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COUNCIL




AGENDA PAPERS FOR
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):



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


	
	

	2. 
	MINUTES
To receive and, if so determined, to approve as a correct record the Minutes of the meeting held on 12th July, 2012.
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	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 78684/FULL/2012 – MRS. CATHERINE CONCHIE – DERBY HOUSE, 32 DERBYSHIRE LANE, STRETFORD M32 8BJ
To consider a report of the Chief Planning Officer. 


	To follow 

	

	6.
	URGENT BUSINESS (IF ANY)

Any other item or items 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

___________________________________________________________________________________





PLANNING DEVELOPMENT CONTROL COMMITTEE



12th JULY, 2012 


PRESENT: 



Councillor Mrs. Ward (In the Chair), 



Councillors Bunting, Chilton, Gratrix, Malik, O’Sullivan, Mrs. Reilly, Sharp (Substitute), Smith, Taylor (Substitute), Walsh, Weston and Whetton. 


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


             Planning Manager (Mr. D. Pearson),


Senior Planner (Arboriculture) (Mr. D. Austin),  



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



Solicitor (Mrs. C. Kefford), 



Senior Project Manager (Mr. J. Boland), 



Democratic Services Officer (Miss M. Cody). 



Also present: Councillors Dr. Barclay and Bowker. 


APOLOGIES 


Apologies for absence were received from Councillors Fishwick and Shaw. 

25. 
MINUTES 





RESOLVED:  That the Minutes of the meeting held on 14th June, 2012, be approved as a correct record and signed by the Chairman. 


26. 
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. 


27. 
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



		

		78436/FULL/2012 – Trafford Housing Trust – Atkinson Court, Atkinson Road, Sale. 

		

		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. 





		

		[Note: Councillor Whetton declared a Personal and Prejudicial Interest in Application 78436/FULL/2012 due to his involvement in the consultation process and also his partner is employed by Trafford Housing Trust, he remained in the meeting but did not take part in the debate or cast a vote on the Application.]





		

		78469/FULL/2012 – Trafford Council – Victoria Park Infants School, Henshaw Street, Stretford. 

		

		Installation of 4.5 metre high CCTV camera pole adjacent to the western entrance with Henshaw Street. 





		

		78502/FULL/2012 – Trafford Council – Worthington Primary School, Worthington Road, Sale. 

		

		Demolition of existing school building and erection of new primary school with associated parking, new access and ancillary works. 





		

		[Note:  Councillor Gratrix declared a Personal Interest in Application 78502/FULL/2012, as the speaker was known to him and also his spouse is a Governor of the school.] 






		

		78535/HHA/2012 – Mr. Mitchell and Mrs. Bladon – 4 and 6 South Downs Road, Hale. 

		

		Erection of single storey rear extensions with separating rear garden wall, patio and steps and associated works to existing detached garage. 





		

		[Note:  All Members of the Planning Development Control Committee declared a Personal Interest in Application 78535/HHA/2012, as one of the Applicants is a fellow Member of Council.]






		

		78567/FULL/2012 – Mrs. S. Staniforth – Shawe Hall Community Centre, Church Road, Flixton. 

		

		Erection of detached garage adjacent to the western boundary following removal of existing timber garages. 





		

		78589/LB/2012 – Inglesia Ni Cristo – Rylands Hall, Edge Lane, Stretford. 

		

		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.





		

		[Note:  Councillor Walsh declared a Personal Interest in Application 78589/LB/2012, as his spouse’s friend is involved with the Church that is interested in this site.] 






		

		78597/HHA/2012 – Mr. Talib Hussain – 38 Glastonbury Avenue, Hale. 

		

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





		

		78757/FULL/2012 – Shepherd Developments – Trafford Town Hall, Talbot Road, Stretford. 

		

		External alterations and works including the addition of aluminium mesh screen to the first floor conference box on the Town Hall extension; additional fire exit doors to the north elevation of the west wing and to the Warwick Road elevation of the Listed Building; new external ramps to the restaurant terrace, the courtyard and the Warwick Road elevation; refurbishment of selected windows in the Listed Building with double glazing; new external hoist within existing lightwell on the Warwick Road elevation of the Listed Building.





		

		78681/RM/2012 – BDW Trading Ltd & Peel Investments (North) Ltd – Land off Hall Lane and land adjoining Manchester Ship Canal, Partington. 

		

		Approval of Reserved Matters for erection of 91 dwellings (Phase 1). 





		

		(b)  Permission refused for reasons now determined





		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		77914/FULL/2011 – Ms. Mary Davey – Former Greyhound Public House Site, Manchester Road/ Manchester New Road, Partington. 

		

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





		

		78208/HHA/2012 – Mr. Kevin Sullivan – 56 Lorraine Road, Timperley. 

		

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





		

		(c)
Applications deferred 




		

		



		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		78432/HHA/2012 – Ms. A. Cooper – 86 Westmorland Road, Urmston. 

		

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






		

		[Consideration of Application 78432/HHA/2012 was deferred to a subsequent Committee meeting in order that both the Applicant and Councillor Procter can be in attendance.] 






		

		ENF 1352 – Davenport Green Hall, Shay Lane, Hale Barns. 

		

		Enforcement Notice dated 21st July 2010 and upheld at appeal decision date 17th May 2011 to undertake the following ‘Remove from the land the unauthorised marquee and two catering tents plus all their associated parts; 2 toilet blocks; two metal storage container units used for storage and washing facilities; the electricity generator box, the fuel tank, the skip and the hay bale bund (all as marked on the plan appended to the appeal decision).’





		

		[Consideration of Enforcement action ENF 1352 was deferred to a subsequent Committee meeting following Counsel’s advice.] 






		

		(d)
Applications withdrawn 






		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		78056/FULL/2012 – Mr. Peter Wild – Manor Farm, Ridgeway Road, Timperley. 



		

		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.





		

		78057/FULL/2012 – Mr. Peter Wild – Manor Farm, Ridgeway Road, Timperley. 

		

		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).





		

		77842/COU/2011 – Bloom Gallery – 7-8 Goose Green, Altrincham. 

		

		Change of use from shop (Class A1) to bar (Class A4). 







28.
APPLICATION H/HSC/48581 – LAND OFF ISHERWOOD ROAD, CARRINGTON 


The Chief Planning Officer submitted a report for the 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.




RESOLVED:  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”.

29.
APPLICATION FOR PLANNING PERMISSION 78365/FULL/2012 – KDM MOTORTECH LTD – UNIT 6, ARCTIC HOUSE, ATLANTIC STREET, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the 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.




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 £1,412. This comprises £198 towards Highways; £284 towards Public Transport Schemes and £930 towards Specific Green Infrastructure (less £310 per tree planted). 





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


30.
APPLICATION FOR OUTLINE PLANNING PERMISSION 78435/O/2012 – TRAFFORD HOUSING TRUST – ATKINSON COURT, ATKINSON ROAD, SALE 


[Note: Councillor Whetton declared a Personal and Prejudicial Interest in Application 78435/O/2012 due to his involvement in the consultation process and also his partner is employed by Trafford Housing Trust, he remained in the meeting but did not take part in the debate or cast a vote on the Application.]



The Chief Planning Officer submitted a report concerning an application for outline planning permission 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).




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 £139,385.84, comprising:- 

· £1,550 towards Highways and Active Travel Infrastructure 

· £3,070 towards Public Transport Schemes 

· £9,300 towards Specific Green Infrastructure 

· £35,966.38 towards Spatial Green Infrastructure, Sports and Recreation 

· £89,499.46 towards Education Facilities 

· Affordable Housing – 2 units 


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


31.
APPLICATION FOR PLANNING PERMISSION 78472/FULL/2012 – TIC GROUP – 72 BARRINGTON ROAD, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of two single storey residential units. 




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 £4,628.62. This comprises £310 towards Highways and Active Travel Infrastructure and £614 towards Sustainable Transport Schemes, £1,860 towards Specific Green Infrastructure and £1,844.62 towards Spatial Green Infrastructure and Sports and Recreation.



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


32.
APPLICATION FOR PLANNING PERMISSION 78614/FULL/2012 – INGLESIA NI CRISTO – RYLANDS HALL, EDGE LANE, STRETFORD 


[Note: Councillor Walsh declared a Personal Interest in Application 78614/FULL/2012, as his spouse’s friend is involved with the Church that is interested in this site.] 



The Chief Planning Officer submitted a report concerning an application for planning permission for the 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.





RESOLVED:  That planning permission be granted subject to the conditions now determined.

33.
APPLICATION FOR PLANNING PERMISSION 78621/FULL/2012 – BAKER HOLLINGWORTH ASSOCIATES LTD – LAND ADJACENT TO 29 DEANSGATE LANE, TIMPERLEY  



The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of two detached, two storey dwellinghouses including one with a detached garage.  Associated landscaping and formation of vehicular 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 total contribution of £32,992.58. This comprises £310 towards Highways; £614 towards Public Transport Schemes; £1,860 towards Specific Green Infrastructure (less £310 per tree planted); £7,752.58 towards Spatial Green Infrastructure, Sport & Recreation and £22,456 towards Education Facilities. 


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


34.
APPLICATION FOR PLANNING PERMISSION 78649/FULL/2012 – MR. S. FAIRHURST – FIRST & SECOND FLOOR, 20 THE DOWNS, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the 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.  





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 of £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.


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


35. 
APPLICATION FOR LISTED BUILDING CONSENT 78756/LB/2012 – SHEPHERD DEVELOPMENTS – TRAFFORD TOWN HALL, TALBOT ROAD, STRETFORD 


The Chief Planning Officer submitted a report concerning an application for Listed Building Consent for external and internal alterations including the removal of internal walls on the second floor; additional fire exit doors to the north elevation of the west wing and to the Warwick Road elevation; new external ramps to the restaurant terrace, the courtyard and the Warwick Road elevation; refurbishment of selected windows in the Listed Building with double glazing; new external hoist within existing lightwell on the Warwick Road elevation.




RESOLVED – 


(1)
That the Council is Minded to Grant, subject to notification to the Secretary of State under Section 82 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and Regulation 13 of the Planning (Listed Building and Conservation Areas) Regulations 1990.



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

36. 
APPLICATION FOR PLANNING PERMISSION 78680/FULL/2012 – BDW TRADING LTD & PEEL INVESTMENTS (NORTH) LTD – LAND OFF HALL LANE AND LAND ADJOINING MANCHESTER SHIP CANAL, PARTINGTON 


The Chief Planning Officer submitted a report concerning an application for planning permission for residential development for the erection of 122 dwellings with associated access and landscaping works. 




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 of £122,000, comprising contributions of £1,000 per residential unit for public realm enhancements, and subject to an overage clause to ensure that should the applicant’s assumptions regarding the viability of the development prove incorrect and developer profit is shown to be more than 15% of cost once the development is built out, the developer will pay the Council 50% of all profit over that level, up to the maximum contribution of £683,076.31 plus the provision of up to six affordable housing units (or the equivalent cash provision). 



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

37. 
APPLICATION FOR PLANNING PERMISSION 78261/FULL/2012 – MR. STEVE MOSS – 382 FLIXTON ROAD, FLIXTON 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of 3 no. dwellings following demolition of existing dwelling; associated new vehicular accesses, boundary treatment 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 financial contribution up to £28,357.44, comprising:-


· A financial contribution of £310 towards Highways Infrastructure.

· A financial contribution of £614 towards Public Transport schemes.

· A financial contribution of £1.860 towards Red Rose Forest/off site planting less £310 for each additional tree provided on site.


· A financial contribution of £6,690.92 towards outdoor sports facilities and recreation provision (quantity and quality contributions). 

· A financial contribution of £18,882.52 towards Education facilities.



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


The meeting commenced at 6.30 p.m. and concluded at 9.05 p.m. 




_1405324422.doc
		WARD: Altrincham

		75288/FULL/2010

		DEPARTURE: No





		Change of use of first, second and third floors from office use (Class B1) to residential use (Class C3) providing 24 apartments; refurbishment of existing ground floor retail units; single storey rear extension to provide additional retail floorspace following demolition of single storey building to rear and provision of basement car park. 



		Stamford House, Stamford New Road, Altrincham, WA14 1BL





		APPLICANT:  Petros Developments Company Ltd





		AGENT: Dickinson Dees Llp





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT
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This application was considered at the 11th November 2010 Planning Development Control Committee where Members resolved to grant planning permission, subject to a legal agreement to require a financial contribution of up to £66,377.60. The applicant has since advised that the developer contribution affects the viability of the development coming forward and in light of this the developer contribution has been reviewed.


SITE


Stamford House (originally Station Buildings) is a large four storey commercial building within Altrincham Town Centre at the junction of Stamford New Road and Moss Lane. It is a prominent and landmark building with the town due to its scale, prominent location, and ornate design. The ground floor currently provides 12 retail units, all of which are currently vacant, whilst the three upper floors previously provided office accommodation but are currently vacant. The building is Grade II listed and within the Stamford New Road Conservation Area. 


The building has an L-shaped footprint, with frontages to Stamford New Road and Moss Lane. This forms a courtyard to the rear which currently provides car parking for the building. Within the courtyard and parallel with the northern boundary of the site there is a two storey building which was a later addition to the site known as Atlanta Chambers. Atlanta Chambers and the internal courtyard are outside of the Conservation Area. Vehicular access into the site is via an archway within the Moss Lane elevation. The site is generally level, although there is a slight fall from west to east. 

The surrounding area is commercial in character, comprising predominantly retail uses on the opposite sides of Stamford New Road and Moss Lane and offices on Stamford New Road further to the north. Altrincham Transport Interchange is to the immediate north of the site whilst to the east of the site is the railway line, beyond which is the temporary Altrincham Ice Rink. Directly behind the site there is a pedestrian footpath linking Moss Lane to the Interchange.


PROPOSAL


This application was considered at the 11th November 2010 Planning Development Control Committee where Members resolved to grant planning permission, subject to a legal agreement to require a financial contribution of up to £66,377.60. This would be split between £38,948.60 towards play space and sports facilities, £18,129 towards transport provision and a maximum of £9,300 towards tree planting. Following this resolution, the applicant has advised that this contribution affects the viability of the development coming forward (the applicant has referred to ‘abnormal’ costs involved and a Supplementary Planning Statement and financial appraisal have been submitted in support of this). In addition, the previous decision not to take into account an existing office of the premises use has been reviewed. The scheme itself is the same as considered previously, summarised as follows: -


The application is for a comprehensive refurbishment and conversion of Stamford House, comprising change of use of the first, second and third floors to 24 apartments; refurbishment of the existing ground floor retail units; demolition of the existing single storey building at the rear (Atlanta Chambers) and erection of a single storey extension to provide additional retail floorspace; and construction of a car park at basement level below the retail extension. The scheme includes the following elements:


Retail


There are currently 12 retail units on the ground floor. The application proposes 10 retail units; comprising retention of 9 of the existing units and the creation of one larger unit of 451m2 amalgamated from 3 existing units (nos. 1, 3 and 5 Stamford New Road) with a single storey extension to the rear.


The main part of the proposed extension would be 15.7m wide and 20m long with a flat roof to a height of approximately 5.2m from ground level. The extension also includes a link section between Stamford House and the main part of the extension which would be recessed at the sides, taking the overall projection from Stamford House to 24.5m along its longest edge. Materials of construction are indicated as anodised aluminium panels as the principal material (in a bronze colour) which would be applied horizontally, below which would be a glazed brick plinth in a colour to complement the existing faience on the building. The link section would be constructed in curtain walling with opaque spandrel panels (in a ‘silk grey’ colour). The elevations to the exposed parts of the basement would be glazed brick and polished stainless steel mesh panels/screens providing ventilation to the basement car parking.  The extension would have a flat roof with parapet wall.


The extension would require removal of a section of wall to the rear elevation of the Stamford New Road block at ground floor and basement level, within which are 6 no. existing windows at ground floor level 3 no. windows at basement level. The existing faiance/terracotta frieze to this elevation between the ground floor and first floor would not be disturbed.


On the ground floor the works include removal of internal walls to create one retail unit from three at the north end of the Stamford New Road block. The existing basement would be retained as ancillary retail accommodation with the removal of some internal walls and toilets to the rear parts of the building. A new ‘residential core’ within the existing stairwell and lift areas is to be provided to the rear of each block to provide access into the building from the courtyard.

Residential


The proposed conversion of the upper floors would provide 24 apartments, divided over the first, second and third floors (8 apartments per floor). It has been indicated that there would be 21 x 2 bedroom units and 3 x 1 bedroom units. The internal works required for the conversion of the upper floors to apartments do not form part of this application. These works will be the subject of a further application for listed building consent to be submitted at a later date. Therefore in respect of the residential element, this application seeks to establish the principle of providing 24 apartments rather than permission for the precise layout and specific alterations.

Car parking and access 


A total of 24 car parking spaces would be provided within the site for use by occupiers of the apartments only; 15 spaces would be provided in the basement car park, 3 spaces behind the extension adjacent to the site boundary and 6 spaces at surface level behind the Moss Lane block. Access to the car parking would be via the existing archway in the Moss Lane elevation with and a ramp is to be constructed within the courtyard leading to basement level. 


An application for listed building consent for the works to the ground floor and basement and the proposed extension has been submitted alongside this application and was also considered at the 11th November 2010 Planning Committee (Application No. 75289/LB/2010). The application was approved although the consent has not been issued given that the planning application has not yet been approved.


The physical works that would be required for the conversion of the upper floors do not form part of this application, nor the listed building consent application. These works will be the subject of a further application for listed building consent to be submitted at a later date. Therefore in respect of the residential element, this application seeks to establish the principle of providing 24 apartments rather than permission for the precise layout and specific alterations. The proposed layouts for the first, second and third floors are therefore indicative only.

Amended plans were submitted prior to the application being considered previously at committee which amend the principal material for the proposed extension from zinc standing seam cladding to anodised aluminium panels. In addition the plinth detail to the base of the extension has been amended from a polished render finish to a coloured glazed brick. Internally the proposed ground floor layout has been amended to include retention of the existing masonry piers (previously these were to be removed and new steel columns erected). At the rear of the Moss Lane block the existing external staircase from basement to the courtyard is to be retained (previously this was proposed to be removed and replaced with new staircase).

DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L2 – Meeting Housing Needs


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 - Design


L8 – Planning Obligations


W1 - Economy


W2 – Town Centres and Retail


R1 – Historic Environment


R2 – Natural Environment

R3 – Green Infrastructure


R5 – Open Space, Sport and Recreation


PROPOSALS MAP NOTATION


Altrincham Town Centre


Main Office Development Area


Conservation Area


Pedestrian Priority Schemes (Stamford New Road and Moss Lane)


Pedestrian Link/Circulation Improvements (footpath to rear of site)


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV21 – Conservation Areas


H4 – Release of Other Land for Development


S6 – Development in Altrincham Town Centre


S13 – Non Shop Service Uses Within Town and District Shopping Centres


T10 – Transport and Land Use in Town Centres


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


L5 – Affordable Housing


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

75289/LB/2010 – Listed Building Consent for refurbishment of existing ground floor retail units and erection of single storey rear extension to provide additional retail floorspace following demolition of existing single storey building to rear. Approved at Planning Committee 11/11/10 (decision not yet issued).


There have been various previous applications for change of use of ground floor units, shop fronts, security shutters, alterations, etc. however none are considered relevant to this application.


APPLICANT’S SUBMISSION


Since the application was previously considered, a Supplementary Planning Statement and financial appraisal have been submitted. 


The original submission included the following detailed supporting statements:


Planning Statement (including PPS5 Assessment) and Design and Access Statement


The principle aim of the application is to rejuvenate a vacant listed building by bringing it back into active use and ensuring the long term future and maintenance of the building. In turn this will assist the regeneration of this part of Altrincham Town Centre. The critical aims of the project are to provide: 


1. A contemporary development which enhances the historical nature of the existing building; 


2. Demolish the poor quality Atlanta Chambers building; 


3. Provision of high quality retail accommodation, including retail extension to enhance the accommodation and designed to minimise visual disturbance on the internal courtyard elevations; 


4. Improve the character and atmosphere of the courtyard area.


The development will bring the building back into full active use and restore the building’s architectural features. The aim is to restore the exterior to its former architectural high standard. 


Atlanta Chambers detracts from the setting of the listed building and will be replaced in order to extend the retail space on offer. 

Additional car parking will be constructed below the retail extension to provide space for safe vehicle manoeuvring, access and services and parking for the apartments.

Some of the courtyard will be retained for access to the car park and for bin and cycle storage. It will also incorporate an area of hard and soft landscaping and new boundary treatments will be provided.

The internal works for the conversion of the upper floors will be the subject of a separate listed building consent application at a later date in order to leave control over these details with the Council and give both parties more flexibility. 


PPS5 refers to managed change sometimes being necessary if heritage assets are to be maintained for the long term - the change of use of the upper floors to residential use will allow for refurbishment to take place to the outside of the building and secure its long term future. PPS5 also states that wherever possible, heritage assets should be put to an appropriate and viable use that is consistent with their conservation. Continuing the former office use is unviable, and the building has been unused due to the lack of interest. Therefore in order to undertake repairs and regeneration it is necessary to change the upper floors to residential. PPS5 recognises the need for re-use and diversification of some heritage assets.


The proposed new residential use and the proposed alterations comply with the relevant policies of the UDP.


The retail extension has been designed as a modern and contemporary box, which seeks to complement Stamford House, rather than being a pastiche of the existing building. The simplicity of the box’s form is intended to minimise the interruption to the view of the Stamford House’s courtyard elevations (from the Interchange). This contrast will be a positive enhancement to both the existing building as well as the surrounding area. The demolition and replacement of Atlanta Chambers with the modern extension will improve the outlook from the transport interchange.


Amendments have been made to the scheme to minimise, reduce or eliminate the effect on the historic fabric of the building, whilst at the same time creating a balance with the commercial viability and flexibility of the scheme.


Statement of Community Involvement


Public consultation in the form of an event held on two days in March 2010 was carried out to provide an opportunity for local people and businesses to view the proposals and comment prior to submission. Invitation letters were sent out to neighbours, including local businesses, GMPTE and local Councillors and public notices were placed outside the building and a press release published. 154 people attended the event and 67 written comments were received.


The comments and response from attendees was overwhelmingly positive and include the following: positive response to bring back into active use a dilapidated listed building; pleased to see refurbishment not demolition; scheme will help preserve the history of Altrincham; good design/good to see contemporary extension; glad to see demolition of Atlanta Chambers; residential on the upper floors might bring more life to the town centre.


A few concerns were also raised and constructive suggestions made, including the following: the residential parking numbers are too low; no parking for retail units; access for service vehicles; use high quality materials; unsure about contemporary design; features of Stamford House could be incorporated into the design.


