an important vacant, previously developed site in a gateway location in a Priority Regeneration Area. 


The National Planning Policy Framework  (NPPF)


3.
The National Planning Policy Framework (the NPPF) was published on 27th March 2012. The NPPF emphasises that applications must be determined in accordance with the development plan, unless material considerations indicate otherwise. The NPPF sets out a presumption in favour of sustainable development and explains that there are three dimensions to this – economic, social and environmental – which are mutually dependant, so that gains should be sought jointly and simultaneously. Paragraph 19 states that the Government is committed to ensuring that the planning system does everything it can to support sustainable economic growth.  


4.

Paragraphs 23 to 27 deal with the need to ensure the vitality of town centres, replacing the tests formerly set out in the now revoked PPS4.  Paragraph 23 states that planning policies should promote competitive town centre environments and that, in drawing up local plans, LPAs should, amongst other things:


recognise town centres as the heart of their communities and support their vitality and viability;


promote competitive town centres that provide customer choice and a diverse retail offer;


set policies for the consideration of proposals for main town centre uses which cannot be accommodated in or adjacent to town centres; and

plan positively for centres in decline.

5.

Paragraph 24 sets out the sequential test to planning applications in terms similar to those previously contained in PPS4. Paragraph 26 sets out the impact tests for applications for retail, leisure and office development that is located outside existing centres and which is not in accordance with an up-to-date Local Plan.  Paragraph 26 requires applications of over 2,500 sq.m to include an assessment of:


‘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…”

6. Paragraph 27 then confirms that ‘Where an application fails to satisfy the sequential test or is likely to have a significant adverse impact on one or more of the above factors, it should be refused’.  


7. The applicant has submitted a statement in relation to the NPPF, which states that the NPPF reinforces the conclusions of the original Planning and Retail Statements that the application proposals will bring positive, deliverable, economic, social and environmental benefits to the Priority Regeneration Area of Partington and will accord with the development plan and represent sustainable development that should be permitted without delay.  

Sequential Assessment

The applicant’s submission

8. The applicant has submitted a Retail Statement, which sets out a sequential assessment of potential sites within Partington centre. It is agreed that, due to the scale and location of the proposed unit, this is an appropriate catchment area. The report concludes that, “given the current position of Partington Centre, a typical assessment of alternative sites is difficult. Much of the centre is either demolished and is obviously unsuitable in its current state”. The report states that the four vacant units are too small for the proposed development and that, even when combined, they are 20% smaller than the proposed store. The statement also says that these units are currently in a poor state of repair and are an unattractive prospect for retailers and shoppers. The statement states that the uncertainty surrounding the timescales for delivery of the redeveloped centre leaves significant difficulties for retailers looking for stability through medium to long term leases. 


9. The applicant’s Retail Statement also states that the units are not currently being marketed, “suggesting the land owners do not wish to complicate the redevelopment process with short term or rolling leases”. As such, the Retail Statement concludes that the units are not suitable or available. The applicant states that the centre is within one land ownership and a comprehensive redevelopment is planned and therefore it is not possible to develop a small, discrete part of the centre and any new retail floorspace would have to be delivered as part of wider redevelopment proposals. The applicant states that a discrete development within part of the centre would compromise the extant planning permission for the whole centre and would therefore jeopardise the redevelopment of the centre as a whole. Therefore, the defined Partington Centre is not available or suitable for a discrete development of this scale.   . 


10. The applicant states that there is no certainty over if and when the centre will be redeveloped and it is considered unlikely that the scheme will be complete within five years. The applicant states that “the stagnated demolition work is likely a symptom of the current wider economic difficulties, which mean that the wholesale redevelopment of smaller centres such as Partington represent a high financial risk and are unlikely to come forward in the short term”. The applicant states that.”in contrast, the application site can be developed quickly and can open for trading within the short term, providing a much needed modern retail facility within Partington.” The applicant therefore concludes that there are no sequentially preferable sites within Partington Centre that are available, suitable and viable for the proposed development.


Peel’s objection


11. The objection from Peel states that it has been developing proposals for the comprehensive redevelopment of the existing shopping centre for a number of years, having secured outline planning permission in 2008. The letter states that the redevelopment of the shopping centre remains a regeneration priority but that convincing operators to remain in / come to Partington was always going to be challenging and since 2008, economic conditions have made these discussions more difficult. The discussions are commercially sensitive and have taken place away from the public eye and therefore there is a perception that little progress has been made. However, since the permission was granted, Peel has continued to progress discussions with the existing foodstore operator and other retailers. These commercial deals are nearing final agreement. In addition, detailed planning permissions are now in place to facilitate the requirements of the Co-op foodstore as the retail anchor and the four new retailers who would occupy the smaller units. Peel therefore strongly refute the statement in the applicant’s submitted retail statement about the planned redevelopment that “no further progress has been made in recent months”. The letter states that the submitted Planning and Retail Statements present the view the shopping centre redevelopment is unlikely to proceed due to the current economic climate. Peel consider that these comments are not substantiated and are inaccurate.

12. The letter refers to the fact that the sequential assessment concludes that none of the existing units are suitable or available and that the redevelopment of the centre is not available and unlikely to come forward for development. The letter states that no approach has been made to Peel to investigate whether a site within the centre could be made available but that, in fact, the existing shopping centre is both appropriate and available for the development of a convenience store. Peel’s consultants state that the applicant’s submission therefore dismisses the existing shopping centre from the sequential assessment without providing any evidence to substantiate this position. 

The applicant’s response

13. In response, the applicant states that the approved town centre is unable to accommodate the application proposals for the following reasons: -

Availability – Construction of Phase 1 cannot commence until the remaining part of the existing centre has been demolished (which is currently occupied by trading businesses such as the RBS Bank in Unit 15). Allied with this, Phase 2 cannot commence until Phase 1 has been “substantially completed” and Phase 3 will only happen if Phases 1 and 2 are considered to be successful and viable. In short, the applicant states that the proposed centre will not be available in the short to medium term.


Suitability – The proposed centre is not suitable as the anchor store will be between four and seven times the size of the current application proposal. In addition, the purpose of the anchor store is to act as a catalyst for investment. It was advocated by Peel’s retail advisors as part of the shopping centre application that “provision of a new food store comparable in scale to the existing Co-op would not materially benefit or sustain Partington as a centre and would reinforce the significant outflow of expenditure to higher order centres.” In addition, the proposed retail parade is also not of a suitable scale for the current application proposals.


Viability – The proposed centre is unviable by millions of pounds, rather than thousands and cannot be delivered without significant cross-subsidy or grant funding. The inclusion of the current proposed store within the centre would make no difference to its viability.  

14. Following the receipt of the above comments, an application to vary conditions on the outline permission for the shopping centre to allow a revised site layout (78413/VAR/2012) was approved on 11th May 2012. In addition, an application for approval of reserved matters (78583/RM/2012) was approved on 14th June 2012. The applicant has commented that the variation of conditions application was simply submitted to persuade Trafford Council Officers and Members that “something is happening” in respect of the proposed centre in light of the absence of real progress. The applicant states that “Approving this application will not mean that development can commence” and that Peel’s covering letter with that application is not accompanied by any evidence of commitment from the “anchor tenant” or from any of the other “national retailers”. The applicant states that Peel has failed to substantiate why the proposed convenience store would jeopardise the position of the anchor tenant, given that the anchor store would be between 4 and 7 times bigger than the current application proposal. 


15. The applicant states that an independent development appraisal was carried out in respect of the proposed shopping centre redevelopment as part of the applicant’s Supplementary Planning and Retail Statement and that it was illustrated in this appraisal that the proposed centre will result in significant negative viability even with the anchor retailer in place – hence the need for cross-funding from other proposals. In relation to the potential cross-funding from the proposed Canalside residential development, the applicant notes that that scheme itself has been short-listed for funding by the “Get Britain Building” fund administered by the Homes and Communities Agency. The applicant argues that, as the residential scheme itself needs funding to make it viable, it is hard to see how it can cross-subsidise the proposed shopping centre redevelopment. 


16. The applicant states that Peel’s covering letter makes no commitment to potential delivery timescales In addition, irrespective of any progress in relation to planning applications, the applicant states that no development can take place until the existing units 11/12 to 19 have been demolished because the anchor store is to be sited on this plot of land. The applicant states that, as of 25th April 2012, at least four of these units are still occupied and trading.


Officers’ conclusions in relation to the sequential assessment


17. It is considered that the granting of the permissions for the variation of condition application and the approval of reserved matters application does add some weight to Peel’s argument that progress is being made towards the implementation of the shopping centre redevelopment, although it clearly does not provide any guarantee that the development will take place in the short to medium term. In addition, it is noted that an application has been made for Growing Places funding to assist in the implementation of the shopping centre and the Canalside residential development (as well as a separate application for Get Britain Building funding solely in respect of the residential development). As a result, there will be an expectation on the part of the funding bodies that development will be implemented within an agreed timescale and the funding repaid by late 2015. It is therefore considered that it is likely that the shopping centre redevelopment will be implemented within the short to medium term. 


18. It is also considered that there is space available within the shopping centre redevelopment scheme that could physically accommodate the proposed development. A similar sized store could be accommodated in the space that is shown for the parade of smaller units in the approved scheme. However, this would not comply with the Council’s regeneration aspirations for the centre, given the intention to achieve a scheme with a mix of units of different sizes. Alternatively, the proposed convenience store could be accommodated within the same building as the anchor store, by further sub-dividing the remaining section of that building. However, a letter has been submitted on behalf of Peel from Brady’s Chartered Surveyors who have been the letting agents for Partington centre for a number of years. In this letter, Brady’s state that “the convenience operator will not proceed if another convenience operator was to trade within the town.”  The clear implication of this statement is that, in practice, the proposed store could not be accommodated within the redeveloped shopping centre, as the proposed anchor tenant would not sign up to the development in this case, which, in turn, would potentially jeopardise the whole redevelopment scheme. It is therefore considered that, whilst there might be a sequentially preferable site within the centre that is physically suitable, it would not actually be available and viable. It is therefore concluded that there is no sequentially preferable site that is available, suitable and viable and that the proposed development would comply with the sequential assessment.   


Impact Assessment

The need for the submission of an impact assessment

19. The original application submission included an Impact Assessment, in accordance with the requirements of PPS4, Planning for Sustainable Economic Growth, which was still in force at that time. However, one of the changes between the NPPF and the previous and now revoked PPS4 relates to the floorspace threshold which triggers the requirement for a retail impact assessment. Whereas PPS4 allowed Planning Authorities to require an impact assessment for development below 2500 sq.m. where there were concerns about impact on smaller centres, paragraph 26 of the NPPF states that impact assessments should be required if the scale of development exceeds a locally set threshold and if no threshold is set then the default threshold of 2500 sq.m. should be applied. As there is no locally set threshold, it therefore follows there is now no policy requirement to submit a retail impact assessment in this instance. The applicant therefore argues that this alteration must affect the weight that can be attributed to impact considerations in determining the application. However, it is considered that, notwithstanding whether or not there is a requirement to submit an assessment, the impact on planned investment and the impact on the vitality and viability of other centres clearly remain material planning considerations that must be taken into account in the assessment of the application and it is noted that the applicant has provided further clarification in relation to its impact assessment since the publication of the NPPF, thereby accepting that this issue is still a material consideration 

The applicant’s submission

20. The submitted Retail Statement states that the proposed development will increase the range and quality of convenience goods provision in Partington and that the development would provide residents with a high quality, modern retail facility in the short term for which there is a clear qualitative need. The Retail Statement states that the anchor store within the shopping centre redevelopment would be a main food shopping destination and would be between four and seven times the size of the currently proposed store. The Retail Statement therefore argues that the current proposal would be complementary to and not in competition with the shopping centre and will increase consumer choice as it will provide a convenience facility not currently provided within Partington or within the proposed centre. The applicant states that “the modest scale of the development is entirely in keeping with Partington and its role as a local centre.”

21. The applicant’s impact assessment states that, if the shopping centre redevelopment does not take place within the next five years, the turnover of the existing centre would be expected to rise by around 2% between now and 2016 and the proposed store would have an impact of around 4.5% on expected trade levels. Similarly, if the redevelopment does take place, the assessment suggests that there would be an impact of between 1.4% and 2.4%. The Retail Statement therefore concludes that there is sufficient capacity for the redevelopment of the centre and that the application proposal would not have any significant adverse impact on trade and turnover or the vitality and viability of Partington centre.

Peel’s Objection


22. The first letter of objection from consultants on behalf of Peel Holdings states that the applicant’s statements should be revised to address whether there is sufficient demand to justify an additional retail store (contrary to the Trafford Retail and Leisure Study) and whether the introduction of a competing store would deter committed and planned investment in the existing centre. The letter states that Peel’s view is that it would without doubt do so and that the Council needs to request additional information that enables them to properly consider the impact of introducing a competing store on committed and planned investment in the existing shopping centre.


23. The letter states that the proposed development would have a serious impact on the ability to secure the Co-op foodstore as the anchor tenant, which would also undermine the opportunity to secure the retailers for the other units and that the risk of losing the anchor tenant places pressure on Peel to reconsider future planned investment in the area. The letter states that there is a strong probability that, if another foodstore is approved, the wider regeneration opportunity would be at risk. 


24. The letter also identifies a number of other concerns in relation to the impact assessment and states that, overall, the submitted assessment appears to significantly over-estimate available expenditure and under-estimate the turnover and likely impact of the development.


The applicant’s response


25. In response, the applicant states that the assessment of impact has demonstrated that the current proposal will not have a significant adverse impact on investment and that the proposed convenience store will complement rather than compete with the anchor store. Furthermore, Peel is at an advanced stage of negotiation with the proposed operator of the anchor store and there is sufficient capacity in the local area to support both stores. The current application will therefore have a positive impact on consumer choice by providing a type of facility that is not currently present within Partington or part of the proposed centre.


26. Whilst noting that the NPPF no longer requires an Impact Assessment in this case, the applicant’s retail consultant has also made some minor adjustments to its Impact Assessment in response to queries raised by the Planning Authority in relation to the share of top-up food shopping taken by the Sainsbury’s in Lymm, the trade draw from the existing Co-op in Partington and the suggested level of trade that would be drawn from the Asda in Trafford Park. However, it concludes that it remains the case that the proposed convenience store would not have a significant adverse impact on the trade and turnover of the redeveloped centre and that the proposal will provide a top up shopping destination that will complement the main food shopping destinations that will be created by the redevelopment of the shopping centre. The applicant’s retail consultant concludes that the likely level of spin off trade from the new development generated through linked trips with the centre would off-set any direct impact and would significantly increase footfall in Partington, thus making the centre more attractive to other retailers. The retail consultant concludes that the proposed store would not lead to significant adverse impacts as described in paragraph 27 of the NPPF.


27. The applicant’s planning consultant has also referred to the statement in the Design and Access Statement in respect of Peel Holdings’ reserved matters application for the shopping centre (78583/RM/2012) that “With an anchor tenant and a number of other tenants secured, the applicant has been able to progress detailed designs…” The applicant states that, if this is indeed the case, there would be no impact on existing, committed or planned investment in a centre. However, the consultant for Peel Holdings has now clarified that the tenants are not in fact secured but rather that they have been identified and discussions have reached an advanced stage and that on this basis, Peel have been able to progress to a detailed design.


Officers’ conclusions in relation to impact on existing, committed and planned public and private investment in the centre


28. Notwithstanding whether or not there is a policy requirement to submit an impact assessment in this case, the application raises serious concerns that the development proposals could have a significant adverse impact on the planned investment in Partington Centre at this critical time, when negotiations with the anchor store operator are still proceeding. In relation to this issue, the comments contained within the previously mentioned letter from Brady’s Chartered Surveyors are pertinent. The letter states that “As with any neighbourhood shopping centre, a national convenience offer is the key anchor in order for the scheme to be successful. We have agreed terms with a national convenience operator... Solicitors will shortly be instructed but the convenience operator will not proceed if another convenience operator was to locate within the town. They do not believe that the catchment area and demographics warrants more than one convenience offer and they will withdraw their offer if consent is granted elsewhere.” The letter goes on to state that “We have agreed terms with 4 national retail operators on the back of this letting to the convenience operator and all these deals are subject to the convenience operator being in place before they complete. Heads of Terms for these lettings are now agreed but are on hold until the letting to our convenience store anchor is confirmed.”

29. The applicant’s consultant has responded further to this, stating that the statements in the letter from Brady’s are merely assertions and are not supported by any evidence. He states that the applicant’s submission has demonstrated that there is capacity for both stores within Partington and that “This point is supported rigorously by the fact that a leading retailer (which is not the Co-op) wishes to take a 20 year lease on our client’s site in full knowledge of Peel’s plans for the shopping centre and their anchor foodstore.””.The applicant’s consultant states that it would appear to be the case that Peel are seeking a monopoly on convenience provision in Partington, which is clearly contrary to the objective of encouraging competition advocated by the NPPF. Notwithstanding the above comments, it is considered that the key issue is what the proposed anchor tenant believes and what they intend to do rather than whether there is or is not capacity for two stores in Partington. Brady’s, as retail agents for the centre, are in the best position to comment on this issue and their letter confirms that the anchor tenant will not proceed on this basis.

30. It is therefore considered that the granting of planning permission for the proposed development is likely to mean that the intended anchor tenant would not sign up to the development and that this would have knock on effects in terms of deterring the other intended tenants from occupying space within the scheme and could potentially prevent the whole redevelopment of the centre from taking place. It is therefore considered that the approval of the current proposal is likely to have a significant adverse impact on the planned investment in Partington shopping centre, potentially to the extent that the redevelopment might not take place at all. This would therefore prevent the centre from playing the role envisaged for it in the Core Strategy as a modern retail centre with a medium sized supermarket and other retail units that would meet local convenience needs. It is also considered that the impact on the shopping centre may have further, knock on impacts on the wider regeneration of the settlement of Partington, including impacts on the potential implementation of the approved residential development at Canalside. These impacts are discussed further in the “Development Plan” section of the report below. 

Officers’ conclusions in relation to impact on vitality and viability

31. If the shopping centre redevelopment goes ahead, the submitted impact assessment suggests that there would be an impact of between 1.4% and 2.4%, which the applicant states would, in reality, simply represent a slower rate of growth than expected. It is considered that the applicant’s Retail Statement has underestimated the trade diversion from Partington local centre and that the trading impact will be greater than that analysis suggests. From analysis of the Trafford Retail and Leisure Study postcode tabulations, a catchment area has been derived which focuses on Partington and Lymm and which it is considered more closely reflects the relevant shopping patterns and allows a more accurate determination of the level of trade diversion from the Partington local centre. This analysis concludes that the trading impact of the proposed store will be greater than the applicant’s impact assessment suggests but, even taking this into account, it is not considered that the impact would be so great as to be significantly adverse.

Balancing of overall adverse impacts and benefits and assessment of whether the proposal would represent sustainable development for the purposes of the NPPF

32. Prior to the publication of the NPPF, the proposal would have needed to have been considered in relation to Policy EC10.2 of PPS4, which set out five criteria against which all planning applications for economic development needed to be assessed.  These comprised whether the proposal has been planned to limit carbon dioxide emissions and provide resilience to climate change; the accessibility of the site by a choice of means of transport and impacts on local traffic levels and congestion; whether the proposal achieves a high quality and inclusive design; the impact on economic and physical regeneration and the impact on local employment. Whilst the Policy EC10 test no longer exists, the applicant did briefly address this policy in its submitted statement and it is considered that, in order to balance the overall adverse impacts and the benefits of the development and to assess whether the proposal would benefit from the presumption in favour of sustainable development referred to in the NPPF, it is useful to make a brief assessment of the same matters.  

Cimate Change - The applicant did not provide specific details of how this objective would be met but it is considered that the scheme could potentially be made acceptable in terms of environmental sustainability.


Design – The acceptability of the proposed development in design terms is considered in more detail in the relevant section of the report below. It is recognised that the development would bring a prominent vacant site back into use and, on balance, it is considered that, although the scale and massing of the proposed development is relatively low key on this prominent gateway site, the siting and design of the building and the quality of the landscaping will provide interest in the street scene without blocking views of the listed church. It is therefore considered that the proposed development is acceptable in terms of design visual amenity and in terms of impact on the setting of the listed building.


Accessibility – The acceptability of the proposed development in terms of accessibility and traffic impacts is considered in more detail in the relevant section of the report below. It is recognised that the site has good pedestrian links to surrounding residential areas and the village centre and is close to bus stops. It is also considered that the traffic impacts would not have a significant detrimental impact on the local highway network. 


Impact on Regeneration – The proposals would ensure the redevelopment of a vacant, previously developed site in a prominent position. The applicant also states that an additional £835,000 of Gross Value Added would be created in the local area. Nevertheless, as discussed above, it is considered that the proposed development would have a significant adverse impact on planned investment in Partington local centre to the extent that the proposed development of the centre might not take place at all. Furthermore, as discussed later in the report, it is considered that the proposed development would undermine the regeneration objectives of Policy L3 of the Core Strategy by not only jeopardising the shopping centre redevelopment but also the Canalside housing development, which it is acknowledged would have significant regeneration benefits in its own right.   


Impact on Local Employment – The applicant states that the proposals would provide 32 jobs directly, a further 4.3 jobs in the local economy and 3.8 construction jobs. This has to be balanced against the jobs that would not be created if the Partington local centre redevelopment were not to take place, which would clearly be a significantly higher number.


In overall terms, it is considered that, although the application proposals are considered to be acceptable in terms of design and accessibility and could potentially be made acceptable in terms of climate change, when considered in the wider context of the regeneration proposals for the shopping centre and for Partington as a whole, the proposed development is likely to have significant detrimental impacts in terms of regeneration and employment within Partington. Therefore, whilst it is recognised that paragraph 14 of the NPPF sets out a presumption in favour of sustainable development, it is considered that, for the above reasons, the application proposals would not represent sustainable development in this case.


Conclusion in relation to the assessment of the application against the NPPF

33. It is accepted that the proposed development would satisfy the sequential assessment and would not have a significant adverse impact on the vitality and viability of the local centre. However, it is considered that the proposed development would have a significant adverse impact on existing, committed and planned public and private investment in Partington shopping centre. This is due to the direct impact that it is likely to have in terms of deterring the intended anchor tenant from signing up to that scheme, which is then likely to have further knock on effects in terms of deterring other tenants from occupying space within the development and ultimately calling into question whether the whole redevelopment is likely to take place at all. Paragraph 27 of the NPPF states that, where an application is likely to have a significant adverse impact on existing, committed and planned investment in a centre, it should be refused. Furthermore, when balancing the overall adverse impacts and benefits of the development, it is considered that the adverse regeneration impacts would be such that the proposal would not represent sustainable development as defined in the NPPF and would therefore not benefit from the presumption in favour of sustainable development set out in that document.

Development Plan


Regional Spatial Strategy (RSS)


34.
Policy RDF1 of the RSS establishes the ‘spatial priorities for growth and development, investment and regeneration in the region’. The spatial priorities defined by Policy RDF1 are firstly, the regional centre; secondly, the inner areas surrounding the regional centre; thirdly, the defined towns and cities located within the three city regions and the larger suburban centres; and fourthly, other towns and cities outside the city regions of Carlisle and Lancaster.

35.
Policies DP1 to DP9 set out the spatial principles, with Policy DP1 providing the overview of the principles, which are amplified in policies DP2 to DP9.  Thus, Policy DP1 seeks, amongst other things, to promote sustainable communities and sustainable economic development.  It seeks also to make the best use of existing resources and infrastructure, to manage travel demand, and to marry opportunity with need. 

36.
Policy MCR1 establishes the priorities for plans and strategies in the Manchester City Region, thus providing over-arching guidance on development priorities within the City Region. Policy MCR1 explains that the focus for investment and sustainable development should be the regional centre of Manchester, the surrounding inner areas, the towns and accessible suburban centres identified in Policy RDF1 and other key locations which accord with the spatial principles policies (DP1 to DP9). Policy MCR3 relates to the southern part of the Manchester City Region and states that “plans and strategies in the southern part of the City Region should sustain and promote economic prosperity consistent with the environmental character of the area and the creation of attractive and sustainable communities.”


37.
The sustainable economy policy of most relevance to the application proposals is Policy W5, which seeks to promote retail investment where it assists in the regeneration and economic growth of the Region’s town and city centres, subject to three key ‘tests’ to the effect that such development should:


be consistent with the scale and function of the centre;


not undermine the vitality and viability of any other centre; and


not create unsustainable shopping patterns.


Trafford Core Strategy and Revised Unitary Development Plan (UDP)


38. Proposals S10 – Local and Neighbourhood Shopping Centres – and S11 – Development outside Established Centres – of the Revised Trafford Unitary Development Plan are effectively replaced by Policy W2 of the Core Strategy, other than with respect to the spatial definition of these centres on the UDP Proposals Map, which may be a matter that is addressed within the Land Allocations DPD.  


39. The Core Strategy Policy of most relevance to the application proposals is Policy W2, which relates to town centres and retail development.  Policy W2 of the Core Strategy sets out the Council’s aspirations for town, district and local centres and retail development in the Borough. Partington is identified as a local centre. Policy W2 requires a focus on convenience retailing in Partington as a local centre to meet local needs. Policy W2.10 states that “There is a particular need to redevelop the existing local centres in Partington and Hale Barns to create modern shopping centres including a medium sized supermarket and other retail units”. Policy W2.12 states that outside the identified town, district and local centres: ‘there will be a presumption against the development of retail, leisure and other town centre-type uses except where it can be demonstrated that they satisfy the tests outlined in current Government Guidance’ It is considered that the proposed development would not comply with Policy W2 because it would fail to satisfy the test in relation to impact on planned investment in a centre, as set out in the NPPF and as explained above in paragraphs 19 to 30, and would undermine the objective set out in Policy W2.10.


40. Policy L3 identifies Partington as a Priority Regeneration Area and states that redevelopment will be supported, which will provide or contribute to the provision of 850 units of new residential accommodation (part of which will be provided on a substantial vacant / unused 16 hectare greenfield site abutting the Manchester Ship Canal) and a redeveloped local shopping centre. Paragraph 12.14 of the justification to the policy states that the redevelopment of the shopping centre will “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.” Paragraph 12.15 states that “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 more sustainable community.” Paragraph 12.17 states that “The development of the large scale private market sector housing scheme at Partington Canalside, linked to the redevelopment of the shopping centre, will help diversify and stabilise the population of Partington and facilitate its development as an attractive and sustainable residential location.; offer the capacity to contribute to the housing needs of the Borough up to and beyond the end of the Plan period; improve the quantity, quality and diversity of the stock on offer in the township; facilitate the improvement of public transport provision to and from it; facilitate improved local recreational provision via the provision of a proposed “green spaces loop” around the township and help to reduce pressure for development on the Green Belt”.   

41.
The Core Strategy sets out eight Strategic Objectives for the Borough, which include SO2 – Regenerate and SO4 – Revitalise town centres. The Core Strategy also sets out Place Objectives for different areas of the Borough, which seek to contribute to meeting the Strategic Objectives. Within Partington, Place Objective PA010 is “To improve and enhance the existing retail offer within the local shopping centre to create a more vital and vibrant centre”. PA011 is “To maximise employment opportunities within a redeveloped local centre”. In addition, PA01 is “To provide an appropriate level of new residential development to tackle population decline and achieve sustainable growth” and PA03 is “To establish a better balance in type and tenure of housing in the area”.


