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COUNCIL




AGENDA PAPERS MARKED ‘TO FOLLOW’
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 9th August 2012 
Time:  6.30 p.m. 

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

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



	5. 
	APPLICATION FOR PLANNING PERMISSION 78684/FULL/2012 – MRS. CATHERINE CONCHIE – DERBY HOUSE, 32 DERBYSHIRE LANE, STRETFORD M32 8BJ
To consider the attached report of the Chief Planning Officer. 
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	THERESA GRANT 

Chief Executive 


	
	

	
	Contact Officer:  Michelle Cody 

Extn.:   2775
	
	



_1405759801.doc
		WARD: Stretford

		78684/FULL/2012

		DEPARTURE: NO





		CONVERSION OF EXISTING 2NO. APARTMENTS (CLASS C3) INTO REST HOME (CLASS C2) ASSOCIATED WITH EXISTING ACCOMMODATION AT ADJACENT DOVER HOUSE; ERECTION OF A THREE-STOREY SIDE EXTENSION, SINGLE STOREY REAR EXTENSON, AND REAR DORMERS, WITH ADDITIONAL WORKS ANCILLARY THERETO. 



		Derby House, 32 Derbyshire Lane, Stretford, M32 8BJ





		APPLICANT:  Mrs. Catherine Conchie





		AGENT: N/A 





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO A S106 AGREEMENT
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SITE

The application site relates to a large detached property which fronts onto the northern side of Derbyshire Lane. Known as Derby House, No.32 dates from the late 19th century and its construction in buff brick and architectural features such as stained glass, full-height bay windows, and stone string-courses make this an attractive property. At present Derby House comprises of two residential apartments with accommodation for each split over two floors. The lower flat, which includes the basement and ground-floor levels, has two bedrooms, whilst the upper flat is accessed via an external staircase and covers the first-floor and roof space above to provide a total of three bedrooms. To the rear of the building is a shared lawn area, and an open-fronted outbuilding sited at the end of a concrete driveway.

Immediately to the east of the site is Dover House (30 Derbyshire Lane), another large detached property dating from a similar era to Derby House, but more modest in its design and use of materials. This building operates as a residential home for the elderly, with 11 bedrooms and communal facilities provided within it. Dover House is set further back from the highway than the host property and includes a large area of hardstanding to its frontage which is used for off-street staff and visitor car parking. 


To the north, Derby House backs onto the playing fields associated with Victoria Park Junior School, whilst a bungalow property, which (like Dover House) is set further into its plot than No.32, immediately adjoins the western boundary of the site. A terrace of late Victorian dwellings fronts the southern side of Derbyshire Lane, whilst much of the wider surrounding area is also residential in character.   

PROPOSAL


This application seeks planning permission to change the use of Derby House by converting it from two independent apartments (Class C3) to a residential home for the elderly (Class C2) that would operate in conjunction with the existing business at neighbouring Dover House. As a result, the existing common boundary between the two properties would be removed to allow an extended parking area to be created to the front of, and in-between, the two properties.    

In addition to the conversion, a number of extensions are proposed to Derby House to provide additional bedrooms, a lift shaft, and a communal living room. To the eastern side of the property, closest to Dover House, a 4m wide two-storey extension has been proposed. To the rear of the property consent is sought for a single storey extension with gable roof design to form a large communal living area, with steps leading out to the garden below. Also to the rear of Derby House two dormer extensions, of differing design but with matching pitched roofs, have been proposed in order to create additional headroom for a bedroom and bathroom that will be accommodated within the roof space. 


The proposed use of the building dictates that level access needs to be achieved and as a result permission is also sought to create an access ramp to the front of Derby House, which has a maximum height of 800mm.    


The conversion of Derby House alone would create a 9-bedroom care home, whilst the proposed extensions would allow an additional four bedrooms to be created. Therefore 24-bedrooms would be available within the site when the existing accommodation at Dover House is combined with these proposals.  