Where possible and appropriate with regard to material planning considerations, the feedback has been incorporated into this application, including changes to the proposed external materials.


Transport Statement


There are no transport planning or traffic engineering reasons why the proposed redevelopment cannot proceed and be granted planning permission. Redevelopment for residential and retail uses accords with transport planning policy. It is a site that is highly accessible by non car modes and as such would assist in promoting travel by other means than the private car. 


The redevelopment will not result in any material traffic impact on the surrounding highway network.


Access will be controlled by a barrier system in a form to be agreed that will give priority to traffic ingressing the car park thereby reducing the potential need to wait on Moss Lane.  


Servicing of the retail use will continue as existing utilising loading bays on Stamford New Road.


Car parking will be provided in accordance with Trafford’s parking standards.


Sustainability Statement


The site is within the town centre and in close proximity to a wide range of local services and amenities. The public transport offer adjacent to the site, coupled with easy access of local services and amenities makes car travel unnecessary from this location and the site promotes sustainable travel and living. 


The proposal would re-use a derelict building, which negates the need to use a substantial amount of new materials. By refurbishing an existing building of high build quality, the aim is to create a development that will remain for generations to come. 


Due to the nature of the building it is not possible to incorporate renewable energy production on site.


Bat Survey and Biodiversity Review 


Both buildings provide limited bat roost potential but the emergence survey found that the site does not support roosting bats and that the environment around the buildings is not used by bats for foraging or transit. It concludes that re-development of the buildings can continue without risk of harm to bats. No other ecological surveys or assessments were considered necessary.


Noise and Vibration Report


Noise levels were obtained during daytime and night-time at agreed periods and vibration measurements undertaken. It was found the site is placed in PPG24 NEC’s B and C during the daytime and night-time, therefore windows would need to remain closed in order to achieve acceptable internal levels in all habitable rooms.


In order to provide adequate sound insulation, the glazing requirements of living rooms and bedrooms has been specified, and secondary windows would be required for bedrooms in order to control maximum noise levels from road/rail traffic. In addition, ventilation would need to be provided via a whole house ventilation system.


Noise levels from any mechanical services may be controlled so that the ‘Rating’ level of any items does not exceed the existing daytime or night-time background levels.


Based on measured vibration levels, representative of the nearest apartments to the railway line, there would appear to be no implications.


Appropriate planning conditions can be applied to protect the amenity of future residents of the development and, as such, noise should not be considered a determining factor in relation to planning permission.


CONSULTATIONS


LHA – No objections on highways grounds. Comment as follows:-


The Council’s car parking standards for apartments are 2 spaces per 1 or 2 bedroom apartment and 2.5 spaces per 3+ bedroom apartment, though 2 spaces per 3+ bedroom apartment would be accepted. The proposals include 24 car parking spaces which is 1 car parking space per apartment and there is no parking provision for the retail uses.


(Nb. the standards referred to here were those in place when the application was previously considered – these have since changed and are considered in the Observations below).


The ramp gradients proposed are as sharp as 1:9 within the car park, this is steeper than the Council’s standard of 1:12, however in this instance the LHA will accept the ramp gradient as the existing building configuration does not allow any further land to create a shallower gradient. 


The provision of 2 cycle parking stands should be made for the retail use and 5 secure lockers provided for the flats in order to meet the Greater Manchester Cycle Parking standards.


GMPTE – No objection. Comment that from the information available it would appear the development would not have any adverse impact on the Interchange proposals. However the developer will need to maintain a dialogue with GMPTE, as the adjacent developer, over party wall issues both in terms of the design and during the construction phase. There will also be a need to agree with the developer suitable boundary treatments and the slight relocation of the advertisement hoarding. Note that the retail development proposed is of a larger scale than the smaller retail units included in the Interchange proposals so this should not adversely affect ability to let the retail units within the new Interchange.


The Victorian Society – In summary are concerned about the lack of information regarding the proposed internal alterations and are concerned over the proposed removal of original partitions. Comments in full on the revised proposals are as follows:


Interior alterations - We are still concerned about the lack of information regarding the alterations to the interior of Stamford House.  The applicant proposes to remove partitions on the basement and ground floors but has not provided any information on the history or quality of these interiors.  No section drawings have been provided. Since the initial consultation the local Civic Society has provided us with photographs showing the interiors of the shops.  Some of these have what appears to be original decorative cornicing.  Our previous comments relating to this aspect of the scheme therefore still stand and are repeated below: 

The complete removal of original partitions is likely to be damaging to the listed building.  The original floor plan and fabric will be lost.  According to the PPS5 Practice Guide “the plan form of a building is frequently one of its most important characteristics and internal partitions, staircases … and other features are likely to form part of its significance. Indeed they may be its most significant feature” (para 182).  In addition, the Guide states that “the fabric will always be an important part of the asset’s significance. Retention of as much historic fabric as possible is therefore a fundamental part of any good alteration or conversion” (para 179).  The complete removal of the walls has not been justified.  It may be that the spaces can be joined together by making smaller openings between the retail units; this will preserve the floor plan and any original decorative plaster work whilst giving greater flexibility to the retailers.


Extension - The design of the extension has been improved since we last commented.  The horizontal cladding responds better to the existing building than the diagonal cladding.  We regret the loss of so much fabric from the back wall of Stamford House to provide access to the new retail unit but appreciate the practical need for this size of opening.


Residential conversion - Without complete plans and supporting information we cannot offer any detailed comments on this aspect of the scheme.  We would expect to be consulted on any application relating to the conversion of the upper floors but would be happy to be involved in pre application discussions.  Having seen photographs of the upper floors showing the original and complete timber and glazed office screens, we are concerned to see that the indicative plans of the upper floors show the loss of these partitions and hope that more detailed plans will allow for these to be retained.


In summary, it is difficult to make a full assessment of the proposals based on the information provided.  Your Council should make sure that it has adequate information to be able to assess the application.  Changes to the building should follow conservation best practice by retaining as much of the original fabric and floor plans as possible, in accordance with the PPS5 Practice Guide.


Environment Agency – Comment that a formal response from the Environment Agency is not required. No objection and no comment to make on the proposal.


United Utilities – No objection provided that the following conditions are met: - 


In accordance with PPS25 surface water should not be allowed to discharge to foul/combined sewer. This prevents foul flooding and pollution of the environment. This site must be drained on a separate system, with only foul drainage connected into the foul sewer. Surface water should discharge to the existing watercourse, as stated in the planning application 


A separate metered supply to each unit will be required at the applicant's expense and all internal pipework must comply with current water supply (water fittings) regulations 1999. 


Should the application be approved, the applicant should contact United Utilities regarding connection to the water mains/public sewers.

With regard to Electricity Services, comment that the proposed development has no impact on Electricity Distribution System infrastructure or other ENW assets. Any requirements for a supply of electricity will be considered as and when a formal application is received.


GMP Architectural Liaison Unit – Make various recommendations regarding the residential entrances to the building and car park to prevent unauthorised access into the building and the site. It is recommend that the development is constructed/refurbished to ‘Secured by Design’ (SBD) standards.


Greater Manchester Archaeological Unit – The proposals do not pose a threat to any known or suspected archaeological interest.


Greater Manchester Ecology Unit – No objections


Highways – No comments


Drainage – Informative regarding Sustainable Urban Drainage and also refer to the Manchester Act regarding underground car park development (petrol).


Street Lighting – No comments


Public Rights of Way – No comments


Pollution & Licensing - Comments that the location is subject to levels of environmental noise which may have an adverse effect on potential users of the building.  The principal sources of environmental noise in the area are road traffic, railway noise and noise from pubs and clubs.

The Noise assessment shows that several residential areas of the property fall within Noise Exposure Category C of PPG24.  The guidance in PPG 24 for such situations (extant at the time of the original committee decision), states that: ‘Planning permission should not normally be granted. Where it is considered that permission should be given, for example because there are no alternative quieter sites available, conditions should be imposed to ensure a commensurate level of protection against noise.’


Significant works will be required on the building to ensure that suitable internal noise levels can be met.  There is also the issue of ensuring that any commercial units within the building do not create a noise nuisance to residents.


If minded to grant this application, conditions are recommended, including a requirement for a scheme of sound insulation, acoustic glazing and mechanical ventilation to be submitted and approved.


REPRESENTATIONS


Altrincham and Bowdon Civic Society – Comments on the amended plans:


The Civic Society would like to see an extension in conventional materials with a slate roof and front facing gables (reference the station) over a brick build. Tall narrow windows with coloured brick arches (reference clock) in groups of three and four (reference Station Buildings (Stamford House). Maybe with some decorative pillars (Station Buildings). This would then sit unobtrusively within other eye catching architecture.


The proposal for a featureless aluminium box will be totally unacceptable to Altrincham and Bowdon Civic Society.


The intention to remove the opportunity of small business offices and workrooms goes against policy for Altrincham and Trafford.


The planning application purports to be a full application but lacks the necessary detail of what is likely on the upper floors. There is no indication regarding whether internal historical features will be retained.


Request that the committee reject the application for the following reasons:-


· The application is incomplete. 


· The consultation has been incomplete. 


· The proposed extension is not relevant to the location. 


· The rear loading area for businesses has been given over to residential parking only.


· Business loading for the large retail unit (1-5 Stamford New Road including the aluminium shed extension) has not been provided.


Altrincham & Bowdon Civic Society would be pleased to lead a proper consultation for a future application should the applicant find this is refused by the Planning Committee.


The following additional points were made in response to the originally submitted plans:


Pleased that the main building will, in its entirety, be refurbished to a standard befitting its Grade II listed status and position in our town. 


Concern over the lack of consultation on the extension and the design and consider a little thought now will mean a great difference for the end result.


Concern over the change of use from commercial to residential as Trafford is particularly short on nursery and sole trader office /work spaces. The building is currently configured to fill this gap and there is some support for mixed use where the top could be residential, centre commercial and shops on the ground floor. There could be a conservation issue as well. 


The proposal to erect a shed type construction building with metal roof and wall cladding is totally unacceptable to everyone on the committee, although it was considered that the new colouring is better than the grey first offered. Brick could be considered as a material to match the vernacular architecture with some imaginative and simple referencing to the clock, station and the building itself – without being a pastiche or poor copy. The strongly geometric diagonal lines and sharp edges and corners of the proposal fight against and distract from the strong horizontal and vertical rhythms and curved elevations of Station Buildings. This new build must be much more sensitively connected to the old building if connection is necessary at all. The currently proposed connection is cumbersome and insensitive.


A welcoming and useful active frontage or public realm on the north elevation of the site would be preferred, rather than a dominant blank elevation of the proposed new building (and/or current brick wall and large hoarding).


There are no loading / unloading facilities provided for the large unit at 1, 3 and 5 Stamford New Road. Large articulated vehicles stopping to deliver here will jam up all movement in the town centre and from the bus station. The other service facility for goods in and out in the rear courtyard is also lost as the proposal has all the rear spaces allocated for the residential portion of the building.


Appreciate that the Council Officers and Councillors may wish to recommend approval of the proposal as it exists, rather than lose the present opportunity. There has been a 22 year wait for the owner to agree refurbishment and do not wish to see any significant delay, but believe that some further work now, particularly in regard to the extension, will prevent disappointment and a missed opportunity for a high quality solution.


One other letter of objection received summarised as follows:


This will set a very dangerous precedent in the future for the type of building style and materials of not only listed buildings, but any other less important heritage assets in Trafford.


PPS5 can be used to justify refusal, as the guidance refers to the expectation that materials should respect not only the asset itself, but also the distinct character of the surroundings, it’s just the detail that doesn't need to be copied. A metal box amidst all the brick buildings has no historic, character or visual reference whatsoever. This is more than an extension, which will not really be seen - it is bang slap next to the most significant elevation and in front of the special rear elevation. The only way to create a harmonious whole is to use brick, even if the design is modern. If the metal box was next to B & Q - that would be harmonious.


 


The proposed design is not even contemporary - those type of slabs of metal cladding have been around for 10 years now and are already out-of-date. 


 

OBSERVATIONS


BACKGROUND


1.
The scheme is the same as that considered in November 2010 which the Committee approved subject to a legal agreement. The previous report made the following conclusions: -


· The existing building has for a number of years been predominantly vacant and in a deteriorating condition and is clearly in need of improvement. Given its listed status and its significance to Altrincham, the proposed refurbishment and new uses for the building are welcomed.  


· The proposed retail use on the ground floor and residential use on the upper floors is fully compliant with national and local planning policy and is considered acceptable in principle. 


· The extent of alteration to the basement and ground floor of the listed building, and the removal of a section of the rear wall, is regrettable but is accepted as being necessary to facilitate the refurbishment of this important building. 


· The proposed extension, in terms of its design and materials, would be a contrast to the listed building and there is concern whether or not it is entirely appropriate to the special character of the building and to the setting of the conservation area. Nevertheless, on balance it is considered to be acceptable. The extension is an essential component of a scheme which would secure the refurbishment and re-use of this important and prominent listed building within the town centre.


2.

Although the scheme hasn’t changed since the application was previously considered, there have been changes to the development plan and national guidance, with the Trafford UDP having been largely superseded by the Trafford Core Strategy and relevant guidance in PPS3, PPS4 and PPS5 replaced by the NPPF. 


PROPOSED RESIDENTIAL USE


3.

The NPPF includes within its core planning principles the need to deliver the homes that are needed 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) 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. The application relates to the re-use of an existing building which is within a highly sustainable location and residential use is fully compliant with the NPPF and Policy L2 from a land use point of view.

RETENTION OF RETAIL USE AND EXTENSION


4.
With regards to retail development, the NPPF states the Government is committed to securing economic growth and that significant weight should be placed on the need to support economic growth through the planning system. With regards to town centres and designated centres the NPPF states that local planning authorities should require applications for main town centre uses to be located in town centres, then in edge of centre locations and only if suitable sites are not available should out of centre sites be considered (paragraph 24). Policy W2 of the Core Strategy states that Altrincham, as the main town centre in the Borough, will be 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.  Policy W2 goes on to state that Altrincham Town Centre is capable of delivering 20,000 sq. m retail floorspace and 250 residential units. The proposals would maintain and involve investment in the established retail presence within this key part of the town centre and once brought back into use would have a positive impact on Altrincham town centre as a shopping destination. As such the proposed development complies fully with the above policies.

PROPOSED ALTERATIONS AND EXTENSION


5.

Given that the building is listed and within a Conservation Area, guidance in the NPPF regarding the historic environment and Core Strategy Policies R1 and L7 are relevant. 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 the desirability of new development making a positive contribution to local character and distinctiveness. It also states local planning authorities should look for opportunities for new development within Conservation Areas and within the setting of heritage assets to enhance or better reveal their significance. Proposals that preserve those elements of the setting that make a positive contribution to or better reveal the significance of the asset should be treated favourably. Policy R1 of the Core Strategy requires all new development to take account of surrounding building styles, landscapes and historic distinctiveness. It states developers must demonstrate how the development will complement and enhance the existing features of historic significance including their wider settings, in particular in relation to conservation areas, listed buildings and other identified heritage assets. 


6.

The proposed extension and alterations were considered in detail when the application was considered previously and it was concluded that they were acceptable in terms of impact on the character and setting of the listed building and the conservation area.  Although some elements of the proposed extension and alterations to the building gave cause for concern it was accepted the works are an essential component in securing the refurbishment and re-use of the listed building and this is still the case. Consequently it is considered that overall the proposals take account of the building style and historic distinctiveness of Stamford House and the Stamford New Road Conservation Area and in securing the refurbishment and re-use of the building would sustain and enhance the significance of these heritage assets, as required by the NPPF and Policy R1.

CAR PARKING


7.
The Council’s car parking standards have changed since the application was previously considered and are now set out in the Core Strategy. For development in Altrincham town centre the standards are lower than the previous standards therefore there is no requirement to increase the amount of car parking provided within the scheme.


8.

In conclusion it is considered that the proposed development accords with the policies and national guidance adopted since the application was previously considered and it is still appropriate to approve the scheme.


DEVELOPER CONTRIBUTIONS


9.
The viability appraisal submitted by the applicant has been assessed by officers (including the Council's Principal Surveyor and the Council's own quantity surveyors) and officers have concluded this does not prove that the proposed s.106 contribution of c£66k would make the scheme financially unviable.  


10.
Notwithstanding the above however, it is acknowledged that the previous calculation of the developer contribution had not taken into account the existing use i.e. if the upper floors were to continue as offices and the amount equivalent to this deducted from the amount of contribution required. It is accepted that although the office space is in very poor condition and significant refurbishment is required to bring it back into active use, the building could potentially be refurbished and used as offices in the future. Therefore it is reasonable to take this ‘fall-back’ position into account in determining the appropriate level of developer contribution.


 


11.
The following table summarises the contributions relevant to the existing use as retail and offices and to the proposed development. These figures are based on the SPG’s and formulas used for calculating developer contributions that were in place at the time of the original application (November 2010) and not the Planning Obligations SPD currently in place, adopted in February 2012. In this case it is considered appropriate to consider the application in light of the previous planning obligations regime for the following reasons 1) the application has already been considered by committee under the previous regime; 2) the scheme has not changed since it was previously resolved to grant permission and 3) discussions with the applicant have been on-going since that previous resolution to grant permission relating to viability and exploring a way forward to secure the refurbishment and re-use of this important building.


		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



		Highway Network

		£4,636

		£7,404

		0



		Public Transport Schemes

		£13,493

		£14,775

		0



		Red Rose Forest and other tree planting

		£9,300

		£22,630

		0



		Informal/children’s playing space and outdoor sports facilities

		£38,948.60

		N/A

		£38,948.60



		Total contribution required

		

		

		£38,948.60





12.
The above demonstrates that the existing use generates higher contributions in all the developer contribution categories with the exception of Informal/children’s playing space and outdoor sports facilities, therefore this is the only contribution triggered by the development. This contribution is £38,948.60 and as the existing use would not require any contribution in this category, this is the total contribution that would be sought. The applicant has indicated that the development is viable with this level of contribution.


13.
The applicant has also requested that the payments be linked to occupation rather than completion of the development given the current economic climate. It is considered acceptable to secure the contribution by phasing payments on the basis of delaying receipt of payment until either practical completion, or taking pro-rata amounts related to phasing of completions and the legal agreement can be drafted on this basis.

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 total contribution of £38,948.60 towards Spatial Green Infrastructure, 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. Notwithstanding the details submitted, no development shall take place until samples of the materials to be used in the construction of the external surfaces of the building (including rainwater goods and fenestration) hereby permitted have been submitted to and approved in writing by the Local Planning Authority. Samples of the proposed materials and the type of joint and colour of the mortar to be used shall be made available on site in the form of 1 metre square constructed panels. Development shall be carried out in complete accordance with the approved details.


4. No permission is granted for any external or internal works on the first, second and third floors of the building or any alterations to the existing shop fronts. Such proposed alterations shall be the subject of a separate application for listed building consent (and planning permission if necessary) prior to the commencement of any part of the development hereby permitted.

5. No development, including demolition, shall take place until a programme for the demolition and excavation has been submitted to and agreed in writing by the Local Planning Authority. This programme shall include the steps required to be taken during the process of the work to secure the safety and stability of that part of the building that is to be retained. Details submitted shall also include drawings to a scale of 1:10 which clearly indicate those areas of demolition hereby approved both internally and externally relating to the listed building. 


6. No demolition shall commence until a scheme of archaeological and/or building recording work consistent with the proposed demolition has been submitted to and agreed in writing by the Local Planning Authority and the agreed scheme has been implemented in full.


7. Prior to the commencement of development, full details of all extractor vents, soil pipes, heater flues and meter boxes shall be submitted to and agreed in writing by the Local Planning Authority prior to installation.


8. Notwithstanding the submitted plans, details of the design and position of the rainwater pipes and also the vehicular entrance to the retail extension shall be submitted to and agreed in writing by the local planning authority prior. Development shall be carried out in complete accordance with the approved details.


9. Landscaping scheme, including proposed boundary treatments, existing and proposed levels and full details of hard surface treatments and soft landscaping.

10. No external lighting shall be provided within the development other than in accordance with details of design, position and levels of illumination that have been submitted to and received the prior written approval of the Local Planning Authority.  

11. The land within the application site not occupied by buildings shall not be used for the storage of goods, equipment, waste or packing materials or other commercial refuse.

12. The development shall not commence until details of bin stores, which shall include accommodation for separate recycling receptacles for paper, glass, cans, plastics and green waste in addition to other household and commercial waste, have been submitted and approved in writing by the Local Planning Authority. The approved bin stores shall be completed prior to the first occupation of the development and shall be retained thereafter.


13. No external roller/shutter security shutters shall be installed to doors or windows or other openings within the development other than in accordance with details that have been submitted to and received the prior written approval of the Local Planning Authority.


14. No development shall take place until a scheme of sound insulation, acoustic glazing and mechanical ventilation has been submitted to and approved in writing by the Local Planning Authority. The scheme shall follow the recommendations included within the AEC Noise and Vibration Assessment for Stamford House dated 2 September 2010. The scheme shall provide detailed calculations which demonstrate that the noise levels derived from BS8233 and detailed in table 2 of the mentioned report shall be achieved.


15. Prior to the first occupation of the residential units hereby permitted, a scheme of sound insulation, acoustic glazing and mechanical ventilation shall be implemented in accordance with details that have previously been submitted to and approved in writing by the Local Planning Authority. Confirmation of the installation shall be provided to the local authority for review. The development shall be implemented in accordance with the approved scheme unless agreed otherwise in writing by the Local Planning Authority.


16. Any plant items serving the proposed development (including the commercial units) shall be suitably attenuated so that it is 5dB below the existing background (L90) noise level at the nearest residential property.


17. In accordance with the NPPF surface water should not be allowed to discharge to foul/combined sewer. This prevents foul flooding and pollution of the environment. This site must be drained on a separate system, with only foul drainage connected into the foul sewer. Surface water should discharge to the existing watercourse, as stated in the planning application.


RG
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		WARD: Gorse Hill

		77486/O/2011

		DEPARTURE: No





		Outline application for the redevelopment of the site to provide buildings (maximum 9820 square metres) falling within uses B1 (Business), B2 (General Industrial) and B8 (Storage and Distribution) with all matters reserved for subsequent approval.



		Land at Westinghouse Road, Trafford Park





		APPLICANT:  IPIF c/o Canmoor Devt Ltd





		AGENT: Michael Sparks Associates





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT
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SITE


The application site lies within the Trafford Park Core Industrial Area and is situated on the north-eastern side of Westinghouse Road.  The site is currently vacant brownfield land, though was until recently occupied by a single industrial building, built in the 1960’s/70s that was divided into a number of industrial units.  Single and two storey industrial and warehouse building surround the site.