42.
As discussed above, it is considered that the proposed development would have a significant adverse impact on the planned investment in Partington shopping centre, potentially leading to that redevelopment scheme not being implemented, and would therefore be contrary to paragraphs 26 and 27 of the NPPF. The impact on the planned investment in the shopping centre would clearly undermine the objectives of Policy L3 of the Core Strategy and the Place Objectives relating to the shopping centre. It is also considered that this is likely to have further knock-on impacts in terms of jeopardising the implementation of the Canalside residential development, which is clearly recognised in Policy L3 as having significant regeneration benefits for Partington in its own right and which would contribute towards the residential Place Objectives. This is because there is a requirement in the Section 106 Agreement attached to the Canalside permission, H/OUT/68617, that no more than 250 of the 550 permitted residential units should be substantially completed prior to the substantial completion of Phase 1 of the shopping centre development (H/OUT/68618). In addition, it is likely that potential housebuilders may be discouraged from providing housing in Partington if there remains a lack of retail facilities in the centre as this is likely to significantly reduce demand for the new properties. It is therefore considered that the proposed development would not only have a significant adverse impact on planned retail investment in the shopping centre in terms of the test in paragraph 26 of the NPPF but is also likely to have wider detrimental impacts on the regeneration objectives for Partington as a whole, which would undermine the objectives of Policy L3 of the Core Strategy. Notwithstanding this, it is recognised that Policy L3 is a permissive policy which states that the Council will support the regeneration proposals in Partington but does not specifically state that other development that undermines those proposals would be resisted. It is therefore considered that, whilst there are serious concerns in terms of the wider impacts on regeneration within Partington as a whole, this would not be capable of representing a separate reason for refusal in relation to Policy L3. It is nevertheless considered that this adds further weight to the concerns already raised in terms of impact on planned investment in Partington shopping centre. 


DESIGN AND VSIUAL AMENITY


43. The site is in a very prominent position at the centre of Partington, being situated at the junction of Manchester Road, Manchester New Road and Moss Lane. It is particularly visible to traffic entering Partington from the east. There is no predominant architectural style of development in the vicinity of the site with the residential properties to the north and west and the nearest buildings in the village centre to the south being generally modest brick properties but with taller buildings to the north-east and east in the form of the listed St. Mary’s church and the two and three storey development on the site of the former King William IV public house. 


44. The Council approved the “Partington Place Shaping Principles” document for development control purposes in November 2007. The application site is identified within the document as a “gateway” development opportunity. Paragraph 3.2.1 states that the site is located at the most prominent location in the historic central core and is especially sensitive because of its high visibility location. Paragraph 3.2.2 relates to the local centre and the market and states that “The layout for the new centre should articulate the elevation fronting onto Manchester New Road in such a way that it completes the enclosure to the “village green” with the church, together with the replacement developments on sites of “The King William IV” and “The Greyhound”.

45. The document identifies five key Place Making Principles as follows: -


Safeguard and enhance local identity and character;


Strengthen and sustain local neighbourhoods;


Enhance the legibility and ease of movement;


Promote safer environments and neighbourhoods;


Sustainable future


In terms of the above principles, the first is perhaps of prime importance on this high profile site. The guidance states, at paragraph 3.1, that “To be successful, the design proposals need to be supported by strong ideas with interpretation of, and linkages to, the established character…Innovation and contemporary interpretation of well liked patterns are also an essential and vital part of the design process…and are encouraged”.  


46. The three storey apartment block proposed at the time of the previous planning permission would have addressed this important location in terms of the scale and massing of development, the provision of an appropriate sense of enclosure to the “village green”, and the provision of active frontages on all the main elevations. Nevertheless, it is recognised that there is no demand for an apartment development in the current market and that the site has now been vacant for a considerable number of years (the former public house was demolished in 2008 and the applicant states that the site has not been in active use for 17 years). It is therefore recognised that the bringing back of this highly prominent site into active economic use would represent a regeneration benefit. It is also recognised that the Greyhound public house, which occupied the site previously, was also a single storey structure and was sited further from the road junction, thus having less presence in the street scene.


47. It is considered that the proposed building has been angled in such a way as to maximise the active frontages and add interest to the street scene when viewed from Manchester New Road to the south and west and from the “village green” and shopping centre on the opposite side of this road. Whilst there are blank walls facing Manchester Road to the north and the roundabout to the east, there is a significant amount of landscaping proposed around these sides of the building, which will assist in softening the impact of the development from these directions. In addition, the Design and Access Statement states that the brick panels would be arranged in a saw-tooth configuration to give some articulation to these blank elevations and to reflect the angular design of the roof. 


48. In terms of architectural design and materials, the proposed building would be constructed in brick with a metal, standing seam mono-pitched roof divided into two planes sloping in different directions. The main roof plane would slope up to form a canopy at the south-west corner of the building over the main entrance. This would be balanced by a secondary roof sloping in the opposite direction over the bin and plant enclosures at the rear (north-east) corner of the building. Whilst it is recognised that this roof form would introduce a contemporary design within the setting of the listed church, it is considered that this provides more interest on this prominent site than either a flat roof or a gable, which is considered to be particularly important given the low key scale and massing of the building. In addition, the projecting canopy at the south-western corner provides a strong focal point at the entrance to the building. The fact that the main plane of the roof slopes upwards to the south-west away from the church would, in itself, maximise views of the listed building from this viewpoint. 


49. The parking would be mainly provided to the rear of the site, although there would be seven spaces along the Manchester New Road frontage, to the side of the building, but the impact of these would also be softened to some extent by the proposed landscaped area at the western end of the site. It is also recognised that the entrance to the building has been positioned to maximise pedestrian connectivity with the Pelican crossing and the designated shopping centre on the opposite side of the road. 


50. The applicant has submitted a Landscape Design Statement, which states that the overall strategy is to provide an attractive landscape setting by a number of measures including integrating the landscape into the existing street scene and “village green”, softening boundaries with shrub planting, using block paving to define parking bays, using variations in hardstanding materials, colour and texture to provide clearly defined pedestrian routes and using low maintenance trees and shrubs to give colour and texture through the seasons. The Statement says that the existing retaining wall along the western boundary of the site will be repaired as necessary and new planting will be provided to strengthen the natural screening between the site and neighbouring properties. A 1.2m high hedge and a post and wire fence would be provided to the site boundaries.  The landscaped area at the eastern end of the site would be designed to complement the open space on which the Millennium Clock stands and would include a piece of public art, which would comprise of two sheets of steel inserted into the ground to form a sculptural element that echoes the roof form.


51. In terms of community safety and security issues, the Design and Access Statement states that discussions have taken place with GM Police Design for Security. The store has been designed with a single entrance to minimise escape routes. In addition, glazed areas would overlook the parking areas and the ATM would be positioned close to the store entrance to maximise passive surveillance. The landscaped area at the eastern end of the site would be designed so as to discourage any misuse of the area. The proposals would also incorporate a covered lockable bin store so that there are no bins stored externally, thereby minimising opportunities for anti-social behaviour and ensuring a tidier visual appearance.  


52. GM Police Design for Security has raised no objections in overall terms and has stated that it has no issues with the use of the site, the orientation of the store or the car park layout. Whilst it has stated that it would prefer to see more glazing in the store frontage to assist in surveillance of the car park, and from the car park and street to the inside of the store, the bin store designed as an integral part of the building, consideration given to securing the car park out of hours and the cycle parking relocated away from the store entrance, it has raised no objections, subject to conditions including a condition requiring the development to achieve Secured by Design accreditation.


53. In overall terms, it is considered that, although the scale and massing of the proposed building is relatively low key on this very prominent gateway site, the contemporary architectural design, the positioning of the building at an angle to the road and the quality of the landscaping will provide interest in the street scene without blocking views of the listed church. It is therefore considered that  the proposed development is acceptable in terms of design and visual amenity, subject to the consideration of conservation issues below - in particular, the setting of the listed St. Mary’s Church.


IMPACT ON LISTED BUILDING


54.
The site lies in close proximity to the Grade II listed St. Mary’s Church, which was built in 1883 and is constructed in ashlar stone with plain tiled roofs. The church is sited approximately 30m to the north-east of the application site at its nearest point.  The church faces towards the junction of Manchester Road, Manchester New Road and Moss Lane and the “village green” and shopping centre. It also has an impact on the wider street scene, particularly when viewed from the south-west. The Partington Place Shaping Principles document states, at paragraph 1.3, that, whilst there is a significant amount of more modern development in Partington, “several domestic buildings, the church and its spire provide the continuity with the “rural traditional village character””. 


55.
The NPPF states at paragraph 131 that “In determining planning applications, local authorities should take account of:

the desirability of sustaining and enhancing the significance of heritage assets…;


the positive contribution that conservation of heritage assets can make to sustainable communities, including their economic vitality;


the desirability of new development making a positive contribution to local character and distinctiveness.”

56. The applicant has submitted a Heritage Statement. This states that the proposed development will bring a vacant, previously developed site in a prominent location at the heart of Partington back into active use. The Assessment states that the church is of considerable local and some minor national historical and architectural significance due to the statutory recognition of its distinctive and unusual external appearance, the prominence of its tower in the street scene and the contribution of its set back and landscaped graveyard to the “village green” The Heritage Statement concludes that the proposed scheme has been carefully designed and sited so that it will respect and maintain the historical and architectural significance of the listed building and that it therefore accords with all relevant national, regional and local planning guidance. 

57. It is considered that, the proposed development, would, like the former Greyhound public house which occupied the site previously, have the advantage of being low in height and allowing more extensive views of the listed church from Manchester New Road to the south-west than the previously approved three storey apartment development. Notwithstanding this, at the time of the previous application for the apartment block, it was considered that that three storey development would not have resulted in undue detriment to the setting of the church. It is therefore considered that the setting of the listed building would also not be compromised by the scale and massing and the siting of the much smaller and lower building that is proposed in the current application. 

58. The fact that the building has been sited at an angle to Manchester New Road would allow more extensive views of the church from the south-west. In terms of design and materials, the proposed building would be constructed in brick with a metal, standing seam mono-pitched roof divided into two planes sloping in different directions. The Design and Access Statement states that “the building has been designed as a contemporary foil to the nearby St. Mary’s Church. The roof line has been designed to provide a modern counter balance to the church steeple”. As noted above, it is recognised that this would introduce a contemporary design in the context of the traditional listed church but it is considered that this design provides more interest than either a flat roof or gable, whilst still remaining low key. The fact that the main plane of the roof slopes upwards to the south-west away from the church would, in itself, maximise views of the listed building from this viewpoint. It is therefore considered that the proposed development would not harm the setting of the listed building or detract from the significance of the heritage asset. 

59. The submitted Heritage Statement also refers to two other sites of historical interest in the immediate vicinity of the application site: - 

The site of a nineteenth century smithy to the south-east of the application site, which is of some minor local historic significance and has the potential to be of some minor local archaeological significance;


The comprehensive redevelopment of the King William IV Inn to the east has removed any minor local historical, architectural and archaeological significance that that site may once have had.


It is accepted that there would be no detrimental impact on the historical, architectural and archaeological significance of these sites as a result of the proposed development.


60.
In terms of the archaeological interest of the application site itself, the site was previously occupied by a public house that was built in the 1980s and demolished in 2008. Prior to that, an earlier public house dating from the 1800s was present on the site. The Greater Manchester Archaeological Unit (GMAU) states that, although nothing is known of the demolition of the original Greyhound Inn, it does seem as though the subsequent 1960s pub occupied a wholly different footprint. It is therefore possible that remains of the original pub will survive below ground. However, the positioning of the proposed new building will also largely avoid the footprint of the original Greyhound Inn. GMAU therefore advises that the present application does not present an obvious threat to any known or suspected archaeological heritage assets. On this basis there are no reasons for seeking to impose any archaeological requirements upon the applicant.

HIGHWAY ISSUES


61. The site has good pedestrian accessibility with footways on both Manchester Road and Manchester New Road and a pedestrian crossing facility providing access to the village centre. The applicant states that the entire Partington population is within 2km walking distance and that a large proportion is within a 1.2km walking distance of the site. The applicant also states that the application site is well connected in terms of cycling and in terms of bus routes with bus stops on both sides of Manchester New Road in the vicinity of the site. The applicant has submitted a Transport Statement, which concludes that there are no traffic or transportation grounds on which to refuse the application.


62. The existing vehicular access off the Manchester New Road frontage would be closed off. Vehicular access would therefore be via an amended access towards the western end of the Manchester Road frontage. A revised plan has been submitted during the course of the application, which shows the number of parking spaces increased from 28 to 30, including three spaces for disabled use immediately outside the entrance to the store. Cycle parking is proposed on the Manchester New Road frontage with a motorcycle parking area at the western end of the site. 


63. The objection from Peel Holdings states that the Transport Statement contains a number of inaccuracies and inadequately assesses the traffic impacts of the proposed store. Most importantly, the proposed store inadequately accommodates servicing requirements leading to significant highway safety concerns. The objector states that the significance of the concerns relating to servicing are such that these cannot be dealt with by condition as the internal site layout, site access arrangements and even the viability of the development could be compromised. 


64. In terms of traffic generation, the two nearest junctions have been assessed and although the LHA does not wholly agree with the applicant’s methodology in relation to this and despite some disagreement over the levels of pass by trips generated by the proposals, it is considered that the difference is negligible and that the LHA has no objections with regards to this issue.


65. In its original comments, the LHA stated that to meet the Council’s car parking standards, the provision of 30 car parking spaces should be provided, including 3 for disabled use. In addition, 3 cycle parking spaces and 2 motorcycle spaces should be provided. The originally submitted proposals included the provision of 28 car parking spaces including two for disabled use and therefore fell short of the Council’s standards. In addition, cycle parking (4 Sheffield cycle stands) and motorcycle parking was shown. The LHA stated that it would require a lockable facility for motorcyclists to ensure that the parking facility is secure. In response to these comments, the applicant has increased the parking provision on the revised plans to show thirty spaces including three disabled spaces. With regards to the motorcycle parking bay, the applicant comments that this type of provision is commonplace at these facilities and that the short stay nature of the development means that visitors arriving by motorcycle are unlikely to spend a significant amount of time securing their motorcycles in a lockable facility and will therefore use the traditional disc lock to secure the motorcycle. The applicant therefore considers that the provision of a lockable facility for motorcycles is inappropriate for the development proposed. 


66. The LHA stated that, in terms of the pedestrian access, the access point from the A6144 was unclear as there were no boundary treatments clearly indicated on the submitted plans. The LHA would require fencing or an appropriate boundary treatment to ensure that children couldn’t run out of the store directly onto the pedestrian crossing. In response to this point, the applicant states that the site layout has been designed in such a way to provide an open space on the frontage of the site with no boundary treatment proposed between the site and the back of footway. However, in order to address these concerns, the revised plan shows the site layout amended to include a section of barrier at the rear of the footway adjacent to the pedestrian crossing point.  


67. The LHA also stated that servicing off the public highway would not be acceptable in this location. In addition, as the store is proposed to open between 6am and 11pm, servicing could not be carried out outside of store opening hours because of potential noise impacts on the occupiers of nearby dwellings. The LHA therefore commented that the site layout would need to be designed to allow standard sized servicing vehicles to operate without impinging on car parking spaces. The LHA raised concerns that the submitted scheme relies on the proposed service vehicles being smaller than would normally be used by a store that is part of a large chain and suggested that servicing by a 12m rigid vehicle is much more likely and that this would not work whilst the car park has customers’ vehicles in it. The applicant has therefore submitted drawings showing swept paths for a 12m rigid vehicle and a small (12.6m) articulated vehicle, which the LHA has confirmed are acceptable..


68. It is therefore considered that the acceptability of the proposals in highway terms would depend on the Planning Authority being able to control and enforce the size of service vehicles. The applicant states that it is common practice for conditions to be used to control the size of delivery and service vehicles and has provided examples of cases in which such conditions have been imposed by the Planning Inspectorate within the last six months. The applicant has also confirmed that it would be willing to accept such a condition in respect of the application proposal. Following a request for further information, the applicant has confirmed that the typical daily deliveries for a store of this nature would be as follows: 


1 x Occupier delivery in max 11m rigid or 12.5m artic


1 x Bread from 3rd Party in max 11m rigid


1 x Milk from 3rd Party in max 8m rigid


1 x Papers from 3rd Party in max 8m rigid


A third party delivery from frozen meat supplier 3 times a week in max 11m rigid or 12.5m artic 


The applicant states that the bread, milk and papers deliveries tend to occur early in the morning and are only on site for about 5 minutes each. The occupier delivery can happen at any time of the day. 


69. The fact that there would be third party deliveries does raise the concern that, if a condition is imposed, the operator may not have direct control over the size of delivery vehicle. Nevertheless, planning inspectors have previously concluded in other cases that it would be in the interests of store management to ensure that the servicing could be carried out safely off the public highway and that such conditions can be imposed. It is therefore considered that the servicing of the development would be acceptable, subject to a condition requiring the submission and implementation of a servicing management plan, which would include a restriction that the maximum size of vehicle would be a 12m rigid vehicle or a 12.6m articulated vehicle. 


70. Notwithstanding the above, the LHA has also raised concerns that service vehicles manoeuvring and reversing on site could cause vehicle / pedestrian and vehicle / vehicle conflict on this constrained site. In relation to this, the applicant comments that there would be potential for pedestrian / vehicle and vehicle / vehicle conflict within the car park in any case, whether or not it is used by servicing vehicles. The applicant states that the service vehicles are larger and therefore more visible than cars and will travel more slowly and therefore arguably create less of a safety issue than cars. The applicant states that, within the car park, pedestrians and motorists will be aware of vehicles moving around them and act accordingly and that the “conflict potential” will therefore not be materially worsened by the presence of service vehicles. The applicant also states that the LHA’s remit relates to the safe and efficient operation of the public highway. As a result, provided it can be demonstrated that the servicing of the store would not impact on this operation, Health and Safety within the site is not the responsibility of the LHA. The applicant has also submitted examples of 13 operational sites relating to foodstores of this scale from around the country where the servicing arrangements are comparable to those proposed at Partington. The applicant states that, as far as it is aware, these sites have no record of pedestrian / vehicle or vehicle / vehicle conflicts occurring. It is therefore accepted that this is primarily a health and safety issue for the applicant and would not represent a reason to refuse the application.   


71. In conclusion, the LHA has raised no objections, subject to appropriate conditions, and it is considered that the proposed development would be acceptable in terms of parking and servicing provision and in terms of traffic generation and highway safety.  


RESIDENTIAL AMENITY


72. The proposed store would be sited approximately 20m from the nearest dwellings to the north and west of the site with the parking and servicing areas positioned between the building and the adjacent residential property to the north-west. The opening times of the store are stated as being 0600 to 2300 hrs.

73. The applicant has submitted an Environmental Noise Study, which assesses the potential noise from plant and equipment and vehicle movements.  In respect of plant, the report states that compliance with environmental noise limits is expected at the nearest dwellings given the specification of the proposed building services plant. In respect of vehicle movements, the report concludes that the potential noise levels at the nearest dwellings to the car park due to vehicle movements is substantially lower than pre-existing noise levels and nuisance is therefore not expected. 


74. The Council’s Pollution and Licensing Section has raised no objections to the application, subject to appropriate conditions. These would include a requirement that all external plant items are selected and installed to satisfy the noise criteria outlined within the submitted acoustic report and that the plant identified as being for ‘daytime’ operation, must not operate between 2200 and 0600 hours, in order to meet the relevant noise criteria as described within the report. In addition, a condition would be required stating that deliveries and waste collections should not be undertaken between the hours of 2000 and 0700 hrs.

75. It is considered that the proposed building would not, in itself, have any significant impact on the residential amenity of the occupiers of nearby dwellings as it would be low in height and would not include any windows in the north-west or north-east elevations, thus raising no issues of overlooking or overbearing impact. It is therefore considered that, subject to appropriate conditions to control hours of operation, noise and the position of the bin store, the proposed development would be acceptable in terms of impact on residential amenity. 


DEVELOPER CONTRIBUTIONS


76. If planning permission were to be granted for the proposed development, financial contributions would be required towards Specific Green Infrastructure (off-site tree planting) and towards highway and active travel network improvements and public transport improvements, in accordance with the Council’s Supplementary Planning Document SPD1, Planning Obligations, as set out below. 


		TDC Category

		Gross TDC required for proposed development



		Highways and Active Travel Infrastructure (including highway, pedestrian and cycle shemes)

		£15,308.00



		Public Transport Schemes (including bus, tram and rail schemes)

		£42,108.00



		Specific Green Infrastructure (including tree planting)

		£2,480.00



		Total contribution required

		£59,896.00





CONCLUSION


77.
It is considered that the proposed development would be acceptable in terms of design and visual amenity and impact on the setting of the listed building as well as in terms of residential amenity and highway safety. In retail policy terms, it is also considered that the proposal would satisfy the sequential assessment and the assessment in terms of impact on the vitality and viability of the centre. However, it is considered that the proposed development would have a significant adverse impact on existing, committed and planned public and private investment in Partington shopping centre. This is due to the direct impact that it is likely to have in terms of deterring the intended anchor tenant from signing up to that scheme, which is then likely to have further knock on effects in terms of deterring other tenants from occupying space within the development and therefore ultimately jeopardising the implementation of the whole redevelopment. It is therefore considered that planning permission should be refused in accordance with paragraphs 26 and 27 of the National Planning Policy Framework and Policy W2 of the Core Strategy. 


RECOMMENDATION: REFUSE for the following reason

1. The proposed development would have a significant adverse impact on existing, committed and planned public and private investment in the designated Partington local shopping centre, which would significantly hinder the ability to provide appropriate retail facilities for the local population of Partington. The development would therefore be contrary to guidance in the National Planning Policy Framework, in particular paragraphs 26 and 27, and Policy W2 of the Trafford Core Strategy.






		WARD: Village

		78208/HHA/2012

		DEPARTURE: No





		Erection of two storey side and rear extension and single storey rear extension.



		56 Lorraine Road, Timperley, WA15 7NB





		APPLICANT:  Mr Kevin Sullivan





		AGENT: 





		RECOMMENDATION:  REFUSE 









Councillor Bowker has requested that this application be determined by the Planning Development Control Committee.  


SITE


The application relates to a two storey semi-detached property, situated on the southern side of Lorraine Road.  The site is situated within a predominantly residential area, with residential dwellings bounding the site to the side and rear.  


PROPOSAL


The application proposes the erection of a part single, part two storey side and rear extension to form an extended lounge, and kitchen and utility room and garage at ground floor with a new bathroom, ensuite and extended bedroom at first floor 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


L4 – Sustainable transport and accessibilty


L7 - Design


PROPOSALS MAP NOTATION


Unallocated


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

None

APPLICANT’S SUBMISSION


None.


CONSULTATIONS


Drainage:- Recommend applying standard informative R17 - The Developer should consider a Sustainable Urban Drainage (SUDs) / disposal at source solution to dealing with surface water run off arising from this development.

United Utilities:- No objections at this stage. Not all sewers are currently shown on the statutory records, therefore the applicant should be made aware that the proposed developments may fall within the required access strip of a public sewer.

REPRESENTATIONS


58 Lorraine – No objection provided proposal is single storey at the rear adjoining No.58.


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.54 has a two storey side extension and a single storey rear extension which was granted planning permission in September 2002 (H/54515) with amendments agreed in February 2003 (H/55710). The proposed two storey extension complies with guidelines in respect of this property and would not result in an undue loss of amenity.


3. The single storey extension adjacent to No. 58 will project 2.6m along the boundary. This is in accordance with Council’s Supplementary Planning Document 4: A Guide for Designing House Extensions and Alterations which would allow a single storey extension up to 3m. The proposed two storey extension will be in accordance with guidelines for two storey rear extension and will not have an undue impact on the residential amenity of No.58.


4. The windows in the proposed two storey rear extension will be 12m from the rear boundary. This distance is in accordance with the Council’s Supplementary Planning Document 4: A Guide for Designing House Extensions and Alterations, which advise that extensions which would result in the windows of a habitable room being sited less than 10.5m from the site boundary overlooking a neighbouring private garden area are not likely to be acceptable. It is therefore considered that the neighbouring rear properties are not likely to suffer from an 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 0.38m to the extension on No.54 and 0.19m to the side boundary (assuming boundary is mid way between the two properties.  As proposed the gutters to the first floor roof appear to be touching those to No. 54 as can be seen on the proposed elevation drawing. 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.  


9. It is recognised that planning permission was granted for a two storey side extension at No.54, ref: H/54515.   This 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


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 Council’s Parking standards as set down in the Core Strategy would require 3 parking spaces for a house with 4 or more bedrooms. The Council’s Supplementary Planning Document 3: Parking Standards and Design advises that car parking below the maximum standard will only be allowed where there will be no adverse impact on on-street parking arising from the development. 


13.  The proposed garage measuring 1.8m by 3.1m is below the minimum size of 2.4m by 4.8m considered acceptable. The development would however allow the continued parking of two cars at the front of the property. It is considered that there is insufficient evidence that the proposal would adversely impact upon on street car parking such as to justify a refusal of the application on this account.


CONCULSION


14. 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 for 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.


CMR








		WARD: Bowdon

		78365/FULL/2012

		DEPARTURE: No





		Erection of two storey side and front extensions to form additional workshop areas and form new reception, office and staff facilities.  Erection of new front and side boundary fence, vehicular gates and associated alterations to vehicular access.



		Unit 6, Arctic House, Atlantic Street, Altrincham, WA14 5BN





		APPLICANT:  KDM Motortech Ltd





		AGENT: Gary Hill Designs





		RECOMMENDATION:MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site is located on the north side of Atlantic Street Broadheath near to the junction with Seamons Road.  The site is located within a Main Industrial Area within the Trafford Unitary Development Plan.  The application site includes a detached industrial building used as a vehicle repair workshop, measuring approximately 7.2m in height, the building has a part mezzanine floor within the building which is used as an office area.  The site shares the same vehicular access point onto Atlantic Street with the neighbouring detached building Arctic House to the east side of the application building.  The site has approximately six car-parking spaces to the south side of the building, with the remainder of this yard used for external storage of car parts.


To the rear (north) side of the site is a disused railway line, to the west side of the site is a two storey detached office building which is occupied by Cotton Traders (sports wear company).


PROPOSAL


This application relates to the erection of extensions to the front (south) elevation and side (east) elevation.  The south facing front elevation will provide additional work floor area at ground floor level only in order for the business to undertake Class 7 MOT’s (Goods vehicles 3,000kg – 3500kg).  The extension will have a footprint of approximately 17.3m x 4.5m and will incorporate a mono-pitch roof which measures approximately 4.5m to eaves and approximately 5.4m to ridge level.  The extension will extend along the entire length of the front elevation.


The extension to the side (east) elevation will provide an additional area of workshop; new reception area; office and toilet faculties at ground floor and staff room area to first floor.  This extension will incorporate a pitched roof to match the existing building and will measure approximately 6.7m to ridge level with a footprint of approximately 10.9m x 8.9m. This extension will be set back from the front elevation of the building for a distance of 6.5m and will project out approximately 1.4m beyond the rear (north) elevation retaining a distance of approximately 0.2m to the northern boundary at that particular section of the boundary.


Additional works will include the erection of a section of new palisade security fencing along the east side of the site boundary which would demarcate the application site and the adjacent Artic House site, this fencing would match the existing fencing along the front boundary.  A separate vehicular access would be formed from the existing splayed section of the front boundary with new vehicular metal gates provided.  The new fencing and vehicular gates would be 2.4m in height to match the existing front boundary fencing.

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


L7 – Design


L8 – Planning Obligations


W1 – Economy


R3 – Green Infrastructure


PROPOSALS MAP NOTATION


Main Industrial Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Make the Best Use of Existing Resources 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/41980 – Erection of single storey building for use for light industrial and storage purposes – Approved with conditions 24/04/1996


H/32036 – Retention of 2.4m high steel palisade fencing to south, east and west boundaries – Approved with conditions 7/11/1990


APPLICANT’S SUBMISSION


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


CONSULTATIONS


LHA – No objections – Provision of 9 car-parking spaces acceptable, plan to be submitted showing these spaces complying with Council car-parking dimension standards, appropriate condition to be attached requesting parking layout prior to works commencing on site.


In addition condition to be attached to prevent erection of any solid boundary treatment to the access flanks of the new access which would restrict visibility.


Pollution and Licensing (Public Protection) – No objections – Standard phase 1 contaminated land condition to be attached to any grant of planning permission.


Pollution and Licensing (Environmental Health) – No objections


Drainage – No objections


REPRESENTATIONS


None


OBSERVATIONS

PRINCIPLE OF DEVELOPMENT


1. The application site is located within a Main Industrial Area therefore the principle of extending the existing commercial building is considered acceptable.