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


L2 – Meeting Housing Needs


L4 – Sustainable Transport and Accessibility


L7 – Design


L8 – Planning Obligations


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

30 Derbyshire Lane, Stretford (Dover House)

H39861 – Change of use and conversion of dwellinghouse to elderly persons rest home -– Approved with conditions, 18th January 1995

H/49403 - Erection of two storey rear extension and conservatory – Approved with Conditions, 9th September 2000


H/51501 - Erection of a two storey extension together with a conservatory to rear and internal alterations (amendment to approval H/49403) – Withdrawn 8th April 2002


APPLICANT’S STATEMENT


The information provided within the applicant’s Design and Access Statement is discussed where relevant within the Observations section of this report.


CONSULTATIONS


Pollution & Licensing: No comments received; any comments will be included in the 


Additional Information report

Drainage: No objections, R13

LHA: No objection – Further comments will be included within the relevant part of the ‘Observations’ section of this report.

REPRESENTATIONS


Two letters of representation have been received in response to this application. The occupants of the neighbouring bungalow, No.34, have drawn the Council’s attention to the fact that any increase in height to Derby House is likely to affect the degree of signal which reaches the satellite dish to their property. A second letter has been received from the occupants of 32a Derbyshire Lane (within Derby House) enquiring as to when a decision will be made on the application. 

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. This application seeks consent to change the use of a property containing two apartments in order to create a residential home for the elderly that provides 13 bedrooms. Policy L2.18 of the Trafford Core Strategy relates to ‘Older persons Accommodation’ and explains that with specific reference to the “frail elderly” of the Borough, the Council will seek to meet their needs through allowing 4% (approximately 500 units) of the overall housing land target to be developed as new housing for older person households, suitable for a range of household circumstances (tenure and type), including ‘extra-care’ housing. Appropriate sites to meet this specific housing need will be identified through the Land Allocations DPD. 


2. The proposed facility will provide care for the elderly in Stretford, in accordance with Policy L2.18 of the Trafford Core Strategy, and one which is sited on brownfield land and re-uses and extends existing floor-space within a building. Therefore there are no objections to the principle of converting Dover House into a residential home for the elderly in association with an existing facility at Dover House.

RESIDENTIAL AMENITY AND DESIGN AND STREETSCENE

3. The proposed use would involve some comings and goings from staff and visitors, although it is considered that these will be infrequent and will not cause a level of additional noise disruption, for example from engines starting and doors closing, that would result in any undue harm to the amenity of existing residents in the surrounding area.

4. As stated at the start of this report, Derby House is considered to be an attractive Victorian property. However it is not considered to be of sufficient architectural or historic significance that would warrant the application of any additional level of protection by classifying it as a non-designated heritage asset. Therefore the principle of extending Derby House is deemed to be acceptable. 

5. The two-and-a-half storey side extension that has been proposed is sited next to neighbouring Dover House. Whilst there appears to be some habitable room windows sited towards the rear half of the facing side of No.30, it considered that sufficient direct sunlight will continue to reach these rooms due to the staggered relationship of the two properties, and the 5.3m separation which is set to be retained between them. The front elevation of this extension has been set back 1.35m from the main front wall of the original property and as such the Council’s recommended window-to-window distances with the properties on the opposite side of Derbyshire Lane has been comfortably met.


6. The proposed rear extension has a projection of 6.7m which, whilst a significant distance, will not bring it past the original rear wall of the bungalow property of 34 Derbyshire Lane, which also benefits from a rear conservatory extension. There are no windows on the facing side elevation of No.34. A small landing (750mm high,) and set of steps leading into the rear garden, form part of the proposed rear extension, and are set approximately 4.7m away from the boundary with the neighbouring bungalow. The siting and orientation of these steps should not present undue opportunities to overlook the common boundary fence if it is increased in height to 2m, or the existing 2.4m high conifer hedge is retained. Therefore the residential amenity of 34 Derbyshire Lane will not be unduly impacted upon as a result of this proposed extension, or indeed the development as a whole.   