PROPOSAL


The application proposes seeks outline approval for the redevelopment of the site to provide buildings comprising of a maximum of 9820 square meters of floor space that fall within uses B1 (Business), B2 (General Industrial) and B8 (Storage and Distribution).  The applicant has identified the parameters of the proposed development as having a maximum height of 14m and a minimum height of 10m.  The development would have a maximum length of 215m, a minimum length of 80m, a maximum width of 70m and a minimum width of 44m.


All matters, including access, appearance, landscaping, layout and scale are reserved for subsequent approval.  


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


L7 – Design


L7 – Planning Obligations


W1 - Economy


PROPOSALS MAP NOTATION


Trafford Park Core Industrial Area

Main Industrial Area

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP3 – Promote Sustainable Economic Development


DP4 – Make the Best Use of Existing Uses and Infrastructure


DP5/RT2 – Manage Travel Demand


W1 – Strengthening the Regional Economy


MCR1 – Manchester City Region Priorities


MCR2 – Regional Centre and Inner Areas of Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

There have been various applications relating to the previous building on the site, which has now been demolished.  The most relevant recent of these applications are: - 


H/58399 - Change of use from warehouse to general industrial/warehouse - Approved with conditions 04/03/2004.


H46189 - Erection of two covered loading canopies - Approved with conditions 03/09/1998.


H33481 – Change of Use of premises from class B8 (storage or distribution) to class B2 (general industrial) of the schedule of the Town & Country Planning (Use Classes) Order 1987 - Approved with conditions 17/09/1991

APPLICANT’S SUBMISSION

The applicant has submitted a Design and Access Statement; information provided is discussed as necessary within the Observations section of the report.


CONSULTATIONS


LHA – No objections.  Further comments made are discussed within the Observations section of the report.


Environment Agency – No objections, conditions relating to surface water run-off and potential land contamination are requested.


Pollution & Licensing – No objections.

REPRESENTATIONS


None received. 


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. Due to the nature of the application, only the principle of development is to be considered at this stage.  All further matters are reserved for subsequent consideration. 


2. The application site lies within the Trafford Park Core Industrial Area and within a Main Industrial Area on the Revised Trafford Unitary Development Plan.  Policy W1 of the Core Strategy lists Trafford Park as one of the places that the Council will focus employment uses and states that B1 office development will be appropriate within the Trafford Park Core.  W1 further states that Trafford Park Core will be a key location for industry and business activity within the Manchester City Region Inner Area and will be the principal location for employment development in the Borough.  The focus will be on the provision of modern industrial, storage and distribution and office development.  The proposed development is therefore considered to comply with the aims of W1 and is thus considered acceptable in principle.  

HIGHWAY SAFETY AND PARKING PROVISION


3. Although approval of access is not sought within this application, the access(es) in and out of the site would occur from a dedicated service road and not directly off Westinghouse Road.  It is therefore considered that appropriate forms of access to the proposed development can be achieved.  It is also considered that adequate off road car parking spaces and sufficient space for vehicle turnings can be accommodated within the site.

DESIGN AND APPEARANCE 


4. As the application is submitted in outline with all matters reserved for subsequent consideration, any comments on the design of the proposed office building are necessarily limited at this stage. However, in accordance with Circular 01/2006 the applicant’s Design and Access Statement and illustrative layouts/perspectives outline the fundamental design principles for the development.


5. The applicant has identified the parameters of the development as having a maximum height of 14m, a minimum height of 10m; a maximum length of 215m, a minimum length of 80m, a maximum width of 70m and a minimum width of 44m.  It is considered that subject to the design of the proposed building(s), of which consent would be sought through a reserved matters application, these parameters are in keeping with existing surrounding industrial and commercial buildings within this area of Trafford Park.  It is also recognised that the footprint of the building(s) would be smaller than the building that previously occupied the site.  Therefore the development as proposed at this stage is considered to be acceptable in accordance with Policy L7 of the Trafford Core Strategy.  

DEVELOPER CONTRIBUTIONS


6. The application seeks consent for B1, B2 and/or B8 uses.  The proposed development therefore could provide up to 9820sqm of new floor space for solely B1, B2 or B8 (or a combination of all three) and therefore is subject to developer contributions as set out in SPD 1: Planning Obligations.  A viability appraisal was submitted by the applicants, however it was not accepted that this justified reducing the contributions.  The Trafford Developer Contributions (TDC) are set out in the tables below for each of the uses proposed, the tables show the maximum contributions that would be required for each use:


B1 use:


		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)

		£19,992.00

		N/A

		£19,992.00



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

		£66,640.00

		N/A

		£66,640.00



		Specific Green Infrastructure (including tree planting)

		£101,370

		N/A

		£101,370



		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.

		

		

		£188,002.00





B2 use:


		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)

		£9,702.00

		N/A

		£9,702.00



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

		£13,916.00

		N/A

		£13,916.00



		Specific Green Infrastructure (including tree planting)

		£38,130.00

		N/A

		£38,130.00



		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.

		

		

		£61,748.00





B8 use:


		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)

		£9,702.00

		N/A

		£9,702.00



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

		£13,916.00

		N/A

		£13,916.00



		Specific Green Infrastructure (including tree planting)

		£38,130.00

		N/A

		£38,130.00



		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.

		

		

		£61,748.00





7. The contribution for Specific Green Infrastructure is based upon the requirement to provide 327 trees in the case of a solely B1 use, and 123 trees for solely B2 or B8 uses.  For every tree planted on the site as part of an agreed landscaping scheme, £310 per tree will be deducted off the Specific Green Infrastructure sum. 


8. As the application only seeks outline consent, with all mattered reserved for subsequent approval, the applicant could seek consent for a combination of the uses proposed at the reserved matters stage.  Should the resulting development comprise of a mix of B1, B2 and B8 uses, the relevant contributions would need to be split pro rata between the uses.  However, a combination of the uses would not generate a financial contribution greater than that which is set out in the table above for solely B1.


CONCLUSION


9. The principle of the redevelopment of the site to provide buildings that fall within uses B1, B2 and B8 is considered acceptable within the Trafford Park Core Industrial Area and the Main Industrial Area.  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 proposed buildings would have a maximum height of 14m which is considered to be acceptable in relation to the surrounding buildings within this area of Trafford Park.  As such it is considered that the proposal complies with the relevant Polices within the Trafford Core Strategy and therefore it is recommended that planning permission be granted subject to the signing of a Section 106 Legal Agreement for the financial contributions and subject to suggested conditions.

RECOMMENDATION: TO GRANT SUBJECT TO LEGAL AGREEMENT 

(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement to secure a maximum financial contribution of £188,002.00  split between maximum contributions towards Highways Infrastructure £19,992.00; Public Transport Schemes £66,640.00 and Specific Green Infrastructure £101,370.00. 


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

1. Outline condition 1


2. Outline condition 2

3. List of approved plans

4. Provision of Access Facilities Condition No.1;


5. Retention of Access Facilities Condition;

6. Contaminated land


7. A scheme to limit surface water run-off generated by the proposal shall be submitted and agreed in writing.  The scheme shall be carried out in accordance with the approved Flood Risk Assessment.

8. Provision of cycle/motorcycle parking

9. Development permitted shall be carried out in accordance with the Proposed Development Parameters outlined within the submitted Design and Access Statement and submitted plan No. 30166/PL/102;

10. Travel Plan

VW
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		WARD: Bowdon

		77828/FULL/2011

		DEPARTURE: No





		Change of use of number 25 Oxford Road from A1 (Retail) use to A3 (Restaurants and Cafes) use, including the use of A SMALL AREA AT first floor LEVEL to rear of number 25 as a smoking terrace and involving internal alterations; alterations to frontage at ground floor level; alterations to the rear of number 23 and 25 comprising THE erection of a spiral staircase fire escape AND ASSOCIATED BALLUSTRADING, EXTERNAL ACCESS DOOR AND STEPS UP FROM FLAT ROOF AREA. All works in association with the expansion of the existing restaurant at number 23 Oxford Road.



		23 - 25 Oxford Road, Altrincham, WA14 2ED





		APPLICANT:  Yara Restaurant





		AGENT: ADS Plan Ltd






		RECOMMENDATION:  GRANT
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SITE


Number 23 Oxford Road currently trades as the Yara restaurant and number 25 Oxford Road is currently in use as a retail unit.  Both properties were refurbished in 2008.  The property fronts onto Oxford Road and lies at the end of a terraced row of commercial units, within the Altrincham Town Centre.  To the north-western side elevation there is an alleyway which separates the property from a residential property at number 21 Oxford Road.  The majority of commercial properties in the row of terraces are A1 use and there are residential properties and commercial properties (Solicitors/chiropodist) opposite to the front and Sainsbury’s car park lies to the rear.


The property lies within 100m of the Downs Conservation Area.


PROPOSAL


Permission is primarily sought for the change of use of the existing A1 unit at number 25 Oxford Road to A3 restaurant/café use to facilitate the expansion of the existing Yara restaurant at number 23.  Seating would be provided over both ground and first floor levels.  External alterations are proposed to the frontage at ground floor level in association with the proposed change of use, and a smoking terrace and fire escape from first floor level are proposed to the rear of the building.  The new external access door and smoking terrace would be to the rear of number 25 adjacent to an existing rear gable.  The fire escape route would involve being guided across the flat roof atop the existing single storey rear extension spanning both properties to a proposed external spiral staircase and down to the adjacent alleyway.

The applicant has provided an acoustic report and submitted amended plans following residential amenity (noise and disturbance) concerns raised by the Local Planning Authority, which have removed an area of proposed Al Fresco dining and a new extractor flue (both at first floor level to rear) from the application.

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 Access and Transport


L5 – Climate Change


L7 – Design


W2 – Town Centres & Retail


PROPOSALS MAP NOTATION


Altrincham Town Centre


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


S6 – Development in Altrincham Town Centre


S13 – Non Shop Service Uses Within Town and District Shopping Centres


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Make the Best Use of Existing Resources and Infrastructure


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

76622/VAR/2011: Removal of Condition 5 of planning permission H/56548 (change of use from retail (Use Class A1) to restaurant (Use Class A3)) to remove the restriction on areas available for public seating, which are limited by that planning permission to the ground floor only.


APPROVED, May 2011


76298/FULL/2011: Erection of first floor canopy and ground floor awning to front elevation.


WITHDRAWN, Mar 2011


H/70420: Retention of replacement shop front; retention of new extract flue and 4 no. air conditioner/condensing units to rear of property.


APPROVED, Dec 2008


H/56548: Change of use from retail (Use Class A1) to restaurant (Use Class A3). APPROVED with conditions. July 2003.  Conditions as follows:


1. Standard


2. Before the use hereby permitted is first commenced a system for the extraction and ventilation of cooking smells and odours shall be implemented in accordance with a scheme which has been submitted to and approved in writing by the Local planning Authority. 

Reason.   In order to ensure that the premises are satisfactorily ventilated in the interests of public safety, having regard to Proposal D1 of the Trafford Unitary Development Plan.


3. The use hereby approved shall not be open to customers between the hours of 11pm and 9am on any day.  


Reason: to protect the residential amenities of the locality.

4. The premises shall be used for a restaurant/cafe and for no other purpose (including a takeaway or any other purpose within Class A3 of the Schedule to the Town and Country Planning (Use Classes) Order 1987, or in any provision equivalent to Class in any statutory instrument revoking or re-enacting that Order with or without modification).  


Reason: an unrestricted use within Class A3 could give rise to an unacceptable loss of residential amenity.

5. The areas available for public seating in association with the use hereby approved shall be limited to the ground floor only as shown on drawing number 1168/10.


Reason: in order to ensure that the number of vehicles attracted to the site does not give rise to a loss of residential amenity.


CONSULTATIONS


Pollution and Licensing – Initial objections/concerns were addressed by the submitted acoustic report and amended plans which removed the proposed second extractor flue and the Al Fresco dining area.  The acoustic assessment has made a number of recommendations which should be met and upon which the modelling was based.  However, the restricted hours of use of the smoking shelter (set out in the acoustic report as until 22:00 hours) is not considered appropriate, as the restaurant is open until 23:00 hours and as such the smoking shelter should remain open for the duration of the restaurant to ensure smoking does not take place on the more sensitive Oxford Road frontage. In addition to the conditions in the acoustic report, the section also recommends the following conditions:


· The revised acoustic report refers to an acoustic lock, doors and glazing to the front of the premises to meet the requirements of the report.  It is recommended that information on the chosen glazing/doors is submitted to this Section prior to commencement of works. 


· The area beyond the designated smoking area shall not be used unless in the event of an emergency


LHA – No objections.  Comments are incorporated within the observations section below.


Drainage – No objections.  Recommend standard drainage informative R8


Strategic Planning and Developments – No objections. Comments incorporated in Observations section below


REPRESENTATIONS


There were 21no. letters of objection from 16no. individual properties on Oxford Road, and there was 2no. letters of support, one of which enclosed a signed list (3 additional signatories who reside on Oxford Road) confirming they had no objection to the application.


These letters of objection and support were received prior to the receipt of amended plans removing the Al Fresco dining area and the extractor flue and prior to the submission of the final acoustic report. In light of the removal of the above from the application, representations specific to these are not included below.

A summary of the representations are set out below.


Objections


· Busy restaurant is not appropriate on mainly residential road


· Current night time traffic issues will be exacerbated.  


· Parking problems.  Currently parking spaces on Oxford Road are filled at night by residents, and Sainsbury’s car park is “pay and display”, the store staying open until 10pm – Most people do not arrive by public transport or walking, but by car or taxi. 


· Current noise and disturbance problems will be exacerbated


· Overdevelopment in a predominantly residential area


· Potential overlooking concern


· Serious traffic congestion problems – road blockages and pedestrian safety


· Properties opposite are already “subject to an unofficial taxi rank”


· Precedent for further “bars” in the vicinity


· Would be more appropriate in the “true centre” of Altrincham


· With the exception of Yara restaurant all other businesses in the parade do not operate at night


· Diners currently smoke outside the front door and cause noise and disturbance


· Restrictions imposed by conditions have been ignored in the past


Support


· Restaurant has been a huge success for this part of town centre


· Very popular and brings higher footfall to area benefitting other businesses


· Plenty of parking – Sainsbury’s is free after 6pm


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The proposal lies within Altrincham Town Centre.  The site is located on Oxford Road which is neither a ‘main shopping frontage’ or ‘other shopping frontage' as defined by Proposal S13 and Appendix H of the Revised UDP or within the Core Strategy. 


2. The 2011 Town Centre Health Check survey indicates that there are a total of 41 separate ground floor premises on both sides of Oxford Road; 11-A1, 3 vacant units and the rest are other use classes. With the loss of this A1 use, the percentage of A1 uses along Oxford Road would be 42%.


3. Although the loss of this A1 unit within the town centre is regrettable, providing that the proposal accords with the other relevant development control policies of the UDP it is considered unlikely that the proposal would have an adverse impact on the character, diversity and vitality of the area.


DESIGN AND APPEARANCE


4. Following receipt of amended plans, the proposed design alterations are minimal and comprise of the closing of the existing entrance to number 23 Oxford Road, extending the frontage glazing across the current entrance portico; the formation of the smoking area and rear fire escape route at first floor to the rear; and a trellis to part screen the existing flue to rear.  

5. The Fire escape route will lead across part of the flat roof area and down some proposed spiral stairs to the rear of number 23.  The smoking area will be on a slightly raised platform within a recess adjacent to the rear gable and will have a clear polycarbonate “rainscreen” open on all 3 sides.


6. The main impact is therefore to the rear which overlooks the car park to the Sainsbury’s store.

7. The proposed design changes are minimal, sensitively sited and are considered acceptable in this area. 


RESIDENTIAL AMENITY


8. The two main areas of concern relate to the potential for increased noise and disturbance and the potential for overlooking/loss of privacy.


Noise and Disturbance


Noise of diners within the restaurant


9. The submitted acoustic report has modelled likely noise from increased numbers of diners and the levels predicted are within acceptable tolerances to avoid loss of amenity to the nearest residential neighbours.  The applicants have proposed the use of acoustic locks to the new front entrance which would mitigate further noise emanating from the restaurant.  Details of this should be secured through a condition.  The findings within the acoustic report are accepted.


Smoking Area

10. Currently, the only place designated for smoking is outside the front door on Oxford Road, and this has led to some objection from local residents due to the noise and disturbance this could cause.  A similar arrangement would not be considered an acceptable solution for an extended restaurant, and as such the application has sought a smoking shelter at first floor to the rear of number 25, recessed adjacent to the rear gable.  Based on an accepted acoustic model, the submitted acoustic report has concluded that the impact from this proposed shelter in terms of noise and disturbance will be at acceptable levels, subject to certain recommended conditions.


11. Sainsbury’s car park is to rear and there are no residential properties immediately affected by this discrete siting.  The findings of the submitted acoustic report are accepted, although there is some confusion within that report over recommended hours of use of the smoking shelter.  By restricting the use of that shelter to no later than 22:00 hours, there could be an issue regarding where diners will smoke between 22:00 and 23:00 until when the restaurant currently operates.  In light of the ambiguity and the necessity to ensure that suitable acoustic recommendations are adhered to, it is considered necessary that a Noise Management Plan be submitted to and approved by the Local Planning Authority, required by condition, to ensure ongoing adherence/commitment to safeguarding the amenity of residents in the area.

12. Subject to adherence to an acceptable Noise Management Plan, it is considered that this proposed new smoking arrangement would be an improvement on the existing situation.


Comings and Goings

13. The proposal to increase the size of the restaurant by occupying number 25 Oxford Road will undoubtedly increase the number of diners at the restaurant and consequently the number of comings and goings.  On a busy night (imagined to be primarily at weekends) there will be the potential to double the number of diners.


14. Currently, there is a restrictive condition attached to planning permission H/56548, which states:

3. The use hereby approved shall not be open to customers between the hours of 11pm and 9am on any day.  


Reason: to protect the residential amenities of the locality.

15. As such, the restaurant is not permitted to be open beyond 11pm on any day.  This condition was attached to safeguard the amenity of local residents and should be continued to be attached to any approval of this application. It is considered that associated noise and disturbance up until 11pm is acceptable in this location.

16. The eastern side of Oxford Road (within which the application site is situated) is within the Altrincham Town Centre boundary, although the residential properties immediately opposite on Oxford Road are not.  Nonetheless, the activity from comings and goings which would be associated with an extended establishment open only until 11pm is not considered to be of such a scale that a refusal of planning permission from noise and disturbance could not be reasonably sustained at appeal for an application within the Town Centre boundary.  

17. The levels of noise from taxi engines and the activity associated with people leaving a restaurant within the specified hours of use, in this location, is not considered to be of such a level as to warrant a refusal of this application.

18. Nonetheless, a Noise Management Plan would require the restaurant to consider managing the noise of customers arriving and leaving the restaurant (through appropriate signage etc…).


Overlooking/Loss of Privacy


19. The extended restaurant would be sited a distance of 20m from the nearest properties on the opposite side of Oxford Road (number 26 and 28).  It is between 20.5m and 23m away from the properties at number 24 and 30.  The first floor bay windows on the front elevation within the application property are set a small amount back from ground floor level.  In order to safeguard residential amenity and avoid overlooking, the Council normally seeks a distance of 21m between habitable room windows.

20. This distance is almost achieved in relation to all properties on the opposite side of Oxford Road and a similar distance from residential to residential windows in a street like Oxford Road in/adjacent to the Town Centre would be considered acceptable to safeguard amenity.  Indeed, the perception of being overlooked from the first floor windows here could not be a reason for refusal that could reasonably sustained at appeal.

21. Nonetheless, due to the nature of the proposed extended restaurant use, it is considered that the potential for overlooking/loss of privacy from diners (particularly those eating adjacent to the relevant windows) is increased and this could be mitigated through the use of obscure glazing to the lower part of the windows at ground and first floor levels.  The applicant’s agent has indicated that they would be willing to part obscure the windows on the front elevation.

HIGHWAYS AND PARKING


22. The proposed change of use from A1 retail to A3 restaurant is considered to be like for like in terms of traffic and parking generation and it is not considered that a higher level of servicing would result from such a proposal.  


23. The applicant has not proposed any car, motorcycle or cycle parking as part of the proposals.  However, the use of the unit as a restaurant may increase pressures on local roads in the evenings when parking pressures are at their peak demand for local residents. Nonetheless, it is felt that a refusal on this basis would be difficult to sustain due to the sustainable location within the town centre location and the presence of town centre car parks.


24. To meet the Councils car parking standards for cycle parking the provision of 2 cycle parking spaces should be provided and in addition 2 motorcycle parking spaces.  The LHA asks that the applicant should look to provide these facilities to ensure that staff be encouraged to travel sustainably to the site.


25. As such, there are no objections on highways grounds to the proposals.

CONCLUSION


26. As this application would constitute a new planning unit, it will be necessary to attach all the conditions which were attached to the original change of use of number 23 Oxford Road (H/56548), which remain relevant to this application:

27. An extraction flue has been fitted and hence condition 2 is no longer relevant.  Condition 3 (hours of use restriction) should be applied to any new permission.  There is now no permitted change of use to a take away from a restaurant so condition 4 will not apply.  Condition 5 was removed previously (76622/VAR/2011).  

28. As such, an “hours-of-use” condition (condition 3 of H/56548) is still considered necessary in this mixed residential location and should be applied to any approval of this application.

DEVELOPER CONTRIBUTIONS


29. It is necessary to consider whether 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.



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

		£1,144.00

		£1,144.00

		£0



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

		£997.00

		£997.00

		£0



		Specific Green Infrastructure (including tree planting)

		£930.00

		£930.00

		£0 



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

		£0

		£0

		£0



		Education facilities

		£0

		n/a

		£0



		Total contribution required.

		

		

		£0





30. There are no contributions necessary for this proposed change of use.  There is no proposed net increase in floor area now that the Al Fresco dining area has been removed from the proposals.  The proposed A3 use has a similar impact as the existing A1 use and hence no Developer Contributions would be required. 


RECOMMENDATION: GRANT subject to the following conditions

1. Standard Time Limit


2. List of Approved Plans


3. Matching Materials


4. Hours of Use (as per previous approval)


5. Noise Management Plan

6. Details of the acoustic lock, doors and glazing to the front of the premises to meet the requirements of the acoustic report shall be submitted to and approved in writing by the LPA prior to commencement of works.