AMENITY


2. The proposed front extension on the southern elevation facing towards Atlantic Street will retain a distance of between 0.6m – 0.4m to the western boundary with the Cotton Traders office building.  The west facing elevation of the new extension will extend across the elevation of Cotton Traders facing the application site for a distance of approximately 2.5m.  The Cotton Traders building has office accommodation at both ground and first floor level, the layout includes wrap around windows on the corners of the building.  The new extension would therefore partially obscure these windows on the northern most extremity of the side elevation facing towards the application site.


3. Although a distance of approximately 1.5m will be retained the new extension and the side elevation of Cotton Traders which includes the section of elevation with windows, the extension is not considered to result in substantial harm to the working environment within the Cotton Traders building.  This is due to a number of factors, which include the new extension being at a lower height (5.4m to ridge) than the existing building (7.2m to ridge).  Only a small section of the new extension will encroach across the elevation of the Cotton Traders building, and the office layouts internally are served by a secondary source of light from the north facing (rear) windows.


4. The extension on the east side elevation which will accommodate the new staff facilities will be positioned within 0.2m to the northern boundary of the site.  Beyond this boundary is a disused railway track which is now designated as a wildlife corridor within the UDP.


STREETSCENE AND DESIGN


5. The new extensions will be constructed in matching materials to that of the existing building which is conventional metal profile cladding to the roof and elevations and is typical of industrial units.  The site is located in a main industrial area so this type of building design and construction is not uncommon in this area.  The neighbouring Cotton Traders office building is a purpose built office block, Arctic House to the east side of the site is a two storey detached building, constructed mainly in metal profile cladding with some exposed brick work at lower level.


6. The positioning of the extensions within the site will not result in them being overly prominent within the general streetscene.  The Cotton Traders building to the west side of the application site is positioned closer to the Atlantic Street boundary than the existing application site building, the introduction of the extensions will not alter that relationship.  The Artic House building to the east of the site is positioned slightly forward of the application site building reducing the impact of the front extension to the general streetscene.


7. The use of matching palisade fencing within the site to form a new eastern boundary is not considered to result in any adverse impact on the streetscene.  The existing front boundary has 2.4m high palisade type fencing which has previously been approved; this form of boundary treatment is not considered to be out of character within a main industrial area.  The proposed new access point on the existing splay to the site entrance currently has metal gates but these do not appear to have been in use as there is no drop kerb to allow vehicles to enter at this point.  The application includes details of new palisade gates which are proposed at 2.4m high, the same height as the existing front fence.  It is considered appropriate to condition the finish to the new boundary treatment along with the existing front boundary treatment, the finish of which has decayed over the years.

DEVELOPER CONTRIBUTIONS


8. The proposed development will result in additional floor area being created (approximately 185.8m², SPD1 threshold is 100m²) and therefore the proposal would be liable for contributions under the new SPD1.  The Trafford Developer Contributions (TDC) required by SPD1 Planning Obligations for this proposed development are set out in the table below:


		TDC category. 

		Gross TDC required for proposed development.

		Contribution to be offset for existing building/use or extant planning permission (where relevant).

		Gross TDC required for proposed development.



		

		

		

		



		Affordable Housing

		n/a

		n/a

		n/a



		Highways and Active Travel infrastructure (including highway, pedestrian and cycle schemes)

		£198.00

		n/a

		£198.00



		Public transport schemes (including bus, tram and rail, schemes)

		£284.00

		n/a

		£284.00



		Specific Green Infrastructure (including tree planting)

		£930.00

		n/a

		£930.00



		Spatial Green Infrastructure, Sports and Recreation (including local open space, equipped play areas; indoor and outdoor sports facilities).

		n/a

		n/a

		n/a



		Education facilities.

		n/a

		n/a

		n/a



		Total contribution required.

		

		

		£1,412.00





HIGHWAYS


9. The LHA have raised no objections to the proposed level of parking proposed for the site which include 9 demarcated spaces, the spaces must comply with the Councils parking space dimensions.  An appropriate condition will be attached to any grant of permission to ensure a satisfactory parking layout is provided.


10. No objections to the formation of a new vehicular access to the site, an appropriate condition to be attached to ensure that visibility splays to the new access are kept free of any solid boundary treatment.


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 £1,412.00. This comprises £198.00 towards Highways; £284.00 towards Public Transport Schemes and £930.00 towards Specific Green Infrastructure (less £310 per tree planted) 

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. Submission of details of gates and fence

5. Details of car-parking layout


6. Retention of parking


7. Retention of clear visibility splays


8. Contaminated Land report to be submitted

9. Submission of details regarding SUD’s (Sustainable Urban Drainage System)

CM





		WARD: Urmston

		78432/HHA/2012

		DEPARTURE: No





		Erection of single storey side and rear extension and two storey side extension.



		86 Westmorland Road, Urmston, M41 9HN





		APPLICANT:  Ms A Cooper





		AGENT: 





		RECOMMENDATION:  REFUSE 









The application has been called in to be heard by the Planning Development Control Committee by Cllr Procter on the grounds that in his opinion the proposal would not visually harm the street scene.


SITE


The application relates to a detached two storey dwelling sited on the junction of Windermere Road and Westmorland Road, Urmston. The dwelling is part brick, part render and comprises a pyramid roof with gable design feature in the front elevation with a bay window. The dwelling is sited on a prominent corner junction and its front, side and rear elevations are visible to the street scene. 


The front boundary and a small section of the side boundary are defined by a low brick wall and with railings above to an approximate height of 1m. The side boundary from 2.9m behind the front elevation of the property is defined by a 2m tall close boarded fence.


PROPOSAL


Planning permission is sought for the erection of a part single storey, part two storey side extension and a single storey rear extension. The single storey side and rear extension would wrap around the dwelling. The single storey side extension would measure 10.6m in length and adjoin to a single storey rear extension that would measure 9m wide and would project 3.1mfrom the rear elevation of the property. The proposal includes a first floor side extension that would measure 2.7m wide and 3.3m deep. It would be sited 4.3m back from the front elevation of the main house and its rear elevation would tie with the main rear elevation of the property.  


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


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None relevant. 


PRINCIPAL RSS POLICIES

DP 1 – Spatial Principles


DP 2 – Promote Sustainable Communities


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


DP 7 – Promote Environmental Quality


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

75631/HHA/2010 – Erection of single storey side and rear extension - Approved with conditions (1/12/10)


75508/HHA/2010 – Erection of two storey side extension and single storey rear extension -  Withdrawn - 24/8/10

H70125 - Demolition of part of existing single storey rear extension and erection of single storey rear and side extension with replacement pitched roof over part of retained single storey rear extension and projecting roof canopy across front elevation  - Refused 13/10/08 – Dismissed at Appeal 5/6/09


APPLICANT’S SUBMISSION


None.


CONSULTATIONS


Drainage - R12


REPRESENTATIONS


None received. 


OBSERVATIONS


AMENITY


1. No. 86 Westmorland Road is sited slightly further back in relation to the neighbouring dwellings, No.s 84 and 82 Westmorland Road. The proposed single storey rear extension would project 3.1m from the rear elevation which is acceptable on the grounds that the neighbouring property has an existing single storey rear extension and therefore there would be no adverse loss of light to No. 84 Westmorland Road.


2. The proposed first floor side extension would achieve approximately 19m to the rear boundary mitigating any potential overlooking to the private garden to the north and achieves in excess of 27m to the principal elevation of the property to the north, No. 87 Church Lane.  


3. The extension would site a two storey and single storey flank wall in line with the front elevations of No.s 6 and8 Windermere Road. The separation distance of 20m between the extension and these neighbouring principal elevations complies with the Council’s Guidelines and mitigates any potential overbearing to the amenities of these properties. 


DESIGN


4. The scale, design and footprint of the proposed single storey extension in the current proposal is exactly the same as approved under planning application (75631/HHA/2010) in November 2010. Therefore the principle and size of the single storey element of this extension has been accepted previously and is considered acceptable in this proposal. It is the first floor element that is considered harmful to the surrounding residential character as outlined below.

5. The Council’s Guidelines on House Extensions state that extensions on corner properties, between the side of the house and the road, can appear unduly prominent and obtrusive, particularly if they come forward of the general line of the fronts of neighbouring properties. Extensions in these locations should not be visually over-dominating and a proposal is more likely to be acceptable if:


· There is plenty of space between the property and the back of the pavement on the road and the extension only takes up a small proportion of this space, which in most cases will not be more than 50% of the garden


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


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


· If the extension is set back from the front corner of the house 


· If the extension is single storey rather than two storey


· The design of the proposal helps to minimize the visual impact on the street scene



As well as satisfying the above criteria, generally, a minimum separation distance of 2m must be maintained between the edge of any single storey extension and the site boundary. These minimum separation distances may need to be exceeded however for two storey extensions or to safeguard the prevailing spacious character, and in any case will take into account the building line and extent of side garden remaining.


6.  It is relevant that the approval of planning permission for a single storey side extension at the application property (75631/HHA/2010) followed two previous planning applications and a subsequent appeal. In 2008, planning application (H/70125) for a single storey side and rear extension at No. 86 Westmorland Road was refused on the grounds that its scale, height, design and proximity to Windermere Road on a corner plot, would result in a cramped form of development to the detriment of the street scene. This extension measured 2.8m wide by 10.4m in length and would have been sited 1.4m from the side boundary. It was not considered acceptable on the basis that the proximity and scale of the proposal would appear unduly obtrusive and prominent within the street scene to the detriment of the character of the surrounding area. The Inspector’s statement, with regard to No. 86 Westmorland Road, outlined that ‘its prominence at the corner… lends importance to its contribution to the street scene as perceived from a number of points around the junction, but particularly from within Windermere Road to the south. Given the length of available view within this road, and the clarity of the building line to which the side elevations of houses generally conform, the corner plot at the appeal site epitomises the context anticipated in the Council’s SPG.’ The scheme submitted under 75631/HHA/2010 was subsequently considered acceptable on the grounds that it increased its distance from the side boundary and front corner of the site and the applicant’s need for additional family accommodation for her elderly mother. 

7. The current proposal is not considered acceptable on the grounds that it would site a 5m tall flank wall at eaves (rising to 6.5m at the ridge height) within 1.5m of the side boundary. This would present an obtrusive structure at two storey within close proximity of the back of the pavement resulting in a visually over-dominating and overbearing impact on the street scene. The proposal would project beyond the established two storey building line along Windermere Road, beyond No.s 79 Westmorland Road, 80 Cumberland Road and 87 Church Road. This was considered acceptable at single storey, however the scale and bulk of a two storey side extension projecting beyond the building line would appear highly prominent within the surrounding area to the detriment of the established residential character. The Council’s Guidelines refer to a minimum distance of 2m to be retained between single storey extensions on corner plots and side boundaries. The erection of a two storey extension within less than 2m of the boundary in this corner location will have a significantly detrimental impact upon the surrounding street scene due to its greater prominence than single storey. 

8. The Inspector’s report previously highlighted the importance of the contribution of this prominent corner location to the viewpoints along Windermere Road and Westmorland Road. As such the proposed two storey extension is unacceptable on the basis that it would appear unduly prominent and would result in an overbearing and visually over-dominating impact to the detriment of the character of the surrounding residential area. 


9.  The applicant was advised during the application that the first floor extension was considered unacceptable on visual grounds and an alternative first floor scheme to the rear was suggested to provide additional accommodation within the property. However the applicant has advised for the application to be determined as submitted.


HIGHWAY MATTERS

10. There are no highway issues in connection with this application. The proposal would not result in increasing the bedroom accommodation at the property. The dwelling has a vehicular access in its side boundary and a garage which would satisfactorily accommodate the required two parking spaces within its curtilage.

CONCLUSION


13. It is considered that the proposal would result in demonstrable harm to the character and appearance of the street scene.  The proposal therefore does not comply with the requirements of Policy L7 of the Adopted Core Strategy and provisions within the Council’s related Supplementary Planning Document ‘A Guide for Designing House Extensions and Alterations’.


RECOMMENDATION: REFUSE for the following reason 


1. The proposed development, by reason of its scale, height, design and close proximity to Windermere Road on a corner plot, would result in a cramped form of development, create an overbearing and unduly prominent feature within the streetscene and would have a detrimental impact upon the character and appearance of the area generally. As such the proposal is contrary to Policy L7 of the Adopted Core Strategy and the Council's approved Planning Guidelines: A Guide for Designing House Extensions and Alterations.






		WARD: Ashton on Mersey

		78435/O/2012

		DEPARTURE: No





		Outline application for the erection of up to ten 2.5 storey dwellinghouses with associated car parking and relocation of access from Atkinson Road (details of access and scale submitted for approval with all other matters reserved).



		Atkinson Court, Atkinson Road, Sale





		APPLICANT:  Trafford Housing Trust





		AGENT: PRP Architects





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site is 0.38hec in size and comprises of vacant land that is currently within the curtilage of St. Giles Lodge, which is a day care centre, though has recently become vacant and is proposed to be demolished.  The application site was formally occupied by Atkinson Court, a three storey care home for the elderly and a nursery which were demolished in April 2009.  The site is situated on the south-western side of Atkinson Road, where access to St. Giles is currently provided.  


Residential dwellings fronting Atkinson Road, York Road and Park Road bound the site to the north, south-east and south-west.  Sale Quaker Meeting House bounds the site to the north-west.  The site is situated within a predominantly residential area, close to Sale Town Centre and the A56.

PROPOSAL


The application seeks outline consent for the erection of up to ten two-and-a-half storey dwellinghouses, with associated car parking and landscaping. The application also proposes the relocation of the existing vehicular access from Atkinson Road.  Approval is sought for access and scale, with all other matters reserved for subsequent approval.

The proposal includes 6 x three-bedroom houses and 4 x four or more bedroom properties.  The applicant has submitted an indicative layout to show how these ten dwellinghouses could be provided within the site.  The applicant has confirmed the proposed dwellings would have a maximum height of 12.5m and a minimum height of 7m.

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


L3 – Regeneration and Reducing Inequalities


L4 – Sustainable Transport and Accessibility


L7 – Design


L8 – Planning Obligations


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


L4 – Regional Housing Provision


L5 – Affordable Housing


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

78436/FULL/2012 – Demolition of existing building and erection of part two storey, part three storey building to form 71no. unit extra care facility and associated works including provision of car parking, relocation of existing car parking bay along Palace Road, relocation of existing access to Atkinson Road and boundary treatment – this application is currently under consideration by this Planning Committee.


Various planning applications have also been previously submitted for alterations and extensions to St. Giles Lodge, which is proposed to be demolished as part of the above planning application.  The site also has a history of planning applications relating to Atkinson Court, which was demolished in 2009.


APPLICANT’S SUBMISSION


The applicants have submitted a Design and Access Statement, an Air Quality Assessment, a Crime Impact Statement, an Ecological Assessment, an Arboriculture Implications Assessment, a Transport Assessment and a Flood Risk Assessment.  Information provided within these documents is referred to where relevant in the Observations section of this report.


CONSULTATIONS


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


Drainage – No objections.


Environment Agency – No objections in principle.  A condition relating to surface water drainage is requested.


Greater Manchester Ecological Unit – No objections, further comments made are discussed in the Observations section of this report.


Greater Manchester Police:  Design for Security – No objections.  It is advised that the applicant makes contact with them as soon as detailed drawings are being drawn up to overcome any issues as early as possible before a reserved matters application is submitted.


Electricity North West – No objections.  An advisory note is provided as the development has the potential to impact on their infrastructure.


REPRESENTATIONS


None received.


OBSERVATIONS


BACKGROUND


1. This application is submitted alongside a full planning application for the redevelopment of the remainder of the Atkinson Court site and Palace Court off York Road to provide a 71no. unit extra care facility that will be owned and operated by Trafford Housing Trust (ref: 78436/FULL/2012).


PRINCIPLE OF DEVELOPMENT


2. This outline application is for the erection of up to ten two-and-a-half storey dwellinghouses for the open market, with associated car parking and the relocation of the access from Atkinson Road.   The application site is unallocated within the UDP proposals map and is located in an area predominantly comprising of residential development, situated close to the A56 and Sale Town Centre.  One of the key objectives set out within the NPPF, is the priority on reusing previously developed land within urban areas.


3. 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.


4. 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 and visual amenity, car parking and access.


RESIDENTIAL AMENITY


5. Residential properties on Atkinson Road bound the site to the north-west and south-east.  Residential dwellings are also situated opposite the site on the north-eastern side of Atkinson Road.  In accordance with Circular 01/2006, the applicant’s Design and Access Statement and illustrative layouts outline the likely maximum building heights.  The applicant has detailed that the maximum height of the buildings would be 12.5m and the minimum height would be 7m.  The applicant has also demonstrated that a layout can be achieved that would not result in overlooking, a loss of privacy or have an overbearing impact on the neighbouring residents.  It has also been demonstrated that an acceptable layout can be achieved that would not adversely impact on the amenity of future occupants of the adjacent proposed Extra Care facility (ref: 78436/FULL/2012).


6. The application includes a slight alteration of the existing access to the site off Atkinson Road.  The proposed access would create a footpath to both sides of the vehicular access, which in turn would move the access further away from the side boundaries of No.’s 31 and 33 Atkinson Road, thus improving the existing situation.


DESIGN AND LAYOUT


7. Although the applicant has indicated that the layout would be considered at reserved matters stage, an indicative site layout plan has been included which demonstrates that 10 dwellings can be accommodated within the site.  The housing provision includes 6no. x 3 bedroom dwellinghouses and 4no. x 4 or more bedroom dwellinghouses.  The Council’s guidelines on privacy distance for new residential development recommends a minimum distance of 21m between habitable room windows or 27m between habitable room windows in order to allow for future extensions.  The guidelines also recommend a distance of 10.5m to be retained from first floor habitable room windows (i.e bedrooms) to rear boundaries.  This 10.5m distance is to be increased by 3m for every additional floor of accommodation provided.  The indicative layout achieves minimum separation distances between the properties and as such it is considered that the applicants have successfully demonstrated that 10 dwellings can be accommodated on the site. 


8. Issues regarding massing, design and landscaping will be given significantly more consideration as part of a reserved matters application, however the indicative plans and Design and Access Statement submitted show that a development can be achieved that addresses the street scene of Atkinson Road, whilst not appearing over prominent within the existing street scene.  The scale of the proposed dwellinghouses is also considered to be in keeping with the surrounding dwellinghouses on Atkinson Road.


HIGHWAY SAFETY AND PARKING PROVISION


9. The application proposes the relocation of the existing access to the site off Atkinson Road.  The relocation enables the creation of defined footpaths to the sides of the vehicular access, which would also provide access to the proposed extra care facility (ref: 78436/FULL/2012).  The proposed access is considered acceptable and an improvement to the existing access to the site.


10. To meet the Councils car parking standards, the provision of 3 car parking spaces are required for each four bedroom dwellinghouse and two spaces for each 3 bedroom dwellinghouse. The applicants have submitted an indicative layout showing 2 parking spaces per dwellinghouse and some of the properties with side driveways would provide 3 parking spaces.  It is therefore considered that the applicants have sufficiently demonstrated that 10 residential dwellings can be accommodated within the site without unduly disrupting the parking amenities of the area.

ECOLOGY


11. An Ecological Assessment has been submitted with the planning application.  In relation to bats, a European Protected Specie, it is considered that the applicants have used reasonable effort to assess the structures and trees on the site (including St. Giles Lodge and Palace Court which are outside the red line of this application) for evidence of the potential to support bats.  The assessment concludes that there is limited potential within the existing buildings for bats, though there is some limited potential within external architectural features.  


12. Both Japanese Knotweed and Contoneaster have been recorded at the site.  Contoneaster has recently been added to the Wildlife and Countryside Act Schedule 9 list and in this urban context is not a significant ecological constraint.  However, the Greater Manchester Ecological Unit (GMEU) advises that the recommendations outlined in the submitted Ecological Assessment should be implemented and new landscaping should not use these species.  Japanese Knotweed is a more significant issue and GMEU advise that a Treatment and Control Method Statement should be provided and implemented.  A condition is therefore recommended requiring the submission and implementation of a Treatment and Control Method Statement.

TREES


13. The application includes the removal of trees within the site and as such the applicant has submitted an Arboricultural Implications Assessment, which covers the application site and the adjacent application site for the proposed extra care facility re: 78436/FULL/2012.  The Assessment identifies two trees to be retained to the eastern boundary of the site, adjacent to the common boundary with No.19 Atkinson Road.  One has particularly been noted as being of good quality.  The retention of these mature existing trees adjacent to the boundary of the site will also help to further reduce the impact of the proposed development on neighbouring residential houses and the existing street scene.  A condition is recommended requiring the submission of a tree protection scheme to ensure that the trees to be retained are not damaged during or as a result of the proposed development.


 


14.  As the application is only seeking outline consent, very little detail of landscaping has been provided.  However, it is considered that a residential scheme could be achieved within the site that could also include the planting of new trees.  Full details of landscaping and tree planting will be considered at the reserve matters stage.

OTHER MATTERS


15. The applicants have submitted a Flood Risk Assessment relating to the proposed development, which states that surface water run off rates could be reduced by 50% as recommended in the SFRA.  No details were however provided relating to the attenuation volumes.  The Environment Agency has therefore recommended that a condition is attached requiring the submission of a surface water drainage scheme for the site, based upon the sustainable drainage principles of the Flood Risk Assessment.  The Environment Agency further advises that surface water run-off should be controlled as near to the source as possible through a sustainable drainage approach to surface water management.

DEVELOPER CONTRIBUTIONS


16. As the proposed dwellinghouses are intended for sale on the open market, Trafford Developer Contributions (TDC) are required by SPD1 Planning Obligations as set out in the table below, these contributions are based upon the applicant’s assumptions about the bedroom numbers proposed:

		TDC category. 

		Gross TDC required for proposed development.

		Contribution to be offset for existing building/use or extant planning permission (where relevant).

		Net TDC required for proposed development.



		Affordable Housing

		2 units

		NA

		2 units



		Highways and Active Travel infrastructure (including highway, pedestrian and cycle schemes)

		£1,550.00

		N/A

		£1,550.00



		Public transport schemes (including bus, tram and rail, schemes)

		£3,070.00

		N/A

		£3,070.00



		Specific Green Infrastructure (including tree planting)

		£9,300.00

		N/A

		£9,300.00



		Spatial Green Infrastructure, Sports and Recreation (including local open space, equipped play areas; indoor and outdoor sports facilities).

		£35,966.38

		N/A

		£35,966.38



		Education facilities.

		£89,499.46

		N/A

		£89,499.46



		Total contribution required.

		

		

		£139,385.84





CONCLUSION


17. The provision of up to ten dwellinghouses on this brownfield site, in a sustainable location, is considered to be acceptable.  The proposal would create a sustainable form of development that would deliver the three main roles, economic, social and environmental, as outlined in the NPPF.  It has also been demonstrated that a layout can be achieved that would not have a detrimental impact on residential amenity or highway safety.  The proposal is thus considered to comply with all relevant Policies in the Core Strategy and related Supplementary Planning Guidance. The application is therefore recommended for approval subject to the necessary S106 agreement.

RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 


(A) That the application will propose a satisfactory form of development subject to the obligations set out above subject to the completion of an appropriate legal agreement to secure contributions in line with SPD1: Planning Obligations.


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


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

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


i.) the appearance,


ii.) the layout (including phasing of development)


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


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


3. Approved plans including amended plans


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

5. Contaminated Land


6. Samples of materials to be submitted and agreed


7. Development shall not begin until a surface water drainage scheme for the site, based on sustainable drainage principles and the Flood Risk Assessment (FRA) submitted by Sutcliffe Ref LRD25884 Issue 01 dated March 2012, has been submitted to and approved in writing by the local planning authority. The scheme shall subsequently be implemented in accordance with the approved details before the development is completed. 

8. Submission and implementation of a Treatment and Control Method Statement in relation to Japanese Knotweed found within the site.

VW





		WARD: Ashton on Mersey

		78436/FULL/2012

		DEPARTURE: No





		Demolition of existing buildingS and erection of part two storey, part three storey building to form 71 no. unit extra care facility and associated works including provision of car parking, relocation of existing car parking bay along Palace Road, relocation of existing access to Atkinson Road and boundary treatment.



		Atkinson Court, Atkinson Road, Sale





		APPLICANT:  Trafford Housing Trust





		AGENT: PRP Architects





		RECOMMENDATION:  GRANT 









SITE


The application site is 1.12ha in size and is currently occupied by St. Giles Lodge, accessed off Atkinson Road, which has until recently been occupied by the Centre of Independent Living, Palace Court Sheltered Housing and residential garages, which are both accessed off York Road.  All of these buildings are now vacant.  Part of the application site was also formally occupied by Atkinson Court residential care home and a nursery.  These buildings were demolished in April 2009.


The application site is situated on the south-western side of Atkinson Road, where access to St. Giles is currently provided.  Residential properties fronting York Road, including an apartment building The Chambers, bound the site to the south and south-east.  Access to Palace Court is provided off Palace Road, which leads onto York Road.  Residential dwellings fronting Atkinson Road bound the site to the north and residential dwellings fronting Park Road bound the site to the south-west.  Sale Quakers Meeting House also bounds the site to the north-west.   


The site is situated within a predominantly residential area, close to Sale Town Centre and the A56.


PROPOSAL


The application proposes the erection of a part two storey, part three storey building to form a 71no. unit extra care facility and associated works, including the provision of car parking, the relocation of an existing car parking bay along Palace Road, the relocation of the existing access to Atkinson Road and boundary treatment and landscaping.  The proposed development would occur following the demolition of the existing buildings (St. Giles Lodge, Palace Court and garages).


The proposed building would have a maximum height of 13m at three storey level and 8.5m at two storey level.  The extra care facility would provide 17 x one bedroom social rented properties, 32 x 2 bedroom social rented properties, 18 x one bedroom intermediate housing units and 4 x two bedroom intermediate housing units.  This would replace the 19 existing one bedroom social housing apartments in Palace Court.


As an extra care scheme, the proposed development would cater for a range of needs. One of the key principles of extra care housing is to create a community of mixed needs, typically this means having a third of people with low needs, one third with medium and one third high. This is the arrangement at an existing extra care scheme within the borough, Newhaven and is likely to be similar at Atkinson Road. The Council sees extra care as an alternative to residential care so some people will live there with relatively high care needs providing accommodation for people suffering from dementia, with learning disabilities as well as general health and frailty associated with ageing.  A majority of people will be aged 55 plus though if people have specific needs that the scheme can provide people under this age band will be accepted. 


The applicants have detailed that to apply for extra care people will complete an application form and then their housing, support and care needs are assessed. This ensures when the allocations are made that a balanced community of needs can be created.  This will be the same for both affordable rented and shared ownership in the aim to balance the residents across these tenures.  Trafford Housing Trust will be working in partnership with the Council to ensure the right mix of residents and right level of care is applied to Atkinson.

The proposed extra care facility would also provide additional facilities for residents at ground floor level, including a games / hobby room, communal lounges, laundry room, café and hair/nail bar; a staff room and managers office is also proposed.  At the second floor level a TV room and laundry room for residents is also proposed.  The applicants have detailed that the proposed café and nail / hair bar would be predominantly used by residents, though would also be available to their guests and the wider local community.


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


L3 – Regeneration and Reducing Inequalities


L4 – Sustainable Transport and Accessibility


L7 – Design


L8 – Planning Obligations


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


L4 – Regional Housing Provision


L5 – Affordable Housing


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

78435/O/2012 - Outline application for the erection of up to ten 2.5 storey dwellinghouses with associated car parking and relocation of access from Atkinson Road (details of access and scale submitted for approval with all other matters reserved) - Currently under consideration on this Planning Committee agenda.


Various planning applications have also been previously submitted for alterations and extensions to St. Giles Lodge, which is proposed to be demolished as part of this planning application.  The site also has a history of planning applications relating to Atkinson Court, which was demolished in 2009.


APPLICANT’S SUBMISSION


The applicants have submitted a Design and Access Statement, an Air Quality Assessment, a Crime Impact Statement, an Ecological Assessment, an Arboriculture Implications Assessment, a Transport Assessment, a Framework Travel Plan, a Flood Risk Assessment and a Sustainability and Energy Strategy.  Information provided within these documents is referred to where relevant in the Observations section of this report.