7. The land to the rear of the application site comprises of playing fields associated with Victoria Park Junior School, and therefore the rear windows to the proposed dormers will not disrupt the amenity of any facing residential properties.    


8. The proposed side extension to Derby House has a width of 4m, which represents less than half the width of the original property; is set back 1.35m from the front elevation wall; and has ridge and eaves levels that are lower than the main roof of No.32 by 700mm and 900mm respectively. The result is that the scale and massing of the extension remains subservient to the bulk of the existing property, and does not unduly compete with the nearest full-height bay window with respect to its siting, size or design features. Whilst the stained-glass window feature above the side entrance door is set to be lost, it is recognised that the design of the extension sympathetically replicates other existing features on the property, including brick headers, stone banding, timber eaves, and the alignment of the fenestration. The use of matching buff brick and slate roof tiles will further serve to create an extension that will sit comfortably with the existing property. 


9. The side extension is set to bring the built development at Derby House to within 600mm of its current common boundary with 30 Derbyshire Lane. However this side boundary is set to be removed as part of the property’s partnership with Dover House, and as such it is the relationship with, and distance set to remain to the side of, No.30 which is of primary consideration when assessing the impact of this extension on the streetscene. A separation of 5.3m is set to remain between the two properties, with the front wall of the proposed extension projecting 1.6m closer to the highway than the principal elevation of Dover House. It is considered that the staggered relationship that No’s 30 & 32 share; their individual design and appearance; and the distance set to be retained between the buildings, will be sufficient to ensure that the proposed extension will not unduly harm the streetscene, or result in a loss of spaciousness within it. Whilst few other buildings on Derbyshire Lane retain 5.3m of space to their nearest neighbour, Dover House and Derby House are both large detached properties that would have been dwellings of notable status when originally built, and as such it is considered appropriate that reasonable space always be retained around them; for this reason it is considered unlikely that a two-storey extension to the western side of Dover House would be deemed acceptable in the future. 


10. Although the proposed rear extension is large in size, the significant scale of the building to which it relates means that it should not appear disproportionately big, particularly as views from either side are set to be screened to at least some degree by existing development. The design of this extension, whilst more contemporary than its counterpart to the side of No.32, is also deemed to be appropriate due to the use of matching materials, a pitched roof, and large areas of glazing to the rear and eastern side. Furthermore, this aspect of the proposals will not be visible from the Derbyshire Lane streetscene. 


11. The two proposed dormers differ in respect to their fenestration, forward projection, and width, although both sit comfortably within the roof-slope, are appropriately proportioned, and have matching/similar ridge and eaves levels. Given also that the dormers face a school playing field and will not be visible from a highway, their design is considered to be acceptable and again represent features that will sit relatively comfortably on the existing property. 


12. The proposed access ramp is broadly ‘J’-shape in plan, rises gradually to a maximum height of 800mm, and covers a footprint of up to 13.4m in length and 3.8m in width. Whilst the access ramp covers a large proportion of the Derby House frontage, it is acknowledged that level access for all is required for the proposed use and that the ramp must meet the necessary DDA requirements. The submitted plans indicate that the existing 900mm high front boundary wall, and 1.3m high side boundary fence, will be retained to partially screen the ramp from view from the road/highway; they also suggest that landscaping will be retained/introduced behind the front and side boundaries to further soften the ramp’s impact. These measures are considered to be sufficient to prevent the proposed ramp from unduly harming the character of the property to which it relates, or the appearance of the Derbyshire Lane streetscene generally.            