7. The flat roof area beyond the designated smoking area to rear of the buildings shall not be used except where required for emergency access

8. Lower part of windows on front elevation of 23 and 25 Oxford Road to be obscure glazed in accordance with a scheme to be submitted to and agreed by the LPA

9. Staff Cycle/Motorcycle Parking Provision

10. No direct public access is permitted from the restaurant or bar area onto the alleyway to the side of the premises, except where required for emergency access
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		WARD: Gorse Hill

		77951/FULL/2012

		DEPARTURE: NO





		Erection of low bay warehouse (maximum height of 10.3m)to create 2,075 sq.m of floorspace for storage.



		SCA Hygiene Products Manchester Ltd, Trafford Park Road, Trafford Park, M17 1EQ





		APPLICANT:  SCA Hygiene Products Manchester Ltd





		AGENT: Cranleigh Design Consultants Ltd





		RECOMMENDATION:  GRANT









SITE


The application site comprises of 20ha of land within Trafford Park.  The site is split into two by Trafford Park Road, though is linked via a product bridge.  The overall site is bound to the north by Manchester Ship Canal and Salford district beyond, with industrial/warehouse buildings on all other sides.  Centenary Way also bounds the site to the south and west.  The site was formally part of a 20ha site occupied by Procter & Gamble, which manufactures similar products to SCA.


The site comprises of a mix of production, storage and office buildings.  There are also internal access roads and HGV parking bays, car parks and landscaping within the overall site.


PROPOSAL


The application proposes the erection of a low bay warehouse, with a maximum height of 10.3m, to form 2,075m2 of floor space for storage.  The proposed warehouse would comprise of an ‘L’ shape, with a maximum width of 40m and maximum length of 80m.  


The applicant is seeking temporary planning permission for the proposed warehouse.  The building would be a pre-fabricated structure, which can be easily removed from the site.  Consent is sought for only a temporary period as the applicants have detailed that the area where the warehouse is proposed to be located has been allocated for future development.


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


L7 – Design


L7 – Planning Obligations


W1 - Economy


PROPOSALS MAP NOTATION


Trafford Park Core Industrial Area


Main Industrial Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


E7 – Main Industrial Areas


PRINCIPAL RSS POLICIES

DP3 – Promote Sustainable Economic Development


DP7 – Promote Environmental Quality


W1 – Strengthening the Regional Economy


RT2 – Managing Travel Demand


RT9 – Walking and Cycling


MCR1 – Manchester 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

77782/FULL/2011 - Erection of low bay warehouse (max height of 9.1m) to create 10,878  sqm of floor space and associated development thereto – Minded to grant subject to a legal agreement.

H/OUT/71812 - Outline application for demolition of existing highbay warehouse and erection of a high and low bay warehouse (45m and 15m respectively), associated car parking, access, scale and layout.  All other matters reserved for subsequent approval - Approved with conditions 02/09/2010.

There has also been a large number of planning applications on this site and the adjoining Procter & Gamble site when these were once one site.  These applications were for the replacement of ageing building stock and to accommodate new and improved methods of manufacture.


APPLICANT’S SUBMISSION

The applicant has submitted a Flood Risk Assessment and a Design and Access Statement, which state the following: - 


1. SCA are currently importing rolls from France and using rented warehouses elsewhere in Trafford Park and further afield for the storage of the parent rolls.  This is an unsuitable solution in the long term as it results in more complex and expensive distribution processes.  The proposal would enable SCA to reduce paper imports from France an increase its own production of parent rolls.


2. The proposed building would be located adjacent to an existing parent roll storage facility.  There is no additional loading placed on existing infrastructure, material handling will be carried out by existing FLT, there will be a positive impact as there will be a reduction of HGVs from France.


3. The structure would be located on a previously used concrete slab and would not lead to an increase in impermeable surfacing on the site.


4. The warehouse will be clad in a profile metal cladding (grey white RAL 9002) with the roof being PVC coated material translucent white to reduce the need for artificial light.


5. The area where the warehouse is proposed to be located has been allocated for future and any future development will include additional parent roll storage which is what this structure is to be used for.


6. Subject to the future development of this part of the site the proposed warehouse will be either moved within the site, relocated to another SCA site, or as it is a pre-fabricated building which is bolted together the building maintains a re-sale value back to the original supplier or to third parties.


Further information provided is discussed within the Observations section of the report.


CONSULTATIONS


LHA – No objections, further comments are discussed within the Observations section of the report.


Pollution & Licensing – No objections, as the proposal would not have foundations, a contaminated land ‘watching’ condition is recommended.

Drainage – No objections.


Environment Agency – No objections, the development should be carried out in accordance with the approved Flood Risk Assessment.


Salford City Council – No objections.


REPRESENTATIONS


None received.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application site is situated within the Trafford Park Core Industrial Area and is designated as being within a Main Industrial Area on the Revised Trafford Unitary Development Plan.  Policy W1 of the Core Strategy lists Trafford Park as one of the places that the Council will focus employment uses.  W1 further states that Trafford Park Core will be a key location for industry and business activity within the Manchester City Region Inner Area and will be the principle location for employment development in the Borough.  The focus will be on the provision of modern industrial, storage and distribution and office development.  The proposed development is therefore considered to comply with the aims if W1 and is thus considered acceptable in principle.  The main areas for consideration are therefore the visual impact of the proposed development and the impact on the highways.

DESIGN AND VISUAL AMENITY


2. The proposed warehouse would be situated to the north and north-west of existing high bay warehouses within the SCA site and the adjacent to the Procter & Gamble site and as such, when from the canal and Salford, it would be viewed within the context of existing warehouses, many of which are higher then the proposed.  It is also recognised that the application site lies within the heart of Trafford Park, which is designated within the Proposals Map and the Core Strategy as an industrial location.  There are many other high and low bay warehouse buildings within the immediate vicinity including within the adjacent Procter & Gamble site which has a 39m high warehouse.  The ‘Allied Mills’ building located across the canal in Salford stands at 54m in height.  The overall SCA site was also previously occupied by a 30m high warehouse.  As such it is considered that the proposed low bay warehouse is acceptable in this industrial location.


3. The proposed building would be situated to the north of the site.  A minimum distance of 14.8m would remain between the proposed building and the western boundary with Centenary Way.  This part of Centenary Way is also elevated and as such many views from Centenary Way would be looking down or across at the building and the full height of the building would not be prominent from Centenary Way.  

4. Although only temporary planning permission is sought for the warehouse, the proposed building would not have a temporary appearance.  The applicant has detailed that due to the high value of the product to be stored within the proposed warehouse, the building needs to be of good quality to protect the goods.  The design is functional in appearance and typical of a low-bay warehouse.  The building would be constructed in a profile metal cladding (grey white RAL 9002) with the roof being PVC coated material translucent white to reduce the need for artificial light.  The proposed development would be situated on an existing area of hardstanding and thus would not result in the loss of any existing landscaping within the site.  The applicants have also demonstrated that they intend to provide new landscaping along the northern boundary of the site with the Manchester Ship Canal, which would help to soften and partially screen the development from the canal and Salford.  The design of the proposed warehouse is therefore considered acceptable and to not have a detrimental impact on the existing street scene or character of the surrounding area.


HIGHWAY SAFETY AND PARKING PROVISION


5. To meet the Council’s car parking standards for a warehouse of this size, 21 car parking spaces are required.  However, the applicant has confirmed that the proposed development would not result in additional staff on the site and would not result in the loss of any existing car parking provision within the overall SCA site.  The proposal would also use existing vehicular accesses and aggress.  The applicant has also detailed that the proposed building is required to provide additional storage within the site, reducing the need to relocated products elsewhere and therefore may reduce the level of vehicular trips to and from the site.  The proposal is therefore considered acceptable on highways grounds.

DEVELOPER CONTRIBUTIONS


6. The application does not seek full planning permission, rather a temporary consent.  The proposal is therefore not subject to developer contributions as set out in SPD 1: Planning Obligations.  It is considered that three years is an appropriate length of time for the temporary planning permission.

CONCLUSION

7. The proposed low bay warehouse and associated development is considered acceptable given the location of the site within the Trafford Park Core Industrial Area.  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.  Due to the location of the site, the positioning of the proposed warehouse within the site and the other surrounding industrial buildings, it is considered that the proposal would not have detrimental visual impact.  The applicant has also demonstrated that the proposal would not require additional car parking within the site and could result in a reduction of vehicular trips to and from the site.  As such it is considered that the proposal complies with the relevant Polices of the Trafford Core Strategy and therefore it is recommended that planning permission be granted.

RECOMMENDATION: GRANT subject to the following conditions


1. Temporary for 3 years

2. List of Approved Plans

3. Materials including colour of cladding

4. Contaminated Land (Non-standard)


5. Sustainable urban drainage scheme


6. Development to be carried out in accordance with the approved FRA


VW






		WARD: Flixton

		78403/FULL/2012

		DEPARTURE: No





		Demolition of existing building and erection of two detached and two semi-detached dwellings, construction of driveway, walls and fencing and associated landscaping.



		Flixton Methodist Church, Irlam Road, Flixton, M41 6GS





		APPLICANT:  Gilzean Homes Limited





		AGENT: DEVAplan





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


Flixton Methodist Church is located on the north side of Irlam Road in a predominantly residential area to the west of Urmston.  The Church is set back from the road and occupies most of the rear part of the site. To the front of the building there is a car park and to the eastern side there is a grassed area (a hall formerly stood on this part of the site which has since been demolished). The Church appears to date from c.1894 and has been extended and altered over the years. It has been vacant since approximately 2008.

The surrounding area is residential in character and comprises predominantly post-war housing of various styles, including detached, semi-detached and terraced properties. Properties adjacent to the site include two storey semi-detached and terraced properties on Goldsworthy Road to the side and bungalows on Irlam Road and Blair Avenue to the other side.

PROPOSAL


Permission is sought for demolition of the existing church and erection of two detached and two semi-detached dwellings and associated works including construction of a driveway, walls, fencing and landscaping. The layout provides for a detached dwelling on the front part of the site and two semi-detached dwellings and a detached dwelling to the rear part of the site. The access would be retained in its current position and a driveway constructed into the site alongside the boundary with No. 64 Irlam Road.


The dwelling at the front of the site (plot 1) would be two storey and those to the rear (plots 2, 3 and 4) would be three storey, although the second floor accommodation in these dwellings would largely be provided within the roofspace. The dwellings would be constructed in red brick with slate grey roof tiles.

DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L2 – Meeting Housing Needs


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 - Design


L8 – Planning Obligations


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 (for housing)


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

No recent planning history and none relevant to this application.


APPLICANT’S SUBMISSION

The application is accompanied by a Design and Access Statement, Tree Survey and Bat Survey. The main points in support of the proposal are summarised as follows: -


· The church has had a number of extensions over the years, some of which have not been sympathetic to the original architecture. The building is now in a poor state of repair, a number of walls are bowing, and the rear extension has been recovered with a felt roof.


· The houses have been designed to pick up on various elements of the local vernacular so they are sympathetic to the surrounding environment. The houses will be constructed from a palette of materials to be sympathetic and complimentary to the surrounding area. The main facing brick will be a rustic red brick laid in stretcher course with recessed natural mortar pointing.


· The existing wall to the western boundary to the rear of Goldsworthy Road shall be repaired and made good. Other site boundaries will be finished with a 1.8m timber close boarded screen fence.


· High quality landscaping will be provided, comprising ornamental trees, shrubs and hard landscaping.


· Tree planting has been carefully selected with the majority of the trees planted within curtilages being fruit trees to give the development a variety of colour and also providing a rich source of ecological enhancement.


· Hard landscaping will be chosen from a carefully selected palette of materials to compliment the new dwellings.


· The site access from Irlam Road has excellent visibility to the east and west.


CONSULTATIONS


LHA – Initially advised that the proposals are not acceptable on highways grounds due to concerns over the internal site layout and arrangement of the parking spaces. The plans have since been amended, though these do not fully address the concerns raised. Further amended plans are anticipated and the further comments of the LHA will be included in the Additional Information Report.

Pollution and Licensing – Comment that the site is situated on brownfield land and recommend a condition requiring a contaminated land Phase 1 report, and submission and approval of subsequent investigations, risk assessment and remediation as necessary. 


GMP Design for Security – No objection to residential use of the site but comment that the layout of the properties with not all houses visible from the street (Irlam Road) is not ideal from a crime prevention perspective. However, should the dwellings be built to Secured by Design standards there are no objections to the proposals. It is requested a condition to this effect is attached to any permission.


United Utilities – No objection provided the following conditions are met: -


· In accordance with Technical Guidance for National Planning Policy Framework, surface water should not allowed to discharge to foul/combined sewer as stated in the planning application. This prevents foul flooding and pollution of the environment.

· This site must be drained on a separate system, with only foul drainage connected into the foul sewer.


Greater Manchester Ecology Unit – No objections on nature conservation grounds.


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 (min. 50%+). 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 with the following comments: -

· The rear properties (plots 2 and 3) are far too high at three storeys and will overlook neighbouring houses and gardens. Three storeys would stand out as they are bordered on Irlam Road by bungalows on both sides. Two storeys would be acceptable.


· Question whether the boundary wall (to Goldsworthy Avenue) would be left alone as this belongs to a neighbour?


· Comment that the houses look nice other than the height of those at the rear.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.
The NPPF includes within its core planning principles the need to deliver the homes that are needed 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 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. 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.


2.
The NPPF includes amongst its core planning principles the need to encourage the effective use of land by reusing land that has been previously developed (brownfield land) and Policy L1 of the Core Strategy sets an indicative 80% target proportion of new housing provision to use brownfield land and buildings over the Plan period. 


3.

The site is previously developed land within a predominantly built-up area and in a relatively sustainable location. There are some local services and facilities at Wellacre, Woodsend Road close to the site and more comprehensive services and facilities are in Urmston Town Centre approximately 2km from the site. The site is close to Flixton Rail Station and is well served by public transport with bus stops within walking distance on Irlam Road providing regular services between Eccles, Urmston and Altrincham. The redevelopment of the site for housing is therefore considered in accordance with the NPPF and Core Strategy, subject to compliance with the Council’s policies relating to its impact on the character of the area, neighbouring properties and highway safety.

DEMOLITION


4.
The existing Church appears to date from c.1894 and was at one time a building of notable design and character. Demolition of a church of this age would not normally be considered acceptable, however in this case it is acknowledged that the building has been subject to some rather unsympathetic extensions over the years and much of the detailing to the elevations has been hidden by render. It is considered that the demolition of the existing building is acceptable in principle, subject to the proposed re-development of the site development being of appropriate layout, density, design, etc. 

IMPACT WITHIN THE STREET SCENE / LAYOUT

5.
The dwelling proposed to the front of the site would be positioned centrally and on an alignment between that of No. 72 Irlam Road to the west and No’s. 60-64 to the east (which are set well back from the road), retaining approximately 12m to the front boundary. There would be distances of 6.2m and 5.5m retained to the side boundaries.  This siting takes into account the varied building line on this part of Irlam Road and is considered acceptable. The properties to either side are both bungalows and the proposed two storey dwelling would be higher and of considerably greater mass than these adjacent buildings, however there are other two storey buildings along this side of the road and it is considered the distances retained on either side of the dwelling to the boundaries is sufficient to ensure the dwelling would not appear over-dominant in the street scene. In terms of design and materials the dwelling incorporates a double gable frontage and projecting bays to the front and the roof would be pitched which is considered appropriate given that most other dwellings in the vicinity have pitched roofs. It is considered this design would be acceptable in the street scene which is quite varied in terms of the style and detailing to the houses.

6.
The semi-detached dwellings proposed to the rear of the site would be positioned where the rear part of the existing church stands and the detached dwelling at the rear would be on a grassed area to the side of the church (on the site of the former hall). Although these are effectively backland development it is important to acknowledge that the existing church occupies much of this area and in order to make the best use of previously developed land it is inevitable that re-development of the site would involve some form of backland development. Subject to the impact on surrounding dwellings (which is considered below) there is no reason in principle why backland development would not be acceptable.


7.
Other dwellings in the vicinity of the rear part of the site include two storey terraced and semi-detached dwellings on Goldsworthy Road and bungalows on Blair Avenue. The height of plots 2-4 and particularly the two semi-detached dwellings would exceed that of these surrounding dwellings, however they would not be significantly higher than a conventional two storey’s and overly dominant for the site and being to the rear of the site they would not have adverse impact within the street scene. In terms of design and materials, the proposed dwellings are traditional in form, constructed in brick with pitched roofs and are considered compatible with the character of the surrounding area.


IMPACT ON RESIDENTIAL AMENITY


8.
The Council’s Guidelines for new residential development recommends that where there would be major facing windows, two storey dwellings should retain a minimum distance of 21m across public highways and 27 metres across private gardens. Distances to rear garden boundaries from main windows should be at least 10.5 m for 2 storey houses and where there is a main elevation facing a two storey blank gable a minimum distance of 15m should normally be provided. 


9.
On the west side of the site are semi-detached properties on Goldsworthy Road and a detached bungalow at 72 Irlam Road. No. 72 Irlam Road has a conservatory which extends up to the boundary with the application site and has glazing to the side elevation. It appears that the conservatory extends marginally beyond the original boundary line between the two sites and that the application site boundary has been drawn around the conservatory. The siting and proximity of the proposed dwelling at plot 1 (6.4m from the conservatory) is such that its side gable wall would be prominent from the windows in the conservatory and it would also affect the amount of light and cause overshadowing. In mitigation the scheme includes a 1.8m high hedge alongside the conservatory (indicated as an instant Laurel hedge) that would obscure the dwelling from No.72. The proximity and height of the proposed hedge would affect outlook form the conservatory and the amount of light it receives, however it is not considered the existence of this conservatory should prevent the reasonable re-development of the site – ultimately the owners of No. 72 have chosen to build a conservatory with windows facing the adjacent site rather than build this to the rear.  


10.
The properties on Goldsworthy Road to the west side of the site include flats (Nos. 2 and 2A) which back on to the site. These would face the rear part plot 1 which includes an attached garage with bedroom above and which is 2.7m high to eaves and 5.5m high to the ridge. Whilst this would be relatively close to the boundary, the configuration of the flats is such that the only windows to habitable rooms which face the site are to kitchens, both of which are located on the far right-hand side of the rear elevation and not directly opposite the garage section of plot 1. Therefore the outlook from the flats and amount of light to these windows would not be affected to an extent that would significantly affect their amenity. Similarly plot 1 would be prominent from the garden area of each flat but given the garage section is not a full 2 storey’s in height and is set away from the boundary it is considered the impact on the enjoyment of this area would not be significantly detrimental to amenity.

11.
Other dwellings further along Goldsworthy Road have their main rear windows and gardens facing the site. The semi-detached dwelling at Plot 2 would retain between 3.8m and 4.5m to the shared boundary with No’s 4 to 10 Goldsworthy Road whilst its side gable wall would be over 15m from the main rear elevations of those dwellings.  This distance complies with the with the above guideline for 15m to be retained between a main elevation facing a two storey blank gable and ensures the dwelling would not be visually intrusive or result in unacceptable overshadowing. Furthermore plot 2 would be positioned where part of the existing church stands but retaining a greater distance to this boundary than the church, therefore the dwelling would have less impact than the existing building.


12.
On the east side of the site No. 64 Irlam Road is a bungalow with one side window and two doors to the side elevation, adjacent to the proposed access.  The comings and goings associated with four dwellings would potentially cause some disturbance to the occupiers of this property although it is relevant to consider this in the context of the existing layout and historic use of the site, i.e. there is already access into the site and car parking both adjacent to the boundary with No. 64. The dwelling at plot 1 would be positioned 6m from the shared boundary with No. 64 and 8.8m from its side elevation. It would also be set further forward and at this distance  it would not be overbearing or result in significant overshadowing to its side or rear windows. 


13.
Plot 4 would be positioned 21m from the rear elevation of No. 64 which is considered sufficient distance between the facing windows of each property so as not to result in loss of privacy. There is also an intervening electricity sub-station between the two sites.

14.
To the east side of the rear part of the site there are four bungalows on Blair Avenue. The detached dwelling at plot 4 would be positioned 3.8m from the boundary with these properties and at its closest would be approximately 12.5m from the bungalows directly opposite (No’s 5 and 7). Plot 4 has an attached garage at the side and so the main 2 storey side elevation of the dwelling would be 15m from the bungalows. This distance complies with the above guideline for 15m to be retained between a main elevation facing a two storey blank gable and ensures the dwelling would not be visually intrusive or result in unacceptable overshadowing.

15.
The garden of Plot 1 is proposed to the front of that property, between the front elevation of the dwelling and the Irlam Road boundary. This would create a requirement for a high form of boundary treatment to the front to ensure privacy for the future occupiers. The applicant has confirmed that the existing hedge to this boundary which has an average height of 2.3m is to be retained (the existing front wall is also to be retained). It is recommended any permission includes a condition requiring this hedge to be retained to a minimum height of 1.8m to ensure the garden is private. 


ACCESS AND CAR PARKING

16.
Vehicular access into the site would be retained in the existing position to the right-hand side of the Irlam Road frontage. Visibility at this point is satisfactory in both directions and it is considered the amount of traffic generated to and from the development and using this junction would be acceptable in highway safety terms.

17.
To meet the Council’s car parking standards the provision of 3 car parking spaces are required per dwelling.  The application states that 12 spaces would be provided and the site layout confirms this number of spaces will be provided. The LHA has raised concerns over the driveway /parking layout and amended plans have been submitted in response. These plans do not fully address the concerns raised and the applicant has indicated that the issues will be considered further with a view to submitting further amended plans. An update on this and the response of the LHA will be included in the Additional Information Report.

TREES AND LANDSCAPING


18.
There are a number of trees along the site boundaries and a Tree Survey Report has been submitted with the application. This states there are only 3 trees considered valuable enough to be worth retaining which are a Silver Birch on the eastern boundary near the front and 2 street trees which are outside the site and are the responsibility of the Council. It states the rest of the trees within the site are either in poor condition or have very short life expectancy and have been rated as being for removal or low quality and value.

BATS


19.
The submitted Bat Survey Report concludes that no sign of bats was found either internally or externally, that the building has only low potential for bats and that its demolition would have little impact on the local bat population. It is recommended that bat roost tiles or wall cavity roost are provided in the proposed houses or garages as the site is close to good feeding areas in the surrounding locality. GMEU has raised no objections to the development on nature conservation grounds

DEVELOPER CONTRIBUTIONS


20.
It is appropriate for this form of development to seek the Trafford Developer Contributions (TDC) required by SPD1 Planning Obligations as 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)

		£620

		£2,745

		0



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

		£1,228

		£9,155

		0



		Specific Green Infrastructure (including tree planting)

		£3,720

		£4,650

		0



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

		£11,872.51

		
N/A

		£11,872.51



		Education facilities.