CONSULTATIONS


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


Pollution & Licensing – No objections.  A contaminated land report has been submitted and as such a bespoke contaminated land condition is recommended.  A condition in requiring the submission of a noise and dust management plan prior to the demolition and construction works is recommended.


Drainage – No objections.


Highways – No objection, new access road crossings to be agreed with LHA.


Environment Agency – No objections, condition requiring details of surface water drainage scheme.


Greater Manchester Police: Secure By Design – No objections subject to the implementation of the points raised in the Crime Impact Statement.


Greater Manchester Ecology Unit – No objections, further comments made are discussed in the Observations section of this report.


United Utilities – No objections, the applicant should be made aware that the proposed developments may fall within the required access strip of a public sewer.  Conditions are also recommended requiring that no surface water from the development is discharged either directly or indirectly to the combined sewer network and that the site must be drained of a separate system, with only foul drainage connected into the foul sewer,


Electricity North West – No objections.


REPRESENTATIONS


A letter of objection has been received from a neighbouring resident on Park Road, which states that they are not opposed to the development itself, though raises the following concerns: - 


· The proposal is overlooking and over dominant.


· The existing building in this vicinity of 2 storeys, the proposal it to replace it by 3 storeys which is unacceptable given its close proximity and orientation.


· The proposed building is circa 16m from the corner of their property, however the window directly looks into their living room and completely over shadows their garden.


· Fitting obscure glass will not resolve the building mass and overbearing presence.


· Their concerns were raised at 3 of the public (consultation) sessions; whilst a former balcony has been removed the height and overbearing nature has not been addressed.  It was suggested to either move the block nearest to them or reduce the height to 2 storeys in this locality, both do not appear to have been fully investigated.


A letter has also been received from the Sale Quaker Meeting House, which states the following: - 


· The proposed substation, situated far from the proposed flats, is to be close to the cottage and private garden at the end of their building.  They expect there to be adequate encasement of the substation to prevent noise penetration.


· They require access to the back of their building and parts of the boundary wall for maintenance and emergency repairs.  The substation and refuse bins should be sited to leave ample room for scaffolding to be erected when necessary.


· The café refuse bins and area need to be kept clean and tidy to avoid attracting rats.


OBSERVATIONS


BACKGROUND


1. This application is submitted alongside an outline planning application for the erection of up to ten two-and-a-half storey dwellinghouses, with associated car parking and landscaping, situated to the north-east of the site of this planning application (ref: 78435/O/2012).  


DEMOLITION OF EXISTING BUILDINGS


2. The proposed development would result in the demolition of the existing buildings within the site, which comprises of two storey apartment buildings, Palace Court and a part single, part two storey building, St. Giles Lodge.  It is considered that these building of are little architectural merit and have a dated and tired appearance.  It is therefore considered that the loss of these buildings and the redevelopment of the site would positively impact on the existing street scene and character of the surrounding area.

PRINCIPLE OF PROPOSAL


3. The NPPF includes within its core planning principles the need to deliver the homes that are required and states that housing applications should be considered in the context of the presumption in favour of sustainable development. Policy L2 of the Core Strategy (Meeting Housing Needs) requires all new residential development to be appropriately located in terms of access to existing community facilities and/or delivers complementary improvements to the social infrastructure.


4. The application site is previously developed land within a predominantly built-up area and a relatively sustainable location. It is approximately 0.2miles from Sale Town Centre and the centre of Ashton on Mersey is approximately 1 mile away, where local services and facilities are available.  The site is also situated close to regular bus routes to Manchester and Altrincham on the A56 and on Ashton Lane.

5. To deliver a wide choice of high quality homes, widen opportunities for home ownership and create sustainable, inclusive and mixed communities, the NPPF states local planning authorities should plan for a mix of housing based on current and future demographic trends, market trends and the needs of different groups in the community, including for people with disabilities. Policy L2 also 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.


6. In relation to the above, the applicants outline within the Design and Access Statement that the proposal will deliver high quality affordable housing for over 55s and those with a care need, thus ensuring the borough remains a place that people will find an affordable and attractive place to live.


7. Having regard to the above it is considered the proposal complies with the NPPF and Core Strategy in terms of the accommodation it would provide and in this proposed location.  The proposed development is therefore considered acceptable in principle.  The main issues therefore relate to any perceived impact on residential and visual amenity, car parking and access.

RESIDENTIAL AMENITY


8. Policy L7 of the Core Strategy requires development not to prejudice the amenity of occupants of adjacent properties, including by reason of overbearing, overshadowing, overlooking, visual intrusion, noise and/or disturbance. The principle of providing a residential care facility within a residential area is considered to be acceptable, subject to the impact it would have on neighbouring dwellings. The impact on neighbouring dwellings is considered in the light of the Council’s Planning Guidelines for New Residential Development, particularly the requirements to retain distances of 15 metres between buildings with a main elevation facing a two storey blank gable, 21 metres across public highways (24m in the case of three storey buildings), 27 metres across private gardens where there are major facing windows and 10.5 metres to rear garden boundaries from main windows.

9. The proposed building would be partly two storey and partly three stories in height.  A minimum distance of 28.2m would remain between the proposed three storey front elevation and the common boundary with the neighbouring property No.31 Atkinson Road.  A car parking area accommodating 9 car parking spaces, which would replace an existing area of car parking, would be situated adjacent to the common boundary with No.31.  A 1.8m high boundary fence lies along the south-western boundary of No.31, which would screen this car parking area.  A landscaping buffer is also proposed between this car parking area and the boundary with No.31 and the adjacent Sale Quaker Meeting House, which would further soften the impact of the proposed development next to these boundaries.


10. A minimum distance of 11.6m would remain between the proposed building where it drops down to two stories in height, with the south-eastern boundary of the site with residential properties on York Road and Palace Road.  This distance would increase to approximately 23m where the building increases to three stories in height.  The side elevations of No.’s 18 and 20 York Road and No.8 Palace Road face the application site, however, these side elevations do not contain principal windows.  A minimum distance of 18.8m would also remain between the proposed southern three-storey part of the building, adjacent to Palace Road and No.8 Palace Road.  The proposed building would be set back from the front elevation of No.8 and thus no windows are proposed to directly face No.8.


11. An apartment building, The Chambers, lies to the south of the application site.  The proposed building would not project across the rear elevation of The Chambers.  A minimum distance of 6.6m would remain between the proposed building, at three stories in height, and the common boundary with The Chambers.  A minimum distance of 19.8m would remain between the proposed development and the north-western corner of The Chambers.  The land within the curtilage of The Chambers, to the side and rear elevations of the existing building and the common boundary with the application site forms the car park to The Chambers and does not form private amenity space.


12. Two storey residential houses fronting Park Road, bound the site to the south-west.  A minimum distance of 6.44m would remain between the proposed building at three stories in height and the south-western boundary of the site.  This closest point would be a corner point of the proposed building and therefore this to the boundary would increase significantly.  The houses on this part of Park Road benefit from large rear gardens and as such a minimum distance of approximately 34m would remain between the proposed building and the rear elevations of these dwellinghouses.  


13. Two residential flats at No.16 Park Road (Flats 5 and 6) are situated close to the common boundary with the application site.  These flats are situated parallel to the common boundary, with no windows facing into the application site.  Concerns that have been raised in relation to privacy, scale and siting of the proposed development by a resident of one of these flats are noted.  The proposed building would replace Palace Court, a two storey building, which is currently situated 6m closer to these flats than the proposed development.  A minimum distance of 13.8m would remain between the proposed building and the common boundary with these flats.  A minimum distance of 15m would remain between a corner point of the proposed building (at three stories in height) and the south-eastern corner of the flats.  There are no habitable room windows within the flats that would face onto the proposed development.  Windows are proposed to the western side elevation of the building, however the windows on this elevation closest to these flats at first and second floor levels are proposed to be obscured to help remove the perception of being overlooked by these windows for neighbouring residents of these flats.  A 2m high brick wall lies along the common boundary with the flats and a mature hedge approximately 3m high lies along the common boundary with No.14 Park Road, which would partially screen views of the proposed development, particularly at ground floor level.


14. It is therefore considered that the proposed development would not result in a loss of privacy or light to neighbouring residential properties and gardens.  It is also considered that the proposal would not have an overbearing impact on neighbouring residential properties and gardens.


15. The proposed development has been designed in a way that very few of the residential units proposed would have habitable room windows facing each other.  Where habitable room windows do face, a minimum separation distance of 19.5m is achieved.  Whilst this is less than the 21m normally recommended between habitable room windows of residential development, it is recognised that these distances would be across a communal garden.  The application proposes a range of communal garden areas around the building, providing amenity space for the residents.  A private communal courtyard 718m2 in size is also provided centrally within the site.  It is therefore considered that the proposed development would not unduly impact on the amenity of future occupants of the proposed development.


16. As previously discussed, the application is submitted alongside an outline planning application for residential development adjacent to the site, off Atkinson Road (ref: 78435/O/2012).  The applicants have demonstrated within this application and the outline planning application that an acceptable layout can be achieved for the proposed dwellinghouses that would not unduly impact on the amenity of future occupants of the proposed extra care facility.  It has also been demonstrated that an acceptable layout can be achieved that ensures that the proposed extra care facility would not unduly impact on future occupants of a residential development to the front of the site. 


DESIGN AND VISUAL AMENITY


17. The proposed building would comprise of a central spinal section that would be three stories in height.  The parts of the building closest to neighbouring residential properties on Park Road, Palace Road and York Road would drop down to two stories in height to reduce the massing of the building in order to protect residential amenity.  Through the use of different roof heights, the roofline and thus massing of the building is broken up, adding to the character of the building.


18. The proposed building would have pitched roofs and the applicants have indicated that the elevational treatment would comprise of dark red/brown multi bricks at ground floor level and light red/buff bricks at the first and second floor levels.  The pitched roofs and brickwork proposed ensure that the proposed building would be sympathetic in appearance to the surrounding residential properties.  The use of lighter bricks at the first and second floor levels and lower ridge heights in the middle sections of the building also helps to reduce the appearance of the massing of the building and breaks up the long elevations.  The south-east elevation of the building, which has the longest length of the building, would also comprise of a large amount of glazing, including full length windows to serve corridors within the building.  The use of this glazing further helps to reduce the massing of the building and provides visual interests to the elevation.  Sections of coloured render are also proposed, which would further provide interest to the building.  It is recommended that a condition is attached requiring full details of the proposed materials to be submitted and approved prior to construction.


19. Although the part of the building closest to Atkinson Road would be three stories in height, the building would be situated a minimum distance of 64m back from the highway.  It is also recognised that a three storey building previously occupied the site (Atkinson Court), which was situated closer to the highway than the proposed building.  Views of the proposed building would be possible from York Road and Park Road, however, these would be broken up by the existing two storey residential houses on these roads that bound the site.  Trees are also proposed around the perimeter and within the site, which would also help to soften the appearance of the building from outside of the site.  It is therefore considered that the proposed development would not adversely impact on the existing street scene or character of the surrounding area. 


20. The Quaker Meeting House, situated to the north-western boundary of the site, is considered to be a non-designated heritage asset.  The applicants have considered this building with their Heritage Statement, which states that the proposed development seeks to make a positive contribution to the setting of the Meeting House.  The main entrance to the building has been aligned with the gable end of the Meeting House, providing a continuation of the built form.  The north-western gable elevation of the proposed building faces the blank elevation of the Meeting House and through the use of gables, a chimney and recessed elements seeks to break the building down to a scale and character that is sympathetic and responds to the setting of the Meeting House.  The use of traditional materials and detailing on the proposed building also ensures that the proposed development would not detract from the setting and appearance of the Meeting House.


21. The proposed development incorporates various types of hard and soft landscaping treatments around the perimeter of the building and within a central courtyard.  The entrance to the site from Atkinson Road has been designed to create a formal character leading up to the main door.  The existing boundary brick walls are proposed to be retained and all perimeter fencing is proposed to be stained close boarded fencing.  A secondary access is proposed to the development off Palace Road, where car parking is provided for residents of the care facility and adjacent properties.  The parking proposed for existing residents would be located directly opposite No.’s 2-8 Palace Road and to the north-west of No.8 Palace Road.  This area is proposed to have a secure boundary with a wall and railings, which will be complemented by soft landscaping such as trees, hedgerows and ornamental shrub planting.

HIGHWAY SAFETY AND PARKING PROVISION


22. To meet the Council’s car parking standards for the provision of 71 residential units for an extra care scheme, the provision of 24 car parking spaces are required for visitors and 2 spaces for staff.  The proposals include the provision of 47 spaces, therefore providing 21 spaces for residents, which is considered acceptable given the nature of the proposed development.  

23. In addition, the development includes the provision of an additional 12 car parking spaces for residents who live in close proximity to the site.  The 6 parking spaces located on Palace Road fall short of the Councils dimension standards in regard to the aisle width, however, the LHA notes that this arrangement is existing and will be left unchanged.


24. To meet the Councils cycle parking standards the provision of 2 cycle parking spaces and 2 motorcycle parking spaces should be provided. The proposals provide 6 cycle parking spaces and a bay for motorcycle parking. Whilst these arrangements are considered acceptable, a lockable facility is required for the motorcycle parking to ensure security for bikes being left for long periods of time.  A condition is therefore recommended requiring the submission of details for lockable motorbike parking.


25. The Transport Assessment submitted with the application demonstrates that 16 trips would be generated by the development in the AM peak hour between 8pm and 9 am and 10 trips in the PM peak hour between 5pm and 6 pm. It is not considered that this would cause detrimental impact to the local highway network in the vicinity of the site.  The applicant has also demonstrated that refuse and servicing vehicles can be accommodated within the site.  


 


26. An interim travel plan has been submitted with the application, however, there are no set targets within this plan and therefore in accordance with recommendations from the LHA, a condition is recommended requiring the provision of a full travel plan.


ECOLOGY


27. An Ecological Assessment has been submitted with the planning application.  In relation to bats, a European Protected Species, it is considered that the applicants have used reasonable effort to assess the structures and trees on the site for evidence of the potential to support bats.  The assessment concludes that there is limited potential within the existing buildings for bats, though there is some limited potential within external architectural features.  The use of a pre-demolition protocol as described in the Assessment will provide a precautionary approach to demolition and if implemented should ensure that no breach of legislation occurs should bats be unexpectedly found.  It is recommended that a condition is attached to ensure that these measures are implemented.


28. Both Japanese Knotweed and Cotoneaster have been recorded at the site.  Cotoneaster has recently been added to the Wildlife and Countryside Act Schedule 9 list and in this urban context is not a significant ecological constraint.  However, the Greater Manchester Ecological Unit (GMEU) advises that the recommendations outlined in the submitted Ecological Assessment should be implemented and new landscaping should not use these species.  Japanese Knotweed is a more significant issue and GMEU advise that a Treatment and Control Method Statement should be provided and implemented.  A condition is therefore recommended requiring the submission and implementation of a Treatment and Control Method Statement.


TREES


29. The application includes the removal of trees within the site and as such the applicant has submitted an Arboricultural Implications Assessment.  The Assessment identifies that the trees to be retained within the site are mainly situated on its periphery and has noted four outstanding trees. These include a large Elm to the south of the site, which is highly visible from York Road.  Other notable trees to be retained include those standing upon a contoured grass sward to the east of the St Giles' Lodge building. These are to be incorporated into the proposed landscaping scheme for the site.  The retention of mature existing trees around the periphery of the site will also help to further reduce the impact of the proposed development on neighbouring residential houses and the existing street scene.  A condition is recommended requiring the submission of a tree protection scheme to ensure that the trees to be retained are not damaged during or as a result of the proposed development.


 


30.  The applicants have also submitted a Landscape Structure Plan, which shows an illustrative landscaping layout, including the planting of new trees within the site.  A condition is recommended which requires the submission of full landscaping details, including hardworks and softworks and a planting schedule.   

OTHER MATTERS


31. The applicants have submitted a Flood Risk Assessment relating to the proposed development, which states that surface water run off rates could be reduced by 50% as recommended in the SFRA.  No details were however provided relating to the attenuation volumes.  The Environment Agency has therefore recommended that a condition is attached requiring the submission of a surface water drainage scheme for the site, based upon the sustainable drainage principles of the Flood Risk Assessment.  The Environment Agency further advises that surface water run-off should be controlled as near to the source as possible through a sustainable drainage approach to surface water management.


32. The applicants have also submitted a Crime Impact Statement, which Greater Manchester Police (GMP) state that they support.  In line with comments received from GMP, a condition is recommended requiring the development to be carried out in accordance with the Crime Impact Statement.  The applicant has not provided details of external lighting at this stage.  A condition is therefore recommended requiring full details of external lighting to be submitted and approved to ensure that the site is well light to increase safety, whilst not unduly impacting on the amenity of surrounding residential properties.

 


DEVELOPER CONTRIBUTIONS


33. SPD1 Planning Obligations sets out the contributions required towards affordable housing, highways and active travel infrastructure, public transport schemes, specific green infrastructure and educational facilities.  The proposed development would not require a financial contribution with regard to the above as it is comprises 100% affordable housing through a RSL. 

CONCLUSION


34. The siting of a part two, part three storey building to form a 71no. unit extra care facility is considered acceptable.  The proposal would create a sustainable form of development that would deliver the three main roles, economic, social and environmental, as outlined in the NPPF. The loss of the existing buildings within the site is considered acceptable and to not have a detrimental impact on the character of the surrounding area.  The design of the proposed building is considered acceptable and to not unduly impact on the amenity of neighbouring residents.  The proposal would not appear over prominent within the existing street scene or 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.

RECOMMENDATION: GRANT subject to the following conditions 


1. Standard Time Limit


2. List of Approved Plans


3. Submission of Materials

4. Landscaping


5. Tree Protection Scheme

6. Contaminated Land (bespoke condition)


7. Submission of a noise and dust management plan prior to demolition


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


9. Provision of cycle parking

10. Details of motorcycle parking to be submitted and approved, including details of lockable facilities.

11. Submission of a Travel Plan

12. Development to be carried out in accordance with the submitted Crime Impact Statement.

13. Development shall not begin until a surface water drainage scheme for the site, based on sustainable drainage principles and the Flood Risk Assessment (FRA) submitted by Sutcliffe Ref LRD25884 Issue 01 dated March 2012, has been submitted to and approved in writing by the local planning authority. The scheme shall subsequently be implemented in accordance with the approved details before the development is completed. 


14. The demolition of the existing buildings shall be carried out in accordance with the pre-demolition protocol as detailed in the submitted Ecological Assessment.


15. Submission and implementation of a Treatment and Control Method Statement in relation to Japanese Knotweed found within the site.


16. No surface water from the development shall be discharged either directly or indirectly to the combined sewer network.  The site must be drained on a separate system, with only foul drainage connected into the foul sewer.  Surface water should discharge to a SUDs system and existing watercourse. 


17. Details of acoustic treatment to substation to be submitted and agreed in writing.


18. Obscure Glazing – First and second floor windows to the north-west corner elevation.


19. Details of external lighting to be submitted and approved.


20. The development shall only be used as an extra care facility and for no other purposes.
 


VW






		WARD: Stretford

		78469/FULL/2012

		DEPARTURE: No





		Installation of 4.5 metre high CCTV camera pole adjacent to the western entrance with Henshaw Street.



		Victoria Park Infants School, Henshaw Street, Stretford, Manchester, M32 8BU





		APPLICANT:  Trafford Council





		AGENT: N/A





		RECOMMENDATION:  GRANT 









SITE


The application relates to Victoria Park Infants School, which is situated on the eastern side of Henshaw Street.  Howard Street is also situated to the eastern side of the site.  Residential dwellings bound the site to the south and the north and face the site on the opposite sides of Henshaw Street and Howard Street.  The site comprises of single storey buildings, playground and car parking.

PROPOSAL


The application proposes the installation of a 4.5 metre high CCTV camera pole adjacent to the western entrance of the site off Henshaw Street.  The proposed camera would operate 24 hours a day.  The gates adjacent to the CCTV camera have a magnetic lock / unlock arrangement controlled from the school reception office.  Alongside an intercom system, the CCTV camera will allow the reception to verify the visitors ID before allowing entry to the school.

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


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

75307/FULL/2010 - Erection of single storey infill extension to north elevation to form entrance facility and WC - Approved with conditions 21/07/2010.


H/57489 - Erection of covered play and storage areas - Approved with conditions 14/10/2003.


H/LPA/52290 - Erection of 2.4 metre high railings following removal of existing brick pier and iron railings - Approved with conditions 25/09/2001.


APPLICANT’S SUBMISSION

The school has confirmed that the CCTV camera is proposed due to Ofsted Inspectors identifying that the present arrangements are not secure enough and do not meet the requirements to keep the school’s environment safe.  With the gates secured and the CCTV in place they will ensure that as far as practicable that the school is safe whilst at the same time allowing parents or expected visitors access.  They state that without the proposed securing measures the school would not be aware of any security breaches or problems.

CONSULTATIONS


Pollution & Licensing – No objections


Greater Manchester Police: Design for Security – No objections.


REPRESENTATIONS


A letter of objection has been received from a neighbouring resident, which states the following: - 


· Currently people arriving at the school gates go to the nursery, knock on the door and are allowed entrance to the school, therefore the CCTV is unnecessary and this defeats the applicant’s reason for a CCTV camera when people are allowed to enter an unlocked gate to the nursery door.


· The locking of the gate to the car park causes annoyance to the local residents as visitors are using Henshaw Street to park.


· If the school is not having electronically controlled gates it means someone from the office must still go to the gate to let them in, defeating the purpose of the CCTV camera.


· CCTV cameras are an intrusion into people’s private lives and should not be erected except for exceptional reasons.  It is not acceptable for staff of the school to view what local residents are doing in their daily lives passing along Henshaw Street.  It would be easy for staff to misunderstand an event on the Street and then take action.


· A CCTV camera should be erected by the gate between the car park and the playground, which would not intrude on local residents.


· The CCTV camera is in the wrong position for attempting to make the school more secure at night time.  Those who enter the school on a night time or holidays mainly enter from Howard Street, where the fence and gates are easy to climb over.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application site is unallocated within the Proposals Map.  The proposed development is to serve the existing use of the site as a school.  There are no policies within the Core Strategy that presume against this form of development in this area.  The principle of the development is therefore considered acceptable and the main areas for consideration are the impact on residential amenity, the existing street scene and highway safety.


RESIDENTIAL AMENITY

2. The proposed CCTV camera and pole would be located adjacent to the pedestrian and vehicular entrance to the site off Henshaw Street.  The camera pole would be situated 5.3m into the site, away from the highway.  A minimum distance of 5.8m would remain between the proposed pole and the adjacent residential property No.62 Henshaw Street.  It is therefore considered that the proposed CCTV camera and pole would not appear visually intrusive to neighbouring residents.


3. Concerns raised by a neighbouring resident in relation to privacy are noted.  The applicant has demonstrated that the coverage area of the proposed camera would not include private residential houses or gardens.  The camera would also only cover a small area of the pavement and road adjacent to the entrance on Henshaw Street, spanning a maximum length of 7.6m, which will enable the school to see pedestrians entering the site.  It is considered that the proposed camera would provide no greater visual coverage of the street than existing residential houses that face the road.  It is also considered that the benefits of the camera in increasing the safety of the school outweigh any perceived harm to residents that may be causes in the small section of the road that would be covered by the camera.  This is also in accordance with Policy L7 of the Core Strategy, which states that development must be designed in a way that reduces opportunities for crime.  


DESIGN AND VISUAL AMENITY


4. The proposed pole that would support the CCTV camera would measure 4m high and have a maximum diameter of 0.1m. The applicants have confirmed that the proposed pole would be powder coated grey or black.  The proposed camera and pole would be situated 5.3m back from the public highway.  It is therefore considered that the proposal would not appear over prominent within the existing street scene.  Furthermore, mature trees lie along the Henshew Street boundary of the site, which would soften the appearance and partially screen views of the proposed pole from Henshaw Street.  It is therefore considered that the design of the proposed pole and camera are acceptable and would not adversely impact on the existing street scene or character of the surrounding area.


HIGHWAY SAFETY


5. The proposed CCTV camera pole would not impede any car parking provision within the site and would be set back from the vehicular access and egress off Henshaw Street and thus would not impact on visibility splays.  It is therefore considered that the proposal would not impact on highway safety.


CONCLUSION


6. The proposed CCTV camera and associated 4m high pole are considered acceptable and to not unduly impact on residential amenity, including privacy, in the surrounding area.  The design of the proposal is also considered acceptable and to not adversely impact on the existing street scene or highway safety.  The proposed development is therefore considered to comply with the relevant Policies in the Core Strategy.

RECOMMENDATION: GRANT subject to the following conditions 


1. Standard time limit


2. List of approved plans 


3. Colour treatment of pole


VW





		WARD: Altrincham

		78472/FULL/2012

		DEPARTURE: No





		Erection of two single storey residential units.



		72 Barrington Road, Altrincham, WA14 1JB





		APPLICANT:  TIC Group





		AGENT: Cube Architecture and Design Ltd.





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application relates to a backland site on the north side of Barrington Road to the north of Altrincham town centre. The site is currently vacant and includes a former garage/storage building and steel container on the western side. The eastern side of the site is overgrown vegetation and has already been partly excavated. The previous use of the site included the parking and repair of taxis and offices in connection with a taxi business.

 

The site is surrounded on all sides by residential property. The site is directly behind No. 72 Barrington Road which is a 3 storey property comprising 6 flats. On the east side there is a single storey building parallel with the boundary which comprises 2 flats. On the west side there is a retirement home. To the rear there are 2 storey terraced houses on Harcourt Road. The surrounding area is predominantly residential in character although there are a number of other uses in the vicinity, including a doctor’s surgery/clinic, dental practice, restaurant, police station and children’s day nursery nearby.

PROPOSAL


The application is for the erection of a detached single storey building providing two residential units. The building would be positioned to the rear of No. 72 Barrington Road and parallel with the eastern side boundary. The layout provides for three car parking spaces and a turning area on the west side of the site and a garden between the car park and the rear boundary. Each unit would have one bedroom, a lounge, kitchen and bathroom.


Amended plans have been submitted since the original submission which amend the parking and turning area in response to comments made by the LHA and amend the materials from part brickwork and part render to just brick on the advice of officers.

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


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


H4 – Release of Other Land for Development


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


RDF1 – Spatial Priorities


L4 – Regional Housing Provision


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 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/63695 - Erection of a detached single storey dwelling. Approved 13/02/06


H/54943 - Erection of two single storey residential units. Refused 21/10/02, Allowed on Appeal 30/07/03

H/54510 - Erection of two single storey residential units. Refused 30/08/02

H/53646 - Erection of 3 single storey flats to rear of 72 Barrington Road. Refused 30/04/02

H07847 - Demolition of existing garage and erection of double garage with store rooms for the repair of taxis. Approved 14/06/79


H/EU/02633 - Established use certificate for the following: 1. The use of the rear yard for the garaging and minor repairs of taxis; 2. The use of the access adjoining the north western boundary of the site for taxis entering and leaving the premises; 3. The use of the two ground floor rear rooms as offices in connection with the use as a taxi business only and for no other purpose. Granted 16/12/75


APPLICANT’S SUBMISSION

Design and Access Statement key points summarised as follows: -


· The size of the building footprint falls marginally under that of the previously approved application ref. H/54943.


· The layout and design has been heavily informed by both that of the previously approved application and the existing single storey building to the rear of 70 Barrington Road.


· The amount of amenity space exceeds the Council planning guidelines and this will be screened from the public footpath to ensure adequate privacy.


· Car parking provision is in line with local planning authority recommendations.


· Soft landscaping will be used within the amenity areas, with a visual barrier introduced to the northern boundary in the form of semi-mature planting.

CONSULTATIONS


LHA – Comment that in its current form the proposals are not acceptable on highways grounds. Comments are summarised in the Observations section of this report. Amended plans have been received since these comments and an update will be included in the Additional Information Report.