ACCESS, HIGHWAYS AND PARKING 


13. In order to provide adequate off-street car parking for both Dover House and Derby House, the common boundary between the two properties is set to be removed and an extended area of hardstanding created in-front of No.32. Following feedback from the LHA, amendments have been made to the provision of off-street parking so that 7 spaces can be accommodated within the curtilage of No’s 30 and 32, five of which will be made available for visitors, with the remaining two double parked bays being reserved for staff parking. Both the level of car parking, and the layout provided, for the overall site are considered to be satisfactory by the LHA and will safely meet the parking needs of both Dover House and Derby House. To date the applicant has not indicated the location of the required cycle and motorcycle spaces, although there appears to be room within the site to accommodate this, and therefore it is considered appropriate to secure these details via condition.

14. The LHA have requested 4.5m wide vehicular access into the site to allow cars to enter and leave it simultaneously, a measure which would require increasing the existing Dover House access by 1.1m. At present this amendment has not been indicated on the site plan but will form part of the Additional Information Report, and shall include the retention of the original Victorian gateposts, which are considered to be an attractive boundary feature in their own right.     


15. The gradient and design of the proposed access ramp is DDA compliant and will ensure that residents and visitors to Derby House can gain level access to the ground-floor of Derby House.


DEVELOPER CONTRIBUTIONS


16. The Trafford Developer Contributions (TDC) required by SPD1 Planning Obligations are set out in the tables below: The applicant has stressed a strong intention to phase the implementation of any approved works by first converting the existing property of Derby House and then, once the business has become established and is generating income, erecting the 125sqm of extensions at a later date. It is therefore considered reasonable that the trigger/payment of financial contributions be phased in a similar fashion, to cater for the event that the change of use of Derby House is implemented but the building is never extended.   

17. The applicant has indicated that they are prepared to plant three trees within the curtilage of the site rather than make financial contributions towards TDC5 – Specific Green Infrastructure.

Contributions for change of use only (9 Bedrooms):

		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.



		

		

		

		



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

		£1,818

		£106

		£1,712



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

		£6,255

		£322

		£5,933



		Specific Green Infrastructure (including tree planting)

		£0

		£620

		£0



		Education & Facilities




		£0

		£11,350.57

		£0



		Total contribution required.

		

		

		£7,645





Contributions for change of use and erection of proposed extensions (13 bedrooms; 125sqm of new floor-space)


		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.



		

		

		

		



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

		£2,626

		£106

		£2,520



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

		£9,035

		£322

		£8,713



		Specific Green Infrastructure (including tree planting)

		£1,550

		£620

		£930

Or 3 trees within the site



		Education & Facilities




		£0

		£11,350.57

		£0



		Total contribution required.

		

		

		£12,163





CONCLUSION


18. The proposed development would re-use an attractive Victorian property to provide care for the elderly in Stretford in conjunction with Dover House. The proposed extensions will not harm the amenity of surrounding residents, and will sit comfortably with Derby House and in the wider streetscene. An adequate amount of car parking would be provided with the curtilage of No’s 30 & 32 to meet the needs of the site, and the development is therefore considered to be in compliance with Policies L2, L4 and L7 of the Trafford Core Strategy, along with national guidance contained within the NPPF.


RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 


(I) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement to secure financial contributions of up to £12,163 split between contributions towards Highways & Active Travel Infrastructure (£2,520); Public Transport Schemes (£8,713); and Specific Green Infrastructure (£930).

(II) That upon satisfactory completion of the above legal agreement, planning permission be 


granted subject to the following conditions: -


RECOMMENDATION: MINDED TO GRANT SUBJECT TO THE FOLLOWING CONDITIONS 


1) Standard time limit;


2) Compliance with all Plans;

3) Material Samples;

4) Landscaping Scheme & Future Maintenance;

5) Retention of boundary hedge with No.34 & increase in height of boundary fence to 2m;

6) Provision and Retention of parking spaces shown on approved amended plan;

7) Provision of cycle and motorcycle parking;

8) Railings to access ramp to be powder coated;

JK
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LOCATION PLAN FOR APPLICATION No: - 78684/FULL/2012



Scale 1:1250 for identification purposes only.



Chief Planning Officer



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