		0

		N/A

		0



		Total contribution required.

		

		

		£11,872.51





21.
The existing use of the site as a church would generate a higher contribution than the proposed development in the Highways and Active Travel infrastructure, Public Transport schemes and Specific Green Infrastructure categories. Therefore the only contribution triggered by the development is that towards Spatial Green Infrastructure, Sports and Recreation of £11,872.51.

22.
The applicant has confirmed they are prepared to enter into a legal agreement agreeing to pay the above contribution, but conditional upon the payment being staged so that 25% of the contribution is paid to the Council within 28 days following the occupation of each house. They comment that this would be entirely justifiable on planning grounds because its only when the houses become occupied that the additional demand for the open space is generated.


23.
A development of four dwellings would normally be required to make a contribution towards education facilities and in this case the contribution would be £44,727.31.  In relation to this the applicant has submitted an assessment of places at local schools which concludes that any additional children that the development may generate can be accommodated in the existing educational facilities and that there is no necessity for additional school places to be provided and therefore funded. The Council’s Children and Young People's Service has considered the applicant’s submission and confirm that there is sufficient capacity within the phases of education not to require any contribution from this development. As such it is considered that a contribution towards education facilities is not required in this case.

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 total contribution of £11,872.51 towards Spatial Green Infrastructure, Sports and Recreation (including local open space, equipped play areas; indoor and outdoor sports facilities).


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. Materials to be submitted and approved


4. Landscaping scheme – to include retention of existing hedge to front boundary to a minimum height of 1.8m and planting a 1.8m high hedge alongside the length of the conservatory at No. 72.


5. Tree protection scheme to be submitted and approved


6. Standard contaminated land condition


7. Development to be carried out in accordance with recommendations of the Bat Survey


8. The development hereby approved shall not commence unless or until a Sustainable Urban Drainage Scheme which addresses water efficiency and surface water run-off arising from the development has been submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out in accordance with the approved scheme.


9. Crime prevention plan to be submitted and approved


10. Car parking and access to be implemented and retained

RG
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SITE


The application site is a vacant detached Victorian villa style property. The property was last used as offices has been vacant for a number of years. The property was originally built as a residential dwelling house in the late 1800’s, there is a single storey extension which lies in the north western corner of the site. An external fire escape up to second floor of the existing building has also been erected on the front elevation. 


 The site lies to the rear of commercial units on  60 – 68 Washway Road built some time after this property was built, likely to be around 1930, on what was the former frontage of the site.


The site is accessed from Washway Road between No’s 68 – 70. The site is to the south west of 56 Washway Road, a bingo hall and immediately to the south of a builders yard and to the north east of the car parking area of 100 Washway Road (offices). Residential properties on Oakfield lie beyond the car park of 100 Washway Road to the south west and to the north west beyond the builders yard.  


There are some mature trees within the site along the boundary with the car park to 100 Washway Road. The site is bounded by a 1m high brick wall to the south east and south west and fencing is along the boundary to the north west adjoining the builders yard. The external space to the site is currently hard surfaced with tarmac. The car parking area has most recently been used informally by a restaurant on Washway Road. 


PROPOSAL


The application has been amended from the original submission to reduce the proposed change of use from 11 flats to 9 flats and amendments have been made to the proposed two storey extension. 


The application seeks permission to convert the vacant building into 9 flats, 5 x 2 bed and 4 x 1 bed. 11 parking spaces are proposed within the site together with an area for cycle parking. The existing mature trees in the site are shown to be retained. 


The proposal includes the erection of a two storey extension to the north west of the existing property. The two storey extension accommodates 2 flats. The proposal includes conversion of the existing basement as well as the roof space within the original building to accommodate 7 flats. 


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


L4 -  Sustainable transport and accessibility


L7 - Design


W1 - Economy


PROPOSALS MAP NOTATION


Main Office Improvement Area (E10)


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


E10 – Main office improvement areas


PRINCIPAL RSS POLICIES

DP2 – Promote Sustainability


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


L4 – Regional Housing Provision


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

H05172


Change of use of basement from storage to the storage and sale of wines. 


Approved 13/05/1977


H03074


Established use certificate for the use of premises as offices and storage.


Approved 15/03/1976



APPLICANT’S SUBMISSION


The building previously housed a garment business for over 40 years, but has been vacant since 2007. The applicant states that the property has been positively marketed since 2007 for sale and rental, with a realistic view on price with regard to the current market conditions. The building is in a very poor state of repair and subject to ongoing vandalism and needs substantial amounts of money spending on it. 


The applicant has submitted a viability appraisal as it is not considered that the development is viable if required to meet the full level of Trafford Developer Contributions. 


The applicant has also submitted an Employment Land Assessment regarding the loss of the building as an employment use. The Employment Land Assessment concludes that there is an oversupply of different types of office space within the A56 corridor around Sale town centre with an excess of 10,000 sq.m of empty/ vacant office floorspace. 


The applicant considers that the current over supply of office space therefore reduces the yield for office floorspace and therefore the required return to enable investment for restoration and refurbishment of the existing building will not be delivered by the existing/ former use as office floorspace. The applicant considers that the building could therefore require demolition within the next few years without investment. 


The applicant also considers there to be a shortage of 1 and 2 bed apartments close to Sale town centre. The property is a former residential property and therefore lends itself easily to conversion back to residential use. 


CONSULTATIONS


Drainage: Limited Sewer Capacity - full details of storm water attenuation or SUDS proposals to be submitted to and approved by the Local Planning Authority


Strategic Planning: Comments incorporated into report


LHA – No objections based on revised plans to reduce to 9 flats.


Greater Manchester Police – would like to see a detailed crime prevention plan which specifies the full range of security measures to be included in the development – fencing, gates, doors, windows, glazing, lighting, alarm, bin sores, post delivery and access controls. Particular concerns relate to access in terms of safety and security for pedestrians and motorists.  


Pollution and Licensing – comments to follow in Additional Information Report 


REPRESENTATIONS


6 Letters of objection and comments received on following grounds;


- Loss of privacy from balconies and windows overlooking properties on Oakfield


- loss of trees would worsen privacy concerns


- balconies are not sympathetic to a Victorian dwelling


- design of the extension is not in keeping


- potential noise pollution from balconies


- Loss of visual amenity if balconies used for hanging out washing/ bikes/ bins


- the extension will come closer to existing properties


- loss of light to house and garden of No. 20 Oakfield


- the extension should be smaller and remove balconies and upstairs side window should be obscurely glazed


- lack of parking and too many units


- queries over future development of 60a


- query regarding future works to existing boundary wall


- objection to blocking southern end of access to rear of 60 – 68 due to rights of access and easement. 


- conversion to 7 flats would be acceptable but objection to the new build 4 flats


- vehicles could be coming and going at all times of day and night so reduction in number of units would be preferable. 


Other comments include; 


Pleased that the property will be returned to residential use and restored to former glory


Initial concerns re access to ginnel to rear of properties on Washway Road which must remain open, and the access to it at all times. On the understanding that it will not be closed off no objections and indeed the proposal is welcomed on the understanding that existing car parking arrangements to 64 Washway Road are not affected. 


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT/ LOSS OF EMPLOYMENT USE


1. 
It is considered that given the length of the continued marketing and vacancy of the property since 2007 and the existing supply of office floorspace in the area, it is clear that the office use is redundant at the site. There are no objections to the loss of the employment use and the proposal is to return the site to the original use as residential. Under policy L1 there is a general need to meet the Council’s target for new homes and therefore the principle of residential conversion is supported. The proposal is therefore considered to satisfy the requirements of policy W1.12 of the adopted Core Strategy in relation to the designation of the site within a main office improvement area under policy E10 of the Trafford UDP Review proposals map. 

RESIDENTIAL AMENITY


2. 
Objections have been received from surrounding residents of Oakfield regarding loss of privacy from balconies and windows as well as loss of light to house and garden of one of the properties on Oakfield. 


3.
The proposed extension to the existing property to accommodate additional flats has been reduced in scale and the proposal reduced from a total of 11 flats to 9. The extension has been reduced in height by over 2m and amended to introduce a gable feature and remove all windows from the side elevation facing across 60a Washway Road (builder yard). These amendments have reduced the dominance of the extension when viewed from the side elevation and the extension now appears as a subordinate addition to the original property. 


4.
The extension extends right up to the boundary with 60a, however this site is currently a builders yard and therefore the relationship of the extension to this site is not considered to be harmful to amenity. The extension is over 18m from the nearest residential garden area of no. 22 Oakfield and it is considered that the reduced scale, removal of windows and the separation distance mean that the proposed extension will not result in loss of amenity by way of overlooking, overdominance or significant loss of light to the gardens or properties to the west of the site. 


5.
The extension is over 36m from properties to the south west and therefore it is not considered that the extension will result in any impact of overdominance to these properties. 


6.
The original submission included 5 balconies on the front elevation facing towards the rear of 2 – 16 Oakfield. The revised proposal has reduced this to 3 balconies, two of which are recessed between the original property and the extension. The largest balcony is at first floor on the projecting bay feature of the extension. This balcony will be over 36 metres away from residential gardens which it directly faces separated by the car park area of the application site as well as existing car park to commercial units at 100 Washway Road. The existing trees along the boundary facing the balconies are proposed for retention which will further screen views of this balcony. 


7.
This balcony will have potential for oblique views across the site in the direction of gardens of 12 – 20 Oakfield, however this is at a distance of between 20 – 25m across the application site and across 60a Washway Road. It is considered that the relationship between the balconies and the gardens to the south west and west is acceptable due to the separation distance and trees proposed for retention. As such it is not considered that the balconies pose a threat to privacy. 


8.
A further balcony is proposed on the north eastern elevation, this faces towards the Bingo Hall and is not considered to result in any loss of privacy to residential properties.  


9.
Potential noise pollution from balconies as well as from increased comings and goings from the site has been raised as a concern. The number of balconies has been reduced and it is considered that the separation distance between existing properties and the balconies will ensure that no significant impacts arise in terms of noise from persons using the balconies. In terms of noise generated from the occupation of the proposed flats, the applicant has advised that when occupied by a manufacturing use the there were up to 30 employees at the site. It is therefore considered that compared to the potential re occupation as a commercial use, the comings and goings associated with the 9 flats are likely to result in a more compatible relationship to surrounding residential properties. However again given the separation distance it is not considered that the noise associated by the proposed use would be particularly noticeable. 


10.
A query has been raised regarding the existing brick boundary wall at the site and the applicant has advised that there are no proposals to alter the wall. Any issues regarding ownership of the wall/ future works or maintenance would need to be dealt with outside of the planning application as a separate matter. 


11.
There are residential units at first floor above some of the units at 60 to 68 Washway Road although it is not clear if they are occupied. No alterations are proposed to the elevation facing the rear of these properties. There will be a number of first floor habitable room windows which will be in reasonably close proximity at some 10m away from existing upper floor windows at 60 -68 Washway Road and therefore potential for mutual overlooking will occur. However it should be noted that this situation exists at present from the former office use and the proposed residential use will be more compatible with existing residential units above 60 to 68 Washway Road. Therefore whilst this relationship is not ideal, it is considered unavoidable in achieving a residential conversion within this building. No objections have been received regarding this relationship. 


12.
The applicant has reduced the number of flats within the site which has therefore achieved a better balance in terms of requirement for parking provision and ability to provide and retain existing landscaping. Parking spaces have been set away from the proposed basement windows to the basement flats and this has also allowed from some limited planting around the frontage of the property. The parking layout is now considered to allow for the retention of two existing mature trees within the site and tree protection conditions are recommended


13.
The proposal doesn’t meet the required 18 sqm per residential unit of private amenity space recommended in the Residential Development SPG, however the proposal will provide some landscaping within the site and 4 of the units will have some amenity space on the balconies proposed. It is recognised that the proposal requires the extension in order for the scheme to be viable and there is therefore a compromise between achieving a reasonable level of development on the site and meeting the recommended private amenity space provision. On balance it is considered that the proposal is acceptable with regards to limited private amenity space for future occupiers. 


HIGHWAYS


14.
There were initial objections from the LHA as the proposal for 11 flats would require 16 parking spaces to meet the Council’s standards but only 12 spaces were proposed. The access route into the site was initially too narrow at less than 4.5m wide and further details were required of cycle parking.


15.
Following submission of revised plans and confirmation that the barrier to the car park is to be automatic on approach, the LHA is now satisfied with the proposal. This is on the basis of provision of a total of 11 parking spaces with one space to be allocated to each of the 9 flats as well as 2 visitor spaces to remain unallocated.  Cycle parking should be covered with multiple locking points available for front and rear wheels (ie Sheffield Stands) and this is to be required by condition. It is considered that the level of parking provision is now acceptable and consideration has also been given to the former use of the site as office space would have generated its own parking requirement. 


16.
Clarification has been provided that the application does not affect the access to the rear of No’s 60 – 68 Washway Road. It is considered that the proposal accords with the requirements of policies L4 and L7 and provides an appropriate level of parking for the residential units within this sustainable location. 


DESIGN/ IMPACT TO NON DESIGNATED HERITAGE ASSET


17.
The existing property is considered to be a non designated heritage asset dating back to late 1800’s. As such, it is considered that the proposal is welcomed to bring the building back into use and secure the retention of the building, however the extension and the associated works should ensure that they respect the character of the original building. 


18.
The proposal has been revised to reduce the scale of the extension to the side of the host property which is now set down from the main ridge line and appears as a subservient addition to the host property. The scheme has also been amended to improve the design of the northern elevation of the extension by inclusion of a gable feature, removal of windows and brick infill feature windows only. The reduced scale of the side extension also means that the original chimney is still exposed. Amendments have also been made to the design of the front elevation of the extension to remove the full height balcony structure and instead introduce a bay feature to the extension and only one balcony at first floor. The fenestration of the extension is considered to correspond to the original building. 


19.
It is considered that the extension will not detract from the character and appearance of the host property and the application will bring the building back into use. The existing building has been vacant for some 5 years and therefore is at risk of deteriorating further. It is therefore considered that the conversion of the building is welcomed and that the alterations proposed in the revised scheme will retain the important features of the property and the design of the extension is sympathetic and will not detract from the character of the original building. The proposal is considered to comply with the requirements of policy L7. 


DEVELOPER CONTRIBUTIONS


20.
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).

		Gross TDC required for proposed development.



		

		Flats

		Office

		



		Affordable Housing

		2

		0

		2



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

		477

		1,428

		0



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

		1,449

		3,808

		0



		Specific Green Infrastructure (including tree planting)

		6,820

		2,790

		4,030



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

		11, 444.86

		0

		11, 444.86



		Education facilities.

		18,697.83

		0

		18,697.83



		Total contribution required.

		34,858.69

		12,056.00

		34, 172.69





21.
The applicant has submitted a viability appraisal to demonstrate that the proposed development would not be viable with the requirement for a financial contribution of £34, 172.69 as well as the requirement for provision of 2 affordable housing units. 


22.
The applicant’s viability appraisal including development costs and sales values has been reviewed by the relevant officers of the Council. The advice following detailed analysis of the appraisal submitted is that the scheme would not be financially viable with the onsite affordable housing requirement of two units. However the scheme could accommodate £28,000 of the contribution required. 


23.
The applicant therefore proposes to enter into a s106 agreement for contributions totalling £28,000 towards specific and spatial green infrastructure and education facilities. The scheme will not deliver the affordable housing units and the level of contribution proposed is £6,172.69 below the required level of contribution in accordance with the SPD. It is recommended that this reduced level of contribution is accepted in light of the viability appraisal and to deliver development which will bring this building back into use rather than allow further deterioration. It is recommended that the reduction of £6, 172.69 is split proportionately between the two developer contribution categories. 


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 £28, 000, comprising:-


1. A financial contribution £3,304 towards Specific Green Infrastructure


2. A financial contribution of £9, 380 towards Spatial Green Infrastructure, Sports and Recreation 


3. A financial contribution of £15, 316 towards education facilities


4. subject to an overage clause to ensure that should the applicant’s assumptions regarding the viability of the development prove incorrect and developer profit is shown to be more than 15% of cost once the development is built out, the developer will pay the Council 50% of all profit over that level, up to the maximum contribution of £2, 142.69 plus the provision of up to two affordable housing units (or the equivalent cash provision). 

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


1. Time limit, 3 years


2. Details in accordance with approved plans


3. Submission of samples of external walling and roofing materials, balconies, windows and doors


4. Details of all hard surfacing within the site


5. Details of bin storage and approved scheme to be retained


6. Cycle storage details


7. Details of vehicular barrier and access gate to be submitted and approved details to be retained


8. Parking spaces to be marked out and made available for use prior to occupation and retained thereafter


9. The 2 visitor parking spaces to be provided shall remain unallocated


10. Tree protection


11. Landscaping details to be submitted


12. Submission of crime prevention plan


MH







		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.


The application was deferred from Committee in July at the applicant’s request. 


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


11. 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 


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: Davyhulme East

		78443/FULL/2012




		DEPARTURE: NO





		CHANGE OF USE OF FIRST FLOOR TO FORM 1NO. 1-BED FLAT AND 1NO. 2-BED FLAT, WITH ACCESS TAKEN VIA NEW EXTERNAL STAIRCASE TO REAR OF PROPERTY. EXTERNAL ALTERATIONS TO FIRST-FLOOR OF REAR ELEVATION AND REAR STORAGE BUILDING TO FORM DOOR AND WINDOW OPENINGS





		9-13 Davyhulme Circle, Davyhulme, M41 0ST





		APPLICANT:  Mr. Hemant Kotecha





		AGENT: Mr. Jitesh Bhatt





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT










SITE


The application site relates to two vacant first-floor units, covering three address points, within a parade of commercial premises on the south-western side of Davhulme Circle, between Crofts Bank Road and Old Crofts Bank. Davyhulme Circle is designated as a Local Shopping Centre and contains 37 commercial units at ground-floor level, the majority of which are in occupation.


The application units span across a bakery and a vacant retail unit (Use Class A1). An alleyway leading to the rear yard of No’s 9-13 follows the western site boundary, and also provides access to the rear yards of 60-68 Old Crofts Bank, where the properties are set at roughly 135̊ to the application units. The irregular-shaped yard contains an outbuilding in its rear corner which is used for storage by the ground-floor retail units. Whilst the surrounding area is predominantly commercial in character, there is residential accommodation in close proximity in the form of first-floor apartments along Old Crofts Bank and at 7 Davyhulme Circle.


The parade of shops within which the application units sit is set back from the Davyhulme Circle roundabout by approximately 7m. The majority of this intervening space is occupied by a layby which allows service vehicles to access the commercial units, and also provides informal car parking opportunities for visitors and staff. 


PROPOSAL


Planning permission is sought to convert the vacant first floor units to 9-13 Davyhulme Circle into two apartments (Use class C3). One apartment will occupy the footprint of Unit 9 Davyhulme Circle and will comprise of an open-plan kitchen/living area, one double bedroom, and a bathroom. The other apartment is set to cover the footprint of Units 11-13 and will provide two bedrooms in addition to kitchen/living and bathroom accommodation.   


Entry into the proposed flats will be achieved from a proposed external metal staircase, sited to the rear of the property and accessed via the alleyway which leads to the rear yard of the site. At the top of the metal staircase a doorway is set to be formed on the rear elevation of Unit 9. 


In order to achieve an outlook and sunlight for each of the proposed rooms, previously boarded up windows on the front and rear elevations are set to be opened up and, in some instances, the size of the windows changed to fit the scale and function of the particular room that they serve. Consent is also sought for external alterations to the existing outbuilding within the rear yard. The applicant intends to relocate the doorway and insert a window, but the use of the outbuilding for storage purposes shall remain unchanged. 


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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

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


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.


PRINCIPAL CORE STRATEGY POLICIES/PROPOSALS


L1 – Land for New Homes


L2 - Meeting Housing Market Needs


L7 – Design


L8 – Planning Obligations


W2 – Town Centres and Retail


PROPOSALS MAP NOTATION 


Local Shopping Centre – Davyhulme Road

RELEVANT PLANNING HISTORY

77528/COU/2011 - Change of use of retail unit from shop (Class A1) to cafe (Class A3) – Approved with Conditions, 14th November 2011


CONSULTATIONS


LHA: To meet the Councils car parking standards, 2 car parking spaces should be provided for the two flats. Whilst the application states that neighbouring units are being used as flats, the LHA is concerned that the proposals fall short of the parking standards for residential use and that the lack of parking will exacerbate demand for parking in the existing on-street parking areas in the vicinity of the site, which are already used for retail use and residential parking.


Pollution & Licensing:  No objections

REPRESENTATIONS


None – Any representations received will be included within the Additional Information Report

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The proposal seeks consent for the conversion of the upper floor of three commercial units into residential accommodation to provide two apartments, something which is advocated by the National Planning Policy Framework.  This states that Local Planning Authorities should recognise that residential development can play an important role in ensuring the vitality of centres and set out policies to encourage residential development on appropriate sites.


2. The application proposes the creation of two new residential units on a site which is located in the ‘Southern part of the Manchester City Region’. Policy L1 of the Core Strategy states that new homes will be achieved through new-build, conversion and sub-division of existing properties. The Council will seek to ensure the efficient use of land, concentrating higher density housing development in appropriate and sustainable locations at lowest risk of flooding, where it can be demonstrated that it is consistent with the provisions of L2. 


3. The proposal is considered to be acceptable in housing land supply terms as it lies on previously developed land and would occupy floorspace within an existing building. The application site is located within a ‘Local Shopping Centre’ and therefore its occupants would have easy access to a number of amenities capable of meeting their day-to-day needs. The site sits within close proximity to a number of bus stops which have regular services to the Trafford Centre, Urmston, Flixton and Manchester City Centre, and as such is classed as being within an ‘accessible’ area. Furthermore No’s 9-13 are located approximately 300m north-east of Davyhulme Park and therefore is in relatively easy reach of green space. Overall it is considered that the proposed apartments are located in a sustainable location and are in support of all relevant policies within the Trafford Core Strategy by virtue of its efficient use of brownfield land. As such the development is considered acceptable in principle.


DESIGN, STREETSCENE AND AMENITY


4. Habitable rooms to the two apartments will achieve outlooks via existing (albeit in some places altered) window openings on the front and rear elevations of the property. Those windows on the front of the building will look out across Davyhulme Circle, and as such will not cause any amenity issues for other nearby occupiers. Bedroom 1 to the 2-Bed apartment (occupying Units 11-13) has a rear-facing window which will retain a separation of 12m to the (first-floor) kitchen window of 64 Old Crofts Bank, at an oblique angle. It is considered that whilst there is potential for a degree of interlooking to occur between these properties, sufficient harm would not be caused to warrant a refusal of the application as this sort of relationship is to be reasonably expected in dense commercial areas where first-floor units are converted into living accommodation, either through planning applications or under permitted development. Additionally, it is noted that the bedroom would be utilising an existing window opening which is currently blocked up (and therefore a once existing relationship), and that the angle between the two properties is such that occupants of the two properties will not directly face into their neighbour’s habitable room. Therefore this aspect of the scheme is considered to be acceptable. 