Pollution and Licensing – No objections and recommend that the following condition is attached to any planning permission with regard to noise from any proposed external equipment (e.g. air conditioning units/heat exchange units):


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


Drainage – Applicant to be advised because of limited sewer capacity it will be necessary to constrain the peak discharge rate of storm water from this development. No development shall be commenced unless and until full details of storm water attenuation or SUDS proposals have been submitted to and approved by the Local Planning Authority and none of the development shall be brought into use until such details as approved are implemented in full. Such works to be retained and maintained thereafter.


Highways – No comments


Street Lighting – No comments


Public Rights of Way – No comments


REPRESENTATIONS


Neighbours – One letter received summarised as follows: -

· No objection to the concept of developing the land and welcome the development as the land has been left to overgrow by the current owner since the expiry of the previous application.


· Object to the position of the building. The original approval (H/54943) placed the building 4.0 metres at it's closest to the boundary with the rear of the property's on Harcourt Road. The current design places the building 2.0 metres closer. 


· It is assumed the developer chose not to proceed with the previous scheme because they were stopped by Planning as they had placed foundations closer than the planning approval. The current design is attempting to ‘over-ride’ the planning departments’ previous decision for the building to be further away from the boundary.

· No concerns with the general aesthetic of the building though would highlight that this is not an area where render is used and question its use. Brick facing to all elevations would be more in keeping with the surrounding properties. 

· Any approval should include a condition to plant the mature trees highlighted on the drawings to at least visually distract from the overpowering position to the boundary of the neighbouring properties.

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.
Permission was granted on appeal in 2003 for a single storey building on the site providing two flats (ref. H/54943). This permission has since expired. A further application for a single storey building providing one dwelling was approved in 2006 and has also now expired (ref. H/63695). The proposed development is similar to both these permissions in terms of its positioning within the site and the type of building.


2.
Notwithstanding the fact that both these previous planning permissions have both expired, they establish the principle of residential development on the site in the form of a single storey building. In the previous applications and appeal decision the Council and the Inspector raised no objection to development in principle and the issues which led to the appeal concerned the impact on the living conditions of the occupiers of nearby residential properties, the lack of outdoor amenity space for the future occupiers of the development, and impact on the character and appearance of the area.

3.
Since the previous decisions, the UDP has largely been superseded by the Trafford Core Strategy. Policy L2 (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.


4.

The site constitutes previously developed land rather than Greenfield having been in commercial use previously and a commercial building on the land. It is within a sustainable location close to Altrincham Town Centre where comprehensive services and facilities are available. The site is also well served by public transport with bus stops on Barrington Road and being within walking distance of Navigation Road Metrolink and Altrincham Interchange. In light of the above there is no land use policy objection to residential development of the scale proposed in this location.

IMPACT ON THE CHARACTER AND APPEARANCE OF THE AREA

5.
The proposed building would have a rectangular footprint of 6.5m x 15m and be positioned on the east side of the site, adjacent to the boundary and parallel with a similar single storey building (comprising 2 flats) on the adjacent plot. The size and position of the building would be similar to both the previous approved schemes, although it has a larger overall footprint than the dwelling approved under H/63695 being approximately 2.5m longer and extending closer to the rear boundary. In comparison to the 2 flats approved under H/54943, the building would extend closer to the rear boundary, although is slightly shorter in length. In terms of its height the building would be single storey and similar to both previously approved schemes, with an eaves height of 2.5m and ridge height of 4m.

6.
In terms of design and materials the appearance of the building would be similar to that approved previously. It would be constructed in brick with a hipped roof over in interlocking concrete tiles. The detailing is limited to the doors, windows and a projecting feature above the doors to the front elevation which results in a relatively plain appearance though which is considered appropriate for a single storey building on a backland site. A sample of the proposed facing brick and roof tile would need to be submitted and agreed prior to commencing the development to ensure these blend in with surrounding buildings. 

7.
Amenity space for the future occupiers of the development is proposed on the west side of the site between the car parking spaces and the rear boundary. This would be approximately 65 sq. m in area and which would be fenced off from the car park.  The Council’s guidelines for new residential development state most new dwellings should provide some private outdoor space and as an indication states around 80 sq. m of garden space for 3 bedroom semi-detached houses will normally be acceptable. The guidelines also smaller houses may be acceptable with somewhat less. The guidelines also refer to there being a limited number of exceptions. Having regard to these guidelines and that the previously approved application for 2 units had less amenity space than now being proposed, it is considered the level of amenity space is acceptable. 

IMPACT ON RESIDENTIAL AMENITY


8.
To the rear of the proposed building there are 2 storey terraced properties on Harcourt Road, separated from the site by a common right of way behind these properties.  The proposed building would be positioned closer to the rear boundary than the previous applications, retaining between 2.1m and 3.7m to the rear boundary compared to between 4.2m to 5.8m previously. It would retain approximately 8.5m to the main rear elevations of the 2 dwellings directly behind, measured at its closest point. The end elevation of the building would be 6.5m wide and 2.5m high, with a hipped roof above to a height of 4m.  Although the proposed building would be visible from the rear windows and outside amenity space of these dwellings, it is considered given its orientation and limited height it would be sufficiently far away from the gardens and rear facing windows not to be overbearing or cause any undue overshadowing. The prominence of the building would also be reduced by the fact that a hipped roof is proposed sloping away from the boundary rather than there being a gable end up to ridge height close to the boundary. Its height and relationship to properties on Harcourt Road would be similar to that of the adjacent flats to the rear of No. 70 Barrington Road. There is also scope for planting in the form of trees and/or shrubs within the gap retained to the rear boundary to partly screen the building – the details of this can be required through a condition requiring submission and approval of a landscaping scheme. No windows are proposed in the end wall facing the properties on Harcourt Road

9.
No. 72 Barrington Road backs onto the site and there are a number of windows facing the site. The proposed building would retain 6.8m to these windows which compares to 7.9m in approval H/63695 and 4.4m in approval H/54943. At this distance and given the relatively low height and width of the building it would not be overbearing and given that the building would lie to the north it would cause no significant overshadowing. 


10.
The application site does not provide amenity space for the flats at No. 72 Barrington Road, having been in commercial use previously, therefore these properties would not lose any existing amenity space. 

11.
In relation to the flats on the east side of the site, the proposed building would largely be built parallel with this, extending only 1.6m further forward which would not have significant impact on its front windows in terms of outlook or overshadowing.

12.
All windows and doors to the building would be in the front elevation facing the boundary with the retirement home at No. 74 Barrington Road. The side elevation of 74 Barrington Road is a blank gable, whilst in relation to its rear garden there would be a separation distance of about 13m which is considered sufficient to avoid any loss of privacy.


ACCESS AND CAR PARKING


13.
The LHA comment that the proposed units are one bedroom flats and therefore require 1 car parking space each to meet the Council’s car parking standards.  The proposal provide 3 car parking spaces, however, the proposals look to utilise the rear hardstanding that is currently used by 72 Barrington Road. The LHA comment that in its current form the proposals are not acceptable on highways grounds for the following reasons: -

· Two of the proposed car parking spaces would lead to vehicles reversing out of the rear area as there is inadequate turning space provided for vehicles to be able to turn, in addition, the provision of the third parking spaces limits the access to the site, which needs to be 4.5m wide for simultaneous access and egress.

· Whilst there is no objection with the shared use of the existing access, the proposals do not detail the existing use of 72 Barrington Road and its parking requirements. This needs to be clarified.


14.
The agent has since confirmed that the development does not affect the car parking provision for the existing flats at No. 72 Barrington Road and has provided an amended plan seeking to address the issues raised regarding turning space. Any further comments from the LHA will be included in the Additional Information Report. It is understood that the application site does not provide any car parking provision for the occupiers of the flats at 72 Barrington Road and their parking is solely to the front of the property. 

DEVELOPER CONTRIBUTIONS


15.
The Trafford Developer Contributions (TDC) required by SPD1 Planning Obligations are set out in the table below:


		TDC category. 

		Gross TDC required for proposed development.

		Contribution to be offset for existing building/use or extant planning permission (where relevant).

		Net TDC required for proposed development.



		

		

		

		



		Affordable Housing

		N/A

		N/A

		N/A



		Highways and Active Travel infrastructure (including highway, pedestrian and cycle schemes)

		£310

		N/A

		£310



		Public transport schemes (including bus, tram and rail, schemes)

		£614

		N/A

		£614



		Specific Green Infrastructure (including tree planting)

		£1,860

		N/A

		£1,860



		Spatial Green Infrastructure, Sports and Recreation (including local open space, equipped play areas; indoor and outdoor sports facilities).

		£1,844.62

		N/A

		£1,844.62



		Education facilities.

		N/A

		N/A

		N/A



		Total contribution required.

		

		

		£4,628.62





RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT and the following conditions: -


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 £4,628.62. This comprises £310.00 towards Highways and Active Travel Infrastructure and £614.00 towards Sustainable Transport Schemes, £1,860.00 towards Specific Green Infrastructure and £1,844.62 towards Spatial Green Infrastructure and Sports and Recreation.


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


1. Standard 3 year time limit


2. List of approved plans


3. Samples of materials to be submitted and agreed

4. Landscaping scheme to be submitted and agreed

5. Contaminated land Phase 1 report and, if necessary, further investigation, risk assessment and remediation. 

6. Implementation and retention of parking spaces and to be made available only for occupiers of the units.


7. All external equipment that is likely to result in an increase noise from its operation should be acoustically treated in accordance with a scheme designed so as to achieve a noise level of 10dB below the existing background (LA90) at the nearest noise sensitive location.  The existing background should be taken at the quietest time that the equipment would be operating.  Details of the scheme should be submitted to the LPA prior to the commencement of any works.

8. Sustainable Urban Drainage Scheme to be submitted and approved to address water efficiency and surface water run-off arising from the development. 


9. Removal of permitted development rights for extensions, gates, walls and fences


RG





		WARD: Sale Moor

		78502/FULL/2012

		DEPARTURE: Yes





		Demolition of existing school building and erection of new primary school with associated parking, new access and ancillary works



		Worthington Primary School, Worthington Road, Sale M33 2JJ





		APPLICANT:  Trafford Council





		AGENT: Trafford Council





		RECOMMENDATION:  GRANT









SITE


The application relates to the 1.45 ha site of the existing primary school located on Worthington Road, Sale. The existing brick built school building was built in 1905 and was the first Council built school in Cheshire. The main school building is single storey, with a 2 storey building opposite the junction with Massey Road, originally built as the ‘Masters House’. 


The school is a red brick traditional building with ornate clay copings and natural slate roof. The buildings have been linked together over the years and various extensions have been added. There is a separate detached nursery building on the site south of the main school buildings. 


The existing school buildings are orientated north/ south face onto Worthington Road with playing fields to the rear of the school buildings. The existing car park is accessed off Worthington Road to the north of the school buildings and opposite Massey Road. The school has a low boundary wall with 2m high railings along the boundary with Worthington Road and there are a number of mature trees across the site. 


The school is within a residential area and is surrounded by residential properties on Worthington Road, Wythenshawe Road and Heathfield Close either facing the school of adjoining the boundaries of the site.  


PROPOSAL


The application seeks to demolish the existing school buildings and erect a new 1.5 form entry school (315 pupils). The existing buildings suffer from dry rot and a timber decay report has been submitted with the application. 


The proposal is to construct a new school on the site whilst the existing school building remains in order to complete the new school building before demolition of the existing school and this is reflective in the design and layout of the development. 


The new school building is proposed to be sited on the northern half of the site orientated east to west. A new 24 space car park is to be laid out on an area of existing hard standing and new access created off Worthington Road. 


The new school building will be predominantly traditional red brick with kalzip aluminium standing seam roof in a slate grey finish. The design of the new school includes a double height glazed entrance to the western elevation facing Worthington Road and a double height reconstituted stone gable feature central to the southern elevation of the school building facing the new playing field. It is also proposed to retain the existing semi circle stained glass window from the existing school hall and re locate it within this gable feature which serves the new school hall. 


The height of the main roof of the new school building is 7.45m to the ridge and between 3.5m and 4m to the eaves. 


The roof of the new school is generally a hipped standing seam aluminium roof, however it incorporates gable features to the west and southern elevations.  Windcatcher roof vents are proposed for natural ventilation and a glazed lantern feature is also proposed above the central corridor area of the school. 


At present there are 30 staff and the proposal does not involve an increase in pupil numbers or staff numbers at the new school. The existing annex building to the rear of 297 – 301 Worthington Road is retained for community use.

An Arboricultural Impact Assessment has been submitted with the application. The proposal includes the removal of 6 individual trees at the site and 3 groups of trees. This includes the removal of two Category A and B trees at the site (T1 - a variegated sycamore and T5 - an ash). 


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


L7 – Design


L8 – Planning Obligations


R2 – Natural Environment


R5 – Open Space, Sport and recreation


PROPOSALS MAP NOTATION


Protected Open Space (OSR5)


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainability


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality

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

H22133 Erection of extensions to school to provide gym store and kitchen/ storage area


Approved 12/09/1985


H22133 Erection of extensions to school to provide gym store and kitchen/ storage area. 


Approved 12/09/1985


H31847 Alteration to former caretakers house and erection of single storey rear extensions to form nursery class with covered play area and additional teaching space. 


Approved 01/08/1990


Erection of steel storage container following demolition of existing timber storage shed


H40582 Approved 24/05/1995


H42704 Demolition of existing single storey oil tank housing and classroom entrance and erection of single storey extension to form cloakroom, store and entrance 


Approved 26/07/1996


APPLICANT’S SUBMISSION

A timber decay survey has been provided regarding dry rot experienced at the school.  The applicant advises that dry rot has spread throughout the building including the timber fixtures and fittings and the timber floor to the main building which had to be removed and £126k has been spent on remedial works since 2003. There are also associated health and safety issues at the school due to the dry rot.  The Council’s Executive decision at the meeting of 21st March 2011 was to demolish the school and a funding bid has been put together to enable the school to continue within the existing building until a replacement building is provided to move directly into and avoid the need for a temporary school. The report to the Executive stated that Worthington Primary School has significant health and safety issues and has been battling dry rot for some ten years and the situation continues to deteriorate. 

CONSULTATIONS


Environment Agency


The site is within the Critical Drainage Area identified in the Greater Manchester Strategic Flood Risk Assessment. A Flood Risk Assessment has been submitted and the Environment Agency’s comments will be reported in the Additional Information Report. 

Sport England


It is understood that the site forms part of, or constitutes a playing field as defined in The Town and Country Planning (Development Management Procedure) (England) Order 2010 (Statutory Instrument 2010 No.2184), in that it is on land that has been used as a playing field within the last five years, and the field encompasses at least one playing pitch of 0.2 ha or more, or that it is on land that allocated for the use as a playing field in a development plan or in proposals for such a plan or its alteration or replacement. 


Sport England has therefore considered the application in the light of its playing fields policy.  The aim of this policy is to ensure that there is an adequate supply of quality pitches to satisfy the current and estimated future demand for pitch sports within the area.  The policy seeks to protect all parts of the playing field from development and not just those which, for the time being, are laid out as pitches.  The Policy states that;


“Sport England will oppose the granting of planning permission for any development which would lead to the loss of, or would prejudice the use of, all or any part of a playing field, or land last used as a playing field or allocated for use as a playing field in an adopted or draft deposit local plan, unless, in the judgement of Sport England, one of the Specific circumstances applies.”


Reason; Development which would lead to the loss of all or part of a playing field, or which would prejudice its use, should not normally be permitted because it would permanently reduce the opportunities for participation in sporting activities.  Government planning policy and the policies of Sport England have recognised the importance of such activities to the social an economic well-being of the country.


There are five exceptions to Sport England’s presumption against development affecting playing field. The one that could apply to this application is;


E4 - Replacement/better quality playing fields provided for


It states;


The playing fields of playing fields which would be lost as a result of the proposed development would be replaced by a playing field or playing fields of an equivalent or better quality and of equivalent or greater quantity, in a suitable location and subject to equivalent or better management arrangements, prior to the commencement of development.


The application site currently has just under 8000 sq.m of playing field, while the completed scheme would have approximately 5,500sq.m. Technically therefore the proposal cannot meet the quantitative side of the exceptional circumstance.


Trafford does not have an up to date Playing Pitch Strategy and it is not possible for Sport England to conclude that this loss of playing field area is not material. Such a scenario would normally result in an objection from Sport England.


However the replacement playing field area is still capable of accommodating a mini / junior football pitch and following correspondence with Adam Rout, it is apparent that the school are willing to open up their new pitch (and adjacent MUGA) for community) for formal community use for the first time


This being the case, Sport England does not wish to raise an objection to this application, subject to the imposition of conditions securing community use and playing fields being of a suitable quality being attached to the decision notice (if the Council are minded to approve the application):


The conditions are;


1) Within 6 months of the commencement of development a community use scheme has been submitted to and approved in writing by the Local Planning Authority [after consultation with Sport England]. The scheme shall apply to the playing pitch and MUGA and shall include details of pricing policy, hours of use, access by non educational establishment users/non-members, management responsibilities, a mechanism for review and a programme for implementation. The approved scheme shall be implemented upon the start of use of the development and shall be complied with for the duration of the use of the development.

Reason: To secure well managed safe community access to the sports facility and, to ensure sufficient benefit to the development of sport

2) The playing field shall be constructed and laid out in accordance with the standards and methodologies set out in the guidance note "Natural Turf for Sport" (Sport England, 2011), and shall be made available for use within 12 months of the commencement of use of the new school building.

Reason: To ensure the quality of pitches is satisfactory and they are available for use within a reasonable timescale 


If the Planning Authority decided not to attach the above condition(s), Sport England would wish to lodge a statutory objection to this application. Should the Authority be minded to approve this application without the above condition(s), then in accordance with The Town and Country Planning (Consultation) (England) Direction 2009, and the DCLG letter of 10 March 2011, the application should be referred to the National Planning Casework Unit.


Drainage – Condition recommended that ‘because of limited sewer capacity it will be necessary to constrain the peak discharge rate of storm water from this development. No development shall be commenced unless and until full details of storm water attenuation or SUDS proposals have been submitted to and approved by the Local Planning Authority and none of the development shall be brought into use until such details as approved are implemented in full. Such works to be retained and maintained thereafter.’

LHA 


To meet the Councils car parking standards the provision of 20 car parking spaces should be provided for the school and an additional 2 spaces for nursery staff and 6 car parking spaces for parents.  Therefore the proposals require 28 car parking spaces overall to meet the Councils car parking standards. 


The provision of 15 cycle parking space for staff and 1 space per 3 students for the school and 1 for the nursery use. The proposals include 45 cycle parking spaces and it is considered that this is more than adequate to cover the needs of the school. There should also be the provision of motorcycle parking spaces within the site to meet the Councils standards.


Whilst there are no objections in principle to the proposals the LHA would request that a condition is attached to any approval requesting further detail in relation to the locking mechanisms and proposed motorcycle and cycle parking standards.


The car park access needs to be widened to 4.5m wide in order to allow simultaneous access and egress. 


The applicants attention should be drawn to the need to gain further approval from Trafford Councils Streetworks Section for the construction, removal or amendment of a pavement crossing under the provision of section 184 of the Highways Act 1980.


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


The provision of an updated travel plan is required. If the above can be undertaken then there are no objections on highways grounds to the proposals.



Pollution and Licensing


Comments will be reported in the Additional Information Report

REPRESENTATIONS


8 letters of objection have been received on the following grounds; 


The new school building should be on the footprint of the existing school or closer to the existing footprint. 


Environmental impact from building on grassed area


Loss of trees, as many trees as possible should be retained


Building is very close to the boundaries of the site


Queries regarding a shadow survey


Bat survey should be carried out


Queries regarding lighting proposals


Security concerns raised regarding passageway created


Concerns that suitable alternatives have not been fully considered


Queries regarding why the existing building hasn’t been properly maintained


Better to fix the problems of existing building than build new school


A tranquil, green and attractive location will be destroyed 


The existing site contains mature trees and a sense of space


Increase in traffic


Siting of new school could impact on traffic at junction of Worthington Rd and Massey Rd


Part of Worthington Road should be made one way


Siting of new school building and associated road markings could increase parking problems 


The new school should be set back from the road


Proximity of playground/ playscape areas to residential property/ windows


Problems of dust associated with playground


Impact from noise, dust and traffic during construction. 


Comments are also made regarding loss of property values, however this is not a material planning consideration. 

OBSERVATIONS


DEMOLITION OF EXISTING SCHOOL BUILDING

1.
Following the submission of the application to demolish the school an application was made to English Heritage for the consideration of adding the school building to the List of Buildings of Special Architectural or Historic Interest.


2.
English Heritage have now advised that the Minister for Tourism and Heritage has decided not to add Worthington Road Primary School to the List of Buildings of Special Architectural or Historic Interest. The Assessment accompanying the listing decision refers to 3 extensions to the school since 1935 and windows have been replaced with UPVC, the interior of the school has been modernised and the timer floor has been removed due to dry rot. The assessment concludes that whilst Worthington Road School does retain some original architectural features, others have been removed during refurbishment and modernisation including many of the original windows which have been replaced by modern UPVC which do not follow the glazing pattern of the original windows. The modern architectural windows also impact on the external architectural quality of the school. English Heritage have also made comparisons of Worthington Road School to other listed schools of similar date and consider that Worthington Primary School is relatively modest in terms of its architectural quality. Furthermore alterations have resulted in the loss or alteration of the original entrance and therefore the original plan of the school will have been partially lost. 


3.
English Heritage conclude that whilst the construction of Worthington Road school as the first council built school in the area is of local interest and undoubtedly a landmark building for local residents, 1905 falls within a period of educational expansion nationally when many councils were reacting to the new controls provided by the 1902 Education Act. English Heritage advise that whilst the school retains some elements of architectural interest there are too limited in their extent to compensate for other losses and alterations to the building and it therefore does not meet the criteria for listing in a national context. 


4.
Further to the decision of Executive Members in March 2011 regarding the demolition of the school, the applicant has submitted a timber decay survey regarding the dry rot experienced at the school and advises that £126k has been spent on remedial works since 2003 and there are health and safety issues arising in relation to the dry rot. 

5.
 It is therefore considered that whilst the loss of the existing school building as a building of local interest is unfortunate, the building is no longer fit for purpose to function as a school and the principle of demolition of the existing school building should be accepted.


6.
Queries have been raised regarding a bat survey and a condition is attached to ensure that a survey is carried out and any mitigation measures are implemented during demolition and incorporated into the new building. 

LOSS OF OPEN SPACE


7.
The existing playing fields to the rear of the school building are designated as protected open space in the UDP proposals map which is still relevant until the allocations DPD to support the Core Strategy is available. The proposal involves development on the protected open space in order to construct the new school building prior to demolition of the existing school building. 


8.
Policy R5 of the Core Strategy states that the Council will seek to protect existing areas of open space and outdoor sports facilities and developers will be required to demonstrate how their development will protect, and encourage the use of Trafford’s open space and sports/ recreation facilities. 


9.
Sport England advise that the application site currently has just under 8000 sq.m of playing field, while the completed scheme would have approximately 5,500sq.m. and therefore the proposal cannot meet the quantitative side of the exceptional circumstance policy. Trafford does not have an up to date Playing Pitch Strategy and it is not possible for Sport England to conclude that this loss of playing field area is not material. Such a scenario would normally result in an objection from Sport England. 


10.
However Sport England advise that the replacement playing field area is still capable of accommodating a mini / junior football pitch and following correspondence with the applicant, the school are willing to open up their new pitch (and adjacent MUGA) for community) for formal community use for the first time which is therefore beneficial to sports provision for the area. Therefore although there is a net reduction in the size of the playing field, there are no objections from Sport England and the proposal does not conflict with policy R5 of the Core Strategy as the new development replaces the existing playing field at the school and improves access to sports provision for the community. 


LOSS OF TREES 


11.
The application has been submitted with an Arboricultural Impact Assessment and the proposed scheme has been revised to reduce the amount of trees proposed for removal at the site. 


12.
The proposal includes removal of 6 trees across the site together with two groups of trees within the playing field area. The trees proposed for removal of significance at the site are a large Ash tree within the site (T5) and two sycamore trees (T1 and T4) along the boundary with Worthington Road and to the rear of 34 Wythenshaw Road. These trees are required to facilitate the location of the new school building and the new entrance from Worthington Road. T1 and T5 are category A trees. T1 is of value to the streetscene of Worthington Road and T5 is the largest tree within the site. It would not be possible to retain T5 due to the requirements for the new school to be developed whilst the existing school building is retained on the site. T4 is a sycamore which is identified as a category C tree of limited arboricultural value and therefore its removal and replacement is not resisted on arboricultural grounds. 


13.
Objections have been received on the grounds of loss of trees at the site and the application has been revised to reduce the number of trees proposed for removal. A tree is retained along the frontage of Worthington Road and two trees are retained along Wythenshawe Road that were proposed for removal for site access, a smaller group of trees here is proposed for removal instead. In relation to T1 adjacent to Worthington Road, the submitted Arboricultural Impact Assessment advises that retention of T1 would require significant redesign of the scheme. 


14.
It is considered that subject to replacement planting at the site to mitigate the loss of these trees, the loss of the trees would not cause serious harm to visual amenity and the proposals have been revised to reduce the loss of trees across the site and are now considered acceptable. 


RESIDENTIAL AMENITY


15.
The new school building will have an east to west orientation at the northern end of the site and will be sited closer to residential properties than the existing school building. The new building will be directly opposite numbers 35 and 37 Worthington Road at a distance of 25.5m from the front of these properties. A tree (T1) is removed from the Worthington Road frontage directly opposite numbers 35 and 37 and the new school building will therefore be a significant change to the outlook from these residential properties. Nevertheless, the new school building is of single storey design and is set back from the front boundary of the site by 8.5m. The new school building is considered to be of an appropriate scale to the residential setting and will not have a harmful or overbearing impact on the outlook from the properties directly opposite. 


16.
The school will be 7m from the boundary of the gardens of No’s 48 Wythenshawe Road and 27 and 29 Heathfield Close. The roof of the school building is hipped away from this boundary with residential gardens and the eaves height of this part of the building is reduced to 3.5m and it is considered that the reduced height and the distance from the boundary will ensure that the building will not have an overbearing impact to these properties. Existing trees are proposed to be retained along this boundary which will also soften the relationship of the new school building from views within these gardens. Classroom windows are proposed within this elevation however the retention of trees and the existing boundary hedge and fence which run along this boundary will protect privacy. 


17.
The new school building will also be closer to the rear gardens of No’s 30 to 34 Wythenshaw Road directly to the south of these gardens and two trees are removed from this area of the site. The school will be a distance of some 10m from the boundary with these properties and the height of the of the eaves of the northern elevation of the school building which is directly beyond these gardens will be 3.2m with the overall ridge height of the main roof of the school measuring almost 7.5m. It is the roof of the school which will be visible from the gardens of these properties and it is considered that the siting of the building some 10m from the boundary will ensure that the new school building does not have an overbearing impact to residential amenity within the gardens of these properties. In terms of sunlight and overshadowing, the new school building is sited to the south of these properties however the scale and separation of the building is considered sufficient to ensure that the building will not result in any serious overshadowing to these gardens. 


18. 
The school car park is proposed to be sited opposite the Almshouses and 19 Worthington Road. It is not considered that the location of the car park to the replacement school will create any loss of residential amenity to the properties facing the car park. The car park is in an area of the site that was previously occupied by a hard surfaced play ground. The applicant advises that the existing low wall and 1.8m railings at the site will be retained apart from the new access created to the car park. 


19.
Concerns have been raised regarding the proximity of the playground to residential properties, however the area to the east of the school has always been used by the school as play areas and it is not considered that the siting of the proposed new school will significantly alter the relationship of play areas to residential properties. An existing area of playing field in the south east corner of the site is proposed to be laid out as a multi use games area and this is some 8.5m from the boundary with residential properties. This area is already currently part of the play area for the school although more formal play activity may take place as part of the proposed hard surfaced play area. Any activity here or on the main sports pitch could also take place outside school hours given Sport England’s position on introducing community use of the sports pitches. It should be noted however, that there is nothing to stop the school opening up their grounds to the public at present.  It is recommended that as part of the condition requiring community use, details of the opening hours are approved by the Council in order to protect the amenity of residents. The existing boundary treatment along this boundary is 2m fencing and existing and supplementary planting is proposed along this boundary. It is considered that this play area will not result in any significant loss of residential amenity compared to the existing relationship and is considered acceptable. 


20.
Concerns have also been raised regarding creation of a passageway due to the siting of the school building, however the narrowest passageway would be some 7m at the eastern boundary of the site and this will include a planted boundary. It is not considered this would result in a passageway which will create issues due to lack of natural surveillance as it is set well within the site. Queries are also raised regarding external lighting at the new school and a condition is recommended for details to be submitted to ensure that this will not be detrimental to residential amenity.


21. 
It is considered that the new school is sited and designed in a way which is sensitive to the surrounding residential properties and will not result in any unacceptable loss of residential amenity and as such the proposal accords with policy L7 of the Core Strategy. 


DESIGN 


22.
The new school building is proposed to be of traditional red brick with a modern Kalzip aluminium standing seam roof in slate grey finish. The design of the school includes a glazed entrance feature to the west elevation facing Worthington Road which will be the main elevation to the street. It is considered that the western elevation with the entrance feature provides a suitable design to the streetscene and whilst of modern design is proposed in materials that are appropriate to the residential area. 


23.
The southern elevation includes a reconstituted stone gable feature and the semi circular stain glass window in the existing school is relocated to this elevation as a feature window. This elevation will be seen in views of the school from Worthington Road across the playing field and it is considered that providing the finish of the stone gable feature is appropriate to the modern school design this elevation is an acceptable design for a modern school building within a residential area. 


24.
The design of the school incorporates natural ventilation features such as windcatchers to the roof as well as a number of rooflights. It is considered that the proposed rooflights could be a flatter profile to reduce the prominence on the north and south elevation and therefore a condition is recommended. A glazed lantern feature is also incorporated into the roof of the school above the central corridor and this provides a vertical emphasis to the western elevation beyond the full height glazed main entrance to the school.


25.
 It is considered that the design of this modern school building will fit comfortably within the residential surroundings providing the finish of the materials is of suitable quality and therefore a condition is recommended. The design of the school is a contemporary school building however it is considered that it will provides an attractive frontage to Worthington Road with the west elevation being the main elevation which will be seen within the streetscene. The design of the northern and eastern elevations are less detailed as these elevations face onto boundaries of the site with residential properties. The southern elevation includes the retained semi circle stained glass window and a gable feature to the main school hall which will provide a focal point in long views across the playing field. 


26.
The design and siting of the school building is considered to be acceptable for the site and will sit well within the surrounding area and will not detract from visual amenity. The application is therefore considered to comply with policy L7 of the Core Strategy. 

HIGHWAYS


27.
The new school layout includes a new car park providing 24 spaces together with 4 disabled parking spaces closer to the main school entrance. The existing school car park has only 19 parking spaces. The LHA advise that the Councils car parking standards require the provision of 20 car parking spaces for the school and an additional 2 spaces for nursery staff and 6 car parking spaces for parents.  Therefore the proposals require 28 car parking spaces overall to meet the Councils car parking standards. The proposals now include 26 car parking spaces including disabled parking spaces and therefore there is a small shortfall but there are no objections from the LHA. 

28.
The LHA also advise that the proposals include sufficient cycle parking spaces however there should also be the provision of motorcycle parking spaces within the site and a condition is recommended for motorcycle parking provision and details of the cycle stands.


29.
The LHA advised that the car park access needs to be widened to 4.5m wide in order to allow simultaneous access and egress and the applicant has amended the proposed access width to 4.5m. 


30.
There are no objections from the local highway authority regarding the location of the new car park and the applicant advises that the new location of the car park will improve access to the existing community annex building on the site which is used outside of school hours. 


31.
The replacement school is a 1.5 form entry school and is not intended to increase the capacity at the school. Although objections have been received on highway grounds regarding existing parking problems and increased traffic, the proposal simply provides better facilities at the site than the existing school and it is therefore not considered that the development will lead to significant increases in traffic. Nevertheless, in accordance with sustainable travel principles and policy L4 of the Core Strategy it is considered appropriate to condition that the school submit an updated Travel Plan to encourage staff and visitors to the school to use alternative means of transport than the private car. 

DEVELOPER CONTRIBUTIONS


32.
The proposal is for education facilities which are a type of development which is exempt from the Trafford Developer Contributions (TDC), as set out in SPD1 Planning Obligations as the development is for public infrastructure. 


RECOMMENDATION:  GRANT subject to the following conditions;


1. Time Limit


2. Development in accordance with approved plans

3. Bat survey to be carried out prior to demolition and development carried out in accordance with recommendations

4. Samples of materials to be submitted

5. Notwithstanding approved plans, full details of the profile and position of all rooflights shall be submitted and agreed in writing

6. Tree Protection


7. Replacement tree planting


8. Details of storm water attenuation or SUDS proposals to be submitted

9. Details of all external lighting to the new school shall be submitted prior to installation


10. The existing school building shall be demolished within 3 months of the substantial completion of the new school building unless otherwise agreed in writing. 

11. Submission of updated Travel Plan


12. Details of motorcycle parking provision to be submitted


13. Details of cycle storage shed and stands to be submitted


14. Details of wheel washing facilities and site compound to be submitted


15. Submission of a community use scheme for use of the playing pitch and MUGA to  include details of pricing policy, hours of use, access by non educational establishment users/non-members, management responsibilities, a mechanism for review and a programme for implementation. 


16. The playing field shall be constructed and laid out in accordance with the standards and methodologies set out in the guidance note "Natural Turf for Sport" (Sport England, 2011), and shall be made available for use within 12 months of the commencement of use of the new school building.

MH





		WARD: Hale Central
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		DEPARTURE: No





		Erection of single storey rear extensions with separating rear garden wall, patio and steps and associated works to existing detached garage.



		4 and 6 South Downs Road, Hale , WA14 3HU





		APPLICANT:  Mr Mitchell and Mrs Bladon





		AGENT: ADC





		RECOMMENDATION:   GRANT 









This application needs to be determined by the Planning Committee as one of the applicants is an elected Member of the Council


SITE

The application concerns a pair of semi-detached dwellings on the east side of South Downs Road.

PROPOSAL


The proposal is to erect single storey rear extensions, to both properties along the joint boundary line. They will project 3.6m, which is a similar depth to the existing kitchens. A garden wall of decreasing height from 2.25m is proposed linking in with the existing boundary fence and the formation of a raised patio area with steps. Elevational changes to the garage at Number 6 are also proposed.

DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


CORE STRATEGY

L4- Sustainable Transport and accessibility

L5- Climate Change

L7- Design

R1 – Historic Environment


PROPOSALS MAP NOTATION


Adjacent to Ashley Heath Conservation Area


PRINCIPAL RSS POLICIES


DP1 – Spatial Principles


DPD2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7- Promote Environmental Quality


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/48900 Erection of garage at Number 6 -  Approved March 2000


APPLICANT’S SUBMISSION


The application is accompanied by a Design and Access Statement


CONSULTATIONS


LHA Drainage – Standard drainage informative to be included


United Utilities – No objections


Network Rail – No objections


REPRESENTATIONS


None


OBSERVATIONS


RESIDENTIAL AMENITY

1. The Council’s Supplementary Planning Document 4 allows for 3m projections at ground floor close to boundary. In this case the extensions are 3.6m in depth. As both properties are proposing similar extensions the extensions will not unduly impact upon the light or outlook of the adjoining property. The extensions should however be erected concurrently to prevent undue loss of outlook and light. The erection of the boundary wall to a height of 2.25m will prevent overlooking from the patio which is at a height of 410mm.

2. The extensions are screened by the existing extensions from the adjoining properties; not included in the application and will not therefore impact on the amenity of the occupants.


CONSERVATION AREA


3. The properties are located adjacent to the Ashley Heath Conservation Area. The extensions are located to the rear of the dwellings and are of an appropriate design. They will not impact adversely upon the character or appearance of the Conservation Area. 


4. The garages are set well back from the street and the proposed changes are considered to preserve the character of the Conservation Area and not unduly impact upon the Street Scene.


CAR PARKING


5. Although the garage at number 6 will be reduced in width, it will still be of sufficient size for a car. An additional space will be available in front of the garage. The parking arrangements at No. 4 will not be affected by the application with parking available in the garage and to the side of the property.


RECOMMENDATION: GRANT subject to the following conditions 

1. Standard


2. Approved plans


3. Matching materials


4. Extensions to be erected concurrently





		WARD: Flixton

		78567/FULL/2012

		DEPARTURE: No





		Erection of detached garage adjacent to the western boundary following removal of existing timber garages



		Shawe Hall Community Centre, Church Road, Flixton, M41 6HJ





		APPLICANT:  Mrs S Staniforth





		AGENT: Cheshire Portable Buildings





		RECOMMENDATION:  GRANT









The land to which the application relates is owned by Trafford Council and two letters of objection and a petition have been received.  

SITE


The application site lies to the north of Church Road and comprises of a single storey building occupied by Shawe Hall Community centre.  The Community Centre and the application site are set back more than 80 metres from Church Road.  The rear gardens of residential dwellings on Leyburn Avenue, Mansfield Road and Church Road back onto the application site.  The application relates to a small parcel of land to the west of the community centre building and to the rear of No.280 Church Road.   The rear garden of No.8 Leyburn Avenue also adjoins the parcel of land to which the application relates.  The two garages that were previously located on the land have since been demolished but the concrete slab remains in situ.  

PROPOSAL


Planning permission is sought for the erection of a detached garage on the site of the previous garages, albeit with a smaller footprint.  The garage would be single storey in height with a slightly sloping flat roof measuring 2.2m in height at the front and 2m in height at the rear.  The garage would measure 3.1m in width with a length of 4.3m and is proposed to be used for storage purposes.  

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;


· 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 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.


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L4 – Sustainable Transport and Accessibility


L7 - Design


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None relevant

PRINCIPAL RSS POLICIES


None relevant

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


Storage space within the building has been reduced as a result of internal refurbishment works to improve facilities within the building, including the provision of an accessible w.c. The applicant states that the garage would provide much needed storage space for the community centre to replace that lost as a result of the improvements to the Community Centre building.  

CONSULTATIONS


United Utilities: Private sewers transfer – not all sewers currently mapped


REPRESENTATIONS


Two letters of objection have been received from two separate addresses.  A petition has also been received from one of these addresses that advises it is on behalf of the ‘Shawe Hall Neighbours Action Group’ comprising of seven neighbouring properties, of which six of these properties have signed.  The main concerns raised by the objectors are:


· The previous garages were demolished 12 years ago however access rights over the former site of the garage have now been assumed to the parcel of land adjacent to their garage


· Impact on the character and appearance of the area


· May impede access for residents


· Local residents have been maintaining the area adjacent to Shawe Hall and the proposal would lead to it reverting back to its untidy state as with the land on the opposite side of the building


· The storage building could be located on the other side of the building

OBSERVATIONS


RESIDENTIAL AMENITY, DESIGN AND STREET SCENE


1. The proposed garage would be located on the site of two former garages and would therefore occupy a smaller footprint than the previous structures.  It would be sited 1m from the boundary with No.280 Church Road and would be adjacent to the common boundary with No.8 Leyburn Avenue.  The garage would be relatively low in height with a maximum height of 2.2m and as such it is considered that it would not result in any loss of light or overbearing impact to the occupants of neighbouring properties.  There are no windows proposed for security reasons and the only door would be to the front elevation facing towards the community centre, hence no loss of privacy would arise as a result of the proposal.  The proposal is therefore considered to be in accordance with Policy L7 of the Trafford Core Strategy.  


2. The garage would be a concrete sectional construction with a pebbledash render finish and a white finished metal door.  The roof would comprise of corrugated metal sheeting.  The garage is a standard concrete construction and given its location within the grounds of the community centre to the west of the site, it would in the most part not be visible from the street scene.  A condition is recommended to be attached to the permission requiring samples of the materials to be used in the construction of the garage to be submitted for prior approval to ensure the garage would be of a satisfactory appearance.  The proposal is considered to be acceptable in terms of design and would have no undue impact on the character and appearance of the area or the street scene.  It is therefore in accordance with Policy L7 of the Trafford Core Strategy.  

ACCESS, HIGHWAYS AND PARKING

3. Concerns have been raised by the occupants of neighbouring properties regarding the impact of the proposal on access to the rear of properties on Leyburn Avenue.  These properties benefit from a right of access to the rear and the Council’s Asset Management department have provided the Local Planning Authority with a plan which demonstrates the right of access enjoyed by the residents of Leyburn Avenue.  No.8 benefits from a right of access over the land within the Council’s ownership leading to a gated access to a detached double garage.  No.10 has a similar right of access to the rear of their property.  These rights of access were formally transferred whilst the previous garages were located on the application site and therefore these rights of access will remain unaffected by the proposals.  


4. The Council’s Asset Management department are currently investigating the unauthorised parking of vehicles on this land.  However, private rights of access are private civil matters and do not therefore form a consideration of this planning application.  Nevertheless, the proposed garage occupies a smaller footprint than the two garages previously located on the site and it would be sited approximately 3m from the gated access of No.8 Leyburn Avenue.  It would therefore have no undue impact on the access to the garage of this property.  Similarly, the proposed garage would not impede access to the rear of No’s 10 and 12 Leyburn Avenue nor any other property which backs onto the proposed location of the garage.  


CONCLUSION


5. The proposed garage would have no undue impact on the amenity of the occupants of neighbouring properties and is considered to be acceptable in terms of design.  The proposed garage would not impede access to the detached garage of No.8 Leyburn Avenue nor the access to the rear of other properties on Leyburn Avenue that back onto the site.  As such, the proposal is considered to be acceptable and in accordance with Policy L7 of the Trafford Core Strategy and it is therefore recommended that planning permission is granted.  

RECOMMENDATION: GRANT subject to the following conditions 

1. Standard


2. List of approved plans


3. Material samples

DR





		WARD: Longford

		78589/LB/2012

		DEPARTURE: NO





		Application for Listed Building Consent for external alterations including stone cleaning, redecoration of windows and re-pointing of walls; internal alterations to include installation, re-alignment and removal of internal partition walls, ceilings, floors, lighting, plant equipment and bathrooms, in connection with conversion of building to a place of worship for Inglesia Ni Cristo.



		Rylands Hall, Edge Lane, Stretford, M32 8NP





		APPLICANT:  Inglesia Ni Cristo






		AGENT: 






		RECOMMENDATION:  GRANT









SITE


The application relates to Grade II Listed Rylands Hall, which is located on the corner of the A5145 Edge Lane, and the eastern side of Kenwood Road in Stretford. The building is a former chapel with a classical stone facade that dates from 1867, and which represents a prominent landmark along the Edge Lane streetscene. At the rear of Rylands Hall a more modern first and second floor extension has been added, which is constructed in brickwork and supported on pillars above a void at ground level.


The building was previously in use as offices (Class B1) and its interior has been significantly altered in connection with that use, to the detriment of its historic fabric. The property has also stood vacant since 2008. Rylands Hall contains three storeys of accommodation, although originally there would only have been one full-height ground-floor, and the previous open plan space has been subdivided into a number of smaller rooms/offices. In September 2009 planning permission was granted for the building to be used as a spiritual study centre, offering self-development courses and ancillary residential accommodation, however this permission was never implemented.


A number of mature trees sit within the application site whilst the boundaries fronting a highway comprise of attractive low stone walls. Vehicular access into the site is taken from Kenwood Road and car parking is accommodated to the rear and eastern side of the building, although formal parking spaces are not currently marked out.


The surrounding area is almost entirely residential in character, with large Victorian semi-detached properties bordering the site immediately to the rear and eastern side. Longford Park, which was the former estate of local cotton merchant John Rylands (and from whom Rylands Hall takes its name), is located approximately 80m to the east of the application site.


PROPOSAL


This application seeks Listed building Consent for a variety of internal alterations to the building and some minor external alterations also as part of the change of use of Rylands Hall from office accommodation to a place of worship for the Inglesia Ni Cristo.  


The internal alterations largely comprise of the removal of office partitions and modern ceilings, in particular on the first-floor which reverts to an open plan layout to create the main public worship space. To the ground-floor new toilets and staff kitchen facilities are installed, along with new partition walls, doors and a modern ceiling, which conceals the air-conditioning units and other plant equipment.  


To the first-floor a raised podium is formed at the northern (rear) end of the building, from where the ministers will conduct the service and the choir will be seated. A false column has been positioned to the eastern side of the podium to balance the original supporting column on its western side. Seating for 206 people is provided within the sanctuary which sits at the centre of the first-floor whilst new partition walls create a crèche and translation room at the southern end of the building. Again replacement ceilings form part of the developments. An additional fire exit door leads from the sanctuary to the secondary staircase as part of providing a further means of escape in the event of a fire. To the second floor, internal partitions are removed to create an open plan office space, with two separate offices created at the southern end of the building.  


The only external alteration proposed to Rylands Hall is to widen the secondary entrance to the building on its western elevation by approximately 150mm. However cleaning and re-pointing of external elevations and boundary walls shall also take place. 


A separate application for planning permission to change the use of the building to form a place of worship for the Inglesia Ni Cristo has been submitted and is also reported on this agenda (ref: 78614/FULL/2012). A further application for advertisement consent has been submitted (ref: 78613/AA/2012), although this is due to be determined under delegated powers following this Committee meeting. 


It is noted that a substantial amount of the internal works that have been proposed have already been implemented and that much of the external repairs have taken place also. 


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 POLICES


L7 – Design


R1 – Historic Environment

PROPOSALS MAP NOTATION


Unallocated

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

RELEVANT PLANNING HISTORY

78613/AA/2012 – Display of a non-illuminated 'seal' sign and a non-illuminated individual lettering sign to main frontage of building – Current Application


78589/LB/2012 – Application for Listed Building Consent for external alterations including stone cleaning, redecoration of windows and re-pointing of walls; internal alterations to include installation, re-alignment and removal of internal partition walls, ceilings, floors, lighting, plant equipment and bathrooms, in connection with conversion of building to a place of worship for Inglesia Ni Cristo – Current Application


H/71665 – Change of use from offices to spiritual study centre offering self-development courses with ancillary residential accommodation for caretaker, security staff and guests – Approved with Conditions, 10th September 2009


H/LB/71664 - Application for Listed Building Consent for internal alterations including installation, re-alignment and removal of internal partition walls and addition of extra bathrooms in connection with conversion of building to spiritual study centre offering self-development courses – Approved with Conditions, 18th September 2009


H/LB/60316 - Installation of a lifting platform to side elevation together with associated alterations to existing building – Approved with Conditions, 18th October 2004


H/60315 - Installation of a lifting platform to side elevation together with associated alterations to existing building – Approved with Conditions, 18th October 2004


H/44937 – Retention of internal alterations in connection with conversion of former church to offices – Approved with Conditions, 21st January 1998


H/44866 – Listed Building Consent for existing alterations to exterior of building including window security grills, security cameras, alarm box, security lighting, intercom facilities for both entrances and brick balustrade detail to rear entrance – Approved with Conditions, 21st January 1998


H33465 - Change of use from vacant building (formerly church) to restaurant and associated cafe bar and managers flat – refused, 19th June 1991


H30228 – Change of Use from church to offices, demolition of rear of building & erection of 3 storey rear extension to form offices & ancillary accommodation over access way construction of new vehicular access way & provision of car parking – Approved with Conditions, 30th January 1990


H30227 - LBC for demolition of rear of building, erection of 3 storey rear extension and internal and external alterations in connection with change of use from church to offices – Approved with Conditions, 30th January 1990

H29003 – Change of Use from church to offices, demolition of rear of building & erection of 3-stry rear extension to form offices & ancillary accommodation over access way; construction of new vehicular access way (SEE FILE) - Refused, 12th April 1989


H26827 - Demolition of rear of building, erection of 2 storey rear extension and internal alterations in connection with Change of Use from church to offices – Approved with Conditions, 7th July 1988

H26760 – Change of Use from church to offices, demolition of rear of building & erection of 3-stry rear ext to form staircase, toilets, office, store & kitchen. Construction of new vehicular access & provision of car park – Approved with Conditions, 7th July 1988

H13708 - Demolition of church and erection of 2-storey flats (8 units) and conversion of existing church hall into combined church and church hall – Refused 9th April 1981

APPLICANT’S STATEMENT


The application has submitted a Design and Access Statement, Travel Plan and a Heritage Statement/Structural Report. The information provided within these documents is discussed where relevant within the Observations section of this report.


CONSULTATIONS


None received

REPRESENTATIONS


One letter of objection has been received from an address on Kenwood Road which expresses concern that significant building work has taken place prior to any planning permission being achieved. 

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. Rylands Hall was previously used as a church, but has stood vacant since 2008. Therefore the proposal would bring this vacant Listed building back into a similar use to that for which it was originally designed. As noted earlier in this report the impressive classical facade to Ryland Hall represents the part of the building of most architectural and historical significance, with its pedimented three bay entrance and stepped ascent to the central double doors. Whilst the listing description also refers to other features, and interior fixtures and fittings, virtually all of these were lost when the majority of the building was rebuilt in the early 1990s and converted into offices. However this former chapel still commands a prominent position on a corner plot fronting Edge Lane, close to the Longford Road Conservation Area, and its classical facade makes a significant positive contribution to the streetscene.


CONSERVATION   


2. Paragraph 131 of the NPPF states that in determining planning applications, local planning authorities should take account of: the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation; the positive contribution that conservation of heritage assets can make to

sustainable communities including their economic vitality; and the desirability of new development making a positive contribution to local character and distinctiveness.

3. The application seeks consent for a series of internal alterations to the building in order to make Rylands Hall fit for purpose as a place of worship again. At the time of writing the majority of these works had already taken place. However an earlier site visit revealed that very little evidence of any historic fabric remained inside the building following the significant alterations that this former chapel has incurred. The original Sunday School has been demolished to the rear and replaced with a modern first and second floor extension supported on columns, although it appears that the arched headed windows have been faithfully replicated on the side elevations. With respect to this development, a series of modern partitions have been removed from the ground-floor, including some which tied-in to the original frontage of the building. The office ceiling has been removed and replaced with a new ceiling of similar design which hides the ventilation and heating plant equipment above. It appears that the new ceiling has, in places, been sited closer to the double-height windows, although it is considered that a reasonable separation to the windows has still been retained thanks to the large internal reveals of the window sills. Furthermore the new ground-floor ceiling, which spans across the windows at about halfway up, is not visible from outside of the building to the extent that it unduly harms its character and appearance. The new toilet and kitchen facilities, and partition walls that create office and reception spaces are similar in style to the fixtures and fittings that they have replaced and the works have been done to a reasonable standard. A new balustrade is due to be fitted to the main staircase of the property, which is itself a modern addition, so that the building is safe for public use.


4. To the first-floor, a number of office partition walls have been removed to create space for public worship. The opening up of the first-floor of the building is a move that is to be welcomed, as it better reveals the shape and design of the replica windows that run along both sides of Rylands Hall, and is in-keeping with the original open-plan chapel, albeit its worship space was on the ground-floor with no mezzanine floors in place above. The insertion of a podium, seating, partition walls, new ceiling, fire exits and a false column are deemed to be appropriate in the context of the modern style of facilities that they have replaced, and given that they serve to create a community facility within a formerly vacant Listed Building. The alterations to the second-floor are similar to those that have taken place on the ground-floor and serves to create an open plan office area that the Church can use if it outgrows its administrative facilities on the bottom floor. Providing that internal doors and skirting boards are of matching design on all three floors there are again no objections to these works. 


5. Rylands Hall has been vacant since 2008 and as such some general repair works to the building have taken place, including re-pointing and cleaning of brickwork. Generally these works have enhanced and better revealed the significance of the main building, although it is noted that the cleaning of the stone boundary walls appears to have been quite aggressive and that additional work is required to the pointing of the stone boundary wall to prevent the stonework from attracting rainwater and also to ensure that its appearance is befitting of a boundary to a Listed Building. It is recommended that these works be secured by condition. Also to the exterior of the property, the secondary entrance on the western elevation is set to be widened to meet DDA requirements. This alteration will not unduly alter the fabric of the building and the brick headers above the doorway are set to be retained. 


CONCLUSION


6. This application for Listed Building Consent includes only minor external alterations, and internal works to a building that had already been subject to significant remodelling to bring it up to modern standards at the time. Whilst the majority of the works detailed within this application have already taken place it is recognised that they have been carried out to a reasonable standard. Further weight should be given to the fact that these works are necessary to bring back a redundant Listed Building on the Council’s Buildings at Risk register into a community use, something it is hoped will secure the long-term future of Rylands Hall. Therefore, it is considered that the works for which LBC has been sought will better reveal the architectural and historical significance of Rylands Hall and as such are considered to be in accordance with national guidance contained within the NPPF and Policies R1 and L7 of the Trafford Core Strategy.     


RECOMMENDATION: GRANT subject to the following conditions

1) Listed Building Time Limit


2) Compliance with all plans


3) Boundary walls to be re-pointed in accordance with a scheme first agreed by LPA

JK






		WARD: Longford

		78614/FULL/2012

		DEPARTURE: NO





		CHANGE OF USE TO CREATE PLACE OF WORSHIP FOR INGLESIA NI CRISTO WITH ASSOCIATED OFFICE ACCOMMODATION; FORMATION OF ENLARGED SECONDARY ENTRANCE ON WESTERN SIDE ELEVATION AND ALTERATIONS TO PARKING LAYOUT



		Rylands Hall, Edge Lane, Stretford, M32 8NP





		APPLICANT:  Inglesia Ni Cristo






		AGENT: 






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO A S106 AGREEMENT









SITE


The application relates to Grade II Listed Rylands Hall, which is located on the corner of the A5145 Edge Lane, and the eastern side of Kenwood Road in Stretford. The building is a former chapel with a classical stone facade that dates from 1867, and which represents a prominent landmark along the Edge Lane streetscene. At the rear of Rylands Hall a more modern first and second floor extension has been added, which is constructed in brickwork and supported on pillars above a void at ground level.


The building was previously in use as offices (Class B1) and its interior has been significantly altered in connection with that use, to the detriment of its historic fabric. The property has also stood vacant since 2008. Rylands Hall contains three storeys of accommodation, although originally there would only have been one full-height ground-floor, and the previous open plan space has been subdivided into a number of smaller rooms/offices. In September 2009 planning permission was granted for the building to be used as a spiritual study centre, offering self-development courses and ancillary residential accommodation, however this permission was never implemented.


A number of mature trees sit within the application site whilst the boundaries fronting a highway comprise of attractive low stone walls. Vehicular access into the site is taken from Kenwood Road and car parking is accommodated to the rear and eastern side of the building, although formal parking spaces are not currently marked out.


The surrounding area is almost entirely residential in character, with large Victorian semi-detached properties bordering the site immediately to the rear and eastern side. Longford Park, which was the former estate of local cotton merchant John Rylands (and from whom Rylands Hall takes its name), is located approximately 80m to the east of the application site.


PROPOSAL


This application seeks planning permission to change the use of Rylands Hall from offices (Class B1) to a place of worship (Class D1) for the Inglesia ni Cristo (Church of Christ), a Christian Church which was originally formed in the Philippines in 1914, and is the largest independent Christian Church in Asia. 


The ground floor of the building will accommodate the main entrance hall and reception area for visitors, accessed from Edge Lane, along with administration, kitchen/breakout and sanitary facilities for the staff associated with the Church. On the first-floor, the majority of the internal partition walls erected as part of the office use for the building will be removed to create an open plan space for public worship. A podium for the choir and ministers is set to be formed at the northern end (rear) of the building, with the sanctuary facing and providing accommodation for a congregation of 206 persons. A small crèche, to be used whilst religious services are taking place, has been proposed at the southern end of the first-floor. The use of the second-floor will remain unchanged, as office space, although it will be associated with the church.   