5. The proposed external staircase is ‘L’-shaped in plan and wraps around the rear corner of Unit 11, which projects further into the rear yard than units 9 and 13 either side. The staircase incorporates only a small landing area at the top, which will restrict opportunities to sit out on it and overlook neighbouring yards/windows, and it is oriented so that residents walking down the stairs will not face directly into neighbouring habitable room windows. An existing external staircase can be seen at neighbouring Unit 7, and includes a larger landing area than that proposed under the current scheme. It is therefore considered that the external staircase to the proposed apartments at Units 9-13 will not unduly harm the residential amenity of surrounding first-floor apartments, and provides fewer opportunities for overlooking than the existing staircase to the neighbouring residential unit.    


6. The proposed metal staircase, new doorway, and alterations to the outbuilding, are all typical of the surrounding area, and are all sited to the rear of the property and will not be visible from Davyhulme Circle, or Old Crofts Bank. Therefore they are deemed to be acceptable works from a design perspective. 


7. A yard area approximately 50m² in size and covered in hardstanding exists to the rear of the property; the Council’s SPG entitled ‘New Residential Development’ states that most new dwellings, including conversions, should provide some private outdoor space. This rear yard does not represent a particularly attractive or private area for occupants of the apartments to sit out on, for example, but it would meet more functional requirement, such as bin storage for the first floor flats, and the existing ground-floor commercial units, and a place to dry washing also. Given the footprint of the building, the close proximity of other properties, and the Neighbourhood Centre location of the plot, the provision of private outdoor space is not expected.


8. It is recognised that an extant change of use permission (2.5 years remaining) exists for the ground-floor of Units 11-13 to operate as a café, which would include the sale of alcohol (subject to achieving the necessary licensing). Whilst this permission has not yet been implemented, it is deemed relevant to acknowledge it as part of the assessment of the current proposal. It is considered that the amenity of future occupiers of the proposed apartments would not be unduly disturbed by a ground-floor café by virtue of a condition which restricted its opening hours until 18:00 Monday – Saturday, and 16:00 on Sunday. 

ACCESS, HIGHWAYS AND PARKING 


9. The Council’s Car Parking Standards state that normally two off-street car parking spaces should be provided for the two proposed apartments. The footprint of the building dictates that the provision of off-street parking is not possible, although the area of hardstanding to front of the application site is used for car parking, albeit this could be used by anyone as it is not secured behind a perimeter wall etc. This relationship applies to all of the properties along this part of Davyhulme Circle. It is acknowledged that the LHA have expressed concern with the lack of parking associated with the proposed residential units however, on balance, it is considered that the development should not be refused for this reason because of the sustainable location of the site, and that adequate on-street car parking should generally be available (particularly in the evenings when the commercial premises are closed) on the layby infront of the property and along part of Old Crofts Bank. It is also recognised that the first-floor to the application units could be changed to two flats without planning permission if it wasn’t for the external alterations. The addition of two further cars parking on the surrounding streets should not cause a disamenity issue for residents in the vicinity and therefore, for the reasons above, it is not considered appropriate to oppose the scheme on this basis. 


DEVELOPER CONTRIBUTIONS


10. 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.



		

		Use Class C3

		Use Class A1

		



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

		£106

		£2,288

		£0



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

		£322

		£1,994

		£0



		Specific Green Infrastructure (including tree planting)




		£620

		£930

		£0



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

		£3,088.50

		£0

		£3,088.50



		Education facilities.

		£3,573.48

		£0

		£3,573.48



		Total contribution required.

		

		

		£6,661.98





10. A financial viability statement was submitted on behalf of the applicant, however this was unable to robustly demonstrate that the application of the full contributions, listed above, would render the scheme financially unviable, and therefore the Council cannot support a reduction in the monies required on this basis.


CONCLUSION


11. The change of use of the upper floor of units 9-13 Davyhulme Circle results in a net increase of two dwellings and contributes towards the stock of accommodation available in the Borough, in a sustainable location, and in accordance with Proposals L1 and L2 of the Trafford Core Strategy.  The proposal is therefore recommended for approval subject to the completion of a legal agreement covering financial contributions and conditions.


RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 


(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement to secure  financial contributions of £6,661.98 split between contributions towards Outdoor Sports & Recreation (£3.088.50) and Education & Facilities (£3,573.48).

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

1) Standard time limit;


2) Compliance with all Plans;


3) Obscured-glazing;


4) External staircase to be powder coated black;

JK









		WARD: Bowdon

		78566/FULL/2012

		DEPARTURE: No





		Erection of two storey building to form Physics Department INCLUDING AIR SOURCE HEAT PUMP AND ASSOCIATED FENCING AND LANDSCAPING



		Altrincham Boys Grammar School, Marlborough Road, Bowdon, Altrincham, WA14 2RW





		APPLICANT:  Altrincham Boys Grammar School





		AGENT: Michael Hyde & Associates





		RECOMMENDATION:  GRANT 









SITE


The application site is adjacent to the Northern boundary of the Altrincham Boys Grammar School site and comprises an open area of land roughly surfaced with loose stones and currently used for vehicle turning and informal car parking. To the North of the development site is a large electricity sub station on Peel Avenue. There are residential properties along both sides of Peel Avenue, the nearest being No. 11, Peel Avenue, to the Northeast of the application site. There is a substantial boundary hedge and mature trees along the northern boundary of the site to Peel Avenue. 


The application site is set back from Marlborough Road by approximately 30m, with an intervening area of car parking, landscaping and the access road into the school site. The nearest building on the opposite side on Marlborough Road is the Mercure Hotel. The site is adjoined on the eastern side by a tarmaced school car park, separated from the site by weldmesh fencing. Beyond this car parking area are the rear garden boundaries of properties fronting Seddon Road. To the south of the application site is the main school building and outbuildings within the school grounds.


The site is adjacent to the Hale Station Conservation Area which extends across the frontage of residential properties on Peel Avenue. However the electricity sub station on Peel Avenue is not situated within the Conservation Area boundary. 


PROPOSAL


Erection of a two storey building to form Physics Department with an internal floorspace of approximately 703 m2. The maximum height of the building is 8.4 metres above ground level at the point where the roof overhangs the main walls of the building.  


The building is designed in a contemporary style with a simple palette of materials, mainly brick with feature panels in render proposed. The design of the building is symmetrical around a central axis but the two arms of the building are splayed and are not at right angles to one another. The building largely comprises two teaching laboratories per floor, equipment store and prep room, staff office and 6th form lab served by a single central staircase. The proposals also include the provision of an air source heat pump and associated fencing and landscaping.


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


R1 – Historic Environment


R2 – Natural Environment


PROPOSALS MAP NOTATION


The site of the proposed new building is unallocated on the Proposals Map however parts of the wider Altrincham Boys Grammar School site are allocated as ‘Protected Open Space’ and ‘Areas of Nature Conservation Value’ and the application site is located adjacent to the Hale Station Conservation Area.


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV21 – Conservation Areas


PRINCIPAL RELEVANT RSS POLICIES

DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


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

There is an extensive history to this long established site going back over 35 years. The following applications relate to the last 6 years.


78308/CLOPD/2012 - Application for a Lawful Development Certificate for installation of 212 solar panels on south facing roof of The Grammar Sports hall building – Approved 2012


77691/FULL/2011 - Replacement of existing flat roof with new hipped roof to building known as 'science block'. -  Approved 2011


76081/FULL/2010 - Replacement of existing flat roof with new hipped roof to building known as 'T' block – Approved 2010


74381/FULL/2009 - Erection of two storey extension to form technology department following partial demolition of existing building – Approved 2010


H/70965 - Erection of eight floodlighting columns (14metres in height) and floodlights to existing artificial surface sports pitch – Approved 2009


H/64924 - Erection of sports hall building with associated car parking with new access onto Marlborough Road, and landscaping. Construction of artificial surface sports pitch and tennis courts with associated fencing. Extension to hardsurfaced playground area. Extension to playing field area incorporating land reclamation/raising. Approved 2006


APPLICANT’S SUBMISSION

The applicant has submitted a Design and Access Statement, an Arboricultural Assessment and a Phase 1 Desk Study and Preliminary Contaminated Land Risk Assessment in support of the application.


Design & Access Statement


· A feasibility study was carried out to look at the options available to provide the additional accommodation and the proposed site was considered to provide the greatest flexibility; accommodate future development the best and impact on current parking and access the least. 


· Pre-application was carried out with the heads of departments, the Local Planning Authority and some residents on Peel Avenue, Seddon Road and Marlborough Road.


· The building has been designed to minimise energy consumption and to fit into the space between the access road and northern boundary on one side and the notional extended ‘building line’ of Peel Avenue.


· The building is two storeys in height designed with a low pitched roof to minimise height and impact on neighbouring properties. 


· The development will provide a new base for the Physics Department and the scale is modest being no greater than the requirements of the brief and having regard to the visual impact of on the surrounding area.


· The school is a disparate collection of building styles and given this it was felt the best way for the building to respond to its context was a contemporary style similar to that adopted for recent additions to the school. A simple palette of materials has been chosen. 


· As the development is only to augment existing facilities and not to accommodate an increased number of pupils there will be no increase in traffic to and from the site and existing access arrangements are deemed adequate. The site is close to town and village centres and is well served by public transport.


· The new building would be entered through its own level access entrance and would incorporate a platform lift and accessible toilet for those with mobility and other issues.


Arboricultural Assessment and Phase 1 Desk Study and Contaminated Land Risk Assessment

These documents will be referred to as necessary within the subsequent report. 


CONSULTATIONS


LHA – No objection. LHA comments are incorporated in the body of the report under the Observations section below.


Pollution and Licensing – No objections to the application.  Recommend a condition to ensure that the combined plant noise level, when rated in accordance with BS 4142: 1997, is at least 10dB below the lowest measured background level at the nearest receptor to protect the amenity of nearby residents


The Council’s Scientific Officer has also commented that this site is within 250m of an area of ground that has the potential to create gas and is situated on brownfield land and as such a condition requiring the submission of a Phase 1 contaminated land report was recommended. However the applicant has subsequently submitted a Phase 1 report with the planning application and the Council’s Scientific Officer has stated that the content of the report satisfies the contaminated land requirements and therefore a condition is not now required.

Drainage – No objection

Environment Agency – No objection

REPRESENTATIONS


Neighbours - 12 letters/e-mails of objection received from 5 addresses on Peel Avenue. The main points raised are summarised as follows:


· Detrimental to the character and appearance of the adjacent Conservation Area. The modern design and height of the building will not harmonise with the streetscene and will dominate the skyline which is currently semi-open.


· Impact on residential amenity. The proposed building will result in overlooking and loss of privacy, will be too high and overbearing and will result in loss of light and overshadowing.


· Vegetation adjacent to the development will not prevent loss of amenity due to the relative heights of the vegetation and the proposed building and the deciduous nature of the vegetation. In any event no assurances have been provided regarding the retention of trees or shrubs.


· The proposal will also result in light and noise pollution. Concerns raised over noise during a protracted construction phase


· The proposal will lead to a decrease in property values.


· The development may increase flood risk in the area – there is already a history of  cellar flooding in the locality


· This piecemeal approach to development at the school will prejudice future development at the school. There are existing underused buildings on the school site which could be utilised or they could extend elsewhere on this large site. 


· The application is misleading in the way it implies that neighbours were consulted prior to the application being submitted. Neighbours only received consultation letters from the applicant after the application had been submitted.


· The proposals would be contrary to Place Objective AL029, Strategic Objective SO8 and Policies L5 – Climate Change , L7 - Design, R1 – Historic Environment and R2 – Natural Environment of the Trafford Core Strategy.


It should be noted that amended plans were received in relation to elevational changes including the inclusion of four obscure glazed windows, fencing and landscaping and the addition of an air source heat pump. Additional 14 day neighbour notification letters were sent out in relation to this matter and the notification period had not expired at the time of writing although it will have expired in advance of the date of the Committee Meeting. Any additional letters received prior to the Committee meeting will be reported in the Additional Information Report


OBSERVATIONS


PRINCIPLE


1. Some parts of the wider Altrincham Boys Grammar School site are allocated on the Revised Trafford Unitary Development Plan as ‘Protected Open Space’ and ‘Areas of Nature Conservation Value’. However the site of the proposed building is unallocated on the plan.


2. The proposal represents an extension to an existing school for the purpose of providing additional accommodation for the Physics Department. As such the proposal is acceptable in principle as it is complementary to the existing school use on site. 

DESIGN AND IMPACT ON THE STREETSCENE AND CONSERVATION AREA


3. The application site is not situated within the Hale Station Conservation Area boundary but a short section of the north-eastern boundary of the site does adjoin the Conservation Area boundary. Objectors are concerned that the proposed building would have an impact on the skyline of Peel Avenue and would therefore be detrimental to the streetscene and views from within the Conservation Area and would therefore be contrary to Place Objective AL029, Strategic Objective SO8 and Policies L7 and R1 of the Trafford Core Strategy. 


4. Strategic Objective SO8, Place Objective AL029 and Policy R1 of the Trafford Core Strategy relate to the protection of the historic environment, the Strategy Objective and Place Objectives relate to rather generic aims whereas Policy R1 is the main Core Strategy Policy relating to new developments affecting the historic environment. Policy L7 covers issues of Design Quality amongst other things including the impact on amenity which is covered in subsequent sections of this report. Policies R1 and L7 both require new development to be appropriate in its context including the need for developers to demonstrate how the development will complement and enhance features of historic significance and their wider settings. 


5. The new building has a contemporary design and uses a simple palette of materials. The applicant’s agents have indicated that this approach has been taken as the school is a disparate collection of building styles and given this it was felt the best way for the building to respond to its context was a contemporary style similar to that adopted for recent additions to the school. The proposed building is not located within the Conservation Area and a modern approach is not necessarily inappropriate on such a site adjacent to a Conservation Area provided that the design is acceptable. Given the relatively simple design of the building and the palette of materials used, it is not considered that it would compete with the attractive period properties on Peel Avenue. Render panels are proposed in the elevation that would face north and it is considered that if approved these should be a muted colour as bright white panels would make the building more obvious in the streetscene. 


6. It is noted that the adjacent electricity sub station on Peel Avenue which bounds the northern side of the site is not within the Conservation Area. As the proposed building would be located to the south of the sub station it is effectively seen in this context and this relatively large sub station is a building that does not have any historic or architectural merit. The proposals indicate the retention of the existing boundary treatment which comprises a significant hedge and mature trees and also propose a landscaping scheme. While it is clear that the hedge is not as high as the proposed building and not all the trees will remain in leaf all year around, it is considered that they would still soften the impact of view of the new building. In addition it is noted that the height of the proposed building is not out of scale with the nearby residential properties on Peel Avenue. In fact it would be subservient in height to the substantial Victorian houses adjacent. 


7. In addition to the Council’s Core Strategy policies the National Planning Policy Framework also contains advice relating to the historic environment. The NPPF states 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’. It is considered that there would be views of the new building to some extent from Peel Avenue but it is not considered that it would have such an impact as to be considered to cause ‘substantial harm’ to the designated heritage asset that is the Hale Station Conservation Area. The proposed development would have the wider public benefit of improving educational facilities at the site. In addition, the Communities and Local Government Policy Statement ‘Planning for Schools Development’ published in August 2011 states that ‘There should be a presumption in favour of the development of state-funded schools, as expressed in the National Planning Policy Framework.’

8. There are no public views into the Hale Station Conservation Area affected by the proposed building as these vantage points are from within the school site.


9. The properties on Seddon Road, to the east of the application site are not situated within the Hale Station Conservation Area and in any event it is not considered that there would be meaningful views of the proposed building from the streetscene of Seddon Road given the distances involved and the relative land levels. 


10. The proposed building would be setback 30 metres from the Marlborough Road site frontage with intervening landscaping and it is not therefore considered that the new building would have an obtrusive or detrimental impact on the streetscene of Marlborough Road. 


11. Given the various circumstances set out above, and weighing the impact on the view from the Conservation Area against the public benefits of improving the educational facilities at this site it is considered that on balance the proposal is acceptable.


IMPACT ON RESIDENTIAL AMENITY


12. Concerns have been raised by occupiers of neighbouring properties on Peel Avenue regarding the impact of the proposed building on residential amenity in terms of disturbance, loss of light, outlook and privacy and that the proposal is contrary to Policy L7 of the Trafford Core Strategy. Policy L7 states that development must ‘Not prejudice the amenity of ……. occupants of adjacent properties by reason of overbearing, overshadowing, overlooking, visual intrusion, noise and/or disturbance odour or in any other way.’

13. The nearest residential properties to the north of the proposed development are 6 and 8, Peel Avenue, a pair of semi detached properties on the western side of Peel Avenue. No. 8, Peel Avenue has accommodation over three storeys and has a number of habitable room windows in the southern elevation which faces onto the application site. There are windows proposed in the northern elevation of the proposed building facing No. 8, Peel Avenue. However the electricity sub station site lies in the intervening area and therefore the proposed building would be set 32 metres away from the southern garden boundary of No. 8, Peel Avenue and approximately 42 metres away from the windows in the southern elevation of that property. The proposed building would also be subservient in height to that property. These distances are significantly in excess of the 27 metre requirement between windows and the 10.5 metres required between the windows in the proposed building and the garden at No. 8 as set out in the Council’s adopted guidelines for New Residential Development which seek to protect the amenity of residents. It is not therefore considered that the proposal would result in a material loss of light, outlook or privacy to the occupiers of that property.


14. The nearest property on the eastern side of Peel Avenue is No. 11 and this property is situated to the northeast of the application site.  The front habitable room windows in this property are offset in relation to the proposed new building as No 11, Peel Avenue is situated opposite the electricity sub station. The nearest part of the proposed new building would be 13.5 metres from the front garden boundary of No. 11 and only 2 metres of the proposed building would be opposite the side garden area at No. 11. Given the separation distances and the angle of the relationship between the two properties it is not considered that the proposed building would have a materially overbearing impact on No. 11 or result in loss of light or unacceptable loss of outlook from that property. The intervening landscaping would also soften the visual impact of the proposal. However despite the offset between these properties it is considered appropriate for the bottom half of the panes of the most northerly four first floor windows in the eastern elevation of the proposed building to be obscure glazed. This would mean that only panels of glass above eye level would be clear glazed and should ensure that the occupiers of No. 11, Peel Avenue do not suffer from a loss of privacy as a result of the new building. The school have confirmed that they have no objection to a condition being attached to any approval given to ensure that this is the case. 


15. The proposed building would be set back over 30 metres from the Marlborough Road site frontage of the school with intervening landscaping. The nearest building to the west is the Mercure Hotel which is a substantial building which is significantly taller than the proposed building. The distances involved significantly exceed those set out in Council guidelines to protect residential amenity and it is not therefore considered that the new building would have a detrimental impact on the business of the Hotel. 


16. The proposed building would be sited over 35 metres from the eastern boundary of the site which adjoins the rear gardens of properties fronting Seddon Road. Due to the two storey nature of the proposed building and the distances involved it is not considered that the proposals would have a detrimental impact on the occupiers of properties on Seddon Road as the distances involved again significantly exceed all those set out in the Council’s guidelines for new development as set out above.


17. Concerns have been raised regarding light pollution and noise and disturbance from the development, both during the construction phase and after completion of the development. The only lighting proposed as part of this application would be within the proposed building, however given the proximity to the boundary of the school site it is considered that a condition should be attached requiring details of any external lighting that may be required in the future to be submitted for the prior written approval of the Local Planning Authority. Noise generated from pupils entering and leaving the building would be focussed at the main access which is on the side of the building facing into the school site. In addition the block is unlikely to be occupied in the evening, night-time or early morning and therefore the Pollution and Licensing Section have not raised any objection to the proposal subject to a condition to ensure ongoing noise from plant and machinery at the site does not exceed stipulated levels. Neighbours have raised concerns regarding noise during construction works, however this is temporary in nature and if construction noise becomes a serious problem, this can be investigated by the Pollution and Licensing Section under the relevant legislation. On this basis it is not therefore considered that the proposed development would have a materially detrimental impact in terms of disturbance to residential amenity. 

18. For the reasons set out above it is considered that the proposed development would have an acceptable impact on the residential amenity of adjacent residential properties and would therefore comply with the requirements of Policy L7 of the Trafford Core Strategy.

HIGHWAYS ISSUES


19. The Local Highway Authority has considered the application and has not raised any objections to the proposal. This is on the basis that the new building is for existing pupils and staff as indicated in the submitted Design and Access Statement and that only 6 car parking spaces would be lost as a result of the proposals. It is not considered that this reduction would be materially detrimental to parking provision at the site given the remaining parking areas within the school complex. It is also noted that the site is located in a reasonably sustainable location.


TREES AND LANDSCAPING


20. Objectors have queried whether existing trees and shrubs on the site will be retained if the development is approved. It is considered that the retention of existing vegetation adjacent to the northern boundary of the site is of relevance in ensuring that the proposed development would have an acceptable impact on the streetscene of Peel Avenue. Policy R2 – Natural Environment, requires that developers will be required to demonstrate through a supporting statement how their proposal will:- ‘Protect and enhance the landscape character, biodiversity, geodiversity and conservation value of its natural urban and countryside assets having regard not only to its immediate location but its surroundings; and Protect the natural environment throughout the construction process.’ The Borough’s assets are set out as including: Woodland, hedgerows and hedgerow trees and trees including street trees and ancient trees.

21. An Arboricultural Method Statement has been submitted in support of the application. The document includes a tree survey and it is noted that the only trees that are earmarked for removal are one Mountain Ash (T1), two young Ash (T10 and T11), one Thorn (T13) and one Cherry (T17). These are trees that are either in poor condition or subdominant and should be removed regardless of any development proposals. The loss of these small to medium sized trees should not have any negative impact upon the amenity of local residents. The specification for temporary protective fencing is satisfactory and B.S. 5837 compliant.

22. The document also includes a planting plan for the site. The new plantings are all shrubs and climbers, the latter including Winter Jasmine and Climbing Hydrangea. The climbers are to be planted at the northeast corner of the site, against a wall or other supporting structure. The shrubs are all of ground cover species and those species of medium ultimate size. The selection consists of reliable species with desirable ornamental attributes. As a suitable tree protection scheme and a landscaping scheme have been submitted, it is recommended that the implementation is ensured via suitable conditions.

OTHER MATTERS


23. A Phase 1 Desk Study and Preliminary Contaminated Land Risk Assessment has been submitted, which concludes that the risk classification of the site is low in all reasonably foreseeable circumstances and the Council’s Scientific Officer considers the assessment to be acceptable. 


24. The issue of the potential of the development to increase flood risk in the area has been raised by objectors. However the Environment Agency has been consulted on the application and has not raised any objections to the proposal and consequently it is not considered that this would constitute a reason for refusal.  It is however considered that a condition should be attached to any approval to require the submission of a sustainable urban drainage solution for the site. On this basis it is not therefore considered that the proposal would be contrary to Trafford Core Strategy Policy L5 – Climate Change.


25. The impact of the proposals on property values is not a material planning consideration.


26. Local residents have raised concerns that due process was not followed in relation to proper pre-application consultation by the applicant as they only received letters of consultation from the applicant after the application was submitted. While pre-application consultation is considered to be best practice in terms of preparing for the submission of planning applications, it is not a statutory requirement for all developers to do so and therefore the fact this did not take place prior to submission of the application would not constitute a reason for refusal.  

DEVELOPER CONTRIBUTIONS


27. As the proposed development is for an Educational Facility no developer contributions are required, as set out in SPD1 ‘Planning Obligations’.

1. RECOMMENDATION: GRANT subject to the following conditions 


1. Standard Time

2. Compliance with plans

3. Materials (samples)

4. Obscure glazing (4 no. 1st floor eastern elevation windows)

5. Landscaping (as per submitted scheme)

6. Tree Protection (as per submitted scheme)

7. Tree/hedge retention

8. Details of external lighting

9. Noise levels – plant and equipment

10. Submission of SUDs (sustainable urban drainage solution) scheme


JJ








		WARD: Altrincham

		78596/COU/2012

		DEPARTURE: No





		Change of use from offices to a single dwelling.



		66 Barrington Road, Altrincham, WA14 1HY





		APPLICANT:  Mr Stuart Padmore





		AGENT: 





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application relates to a three storey late Victorian / Edwardian semi-detached property on the east side of Barrington Road and to the north of Altrincham town centre. The property is currently in use as an office. Prior to being converted to an office in 2007 the property was in use as eight flats.


The surrounding area is predominantly residential in character although there are a number of other uses in the locality, including the Garrick Theatre and police station and on the opposite side of Barrington Road, children’s day nursery and a medical centre on Ellesmere Road and hotel and retirement home further along Barrington Road. The adjoining semi-detached property is in use as dwelling, to the north side of the site there is a detached bungalow (currently vacant) and to the rear there are two storey semi-detached dwellings on Gaskell Road.


PROPOSAL


Permission is sought for the change of use of the property from offices to a single dwelling. The application is for change of use only with no external alterations to the building proposed. The accommodation would be over three floors and includes 5 bedrooms, lounge/sitting room, kitchen, dining room and bathrooms. Access is to be retained as existing from Barrington Road and the existing car parking to the front and rear of the site is indicated as being retained.

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/63389 – Change of use from residential use to D1 Medical Centre, including demolition of existing detached garage to rear to allow for additional car parking spaces. Refused 03/01/06


H/CLD/63224 – Application for Certificate of Lawful Established Use and Development for use of the property as eight flats. Approved 24/05/06


H/58841 - Change of use to offices (B1 use). Approved 13/05/04

APPLICANT’S SUBMISSION

The applicant has advised of the following background: -


· Till & Whitehead has been trading since 1876, is a small business, and during the period 2001 to 2006 grew by acquisition of similar small businesses. No. 66 Barrington Road was purchased in 2007 and converted at great expense from very poor quality bedsit accommodation to an office building. 


· The recession and downturn from 2008 to date has hit the company extremely hard. Following a couple of branch closures and with new technology allowing different ways of working, a separate “head office” building has become something of a luxury. The company is now in a fifth year of losses and cashflow is becoming more than problematic and they have decided to sell the building and filter the staff to their Manchester and Bolton locations.  The applicant intends to sell the building as a residential building, which it is hoped would bring a swifter sale than if it remains as offices.

· The property did not have any of the site laid to garden pre 2007. Any purchaser would need to convert one of the downstairs offices to a kitchen and a bathroom would need to be installed on the 1st or 2nd floor. 


· The applicant does not intend to convert the building and intends to sell with the use as residential as soon as possible, otherwise the business could fail in the next six months.


CONSULTATIONS


LHA – No objections


Pollution and Licensing – No objections 


REPRESENTATIONS


None received


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.
The NPPF includes within its core planning principles the need to deliver the homes that are needed 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 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 and other relevant policies within the Development Plan.

2.

The proposal seeks to make use of an existing building which is in a sustainable location. The property is in close proximity to the town centre where comprehensive services and facilities are available and the site is well served by public transport with bus stops on Barrington Road and being within walking distance of Navigation Road Metrolink and Altrincham Interchange. The proposed change of use is therefore consistent with the above policies in focusing residential development on previously developed land in sustainable locations and there is no land use policy objection to the development.


IMPACT ON THE CHARACTER AND APPEARANCE OF THE AREA


3.
Residential use is considered acceptable in this location where the predominant land use is residential. The property appears to have been originally built as a dwelling and is therefore suitable for conversion without significant alteration. No external alterations are proposed to the building or the areas to the front and rear (although see paragraph 5 below), therefore the proposal has no implications for the external appearance of the building and its impact on the wider area. 


IMPACT ON RESIDENTIAL AMENITY


4.
The proposed use of the property as a dwelling would have no detrimental impact on the adjoining dwelling or the dwellings to the rear on Gaskell Road. The distances retained from the existing rear windows to the rear gardens and elevations of houses on Gaskell Road and Ellesmere Road comply with the privacy distances set out in the Council’s adopted guidelines for New Residential Development. No extensions or external alterations are proposed that may otherwise have an impact on surrounding property.

5.
The Council’s guidelines for New Residential Development state most new dwellings, including conversions, should provide some private outdoor space and as an indication states that around 80 sq. m of garden space will normally be acceptable for 3 bedroom semi-detached houses in an area of similar properties.  The land to the rear of the building and which is currently a car park extends to approximately 140 sq. m and it is considered this would provide an acceptable garden / amenity space for the future occupiers of the dwelling, subject to being appropriately landscaped. In the absence of such a scheme being included with the application it is recommended a condition is attached to any permission requiring a scheme to be submitted, approved and implemented before the property is occupied as a dwelling.

ACCESS AND CAR PARKING


6.
Access from Barrington Road is to be retained as existing and the existing car parking at the front and side of the building is to be retained. The LHA comment that the provision of three car parking spaces should be provided to meet the Council’s car parking standards and that this can be provided on site, therefore there are no objections to the proposals on highways grounds. It is recommended a condition is attached to any permission showing the parking spaces available and for this to be retained thereafter.

DEVELOPER CONTRIBUTIONS


7.
It is appropriate for this form of development to seek the Trafford Developer Contributions (TDC) required by SPD1 Planning Obligations as 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)

		£155

		£612

		0



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

		£307

		£1,632

		0



		Specific Green Infrastructure (including tree planting)

		£930

		£2,170

		0



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

		£3,672.13

		N/A

		£3,672.13



		Education facilities.

		£11,350.57

		N/A

		£11,350.57



		Total contribution required.

		

		

		£15,022.70





8.
The existing use of the site as an office would generate a higher contribution than the proposed development in the TDC categories Highways and Active Travel infrastructure, Public Transport schemes and Specific Green Infrastructure. Therefore the only contributions triggered by the development are Spatial Green Infrastructure, Sports and Recreation and Education facilities.

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 £15,022.70. This comprises £3,672.13 towards Spatial Green Infrastructure, Sports and Recreation (including local open space, equipped play areas; indoor and outdoor sports facilities) and £11,350.57 towards education facilities.

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. Landscaping scheme to be submitted and agreed, to include details for a garden/amenity space to the rear of the building and bin store


4. Provision of three car parking spaces in accordance with a plan to be submitted and approved and to be retained thereafter

RG








		WARD: Broadheath

		78693/FULL/2012

		DEPARTURE: No





		Erection of single storey two classroom mobile building on site of previous mobile demolished further to approval of planning application H/68382.



		Tyntesfield County Primary School, Alma Road, Sale, M33 4HE





		APPLICANT:  Corporate Director, Children & Young People’s Services       





		AGENT: Trafford Council





		RECOMMENDATION:  GRANT 







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


SITE


The application site consists of a primary school and its grounds located on the south side of Alma Road.  The site and car park is accessed from Alma Road which is otherwise residential in character.     


As well as the main school building, there is also a recently constructed brick built classroom building and mobile classroom to the west of the site. 


A blanket Tree Preservation Order covers the site.

PROPOSAL


The new accommodation is required to meet the increase in demographic demand in the catchment area.  The proposed two classroom mobile contains two classrooms each of 60sq m, one store room per classroom, male and female toilets and a lobby.


It is proposed to erect a single storey, two classroom mobile building on part of the site which is currently used for parking of vehicles.  The proposed building is single storey and has an area of 155 sq m.  The maximum height of the building is 3.3 metres.


The building would be positioned forward of the main school building, approximately 12 metres from the front of the site and 3 metres from the boundary with Woodhey Court.  The site is that of a previously demolished mobile classroom.

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


R2 – Natural Environment

PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None relevant


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Making the Best Uses of Existing Resources and Infrastructure


DP5 – Manage Travel Demand; Reduce the Need to Travel and Increase Accessiblilty


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RDF1 – Spatial Strategies


L1 – Health, Sport, Recreation, Cultural and Education Services 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/68382 – Erection of single storey detached building with canopy link to main building following demolition of existing double mobile unit, single mobile unit and shed.


Approved 11/02/2008


(Application implemented)


H/71328 – Relocation of existing modular classroom and extension to existing car park.


Approved 01/07/2009


(Application not implemented)


APPLICANT’S SUBMISSION

A Design and Access Statement has been submitted as part of the application, the contents of which have been referred to in the main body of the report as necessary.


CONSULTATIONS


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

REPRESENTATIONS


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


-
Concerns around the siting of the proposed classrooms and the impact on visual amenity of residents living in the immediate vicinity on Alma Road;


-
Concerns given the existing problems faced by the residents in terms of traffic and parking issues.


A total of 20 no. objections have been received from neighbouring residents on Alma Road and Woodhey Court.  The main points raised are summarised below:


-
Exacerbation of current traffic congestion problems on Alma Road (cars parking both sides of narrow road, waiting times to turn right both into Alma Road and onto Washway Road, difficulties for emergency vehicles to gain access to Alma Road, inconsiderate parking);


-
Concerns regarding increases in number of children and staff which would result in increased traffic;


-
Alma Road is a narrow, cul-de-sac road which cannot accommodate high volumes of traffic;


-
What do Trafford Council propose to do to resolve the outstanding traffic issues?


-
Concerns regarding the consultation process – only selected residents of Alma Road were consulted whilst others on Washway Road and Chestnut Drive received letters;


-
There is already a spare classroom within the school so why the need to build 2 classrooms for a bulge year;


 A petition has also been received with a total of 72 no. signatures.

OBSERVATIONS


BACKGROUND


1.
In order to meet the Council's statutory duty to provide a school place an additional 10 places were offered at Tyntesfield Primary School for catchment area and sibling applicants.  Data held by Trafford (provided by School Admissions) shows a continuing increase year on year in the number of reception children over the next 3 years at least.  Without additional provision an increasing number of local families will be affected by the oversubscription.  Tyntesfield Primary School currently accommodates 50 pupils per year group - 350 pupils in total.  The expansion would allow the school to accommodate 60 pupils per year group - potentially 420 pupils in total.   The applicant has indicated that there are no current plans to extend this school further in the future, due to site constraints.


2.
The school currently have 12 classrooms plus an extended schools room which is used throughout the day for work, music lessons, PTA use, wrap around care as well as for breakfast club and after school club.  They need 14 classrooms to operate as a two forms of entry primary school.  It will allow classes to be organised in single year groups rather than mixed age groups which is much preferred by parents and teachers and meets part of Trafford's primary strategy.  Two classrooms are needed to accommodate 50 + 10 reception children i.e. 60 children in two classrooms of 30 pupils each.  This arrangement will continue for the next 6 years until all the 7 year groups contain 2 classes of 30 children, hence the need for 14 classrooms.  This is currently a bulge year but demand for this school is expected to be sustained for the foreseeable future.


3.
In February 2008 planning permission was granted (ref H/68382) for the erection of single storey detached building with canopy link to the main school building following the demolition of an existing double mobile unit, a single mobile unit and shed.  The accommodation provided in the new building comprised 3 no. teaching spaces together with toilets for males and females and separate access toilet, all accessed off a separate entrance lobby.  A third modular classroom as granted under planning permission in 2004 (ref H/60211) remained.


4.
Planning permission was subsequently granted in July 2009 (ref H/71328) for the relocation of the existing modular classroom and extension to existing car park.  This application was not implemented.


5.
The two classroom mobile building proposed under this application would be situated adjacent to the school car park on the footprint of a previous mobile demolished as part of planning application H/68382 granted on 11th February 2008.  The 2009 permission (H/71328) is no longer extant.

PRINCIPLE OF DEVELOPMENT


6.
The principle of creating additional education accommodation within the school grounds is acceptable as long as it would not cause detrimental harm to the spacious character and appearance of the grounds of the school to which it relates or to the amenity of neighbouring residents.  


7.
The National Planning Policy Framework advises :


“The Government attaches great importance to ensuring that a sufficient choice of school places is available to meet the needs of existing and new communities.  Local planning authorities should take a proactive, positive and collaborative approach to meeting this requirement, and to development that will widen choice in education.  They should:


•
Give great weight to the need to create, expand or alter schools; and 


•
Work with schools promoters to identify and resolve key planning issues before applications are submitted.”

IMPACT ON OVERLOOKING AND RESIDENTIAL AMENITY


8.
The classroom will be located in a similar location to the previous double classroom and would be located to the front of the adjoining flats and separated by an existing hedge.  Taking into consideration the close proximity to the boundary, the position and number of windows on the rear (west) elevation and the proposed use of the building as a classroom, it is considered that a condition requiring the hedge to be maintained at a height of 2.4 metres would prevent any undue impact on amenity.


IMPACT WITHIN THE STREET SCENE / DESIGN AND APPEARANCE


9. The proposed building is to be located on the site where a classroom building previously stood.  It is adjacent to the main school building and car park area.  The proposal would not result in any loss of playing fields, open space or other areas of soft landscaping.  


10. The proposed building is similar in width, height and siting to the classroom approved under the 2009 permission (ref H/71328), although it would extend further to the rear (extending over the footprint of a previously approved outdoor play area).  In terms of its physical appearance the proposed new mobile building will match an existing in cream with a brown fascia.


11. It is therefore considered that the proposal would have no detrimental impact upon the visual amenity of the site and surrounding area more generally.


HIGHWAY SAFETY, PARKING PROVISION AND RESIDENTIAL AMENITY


12.
Considering the objections received from neighbouring residents, the impact of the proposal in terms of traffic, parking and highway safety is the main issue to be addressed.


13.
Residents of Alma Road undoubtedly experience a great deal of inconvenience during specific times of the day, relating to the start and finish of school.  Photographic evidence has been submitted to support letters of objection and the petition, demonstrating the high volume of traffic together with problems associated with this.


14.
The Council has considered alternative options to extend the school prior to and during the course of this application to seek a proposal that could alleviate some of these problems.  


Alternative Site Locations Considered for Classrooms and Parking


-
Relocating the existing mobile classroom closer to the boundary wall with Woodhey Court and using the footprint of the sensory garden, which is located between the existing mobile classroom and the main school building for extra parking.  This would require removal of a tree with TPO and the loss of an outdoor learning facility.  In addition to this the headteacher was keen not to have parking make the classes more detached from the school;


-
Taking down a large tree with TPO to the front of the existing single mobile classroom and locating the new mobile closer to the existing, releasing space near the entrance to the site for additional parking, where, a second large tree with TPO would need to be removed.  The impact would be the loss of two large trees with preservation orders.  Moreover after checking the design it became clear the released space would not be of the right shape to provide the extra parking needed;


-
The option of locating the proposed mobile classrooms deeper into the school site towards the south west corner was explored.  Problems include lack of service connections, site access for delivering a wide load building through a restricted site, head clearance past trees and the potential damage to trees with TPOs and the school buildings, the long terms loss of school playing fields and impact on Sport England requirements both now and for future school funding.  There are also more practical health and safety problems.  The type of vehicle needed to deliver a mobile has to spread a large load over a wide area of hard standing or there is a real risk of the vehicle and crane sinking and toppling over if the load bearing capacity of the ground is inadequate.  The applicants advise that the existing car park is compact enough to withstand this type of pressure from previous mobiles being delivered to the exact same location as the proposed.  


-
Land to the east of the vehicular access to the site was not considered to be appropriate because of the impact on the school playing fields.


15.
Due to the constraints as outlined above it was considered that the only available location for the building is that for which permission is now sought.  The additional classroom accommodation is restricted to the site as shown on the current proposal.


Parking Requirements


16.
In order to comply with the Council’s parking standards, 2 no. parking spaces should be provided within the school site for each of the 14 no. classrooms (28 no. spaces in total).  The original proposal submitted under this application provided just 21 no. spaces and 1 no. accessible space (an increase of 4 spaces from the existing 18).  Due to the nature of the representations received, amendments to increase parking provision were sought.  An amended proposed site plan has been submitted to provide 28 no. car parking spaces within the site together with 1 no. accessible parking space, i.e. 29 in total.  Six of the parking spaces create a ‘block in’ situation on part of the site.  This is acceptable to the LHA provided the spaces are managed by the school.  The design allows clear access for emergency services, the 1 no. accessible parking spaces and 13 of the standard parking spaces at all times.


17.
At present the school falls short of the current parking standards with a total of only 18 parking spaces (with 12 no. classrooms).  The proposal would therefore create an additional 10 no. spaces and 1 no. accessible parking space.  It is acknowledged that there will remain some conflict between the school and the neighbouring residents during the morning and afternoon drop off and pick up, nevertheless, it is expected that the increase in the level of parking provided would go some way to alleviate this given that there is a net increase in the number of car parking spaces per classroom.


18.
Tyntesfield Primary School have a Travel Plan in place.  An updated Travel Plan will be required by condition should this application be approved and the school need to demonstrate that they will seek to encourage staff and parents to use other forms of transport.


19.
The changes will improve emergency services access to the site and existing vehicular access to the site and parking will be improved by the works. 


20.
Pedestrian access to the school is from the front and is separate from vehicular access to the site.  Vehicular access will be shared with general waste collection vehicles.  The school is to find alternative parking for staff during the course of the works but as the work is planned to take place during the summer holidays this will only effect summer school classes.  All the contractor’s vehicles will be sited within the confines of the building site as shown within the site boundaries.


TREES

21.
There is a blanket Tree Preservation Order covering the site.  The proposed building would be sited close to a tree of particular note, a Weeping Silver Pendant Lime, located near the boundary with Woodhey Court.  Subject to a Tree Protection condition, no concerns are raised given the temporary nature of the building and therefore its structure.


OTHER MATTERS


22.
In terms of concerns expressed by residents about the consultation exercise, consultation letters were sent to residents in line with the Council’s standard practice and as set out in the Statement of Community Involvement.  A site notice was also posted to the front of the application site to provide wider consultation.


23.
It is recommended that a temporary approval (5 years) be granted for the proposal given the temporary nature of the building applied for, as is usual practice for mobile classroom buildings.

DEVELOPER CONTRIBUTIONS


26.
Some types of development are exempt from the Trafford Developer Contribution to achieve consistency with the Community Infrastructure Levy Regulations 2010 and given wider public benefits.  These exemptions include development of public infrastructure of the nature that, at least hypothetically, could have been funded in part through contributions (e.g.bus stations, education facilities, etc).  There are therefore no developer contribution requirements for this new school building.

CONCLUSION


27.
The parking and highway safety issues as highlighted by the representations received have been acknowledged and efforts have been taken to find an alternative siting and improve the ratio of parking spaces per classroom over both the existing situation and the original proposal.


28.
A policy statement was issued by the Department of Communities and Local Government in August 2011 and is included in the National Planning Policy Framework to set out the Government’s commitment to support the development of state-funded schools and their delivery through the planning system.


29.
The statement advises that the planning system should operate in a positive manner when dealing with proposals for the creation, expansion and alteration of state-funded schools that there should be a presumption in favour of the development of state-funded schools and that to refuse an application such as this, there must be clear and justifiable grounds for doing so.  It is considered that the Council have worked within this advice whilst seeking to find the best possible solution to prevent further harm to the residential amenity enjoyed by the neighbouring residents.  Given the clear need for the additional school places and the fact that the school can no provide the requisite number of parking spaces to comply with the Council’s parking guidelines, the application is recommended for approval.

RECOMMENDATION: GRANT subject to the following conditions 


1.
Temporary Permission – 5 years

2.
Compliance with submitted Plans


3.
Travel plan condition

4.
29 parking spaces to be provided in accordance with approved plan

5.
Tree protection measures


6.
Boundary hedge with Woodhey Court to be maintained at a height of 2.4 metres.








		WARD: Davyhulme West

		78727/FULL/2012

		DEPARTURE: No





		Erection of a pair of semi-detached bungalows with associated access, car parking, boundary treatment and landscaping



		Land to rear of Roedean Gardens, Urmston





		APPLICANT:  Mr Syed Musharaf Zaidi





		AGENT: BlueChip Architecture





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application relates to a parcel of land measuring 0.072ha to the south of Roedean Gardens that is bordered on all sides by the rear gardens of properties on Deanway, Irlam Road and Roedean Gardens.  The site constitutes brownfield land and formerly housed a row of garages that were demolished a number of years ago following the grant of outline consent in July 2002 for the erection of a bungalow on the site.  The site has lain vacant since the demolition was undertaken and has become significantly overgrown.  Vegetation clearance has been recently undertaken to allow a ground levels survey of the site to be produced.  

No’s 31 and 33 Roedean Gardens are located on either side of the vehicular access into the site.  The rear gardens of No’s 33-39 Roedean Gardens lie adjacent to the northern boundary, with the rear gardens of No’s 6, 8 and 10 Deanway adjacent to the western boundary of the site.  To the south of the site are the rear gardens of No’s 194 and 196 Irlam Road and the side boundaries of No’s 186 and 188 lie adjacent to the east and south boundaries of the site respectively.  