Minor external works have been proposed to Rylands Hall, which include the widening of the secondary entrance to the building, which is accessed via a set of stone steps on the western elevation. Modest non-illuminated signage associated with the Ingesia Ni Cristo has also been proposed on the façade of Rylands Hall. The car park to the side and rear of the site is set to be formally marked out, and this will involve a small increase in the amount of hardstanding to the side of the building that will be taken from the existing soft landscaping. 


An application for Listed Building Consent in respect of internal alterations, and external repairs, has been submitted (ref: 78589/LB/2012) and is also reported on this agenda. A further application for advertisement consent has been made (ref: 78613/AA/2012), although this is due to be determined under delegated powers following this Committee meeting. 


It is noted that a substantial amount of the internal works that have been proposed have already been implemented. 


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 POLICES


L4 – Sustainable Transport and Accessibility


L7 – Design


L8 – Planning Obligations


R1 – Historic Environment

PROPOSALS MAP NOTATION


Unallocated

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

RELEVANT PLANNING HISTORY

78613/AA/2012 – Display of a non-illuminated 'seal' sign and a non-illuminated individual lettering sign to main frontage of building – Current Application


78589/LB/2012 – Application for Listed Building Consent for external alterations including stone cleaning, redecoration of windows and re-pointing of walls; internal alterations to include installation, re-alignment and removal of internal partition walls, ceilings, floors, lighting, plant equipment and bathrooms, in connection with conversion of building to a place of worship for Inglesia Ni Cristo – Current Application


H/71665 – Change of use from offices to spiritual study centre offering self-development courses with ancillary residential accommodation for caretaker, security staff and guests – Approved with Conditions, 10th September 2009


H/LB/71664 - Application for Listed Building Consent for internal alterations including installation, re-alignment and removal of internal partition walls and addition of extra bathrooms in connection with conversion of building to spiritual study centre offering self-development courses – Approved with Conditions, 18th September 2009


H/LB/60316 - Installation of a lifting platform to side elevation together with associated alterations to existing building – Approved with Conditions, 18th October 2004


H/60315 - Installation of a lifting platform to side elevation together with associated alterations to existing building – Approved with Conditions, 18th October 2004


H/44937 – Retention of internal alterations in connection with conversion of former church to offices – Approved with Conditions, 21st January 1998

H/44866 – Listed Building Consent for existing alterations to exterior of building including window security grills, security cameras, alarm box, security lighting, intercom facilities for both entrances and brick balustrade detail to rear entrance – Approved with Conditions, 21st January 1998


H33465 - Change of use from vacant building (formerly church) to restaurant and associated cafe bar and managers flat – refused, 19th June 1991


H30228 – Change of Use from church to offices, demolition of rear of building & erection of 3 storey rear extension to form offices & ancillary accommodation over access way construction of new vehicular access way & provision of car parking – Approved with Conditions, 30th January 1990


H30227 - LBC for demolition of rear of building, erection of 3 storey rear extension and internal and external alterations in connection with change of use from church to offices – Approved with Conditions, 30th January 1990

H29003 – Change of Use from church to offices, demolition of rear of building & erection of 3-stry rear extension to form offices & ancillary accommodation over access way; construction of new vehicular access way (SEE FILE) - Refused, 12th April 1989


H26827 - Demolition of rear of building, erection of 2 storey rear extension and internal alterations in connection with Change of Use from church to offices – Approved with Conditions, 7th July 1988

H26760 – Change of Use from church to offices, demolition of rear of building & erection of 3-stry rear ext to form staircase, toilets, office, store & kitchen. Construction of new vehicular access & provision of car park – Approved with Conditions, 7th July 1988

H13708 - Demolition of church and erection of 2-storey flats (8 units) and conversion of existing church hall into combined church and church hall – Refused 9th April 1981

APPLICANT’S STATEMENT


The application has submitted a Design and Access Statement, Travel Plan and a Heritage Statement/Structural Report. The information provided within these documents is discussed where relevant within the Observations section of this report.


CONSULTATIONS


Pollution & Licensing: No Objections, further comments made are discussed in the Observations section of this report.


Drainage: No objections

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


REPRESENTATIONS


One letter of objection has been received from an address on Kenwood Road which expresses concern that significant building work has taken place prior to any planning permission being achieved. The resident also objects to a potentially busy enterprise with limited parking, which will cause overspill car parking onto the quiet residential streets. They go on to suggest that a lot of people will be commuting in from outside of the local area and state that the property has not been used as a church form many years, and that when it was it attracted only a small congregation. 

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. This application seeks consent to change of use of the building from offices to a place of worship. Given that the proposals will bring a vacant Listed Building back to a use similar to that for which it was originally designed, there are no objections to the principle of this development. 


RESIDENTIAL AMENITY

2. The proposed use would involve some comings and goings by members of the public, with the greatest number of people, a maximum of just over 200, visiting the Church for services which take place twice a week. During the remaining time it is anticipated that Rylands Hall will be occupied by around 10 staff and the occasional visitor also. It is highly likely that during services demand for car parking will exceed supply within the site and as a result some parking will take place on the surrounding streets, which could bring the noise generated from engines starting, car doors shutting, and people chatting closer to residential properties in the immediate area. However it is considered that whilst there will be a degree of disturbance on surrounding residents with respect to noise and privacy caused by comings and goings, this will be restricted to immediately before and after religious services and therefore will only cause limited disruption, particularly given the relatively high background noise levels generated by the A5145 Edge Lane. It is also noted that only one letter of objection has been received from surrounding residents to the scheme.


3. The application site is closely bounded to the east and the rear by residential dwellings and their associated private gardens. The report for the previous approval at Rylands Hall identified a potential overlooking issue to these neighbouring properties, generated by the introduction of living accommodation on the second floor. This is not considered to be an issue with the present application as the second-floor of the building is set to retain its office use and the windows shall remain unaltered. 


4. The applicant states that religious services last 2 hours and are typically held on Tuesday evenings at 18:45 and Saturdays at 11:00. The Inglesia Ni Cristo have applied for the building to be open between the hours of 09:00-21:30 on Mondays – Fridays and 09:00 – 17:00 on weekends and Bank Holidays. During periods of worship it is expected that music will be played and there will be singing from the congregation, which will generate a degree of noise, including during the later evening time when Tuesday services are in progress. At present the sound insulating performance of the building envelope is not known and as such it is impossible to predict the level of noise breakout that would result from activities carried out within the building. Therefore it is recommended that a report on the acoustic integrity of the building, in terms of the potential for noise breakout, be submitted to and agreed by the Council. The assessment should also identify any necessary noise attenuation measures, for which the relevant approval shall be sought from the Council in advance of works taking place. It is however recognised that the application proposes a reversion of the building back to a Place of Worship which was its historical use for around 120 years until the 1980s.     


CONSERVATION


5. National Guidance contained within The NPPF states 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 (Para 132). It goes on to state that where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal, including securing its optimum viable use (Para 134).


6. Rylands Hall has stood vacant since 2008 and has been subject to a poor extension to its rear, and a series of unsympathetic internal alterations also as part of its conversion into office use. However, the classical façade to the building, which represents the main frontage onto Edge Lane, remains largely intact and is recognised to be the part of the building of most architectural and historical significance.  


7. The only external alterations proposed to the building relate to the widening of the secondary entrance on the western elevation and the installation of signage to the main frontage. The western entrance currently comprises of a 900mm wide modern fire-exit door and it is proposed that its replacement will be a 1050mm wide door painted black and of a similar design. This secondary entrance is perpendicular to, rather than facing, Kenwood Road to the west, and would not be readily visible from Edge Lane either as it is set back 26m from the highway and is largely screened by landscaping and tree planting. Notwithstanding this it is accepted that the increased width of the doorway represents a very minor alteration that will not unduly harm the historic fabric or appearance of the building and that it will contribute to making Rylands Hall DDA compliant. The acceptability of the proposed signage and internal alterations will be considered in detail as part of applications 78613/AA/2012 and 78589/LB/2012 respectively.


ACCESS, HIGHWAYS AND PARKING 


8. This development proposes to create a place of worship on the first-floor of the building, which covers an area of 212sqm. Whilst office accommodation is located on the second-floor, and other staff facilities present on the ground-floor, it is considered highly unlikely that these will be in full use when services take place and as such it is considered appropriate that the level of off-street car parking required for the building be generated solely from the floor coverage of the first-floor place of worship. The Council’s Parking Standards state that for a place of worship 212sqm in size, 42 car parking spaces should be provided within the site. Following minor amendments to the parking layout, the applicant has demonstrated that the Ryland Hall car park can accommodate 16 car parking spaces, 3 of which are suitable for disabled parking. Whilst this provision clearly falls short of the Parking Standards, it is considered that the application should not be refused solely on parking grounds as the site is situated in a sustainable location, within 440m of Stretford Metrolink station and fronting onto a Quality Bus Corridor. The Design and Access Statement submitted with the planning application states that the site’s accessibility via walking, cycling, and public transport will reduce the need for travel by private car. This will be supported by measures identified in the Travel Plan which include the provision of bus/tram timetables and cycle maps, and instructions from the minister to park in public car parks rather than on the surrounding residential streets. Consideration should also be given to the existing use of the building as offices, which if occupied as such, would generate a demand for parking across the whole working week and would normally require 29 parking spaces to be associated with 860sqm of floorspace under the Council’s Parking Standards. With this proposed use, demand for car parking will only exceed the capacity of the car park for a couple of hours twice a week, and therefore it is considered that the development will only have a limited impact on the parking amenities of the surrounding area. Notwithstanding this it is recommended that conditions be added which require that the office space on the ground and second floors, and the crèche facility on the first-floor, remain ancillary to the main use of the building as a place of worship, and do not subsequently operate as separate businesses. It is also recommended that a condition be added restricting the use of the building by Inglesia Ni Cristo only; as described above, there is quite a substantial shortfall in the required on-site parking provision which, whilst acceptable in this instance due to the applicant’s ethos on using public transport, could result in harm on the parking amenities of the area if trips to the site by car by future occupants of Rylands Hall were not properly managed.      


9. Cycle and motorcycle parking will be accommodated in the arched void beneath the first-floor overhang of the building and a sufficient number of Sheffield Stands have been proposed to meet the Council’s standards.


DEVELOPER CONTRIBUTIONS


10. The Inglesia Ni Cristo is a registered charity and the proposed change of use to Rylands Hall will allow them to set up an administrative base and place of worship in Greater Manchester. As the Council’s SPD1: Planning Obligations states that developments by charitable institutions for charitable purposes will be exempt from paying any financial contributions, no monies shall be sought by the Council in this instance for this change of use application. 


CONCLUSION


11. The proposed development would return a vacant Listed Building back to a use similar to that for which it was originally designed, in a manner that would not unduly impact upon the residential or parking amenities of the surrounding area. The development is therefore considered to be in compliance with Policies L4, L7 and R1 of the Trafford Core Strategy, along with national guidance contained within the NPPF.


RECOMMENDATION: GRANT Subject to the following conditions 

1) Standard time limit;


2) Compliance with all Plans


3) Material Samples

4) Landscaping Scheme


5) Provision & retention of parking spaces shown on approved plan


6) Size of first-floor place of worship to be limited to the area shown on the approved plan and no further removal of internal walls on this floor within the approval of the LPA.


7) Use of the premises limited to 08:00 to 21:30


8) Details of external lighting


9) Cycle parking to be made available for use for motorcycles also


10) Report on acoustic integrity of building, including identification of any required noise attenuation measures, to be submitted and agreed by the LPA. 


11) Restriction to use of the premises as a place of worship for Inglesia Ni Cristo only, and no other purpose (including any other purpose within Class D1 of the Schedule of the Town and Country Planning (Use Classes) Order 1987.


12) Travel Plan


JK





		WARD: Hale Barns

		78597/HHA/2012

		DEPARTURE: No





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



		38 Glastonbury Avenue, Hale, WA15 8QB





		APPLICANT:  Mr Talib Hussain





		AGENT: Mr Mark Smith





		RECOMMENDATION:  GRANT 









SITE


The application site comprises a detached two storey dwellinghouse (Circa. 1950’s-1960’s) located on the north side of Glastonbury Avenue Hale in a predominantly residential area.  The property has an integral garage and the entire frontage of the site hard surfaced for parking.  To the rear of the dwelling is an area of garden that tapers to a small rear boundary.


To the east side of the dwelling is 36 Glastonbury Avenue, a similar two storey detached dwelling to that of the application site.  This property has been extended to part rear elevation on the side nearest 34 Glastonbury Avenue at single storey and also partly to the west side nearest the boundary with the application site.  


To the west side of the site is an electricity sub-station located close to the boundary with Glastonbury Avenue.  The remainder of the western boundary of the site is shared with the rear gardens of 57-53 Woburn Drive.  Boundary treatment with these plots consists of a 1.8m high concrete post and timber infill panels.  


The rear boundary to the north of the site is partially shared with 2 Buckfast Close, boundary also consists of a 1.8m high concrete post and timber infill panel fence.


The site is unallocated on the Council’s Revised UDP Proposals Map.


PROPOSAL


The application as originally submitted proposed a two storey rear extension and single storey rear extension (along with a single storey front and side extension).  Following concerns from this service regarding the size of the extension and the impact on residential amenity, the applicant has undertaken amendments to the proposal to reduce the extent of the two storey rear extension.  The amended plans now propose a two storey part rear extension, a single storey part rear extension and a single storey side extension.  A part single storey extension is also proposed to the front to form additional lounge area with a new porch area also proposed with new mono-pitched roof above the section of flat roof of the garage.

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


L7 - Design


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP7 – Promote Environmental Quality


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


None


CONSULTATIONS


Drainage – No objections – Standard drainage Informatives to be included on any grant of planning approval.


United Utilities – No objection to the proposed developments as this stage.  However, due to Private Sewers Transfer not all sewers are currently shown on the statutory records, therefore the applicant should be made aware that the proposed developments may fall within the required access strip of a public sewer.  Therefore, United Utilities suggest that the applicant contacts a Building Control Body at an early stage, to discuss this matter further.


Electricity North West (ENW) – No objections – Standard informative to be included on any grant of planning permission to ensure works do not encroach or affect the adjacent ENW infrastructure.


REPRESENTATIONS


Neighbours:- Seven letters of objection have been received following the original notification of the planning application.  Following receipt of the amended plans on the 26th June 2012, neighbours have been reconsulted, no additional comments have been received at time of report preparation, any further comments received will be reported on the additional information report to planning committee.  Objections received following the initial consultation are as follows:-


· The extension is to big for its plot and therefore not in keeping with its surroundings.


· The extension is so big the applicant has had to acquire a strip of land from the owner of 55 Woburn Drive.


· Overdevelopment of the site which would leave a small inappropriate garden


· Bathroom window on gable elevation although frosted glass would still need to be kept open for ventilation and therefore allow overlooking.


· Proposed works may cause damage to a Sycamore tree at the end of the garden at 57 Woburn Drive


· Extension will result in overshadowing to the rear garden of 55 Woburn Drive


· Extension will reduce natural light to kitchen (at 36 Glastonbury Avenue)


· Extension will dominate rear garden of 36 Glastonbury Avenue and impact on views


· The applicant has not served notice on the owners of 55 Woburn Drive nor has he purchased the parcel of land from the owners of 55 Woburn Drive as indicated in the planning application.


· The development will exacerbate vehicular usage of Glastonbury Avenue during construction and when completed (particularly this will cause problems at school drop off and pick up)


· This property regularly has 3 cars on the drive and 2 in the road overnight.  With the loss of some of the driveway and additional rooms this will get worse.


· The construction works will affect local residents


· The design is poor, the dining room, utility and parts of the kitchen will get no direct natural light.


· Will result in overlooking to rear garden of 53 Woburn Drive and 2 Buckfast Close


· Will affect property prices


· The extension leaves no access to the rear for regular maintenance


· The plan submitted of the plot is wrong and the actual plot is smaller than that shown and includes the pavement and grass verge (Note: the plan referred to by the neighbour is not the site plan at scale 1:1250 which shows the correct red edge)


OBSERVATIONS


RESIDENTIAL AMENITY


1. The revised plans as previously indicated now propose a reduced scheme in terms of the proposed extensions as originally submitted.  The two storey rear extension will project out approximately 3m from the rear elevation from the eastern extremity of the rear elevation.  The extension will extend across the rear elevation for a distance of approximately 4.1m.  A single storey extension projecting out approximately 3m will abut the two storey extension and extend along the remainder of the rear elevation (a distance of approximately 4m).The two storey rear extension will not project out beyond the flank elevation of the existing dwelling to the (east side); it will retain a distance of approximately 1.7m to the shared boundary with 36 Glastonbury Avenue.  The Council’s Supplementary Planning Guidance document SPD4 – A Guide for Designing House Extensions & Alterations allows for a projection of 1.5m for a first floor extension, this distance can be increased by the distance that it is off-set from the boundary.  The projection out at 3m therefore complies with the Council’s guidance for these types of extensions.

2. 36 Glastonbury Avenue has been extended to part rear elevation on the side nearest 34 Glastonbury Avenue at single storey and also partly to the west side nearest the boundary with the application site.  The rear extension has a secondary window facing towards the application site.  The side extension is a brick constructed extension with a lightweight translucent roof structure; the extension is positioned to the side kitchen door of No.36 Glastonbury Avenue facing towards the application site and is used as a porch/utility room.  There are no windows on this side extension facing the application site.  Boundary treatment between both sites consists of a 1.8m high concrete post and timber infill panel fence between properties reducing to approximately 1.5m as the boundary extends along the rear garden.  It is therefore considered that the proposed extension at two storey level will have no adverse impact on the amenity of the occupants at 36 Glastonbury Avenue.

3. The same principle applies for single storey rear extensions; the starting point however is 4m for detached dwellings.  The applicant has reduced the extensions to the rear from the original 4m projection at both ground and first floor.  In addition the ridge height of the two storey extension has been reduced by approximately 1.4m which has reduced the bulk and massing of the extension as originally submitted.  These alterations which have reduced the projection to 3m at both ground and first floor, dropped the ridge height of the two storey extension and the omission of a part of the two storey extension on the western extremity of the rear elevation near the Woburn Drive boundaries has overcome initial concerns regarding the impact on residential amenity.


4. The two storey rear extension will retain a distance of approximately 16m to the rear boundary with 2 Buckfast Close (SPD4 indicates a minimum distance of 10.5m in these circumstances).  Given the configuration of the rear garden area which tapers to a narrow rear boundary the original two storey extension would have resulted in potential overlooking to the gardens of 53 & 55 Woburn Drive.  The omission of the section of two storey extension from part of the rear elevation reduces over looking to the Woburn Drive boundary.  The new bedroom window nearest to the boundary with 36 Glastonbury Avenue affords a direct view along the furthest part of the rear garden and not towards any section of the western boundary which tapers in.


5. The single storey side extension will be set back approximately 2.8m from the front elevation; the extension will extend out approximately 1.5m from the flank elevation retaining a space of approximately 0.2m to the shared boundary with 36 Glastonbury Avenue.  The extension will extend along the side of the existing house and the new rear extension for a total distance of 9.2m.  This extension raises no adverse impact with regards the amenity of the adjacent occupants at 36 Glastonbury Avenue.


6. The front extension involves the formation of a small extension to the existing lounge and the formation of a new porch area.  The extension will project out 1.2m from the front elevation and extend across the front elevation for a distance of approximately 5.1m.  The extension will have a mono-pitch roof which will continue across the small projecting section of the integral garage which currently has a flat roof.  This part of the proposed works raises no issues with regards residential amenity.


STREETSCENE


7. The extensions to the rear of the dwelling are not readily visible from the general streetscene.  However the design of the extensions has been undertaken to replicate the design of the host dwelling.  The two storey rear extension incorporates a hipped roof design.  The single storey extensions to the side, rear and front all include mono-pitch roofs which are not inappropriate in relation to the style and appearance of the dwelling or to the general character of the area.  The proposed extensions are therefore not considered to have any adverse impact on the streetscene.


CAR-PARKING


8. The application site currently can accommodate at least four cars on site with one space within the existing garage and as the entire front of the site is hardsurfaced three cars (possibly four) can park off-street to the front of the dwellinghouse.  A distance of approximately 6m is retained from the front of the garage to the back of the pavement; the proposed front extension would not extend beyond this point.  The proposal therefore raises no issues with regards parking provision on site.


REFUSE/BIN STORAGE


9. The application proposes a single storey side extension along the eastern side of the dwelling which would prevent external access to the rear of the site from this side.  A distance of approximately 1.5 is retained from the west side of the house to the western boundary; there is however a timber shed located in this passageway which prevents access down this side.  Currently a fence and gate extends across from the side of the house to the shared boundary with 36 Glastonbury Avenue to the east side of the site.  This access gate is still to be retained with a small area retained between the front elevation of the side extension and the existing gate which will allow for storage of bins which would also be screened from the general streetscene by the timber gate and fence in line with advice within SPD4.


RECOMMENDATION: GRANT subject to the following conditions 


1. Standard


2. Approved Plans


3. Matching Materials


4. No additional window openings to first floor openings

CM





		WARD: Broadheath

		78621/FULL/2012

		DEPARTURE: No





		Erection of two detached, two storey dwellinghouses including one with a detached garage.  Associated landscaping  and formation of vehicular access.



		Land adjacent to 29 Deansgate Lane,Timperley, WA15 6SQ





		APPLICANT:  Baker Hollingworth Associates Ltd





		AGENT: Hunter Architects & Planners





		RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


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


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


To the west side of the site is the elderly care home, beyond which is the Metro line to Altrincham.  The site is unallocated on the Revised UDP Proposals Map.


PROPOSAL


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


Dwelling Number 1 – This property proposes three bedrooms and a study at first floor level and integral garage at ground floor.  The property is located adjacent to the shared boundary with 29 Deansgate Lane.


Dwelling Number 2 – This property proposes three bedrooms and a study at first floor level with a detached single garage located to the rear boundary and will be accessed from the new road serving the children’s nursery and elderly care home.


A recent planning application (Ref:77513/FULL/2011) was approved at the 9th February 2012 planning committee subject to the completion of a Section 106 agreement, that particular application related to the erection of three detached dwellings at the same site.  The applicant has now been withdrawn by the applicant and the current application now proposes a reduced number of units at the site.


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


L3 – Regeneration and Reducing Inequalities


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


R2 – Natural Environment


R3 – Green Infrastructure


R5 – Open Space, Sport and Recreation


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


H4 – Release of Other Land for Development


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


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


DP7 – Promote Environmental quality


RDF1 – Spatial Priorities Quality


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


L4 – Regional Housing Provision


RT2 – Managing Travel Demand


MCR1 – Manchester City Region Priorities


MCR3 – Southern part of the Manchester City Region


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

77513/FULL/2011 – Erection of 2xdetached 2 storey dwellinghouses with integral garages and 1x detached 2 storey dwellinghouse with detached garage.  Associated landscaping and formation of vehicular accesses – Withdrawn 17th May 2012.


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


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


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



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


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


APPLICANT’S SUBMISSION

The applicant has submitted a design and access statement and planning statement as part of the submission.

CONSULTATIONS


Local Highway Authority – Comments not received at time of report preparation, any comments received will be added to the late information report.


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


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


REPRESENTATIONS


None


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


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


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

3. The proposal is for development on previously developed land within the urban area and in a sustainable location, and having regard to the above policies the proposed development is considered acceptable in principle. The main issues are the impact of the new dwellings in terms of their size, scale and design within the surrounding area, impact on residential amenity and car parking provision.


ACCESS AND PARKING


5. Each dwelling proposes up to four bedrooms (taking into account that the study can be used as a bedroom).  The Council’s car-parking standards state three car-parking spaces required for 4+ bedroom dwellings in this location.  The previous application which proposed three 4 bedroom dwellings was approved with two car-parking spaces as recommended by the LHA, this was however under the Revised UDP parking standards which also required four spaces.   The provision of two spaces is in line with the general parking provision of existing dwellings in the area which include on site provision or a reliance on onstreet parking and also the recent approval.  The road layout immediately surrounding the site includes highway markings preventing on-street parking.  The site is located close to public transport provision most noticeably the Metro line.


LAYOUT AND STREETSCENE


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


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


8. Dwelling 1 retains a distance of approximately 1.2m to the side boundary with 29 Deansgate Lane, this is not an unreasonable distance given that 29 Deansgate Lane is positioned on the shared boundary with the application site.  The Council would normally support a distance of 1m being retained to a boundary when considering any proposals for two storey side extensions.  A total distance of 2m will be retained between dwelling 1 and 2, again in this context a distance of 1m retained from both properties would not be considered unreasonable.  The character of the area generally in relation to the housing stock and other buildings is not one of spaciousness.  Dwelling 1 and 2 follow the building line of the adjacent children’s nursery, with the single storey elements of the building including the front entrance canopy and ground floor bay window projecting out the furthest.  Therefore in terms of an established building line the dwellings would not be unduly prominent within the streetscene, nor appear cramped in the general streetscene.


DESIGN


9. The design of the buildings follows a rather conventional modern house design.  Dwelling No. 1 includes front and rear pitched roof gables, front dormer, cat slide roof with wrap around front entrance canopy and ground floor bay.   Dwelling No. 2 has a slightly different design as it does not include an integral garage; it includes a front pitched roof gable, ground floor bay windows on front and south facing elevation and canopy above front door.  The proposed dwellings will have a facing brick finish with tiled roof, materials would be agreed in detail with the planning department prior to any works commencing on site.


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


SCALE AND DENSITY


11. The two dwellings are both two storey, dwelling No.1 measures approximately 8.1m from ground to ridge height and measures approximately 9.6m in width and approximately 10.4m in depth.  Dwelling 2 is slightly higher measuring approximately 8.3m from ground level to ridge, approximately 8.6m at the widest point which includes the ground floor side bay and approximately 11.3m in depth.  Dwelling 2 also has a detached garage set back adjacent to the rear boundary it will measure approximately 3.6m x 6m in footprint and approximately 4.5m from ground level to ridge height.  The height of the dwellings compares favourably with surrounding dwellings and the children’s nursery which measures approximately 8.1m from ground to ridge level, the previous approved doctor’s surgery measured approximately 8.0m in height.


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


RESIDENTIAL AMENITY


13. The nearest residential dwelling to the site is 29 Deansgate Lane, this dwelling is owned by the previous owner of the garden nursery site.  The property has a secondary bedroom window at first floor facing towards the application site and two obscured glazed windows.  At ground floor there are two side windows serving the kitchen area which face towards the application site, these are the only windows to the kitchen.  Dwelling 1 partially extends across one of the kitchen window openings at No.29 Deansgate Lane facing the application site.  It is considered that no significant loss of light or intrusive impact will result as a result of the proposed siting of dwelling No.1.  This is mainly due to there being two kitchen windows on the side elevation facing the application site, the new build only partly extends across one of the windows and that dwelling No.1 has been designed so that the building has a reduced eaves level immediately adjacent to No. 29 Deansgate Lane, the’ cat-slide’ roof on this side of the new dwelling, reduces bulk and massing of the dwelling in relation to the occupants at 29 Deansgate Lane.


14. The new dwellings retain between 15m-17m to the rear garden boundaries, beyond which is the car-parking area of the new elderly care home, therefore no overlooking issues with regards the new dwellings.  The first floor bedroom 4/study room to dwelling No.2 will have its only window on the side elevation facing the access road, a bathroom window on the same floor but on the other elevation will be obscured glazed as it faces towards dwelling No.1


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

DEVELOPER CONTRIBUTIONS


16. The applicant has indicated on the submitted plans that both dwellings will be three bedrooms with a further first floor room in each dwelling indicated as a study.  These dwellings are almost identical to the dwellings as previously submitted under planning Ref77513/FULL, which proposed four bedrooms.  The room in each of dwelling 1 and 2 which is indicated as a study can clearly be used as a fourth bedroom.   It is appropriate to consider them both as four bedroom dwellings for the purposes of Trafford Developer Contributions (TDC)


17. The Trafford Developer Contributions (TDC) required by SPD1 Planning Obligations for 2x four bedroom dwellings are set out in the table below:

		TDC category. 

		Gross TDC required for proposed development.

		Contribution to be offset for existing building/use or extant planning permission (where relevant).

		Gross TDC required for proposed development.



		

		

		

		



		Affordable Housing

		n/a

		n/a

		n/a



		Highways and Active Travel infrastructure (including highway, pedestrian and cycle schemes)

		£310.00

		n/a

		£310.00



		Public transport schemes (including bus, tram and rail, schemes)

		£614.00

		n/a

		£614.00



		Specific Green Infrastructure (including tree planting)

		£1,860.00

		n/a

		£1,860.00



		Spatial Green Infrastructure, Sports and Recreation (including local open space, equipped play areas; indoor and outdoor sports facilities).

		£7,752.58

		n/a

		£7,752.58



		Education facilities.

		£22,456.00

		n/a

		£22,456.00



		Total contribution required.

		

		

		£32,992.58





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 £32,992.58. This comprises £310.00 towards Highways; £614.00 towards Public Transport Schemes; £1,860.00 towards Specific Green Infrastructure (less £310 per tree planted); £7,752.58 towards Spatial Green Infrastructure, Sport & Recreation and Education Facilities £22,456.00.


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. Submission of Landscaping scheme


5. Retention of parking/garages


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


7. Removal of permitted Development Rights for extensions to dwellings; additional first floor openings and boundary treatment.


8. Obscured glazing to first floor bathroom window (dwelling 2)


9. Contaminated Land report to be submitted


10. Submission of SUD’s (Sustainable Urban Drainage) details.


CM





		WARD: Altrincham

		78649/FULL/2012

		DEPARTURE: No





		Change of use of first and second floors from (B1) office use to 1 no. residential dwelling (C3). Erection of external staircase to rear to facilitate access; associated external alterations.  



		First & second floor, 20 The Downs, Altrincham, WA14 2PU





		APPLICANT:  Mr S Fairhurst





		AGENT: Space 3 Design Ltd





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application property is a three storey, semi-detached, period building with a Beauty Salon at ground floor level fronting The Downs.  The first and second floors are currently vacant office use (B1) and access is via a side entrance through part of the beauty salon.  The site lies within Altrincham Town Centre and also within The Downs Conservation Area.

To rear there is communal car parking for the properties 18-22 inclusive and each property has identified spaces within that car park.  The car parking is accessed from The Downs, along the side of number 22 The Downs, and is controlled by a barrier. Number 20 The Downs has a minimum of 5no. allocated parking spaces for the entire property.


PROPOSAL


Permission is sought to convert the existing first and second floor offices at 20 The Downs into 1 no. 2-bed residential dwelling.  It is also proposed to erect an external staircase to rear to facilitate independent access/egress to/from the proposed new dwelling.  An associated new entrance door would be created atop the existing single storey flat roof rear extension and 2no. new rooflights would be created within the rear roof slope to serve the second floor level.

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


L1 – Land for New Homes


L2 – Meeting Housing Needs 


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


L8 – Planning Obligation


R1 – Historic Environment


R3 – Green Infrastructure


R5 – Open Space, Sport and Recreation


PROPOSALS MAP NOTATION


Altrincham Town Centre


The Downs Conservation Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


S6 – Development in Altrincham Town Centre


S13 – Non-Shop Service Uses within Local and Regional Shopping Centres


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainability


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


L4 – Regional Housing Provision


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/37853: Change of Use of Ground Floor from Estate Agents to Beauty Salon.


APPROVED, October 1993


H/16467: Change of Use from Ground Floor Shop with Offices above to Estate Agents Office with Offices above.


APPROVED, July 1982

CONSULTATIONS


Design for Security (GMP) – No comments received


LHA – No comments received


Strategic Planning and Developments – Comments incorporated in observations section below.


Pollution and Licensing – No comments received


REPRESENTATIONS


None

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT

1. Strategic Planning and Developments have raised no objection to the principle of converting two floors of vacant office space into 1no. 2-bed residential dwelling. 


2. The site is allocated within the UDP proposals map as Altrincham Town Centre and is located in an area comprising both commercial premises and residential dwellings.  


3. 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’ as set out in the RSS.  Policy L1 of the Trafford 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. 

4. Policy L2 of the Core Strategy (Meeting Housing Needs) states that new development should be appropriately located in terms of access to existing community facilities and/or delivers complementary improvements to the social infrastructure to ensure the sustainability of the development; should not be harmful to the character or amenity of the immediately surrounding area and should be in accordance with L7 and other relevant policies within the Development Plan.


5. 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.  Altrincham Town Centre is considered an appropriate location for one 2-bed apartment dwelling.


6. 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 in a sustainable, Town Centre location. Therefore having regard to the above policies the proposed development is considered acceptable in principle.  The main issues for consideration therefore relate to the impact on the Conservation Area, amenity, the streetscene and car parking.

DESIGN AND APPEARANCE


7. The application property is located in sub-area B of the Downs Conservation Area.  The only proposed external alterations are to rear with a proposed external staircase, an associated new entrance door at first floor level and 2no. rooflights.  Access will be off the existing flat roof rear extension.


8. The proposed steel staircase to rear is relatively inobtrusive and sited to cause minimum impact.  It would be important to ensure a quality finish to the staircase (powder-coated black would be preferable).  A small area of balustrading will sit atop the existing flat roof rear extension and is sited so that it will be barely visible from ground level.


9. The proposed new entrance door at first floor level to rear and the proposed 2no. new rooflights within the rear roofslope are sympathetically formed and of an appropriate scale. 


RESIDENTIAL AMENITY


10. The use of the first and second floor levels as residential accommodation within this Town Centre location is considered acceptable in terms of impact from noise/activity associated with the proposed residential use.  Furthermore, the proposed external alterations are of a nature and siting which will ensure there is no negative impact on the residential amenity of any residential properties in the vicinity.  It is unclear whether or not the first or second floor level of number 18 or 22 The Downs (adjoining properties) are used as residential accommodation, but in any event, it is considered that the impact of this change of use proposal would be acceptable in amenity terms in this Town Centre location.


VEHICLE PARKING AND HIGHWAYS ISSUES

11. The application site is in a Most Accessible location within the Altrincham Town Centre.


12. The submitted plan identifies parking provision for a minimum no. of six vehicles to rear although a minimum of 5no. spaces are clearly allocated for number 20 on signage within the car park to rear of the property.  It is unclear to which aspect of the application property these specific spaces relate (the ground floor salon or the first and second floor offices/proposed new residential unit), although the applicant has identified in their Design and Access Statement that 2no. parking spaces will be provided for the proposed new dwelling.  It appears that the car park is communal and serves 18 – 22 The Downs (even numbers) inclusive.  


13. The maximum required parking for the existing office use would be 3 spaces (based on a floor area of 86sqm in B1 use, with a requirement of 1 space per 40 sqm – Area A)


14. The maximum required parking provision for 1no. 2-bed residential (C3 use) units in Altrincham Town Centre (Area A) would be 1.5.  Assuming the applicant provides 2no. spaces then the provision is in excess of that required.  


15. In any event, the proposed use represents a reduction in the requirement for car parking.  Given that the proposal is for a less intensive type of use, it is considered that a refusal of the application on car parking grounds could not be sustained here. 


16. There is no information regarding cycle storage at the property.  The Core Strategy sets out that for 2-bed residential units in this location, a total of 2 allocated spaces and 1 communal space should be provided per dwelling.  Details of this could be achieved through a condition.  It is possible that some secure cycle parking could be provided within the application boundary.


DEVELOPER CONTRIBUTIONS


This is a form of development for which it is appropriate to seek Trafford Developer Contributions (TDC), as required by SPD1 Planning Obligations. The figures are set out in the table below:


		TDC category. 

		Gross TDC required for proposed development.

		Contribution to be offset for existing building/use or extant planning permission (where relevant).

		Net TDC required for proposed development.



		Affordable Housing

		n/a

		n/a

		£0



		Highways and Active Travel infrastructure (including highway, pedestrian and cycle schemes)

		£53.00

		£204.00

		£0



		Public transport schemes (including bus, tram and rail, schemes)

		£161.00

		£544.00

		£0



		Specific Green Infrastructure (including tree planting)

		£310.00

		£930.00

		£0



		Spatial Green Infrastructure, Sports and Recreation (including local open space, equipped play areas; indoor and outdoor sports facilities).

		£2,180.33

		£0

		£2,180.33



		Education facilities.

		3,573.48

		£0

		£3,573.48



		Total contribution required.

		

		

		£5,753.81





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 to secure a financial contribution up to £5,753.81, comprising:-


· A financial contribution of £2,180.33 towards outdoor sports facilities and recreation provision (quantity and quality contributions) 

· A financial contribution of £3,573.81 towards Education Facilities

(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 (Conservation Area) including door and details of external staircase

4. Scheme identifying secure access to flats 

5. Cycle storage

6. The flat roof area to the rear of the premises shall not be used as a roof garden/sitting out area associated with the flat.


7. Provision and retention of 2no. parking spaces for the flat.

MW
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LOCATION PLAN FOR APPLICATION No: - 78535/HHA/2012
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LOCATION PLAN FOR APPLICATION No: - 78567/FULL/2012
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LOCATION PLAN FOR APPLICATION No: - 78589/LB/2012
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LOCATION PLAN FOR APPLICATION No: - 78614/FULL/2012
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LOCATION PLAN FOR APPLICATION No: - 78597/HHA/2012
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LOCATION PLAN FOR APPLICATION No: - 78621/FULL/2012
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LOCATION PLAN FOR APPLICATION No: - 78649/FULL/2012
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PLANNING DEVELOPMENT CONTROL COMMITTEE



14th JUNE, 2012 


PRESENT: 



Councillor Bunting (In the Chair), 



Councillors Chilton, Fishwick, Gratrix, Malik, O’Sullivan, Sharp (Substitute), Shaw, Smith, Walsh, Weston and Whetton. 


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


             Planning Manager (Mr. D. Pearson),


Conservation Officer (Ms. E. Read),  


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



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



Democratic Services Officer (Mr. I. Cockill). 



Also present: Councillors Mitchell and N. Taylor.



APOLOGIES 


Apologies for absence were received from Councillors Mrs. Reilly and Mrs. Ward. 

1. 

MEMBERSHIP OF THE COMMITTEE





RESOLVED: That the Membership of the Planning Development Control Committee for the Municipal Year 2012/2013 be noted. 


2.
APPOINTMENT OF SUB-COMMITTEE 



Members of the Planning Development Control Committee were asked to appoint the Planning Development Control (Tree Preservation Order) Sub-Committee. 





RESOLVED:  That the Planning Development Control (Tree Preservation Order) Sub-Committee be appointed comprising the Chairman, Vice-Chairman and Opposition Spokesperson or their nominees. 


3.
APPOINTMENT OF SUB-COMMITTEE 



Members of the Planning Development Control Committee were asked to appoint the Town/Village Green Sub-Committee. 





RESOLVED:  That the Town/Village Green Sub-Committee be appointed comprising the Chairman, Vice-Chairman and Opposition Spokesperson or their nominees.


4.
TERMS OF REFERENCE 





RESOLVED: That the Terms of Reference for the Planning Development Control Committee be noted. 


5.
MEETING DATES 





RESOLVED:  That the scheduled meeting dates for the Planning Development Control Committee for the Municipal Year 2012/2013 be noted. 


6. 
MINUTES 





RESOLVED:  That the Minutes of the meeting held on 10th May, 2012, be approved as a correct record and signed by the Chairman. 


7. 
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. 


8. 
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



		

		77147/VAR/2011 – IRC PLC – 214 Ashley Road, Hale, Altrincham. 

		

		Application for variation of Condition 3 of planning approval H/66682 (Change of Use from A1 to A3 [Restaurants and Cafes].  Associated external works to include provision of one disabled car-parking bay, new goods lift. Provision of three air conditioning units.  Provision of kitchen extract flues to roof and associated changes to building fenestration and entrances.  Erection of external balustrades at first floor level.) to allow for use of external dining area from 10.00hrs-22.00hrs Sunday to Thursday and 10.00hrs-22.30hrs on Fridays and Saturdays.  In addition variation of Condition 13 to allow chairs and tables to be removed by 2215 hours Sunday to Thursday and 2245 hours Fridays and Saturdays. Works to include glazed screens to external dining area flanks.





		

		78607/VAR/2012 – Individual Restaurant Company – Piccolinos, 214 Ashley Road, Hale, Altrincham. 

		

		Application for variation of Condition 3 of planning approval H/70341 (retention of outdoor decking, awning and planters to front of premises) to allow chairs and tables to be removed by 22.15 hours Sunday to Thursday and 22.45 hours Fridays and Saturdays.





		

		77620/FULL/2011 – Mr. Andy Jenkins – Jack Lane Farm, Jack Lane, Urmston. 




		

		Erection of single storey buildings to form cattery for a maximum of 24 cats.



		

		[Note:  Councillor Gratrix declared a Prejudicial Interest in Application 77620/FULL/2011, as the Applicant is known to him, and left the room during consideration of this item.]






		

		78583/RM/2012 – Peel Investments (North) Limited – Partington Shopping Centre, Central Road, Partington. 

		

		Approval of Reserved Matters of appearance, landscaping, layout and scale for the demolition of existing shopping centre and erection of new shopping centre comprising Class A1 (Retail), Class A2 (Financial and Professional Services), Class A3 (Restaurants and Cafes), Class A5 (Takeaways), Class B1 (Offices) and Class D1 (Non Residential Institutions) and provision of associated car parking, village square, improvements to public open space and other associated highway works.





		

		78074/HHA/2012 – Mr. Matthew Keen – 15 Harrow Drive, Sale. 

		

		Erection of two storey rear and single storey side and rear extension.





		

		78267/CAC/2012 – Citybranch Limited, Pochin Dev Ltd & The Trafford Healthcare NHS Trust – 15-41 (odds) Railway Street, Altrincham. 

		

		Conservation Area Consent for demolition of existing buildings and wall in association with proposed redevelopment of site for hospital/offices.





		

		78388/AA/2012 – Capital Steeps – Former Arc Car Wash, Chester Road, Stretford. 

		

		Advertisement Consent for display of 2 no. internally illuminated fascia signs, 1 no. externally illuminated hanging sign and 1 no. internally illuminated totem sign.





		

		78463/AA/2012 – Bay Media – Various Sites on Stamford New Road and Railway Street, Altrincham extending from the junction of Stamford New Road and Cross Street, to the junction of Railway Street and Lloyd Street. 



		

		Display of 23 no. double sided banners on street lighting columns.



		

		78337/FULL/2012 – The Trustees of the Independent Order of Oddfellows – Paul House, 353-359 Stockport Road, Timperley. 




		

		Installation of new shop fronts, including extension to front, new entrance and installation of ATM; single storey rear extension and installation of refrigeration plant to rear. 






		

		(b)
Application deferred 




		

		



		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		77842/COU/2011 – Bloom Gallery – 7-8 Goose Green, Altrincham. 

		

		Retrospective application for Change of Use from shop (Class A1) to bar (Class A4).





		

		[Consideration of Application 77842/COU/2011 was deferred for further negotiation at the request of the applicant.]








9.
APPLICATION FOR PLANNING PERMISSION 77474/VAR/2011 – CAPITAL SHOPPING CENTRES GROUP PLC – BARTON SQUARE, PHOENIX WAY, TRAFFORD PARK 


The Chief Planning Officer submitted a report concerning an application for planning permission for the variation of Condition 8 of planning permission ref H/62750 to increase the maximum gross retail (Use Class A1 – Bulky Goods Retail Warehousing) floorspace at Barton Square from 18,580 sqm to 28,966 sqm to be accommodated through the provision of mezzanine floor within the existing development at Level 3. 




RESOLVED – 


(1) That the application will propose a satisfactory development for the site upon the completion of an appropriate Deed of Variation in respect of the original Section 106 Agreement (requiring a financial contribution of £11 million towards Metrolink / public transport improvements) and an appropriate Legal Agreement to secure a further financial contribution of £287,144.00 in respect of the proposed additional floorspace, comprising of £64,480.00 towards Specific Green Infrastructure (off-site tree planting) and £222,664.00 towards transport improvements (comprising of £118,976.00 towards highway and active travel network improvements and £103,688.00 towards public transport improvements). 



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


10.
APPLICATION FOR PLANNING PERMISSION 77475/VAR/2011 – CAPITAL SHOPPING CENTRES GROUP PLC – BARTON SQUARE, PHOENIX WAY, TRAFFORD PARK 


The Chief Planning Officer submitted a report concerning an application for planning permission for variation of Condition 4 of planning permission ref: 76915/FULL/2011 to increase the maximum gross retail (Use Class A1 Bulky Goods Retail Warehousing) floorspace at Barton Square from 18,580 sqm to 28,966 sqm to be accommodated through the provision of mezzanine floors within the existing development at Level 3. 




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 £287,144.00, comprising of £64,480.00 towards Specific Green Infrastructure (off-site tree planting) and £222,664.00 towards transport improvements (comprising of £118,976.00 towards highway and active travel network improvements and £103,688.00 towards public transport improvements.

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


11.
APPLICATION FOR PLANNING PERMISSION 77782/FULL/2011 – SCA HYGIENE PRODUCTS – SCA HYGIENE PRODUCTS, TRAFFORD PARK ROAD, TRAFFORD PARK 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of low bay warehouse (max height of 9.1m) to create 10,878  sqm of floor space and associated development thereto.




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 £71,481.00 split between contributions towards Highways Infrastructure £10,791.00; Public Transport Schemes £18,530 and Specific Green Infrastructure £42,160.00 (less £310 per tree planted on site as part of an agreed landscaping scheme). 


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


12.
APPLICATION FOR PLANNING PERMISSION 77926/FULL/2012 – CARITAS SERVICES LTD – 448 NORTHENDEN ROAD, SALE 


The Chief Planning Officer submitted a report concerning an application for planning permission for the demolition of existing building and erection of a part three storey and part single storey residential care facility (9 beds).




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 £15,641. This comprises £1,712 towards Highways and Active Travel Infrastructure, £7,419 towards Public Transport Schemes and £6,510 towards Specific Green Infrastructure, less £310 per tree planted on site.


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


13.
APPLICATION FOR PLANNING PERMISSION 77944/FULL/2012 – ARLEY HOMES NORTH WEST LIMITED – FORMER BROOKSIDE ELDERLY CARE HOME, BARLOW ROAD, BROADHEATH 


The Chief Planning Officer submitted a report concerning an application for planning permission for new residential development comprising 23 no. dwellings with associated detached garages and landscaping and formation of new vehicular access from Barlow Road with closure of existing access.




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a maximum contribution of £96,992.69 (comprising £5,014.00 towards Highways; £9,614.00 towards Public Transport Schemes; £21,390.00 towards Specific Green Infrastructure (minus £310 per tree planted) and £60,974.69 towards Spatial Green Infrastructure, Sport and Recreation) but subject to an overage clause to ensure that a contribution up to the value of £328,743.84 and the provision of nine affordable housing units could be secured should the applicants assumption about the development costs and subsequent valuation of the dwellings sales values upon completion of the works prove to be incorrect.



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

14.
APPLICATION FOR PLANNING PERMISSION 78010/FULL/2012 – MS. DEBBIE SMITH – WOODHOUSE COURT, DAVYHULME ROAD, DAVYHULME 


The Chief Planning Officer submitted a report concerning an application for planning permission for a two storey extension to existing building (fronting Davyhulme Road) to provide 3 no. additional one bedroom apartments, erection of garage block to provide 15 car parking spaces and associated alterations to site layout, access, car parking areas 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 maximum total contribution of £3,420.83. This comprises £159.00 towards Highways; £603.00 towards Public Transport Schemes; £930.00 towards Specific Green Infrastructure (less £310 per tree planted) and £1,728.83 towards Spatial Green Infrastructure, Sport and Recreation.



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


15.
APPLICATION FOR PLANNING PERMISSION 78105/FULL/2012 – THE NATIONAL TRUST – DUNHAM MASSEY HALL, WOODHOUSE LANE, DUNHAM MASSEY 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of new visitors reception building comprising of reception, cafe, shop, toilets and associated offices and stores together with provision of new paths, footbridges, substation and service yard and demolition of existing membership office.




RESOLVED – 

(1) That the Council is minded to grant planning permission for the development and that the application be notified to the Secretary of State under the Town and Country Planning (Green Belt) Directions 2005.


(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. 


16. 
APPLICATION FOR PLANNING PERMISSION 78188/FULL/2012 – CITYBRANCH LTD, POCHIN DEVELOPMENTS LTD & THE TRAFFORD HEALTHCARE NHS TRUST – 15-41 (ODDS) RAILWAY STREET, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the demolition of existing buildings followed by erection of 3, 4 and 5-storey building comprising hospital and offices, or hospital only, together with shops, financial/professional services, restaurants and cafes, drinking establishments, hot food takeaways (Use Classes A1, A2, A3, A4, A5) on the ground floor; provision of basement parking area with access onto railway street and formation of drop off and delivery bays on Railway Street.




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 £18,290.00 towards Specific Green Infrastructure (to be adjusted to reflect any amendments to retail and/or office floorspace in the final scheme).


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

17. 
APPLICATION FOR OUTLINE PLANNING PERMISSION 78198/O/2012 – MR. GRAHAM SUNDERLAND – LAND TO REAR OF 30 CORNHILL ROAD, URMSTON 


The Chief Planning Officer submitted a report concerning an application for outline planning permission (approval sought for details of access, appearance, layout and scale) for the erection of a two storey detached dwelling with access from Balmain Road and erection of detached garage for access to 30 Cornhill Road with new access created onto Balmain Road.




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure financial contributions of £16,195.95 split between contributions towards Highways Infrastructure (£155); Public Transport Schemes (£307); Specific Green Infrastructure (£930); Outdoor Sports & Recreation (£3,453.38) and Education & Facilities (£11,350.57).


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

18. 
APPLICATION FOR PLANNING PERMISSION 78242/FULL/2012 – ASDA STORES LTD – ASDA STORES LTD, TRADERS AVENUE, TRAFFORD PARK 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of extension (145 sqm) to rear of store for relocation of home shopping pod and erection of 3m high palisade fencing and gates fronting West Road.




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure financial contributions of £28,536 split between contributions towards Highways & Active Travel Infrastructure (£7,456); Public Transport Schemes (£20,770) and Specific Green Infrastructure (£310).



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

19. 
APPLICATION FOR PLANNING PERMISSION 78282/FULL/2012 – ASDA STORES LTD – ASDA STORES LTD, TRADERS AVENUE, TRAFFORD PARK 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of extension to existing lobby (119 sqm) and installation of 4 no. trolley shelters and 2 no. trolley corrals to front of store building.




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 £29,638 split between contributions towards Highways & Active Travel Infrastructure (£7,654); Public Transport Schemes (£21,054) and Specific Green Infrastructure (£930).



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

20.
APPLICATION FOR OUTLINE PLANNING PERMISSION 78259/O/2012 – MS. ALEXANDRA ATKINSON – LAND OFF BOLD STREET, OLD TRAFFORD 

[Note:  Councillor Whetton declared a Personal Interest in Application 78259/O/2012, as his partner is an employee of Trafford Housing Trust.]



The Chief Planning Officer submitted a report concerning an application for outline planning permission for 170 no. apartments and dwellinghouses with formation of new vehicular access from Bold Street and Maher Gardens and approval sought for access with all other matters reserved.




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 contributions in line with SPD1: Planning Obligations should market housing form a proportion of the proposed development.



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

21. 
APPLICATION FOR PLANNING PERMISSION 78387/FULL/2012 – CAPITAL STEEPS – FORMER ARC CAR WASH, CHESTER ROAD, STRETFORD


The Chief Planning Officer submitted a report concerning an application for planning permission for the Change of Use of former car wash to financial and professional services (Use Class A2) with associated external alterations and works ancillary thereto.




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 £2,400, comprising of £2,090 towards Highways and Active Travel Infrastructure and £310 towards Specific Green Infrastructure (including tree planting). 


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

22.
APPLICATION FOR PLANNING PERMISSION 78468/FULL/2012 – MR. R. AHMED – 1A CATTERICK AVENUE, SALE

[Note: Councillor Chilton declared a Personal Interest in Application 78468/FULL/2012 since he intended to make representation to the Committee, remained in the meeting but did not participate in the discussion or vote thereon.]



The Chief Planning Officer submitted a report concerning an application for planning permission for the Change of Use of part of ground floor to hot food takeaway (Use Class A5), installation of extract flue and associated external alterations.





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 this permission.







Reason: Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990, as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.




(2)
The development hereby permitted shall not be carried out except in complete accordance with the details shown on the submitted plans, drawing number 1180/12/02 unless otherwise agreed in writing by the Local Planning Authority.






Reason: To clarify the permission, having regard to Policy L7 of the Trafford Core Strategy.




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





Reason: To ensure satisfactory external appearance in the interests of visual amenity, having regard to Policy L7 of the Trafford Core Strategy.




(4)
Prior to the commencement of the development, a scheme for the provision of litter bins for the use of customers shall be submitted to and approved in writing by the Local Planning Authority.  The litter bins shall be provided in accordance with the approved details and shall be thereafter retained at all times while the premises are in use.  





Reason:  In the interests of visual and residential amenity, having regard to Policy L7 of the Trafford Core Strategy and the Council's adopted Supplementary Planning Guidelines: Hot Food Take Away Shops.




(5)
Notwithstanding the plans hereby approved, and before the use hereby permitted is first commenced, a scheme showing details of the means for the extraction and ventilation of cooking odours and full details of its external appearance (including the design, size and details of colour coating), manufacturing operating instructions and a programme of equipment servicing/maintenance shall be submitted to and approved in writing by the Local Planning Authority.  The approved scheme shall be installed in full working order before the first use of the premises hereby permitted and retained thereafter.  






Reason:  In order to ensure that the premises are satisfactorily ventilated in the interests of public amenity and to minimise the visual appearance of the proposed extraction system, having regard to Policy L7 of the Trafford Core Strategy and the Council's adopted Supplementary Planning Guidelines: Hot Food Take Away Shops.




(6)
Prior to the commencement of the development, details of the bin stores including accommodation for separate recycling receptacles have been submitted to and approved in writing by the Local Planning Authority.  The approved bin stores shall be completed prior to the first occupation of the development hereby permitted and shall be retained thereafter at all times unless otherwise agreed in writing by the Local Planning Authority.  






Reason:
To ensure satisfactory arrangements are in place for the disposal of refuse (including recyclables) in accordance with Policy L7 of the Trafford Core Strategy.




(7) 
The premises shall not be open to the public outside the following hours: -






11:00-23:00   Monday - Friday






11:00-23:30   Saturday






11:00-22:30   Sunday and bank holidays






Reason:  To protect the residential amenity of neighbouring occupants, having regard to Policy L7 of the Trafford Core Strategy and the Council's adopted Supplementary Planning Guidelines: Hot Food Take Away Shops.





Reasons for approval




The proposed use will not cause undue noise and disturbance to neighbouring residents, the appearance of the proposed extraction flue can be mitigated by painting, and its impacts in terms of odours and noise can be controlled by condition. The proposal therefore complies with Core Strategy Policy L7. 


23.
APPLICATION FOR PLANNING PERMISSION 78474/FULL/2012 – SLATER HEELIS SOLICITORS – 34-36 SCHOOL ROAD, SALE 



The Chief Planning Officer submitted a report concerning an application for planning permission for the change of use of first and second floor from Use Class A2 (Financial and Professional) to 4 no. 1-bed apartments (Use Class C3), involving internal alterations.




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 financial contribution up to £2,943.23, comprising:-


· A financial contribution of £310 towards Red Rose Forest/off site planting unless a single tree can be accommodated within the application site boundary.

· A financial contribution of £2,633.23 towards outdoor sports facilities and recreation provision (quantity and quality contributions). 


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

24.
APPLICATION FOR PLANNING PERMISSION 77914/FULL/2011 – MS. MARY DAVEY – FORMER GREYHOUND PUBLIC HOUSE SITE, MANCHESTER ROAD/MANCHESTER NEW ROAD, PARTINGTON 


This item was withdrawn from consideration at this Committee meeting. 



The meeting commenced at 6.30 p.m. and concluded at 9.26 p.m.