PROPOSAL


Planning permission is sought for the erection of a pair of semi-detached bungalows, one of which would be one bedroom and one would be two bedroom.  Access to the bungalows would be via the existing 5m wide access into the site from Roedean Gardens.  The private gardens of the bungalows would be located to the west of the site, with the building centrally located within the site and car parking located to the east.  The front elevations of the bungalows would be east facing and the rear elevations west facing.  

The proposed single storey building would measure 16.9m in width and 7.2m depth, with a height to eaves of 2.7m and height to ridge of 3.6m.  The ground level within the site is proposed to be set below the ground level of the garden areas of the residential properties which adjoin the site.  The side wall of the two bedroom bungalow would be sited 1.5m from the rear boundaries of No’s 33 and 35 Roedean Gardens and the side wall of the one bedroom bungalow would be 1.4m from the side boundary of No.188 Irlam Road.  A distance of 12.5m would remain between the rear elevation of the two bedroom bungalow and the rear boundaries of No’s 8 and 10 Deanway.  The two bedroom bungalow would benefit from an amenity space provision of 125m2 and the one bedroom bungalow 80m2.  The bungalows would benefit from a front garden and three car parking spaces are proposed to the front of these to provide off road parking.  


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 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; and

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


L7 – Design


L8 – Planning Obligations


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None relevant


PRINCIPAL RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Making the Best Uses of Existing Resources and Infrastructure


DP5 – Manage Travel Demand; Reduce the Need to Travel and Increase Accessibility


DP6 – Marry Opportunity and Need


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


RELEVANT PLANNING HISTORY

76545/FULL/2011 – Erection of two detached single storey two bedroom bungalow properties with associated access, car parking, boundary treatment and landscaping (Withdrawn October 2011).  


H/LPA/OUT/53872 - Outline application for the erection of a bungalow accessed from Roedean Gardens on site of former lock-up garages (Approved July 2002).  


APPLICANT’S SUBMISSION

The statement submitted by the applicant concludes that the brownfield site is suitable for residential development and a single storey building would be most suitable for backland development.  The orientation and massing of the proposal would not cause unacceptable overshadowing or overlooking and the design and layout is sympathetic to the area and adjoining properties.  The vehicular access was established by the outline consent in 2002 and no material changes are proposed to the access by this application.  The proposal ensures a sustainable and efficient use of land.  


CONSULTATIONS


Design for Security: No objection.  Properties should achieve Secured by Design, with appropriate fencing and traffic calming for vehicles entering/leaving the site.  

Local Highway Authority:  No objection.  Access width required to be 4.5m to allow simultaneous access and egress.    

Pollution and Licensing: Recommend contaminated land report.  

United Utilities: No objection.  Site to be drained on a separate system, only foul drainage to connect to foul sewer.  Not all sewers currently mapped.  Surface water should utilise SUDs as stated in planning application.  

REPRESENTATIONS


Two comments have been received from the occupants of neighbouring residential properties which state that they have no objection to the land being built on, however the following comments are noted:


· Certain properties which back onto the site benefit from rear access that could be affected if gates were erected at the entrance to the site


· Dormers and extensions to the properties should be precluded

OBSERVATIONS


PRINCIPLE

1. The application site constitutes previously developed brownfield land and outline planning consent has previously been granted in 2002 for residential development on the site.  


2. Policy L1 of the Trafford Core Strategy states that the Council will seek to deliver 12,210 new dwellings up to the end of the plan period (2026).  Policy L1 of the Core Strategy sets an indicative target of 80% of new housing provision to make use of previously developed brownfield land.  New residential development in the Borough is currently proceeding at a level that is significantly below the targets within the Core Strategy and the proposal would therefore contribute towards achieving the targets for new residential development to be located on brownfield land over the plan period.  


3. The proposed redevelopment of this brownfield site for housing would be a sustainable form of development that is considered to comply with the NPPF and Policies L1 and L2 of the Core Strategy.  The proposal is therefore considered to be acceptable in principle.  


DESIGN AND STREET SCENE

4. Outline planning consent was granted in July 2002 for the erection of a bungalow on the site.  Subsequently, a planning application for two bungalows was submitted and withdrawn.  This application proposed the erection of two detached bungalows, the layout of which would have resulted in significant vehicular manoeuvring within the site and the outlook provided to the future occupants of the proposed dwellings was considered not to comply with Council guidelines.  


5. The current application proposes the erection of one building within the site to accommodate a pair of semi-detached bungalows.  The building would be single storey and the ground level within the site would be set below that of the gardens of the adjoining residential gardens.  The side wall of the two bedroom bungalow would be sited 1.5m from the rear boundaries of No’s 33 and 35 Roedean Gardens and the side wall of the one bedroom bungalow would be 1.4m from the side boundary of No.188 Irlam Road.  A distance of 12.5m would remain between the rear elevation of the two bedroom bungalow and the rear boundaries of No’s 8 and 10 Deanway.  The two bedroom bungalow would benefit from an amenity space provision of 125m2 and the one bedroom bungalow 80m2 and the bungalows would benefit from a front garden and three car parking spaces to the front of these to provide off road parking.  The proposed layout of the site is considered to be acceptable in terms of design. 


6. The application site is surrounded on all sides by the rear gardens of properties on Roedean Gardens, Irlam Road and Deanway hence the only views into the site from the road will be from the vehicular access into the site from Roedean Gardens.  The site at present is untidy and detracts from the character and appearance of the street scene.  Given the extent of hardstanding that would be visible from Roedean Gardens and the adjoining residential properties, appropriate materials such as block paviars should be used in the construction of the vehicular access and hardstanding.  The proposal would therefore enhance the character and appearance of the area and the street scene in accordance with Policy L7 of the Trafford Core Strategy.  


7. The bungalows would be constructed of brick with a tiled roof in keeping with the character of the surrounding area and square projecting bay windows are proposed to the front elevation.  Headers and sills are proposed to the window and door openings and a porch canopy would be erected above the entrance doors to the front elevations.  Each bungalow would also benefit from a small front garden to separate the car parking area from their front elevations.  Additional landscaping is proposed to the boundaries of the site to soften the appearance of the hardstanding area and also to provide screening within the rear gardens of the bungalows.  The proposal is considered to be acceptable in terms of design and is in accordance with Policy L7 of the Trafford Core Strategy and Trafford Planning Guidelines: New Residential Development.  


RESIDENTIAL AMENITY

8. Given the ground level within the site is proposed to be set below the ground levels of the adjoining residential gardens, the building would therefore be relatively low in height when viewed from the gardens of these properties.  The building is proposed to measure 2.7m in height and the eaves level would be a similar height to the 2m high fences forming the rear boundaries of the properties which adjoin the site.   The proposed pitched roof of the building would slope away from the boundaries with No’s 33 and 35 Roedean Gardens and No.188 Irlam Road and it is therefore considered that the proposal would not result in any undue loss of light or overbearing impact to the occupants of the adjoining residential properties.  A condition is recommended to be attached to the permission requiring the submission of full details of the proposed ground levels and finished floor levels prior to the commencement of the development.  


9. A minimum distance of 10m would be retained between the front elevations of the bungalows and the eastern boundary of the site.  A distance of 12.2m would remain between the rear elevation of the two bedroom bungalow and the rear boundaries of No’s 8 and 10 Deanway and between 8.7m-12.2m from the rear elevation of the one bedroom bungalow to the rear boundaries of No’s 6 and 8 Deanway.  A distance of 27m would be retained between facing habitable room windows in accordance with Council guidelines and no windows are proposed to the side elevations of the bungalows.  As such, the proposal would not result in any undue loss of privacy to the occupants of the adjoining residential properties and is therefore in accordance with Policy L7 of the Trafford Core Strategy.  


10. The one bedroom bungalow would be provided with an amenity space provision of 80m2 and the two bedroom bungalow would be provided with an amenity space provision of 125m2.  Council guidelines recommend 80m2 of private amenity space provision for a three bedroom semi-detached property; hence the proposals provide over and above the private amenity space provision that would normally be required by Council guidelines for properties of this size.  It is however considered that given the proposal relates to infill development, the larger size of the amenity space provision is considered to be appropriate in the context of this site.  


11. Given the nature of the proposal relates to infill development that lies adjacent to the private gardens of adjoining properties, a condition removing permitted development rights for all works is recommended to be attached to the permission.  This will ensure that no dormer windows, extensions, outbuildings, new window openings or decking and fencing could be erected without planning permission first being sought to protect the amenity of the adjoining residential properties.  

ACCESS, HIGHWAYS AND PARKING


12. Access into the site would be via the existing vehicular access from Roedean Gardens.  The width of the vehicular access is proposed to be retained at 4.5m to allow simultaneous access and egress and access gates would be set more than 5m within the site to prevent vehicles waiting on Roedean Gardens to access the site.  Pedestrian access into the site is also retained for No.27 Roedean Gardens, which benefits from a private right of access through the site to the rear of their property.  This is a private civil matter between the applicant and the land owner.  


13. Two car parking spaces are proposed for the two bedroom bungalow and one car parking space is proposed for the one bedroom bungalow.  The parking provision and layout is in accordance with Council guidelines and is considered to comply with Policies L4 and L7 of the Trafford Core Strategy.  The proposal is therefore considered to be acceptable.  

DEVELOPER CONTRIBUTIONS


14. 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)

		Gross TDC required for proposed development



		Affordable Housing

		£0

		£0

		£0



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

		£310

		£0

		£310



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

		£768

		£0

		£768



		Specific Green Infrastructure (including tree planting)

		£1,860

		£0

		£1,860



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

		£2,420.63

		£0

		£2,420.63



		Education facilities

		£3,573.48

		£0

		£3,573.48



		Total contribution required

		                                                                        £8,932.11





15. The specific green infrastructure contribution equates to the provision of six trees on the development site and the contribution will be reduced by £310 per tree planted on site up to a maximum of £1,860.  


CONCLUSION


16. The application proposes the development of brownfield land for housing, which is considered to be a sustainable form of development in accordance with the NPPF and Policies L1 and L2 of the Trafford Core Strategy.  The proposal would contribute to the provision of housing within the Borough and would have no undue impact on the amenity of the occupants of neighbouring residential properties.  The proposal is considered to be acceptable in terms of design and off-road parking provision and would enhance the character and appearance of the area.  It is therefore recommended that planning permission is granted.  

RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 

1. Standard


2. List of approved plans

3. Submission of proposed ground levels and finished floor levels prior to commencement

4. Material samples


5. Provision and retention of access and parking


6. Landscaping


7. Landscape maintenance


8. Removal of PD rights


9. Contaminated land


10. Depth of window reveals to be submitted

11. SUDs
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		WARD: Flixton

		78728/COU/2012

		DEPARTURE: No





		Change of use of building from place of worship (Use Class D1) to single residential dwelling with 5 no. bedrooms (Use Class C3)



		Victoria Gospel Hall, 119 Church Road, Urmston, M41 9ET





		APPLICANT:  Trustees of Victoria Gospel Hall





		AGENT: Mr C Broadhurst





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site occupies a corner plot to the south east of Church Road at its junction with Barnfield, which lies adjacent to the eastern boundary of the site.  The site comprises of a detached two storey period property known as Victoria Gospel Hall, which was formerly used as a place of worship but has been vacant since May 2011.  There is a pedestrian access from Church Road to the front of the property and a vehicular access to the rear of the property, which has been gravelled to provide a parking area.  There are a number of mature trees within the site adjacent to the front and side boundaries with Church Road and Barnfield and the front garden of the property is significantly well stocked.  The front boundary is a low height stone wall extending towards the Barnfield frontage, with 1m high vehicular access gates and a low height picket style fence forming the rear part of the side boundary.  


An electricity substation lies to the south of the site off Barnfield, beyond which lies a detached residential dwelling at No.2 Barnfield.  To the south west of the site is a similar two storey detached property No.121 Church Road, which benefits from a single storey extension to the rear adjacent to the common boundary with the application site that extends the full length of the rear garden.  On the opposite side of Church Road, a terraced row of two storey properties form the local shopping area at street level.  

PROPOSAL


Planning permission is sought for the change of use of the building from a place of worship (Use Class D1) to a single residential dwelling (Use Class C3) with 5 no. bedrooms.  


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L1 – Land for New Homes

L2 –Meeting Housing Needs

L4 – Sustainable Transport and Accessibility 


L7 – Design

L8 – Planning Obligations

PROPOSALS MAP NOTATION


Unallocated

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None relevant

PRINCIPAL RSS POLICIES

DP2 – Promote Sustainable Communities


DP4 – Making the Best Uses of Existing Resources and Infrastructure


DP5 – Manage Travel Demand; Reduce the Need to Travel and Increase Accessibility


DP6 – Marry Opportunity and Need


DP9 – Reduce Emissions and Adapt to Climate Change


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

No planning history.  

CONSULTATIONS


Local Highway Authority: No objection.  


REPRESENTATIONS


None


OBSERVATIONS


PRINCIPLE

1. Policy L1 of the Trafford Core Strategy states that the Council will seek to deliver 12,210 new dwellings up to 2026 through new-build, conversion and sub-division, primarily in sustainable locations.  An indicative target of 80% of new housing provision in the Borough shall utilise brownfield land and buildings.  The application proposes the change of use of a vacant building to a single residential dwelling within the urban area, which is a sustainable form of development that would contribute to the delivery of housing within the Borough.  


2. Policy L2 of the Trafford Core Strategy requires that all new development shall be on a site of sufficient size to accommodate the proposed use and all necessary ancillary facilities for residents and shall be appropriately located in terms of access to existing community facilities.  The application site lies within the urban area opposite a local shopping parade and the site is of sufficient size to accommodate a private garden area and parking for future residents.  The proposal is therefore considered to be acceptable in principle.  

RESIDENTIAL AMENITY, DESIGN AND STREET SCENE

3. The proposal relates only to the change of use of the building and as such no alterations such as extensions are proposed to facilitate the conversion.  The change of use from a place of worship to a single residential dwelling would be associated with a reduction in the intensity of the use of the site, for example fewer comings and goings and fewer vehicle movements would be associated with one residential dwelling than a place of worship.  The proposal would therefore have no undue impact on the amenity of the occupants of adjoining residential properties.  


4. The property is likely to have been constructed as a dwellinghouse originally prior to its occupation by Victoria Gospel Hall as a place of worship.  The area to the side and rear of the building appears to have been used as a parking area with a dropped kerb and vehicular access gates from Barnfield.  Alterations would be required to this area to provide a private rear garden and therefore a satisfactory level of amenity for the future occupants.  Trafford Planning Guidelines: New Residential Development suggest amenity space provision for a three bedroom dwelling should amount to 80m2 and the area to the rear of the property would provide approximately 150m2 of amenity space provision for the proposed five bedroom dwelling, which is considered to be acceptable for a property of this size.  At present, the boundary with Barnfield is formed by a low height picket fence that does not afford any privacy to this area.  A condition is recommended that requires the submission of boundary treatment details to secure a replacement boundary, which should provide an adequate level of privacy to this area.  


5. The proposed bedrooms would be located at first floor level and each would be provided with outlook to either the front or rear gardens, with one of the bedrooms benefiting from additional outlook to the side facing Barnfield.  The ground floor w.c and the first floor bathroom window would both be located to the side elevation facing No.121 and a condition should therefore be attached to the permission requiring these windows to be retained in obscure glazing at all times to prevent undue loss of privacy to the occupants of No.121.  The proposed kitchen and dining room benefit from secondary windows facing the side elevation of No.121 and it is considered that given these windows are existing and located at ground floor level, they would not result in undue loss of privacy to the occupants of No.121 over and above the current use.  


6. As previously noted, No.121 to the south west of the application site has a single storey extension adjacent to the boundary with the application site.  This is a relatively large extension in terms of both its projection beyond the rear wall of the application property and its height.  This extension was permitted on the basis that it would not have resulted in undue loss of light or privacy to neighbouring residential occupants as the application site was occupied by a place of worship at the time the extension was proposed. There are two windows in the side elevation of this extension, one of which directly faces the proposed rear garden of the application property.  There is scope for landscaping to be introduced within the proposed garden to provide screening in the vicinity of this window to afford a greater level of privacy to the future occupants of the property.  A condition is recommended requiring the submission and implementation of a landscaping and landscape maintenance scheme.  


7. Subject to the recommended conditions, the proposal is considered to be acceptable in terms of design and the reuse of the vacant building would enhance the character and appearance of the area 

TREES


8. There are mature trees within the application site adjacent to the front, side and rear boundaries.  A tree survey which assesses the condition of the trees and whether they will be retained on site has been requested and will be reported further in the Additional Information Report.  It is anticipated that none of the trees within the site would be removed to facilitate the development and a tree protection scheme should therefore be required as a condition of the permission.  

ACCESS, HIGHWAYS AND PARKING


9. The rear of the property is proposed to accommodate the private amenity space provision for the future occupants of the dwelling however there would be adequate space within the plot to provide sufficient off road parking.  A condition is recommended that requires a scheme for off road parking to be agreed prior to commencement.  In order to provide adequate visibility to the driveway access, the boundary treatment would need to be set away from the access or the access would need to be relocated.  The proposal would therefore comply with Policy L7 of the Trafford Core Strategy and SPD3: Parking Standards and Design.  

DEVELOPER CONTRIBUTIONS


10. 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

		£0

		£0

		£0



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

		£155

		£1,647

		£0



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

		£384

		£6,867

		£0



		Specific Green Infrastructure (including tree planting)

		£930

		£2,480

		£0



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

		£2,968.13

		£0

		£2,968.13



		Education facilities

		£11,350.57

		£0

		£11,350.57



		Total contribution required

		                                                                           £14,318.70





CONCLUSION


11. The proposal would have no undue impact on the amenity of the occupants of adjoining residential properties and would provide satisfactory access, parking and amenity space for the future occupants of the dwelling subject to appropriate conditions.  The application proposes the conversion of a vacant place of worship to a single residential dwelling, which is a sustainable form of development that would contribute to the supply of housing in the Borough.  The proposal is considered to comply with Policies L1, L2, L7 and L8 of the Trafford Core Strategy and Trafford Planning Guidelines: New Residential Development and it is therefore recommended that planning permission is granted.  

RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 


(A)
That the application will propose a satisfactory development upon completion of an appropriate legal agreement to secure a total financial contribution of £14,318.70, split between £2,968 towards spatial green infrastructure and indoor sports; and £11,350.57 towards education facilities; and


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

1. Standard time limit


2. List of approved plans 

3. Tree protection


4. Landscaping


5. Landscaping maintenance


6. Boundary treatment scheme


7. Provision and retention of access and parking in accordance with scheme to be agreed


8. Obscure glazing to bathroom window in north east elevation
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LOCATION PLAN FOR APPLICATION No: - 75288/FULL/2010
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LOCATION PLAN FOR APPLICATION No: - 77828/FULL/2011
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LOCATION PLAN FOR APPLICATION No: - 77951/FULL/2012
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LOCATION PLAN FOR APPLICATION No: - 78403/FULL/2012
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LOCATION PLAN FOR APPLICATION No: - 78418/FULL/2012
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LOCATION PLAN FOR APPLICATION No: - 78432/HHA/2012
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LOCATION PLAN FOR APPLICATION No: - 78443/FULL/2012
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LOCATION PLAN FOR APPLICATION No: - 78566/FULL/2012
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LOCATION PLAN FOR APPLICATION No: - 78596/COU/2012
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LOCATION PLAN FOR APPLICATION No: - 78693/FULL/2012
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LOCATION PLAN FOR APPLICATION No: - 78727/FULL/2012
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COUNCIL






PLANNING DEVELOPMENT CONTROL COMMITTEE – 9th AUGUST 2012 

REPORT OF THE CHIEF PLANNING OFFICER 


APPLICATIONS FOR PERMISSION TO DEVELOP, ETC. 


PURPOSE


To consider applications for planning permission and related matters to be determined by the Committee. 


RECOMMENDATIONS


As set out in the individual reports attached. 


FINANCIAL IMPLICATIONS


None unless specified in an individual report. 


STAFFING IMPLICATIONS


None unless specified in an individual report. 


PROPERTY IMPLICATIONS


None unless specified in an individual report. 


Mr. Nick Gerrard 

Further information from: Simon Castle


Corporate Director 

Chief Planning Officer

Economic Growth & Prosperity

Proper Officer for the purposes of the L.G.A. 1972, s.100D (Background papers): Chief Planning Officer 


Background Papers: 


In preparing the reports on this agenda the following documents have been used: 


1.
The Revised Trafford Unitary Development Plan (2006). 


2.
Supplementary Planning Guidance documents specifically referred to in the reports. 


3.
Government advice (Planning Policy Guidance Notes, Circulars, Regional Planning Guidance, etc.). 


4.
The application file (as per the number at the head of each report). 


5.
The forms, plans, committee reports and decisions as appropriate for the historic applications specifically referred to in the reports. 


6.
Any additional information specifically referred to in each report. 


These Background Documents are available for inspection at Planning and Building Control, Waterside House, Sale Waterside, Sale, M33 7ZF

TRAFFORD METROPOLITAN BOROUGH COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE 9th August 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



		75288

		Stamford House, Stamford New Road, Altrincham, WA14 1BL

		Altrincham 

		1

		Minded to Grant



		77486

		Land at Westinghouse Road, Trafford Park, M17 1PG 

		Gorse Hill 

		23

		Minded to Grant



		77828

		23 – 25 Oxford Road, Altrincham, WA14 2ED

		Bowdon

		33

		Grant



		77951

		SCA Hygiene Products Manchester Ltd, Trafford Park Road, Trafford Park, M17 1EQ

		Gorse Hill

		46

		Grant



		78403

		Flixton Methodist Church, Irlam Road, Flixton, M41 6GS

		Flixton

		54

		Minded to Grant



		78418

		58 Washway Road, Sale, M33 7RE

		Ashton on Mersey

		68

		Minded to Grant



		78432

		86 Westmorland Road, Urmston, M41 9HN

		Urmston

		82

		Refuse



		78443

		9 – 13 Davyhulme Circle, Davyhulme, M41 0ST

		Davyhulme East

		90

		Minded to Grant



		78566

		Altrincham Boys Grammar School, Marlborough Road, Bowdon, WA14 2RW

		Bowdon

		99

		Grant



		78596

		66 Barrington Road, Altrincham, WA14 1HY

		Altrincham 

		112

		Minded to Grant



		78693

		Tyntesfield County Primary School, Alma Road, Sale, M33 4HE

		Broadheath 

		121

		Grant



		78727

		Land to rear of Roedean Gardens, Urmston, M41 6NL

		Davyhulme West

		134

		Minded to Grant



		78728

		Victoria Gospel Hall, 119 Church Road, Urmston, M41 9ET

		Flixton 

		144

		Minded to Grant





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



