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AGENDA PAPERS FOR
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 8th November 2012 
Time:  6.30 p.m. 

Place:  Urmston Library, Golden Way, Urmston M41 0NA
	
	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 11th October, 2012.

	To follow
	

	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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 EMBED Word.Document.8 \s [image: image3.emf]Agenda Item 4 -  Applications for permission to develop etc - 08/11/12


	

	5. 
	APPLICATION FOR PLANNING PERMISSION 79105/VAR/2012 – BARTON SQUARE LIMITED – BARTON SQUARE, PHOENIX WAY, TRAFFORD PARK 
To consider a report of the Chief Planning Officer. 


	To follow 

	

	6.
	APPLICATION FOR PLANNING PERMISSION 79106/VAR/2012 – BARTON SQUARE LIMITED – BARTON SQUARE, PHOENIX WAY, TRAFFORD PARK 
To consider a report of the Chief Planning Officer. 


	To follow
	

	7. 
	APPLICATION FOR PLANNING PERMISSION 78418/FULL/2012 – MR. P. RAMSDEN - 58 WASHWAY ROAD, SALE M33 7RE
To consider the attached report of the Chief Planning Officer. 

	
[image: image4.emf]Agenda Item 7 - 58  Washway Road


	

	8. 
	PROPOSED STOPPING UP OF HIGHWAY AT PALACE ROAD, SALE M33 6BP 

To consider the attached report of the Head of Highways, Transportation, Greenspace and Sustainability. 


	
[image: image5.emf]Agenda Item 8 -  Stopping Up - Palace Rd


	

	9.
	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 – 8th NOVEMBER 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. 


Further information from:  Mr. Kieran Howarth, Chief Planning Officer

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


Background Papers: 


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


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


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


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


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


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


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


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

TRAFFORD BOROUGH COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE - 8th November 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



		76607

		Land adjacent to 240 Davyhulme Road, Urmston. M41 8QH

		Davyhulme West

		1

		Minded to Grant



		77866

		Land at Junction of Wharfside Way & Sir Matt Busby Way, Old Trafford. M17 1ND

		Gorse Hill

		15

		Minded to Grant



		78138

		136-138 Park Road, Timperley. WA15 6QQ 

		Timperley

		38

		Minded to Grant



		78762

		Sale Rugby Club, Carrington Lane, Carrington. M31 4AE

		Bucklow St. Martin’s

		46

		Minded to Grant



		78894

		Bridgewater House, Bridgewater Street, Sale. M33 7EQ

		Priory

		54

		Grant



		79033

		Kellogg Co of GB Ltd, Park Road, Stretford. M32 8RA

		Gorse Hill

		62

		Grant



		79138

		Sylvan Inn, Woodhouse Lane East, Timperley. WA15 6AJ

		Timperley

		67

		Minded to Grant



		79198

		L’Oreal UK Ltd, Unit 2, Fraser Place, Trafford Park. M17 1ED

		Gorse Hill

		78

		Minded to Grant



		79226

		Land to rear of 148-154 Stamford Park Road, Altrincham. WA15 9ER

		Hale Central 

		87

		Minded to Grant





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



_1413197253.doc
		WARD: Ashton on Mersey

		78418/FULL/2012

		DEPARTURE: No





		Change of use from Offices to 9 flats including two storey side extension.



		58 Washway Road, Sale, M33 7RE






		APPLICANT:  Mr P Ramsden






		AGENT: High Cross Construction






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT
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1. This application was considered by Members of the Planning Committee at the meeting of 9th August 2012, where the Committee resolved to approve the application subject to a legal agreement to secure a reduced developer contribution of up to £28,000 based on the applicant’s viability appraisal.  The 9th August 2012 committee report has been appended at the end of this report.

2. The applicant 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. The appraisal was reviewed by the relevant officers of the Council who concluded 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. 


3. The report therefore set out at paragraph 24 that the applicant proposes to enter into a s106 agreement for contributions totalling £28,000 towards specific and spatial green infrastructure and education facilities. The report advised that 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. Members resolved to accept this reduced level of contribution in light of the viability appraisal. 


4. There was an error in the figures included in the recommendation at the end of the report to Committee in relation to the maximum overage payment in addition to the £28,000 reduced contribution, should the developer profit exceed 15%.

5. The recommendation included an overage clause which was stated to be up to a maximum contribution of £2,142.69 rather than the correct shortfall of £6,172.69 plus the provision of up to two affordable housing units (or the equivalent cash provision). The corrected recommendation is set out below.  

6. The Additional Information Report for the August committee meeting included two additional conditions requiring a noise assessment and the submission of a report detailing steps to minimise exposure to air pollution.  These conditions are also included in the recommendation below.  Members are asked to approve this revised recommendation, which is in line with the Additional Information Report and the approved committee minute (with the exception of the discrepancy in the overage clause referred to above).   

RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 


(A) 
That the application will propose a satisfactory form of development for the site subject to the completion of an appropriate Legal Agreement to secure a financial contribution up to £28,000, comprising:-


· A financial contribution £3,304 towards Specific Green Infrastructure

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


· A financial contribution of £15, 316 towards education facilities

· 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 £6,172.69 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


13. Report detailing steps to minimise exposure to air pollution

14. Noise assessment


MH


______________________________________________________________________
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		WARD: Ashton on Mersey

		78418/FULL/2012

		DEPARTURE: No





		Change of use from Offices to 9 flats including two storey side extension.



		58 Washway Road, Sale, M33 7RE






		APPLICANT:  Mr P Ramsden






		AGENT: High Cross Construction






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT










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 Stategy 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. 


11.
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. 


12.
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. 


13.
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


14.
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


15.
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.


16.
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. 


17.
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


18.
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. 


19.
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. 


20.
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


21.
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





22.
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. 


23.
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. 


24.
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:-


· A financial contribution £3,304 towards Specific Green Infrastructure

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


· A financial contribution of £15, 316 towards education facilities

· 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:-


15. Time limit, 3 years


16. Details in accordance with approved plans


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


18. Details of all hard surfacing within the site


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


20. Cycle storage details


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


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


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


24. Tree protection


25. Landscaping details to be submitted


26. Submission of crime prevention plan


MH
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WARD: Ashton Upon Mersey 78436/FULL

PROPOSED STOPPING UP OF HIGHWAY AT PALACE ROAD, SALE,
MANCHESTER, M33 6BP

Highway proposed to be stopped up under S247 of the Town & Country Planning Act
1990 to enable development to be carried out in accordance with the reserved
matters planning permission granted on 12" September 2012 under reference
78436/FULL.

APPLICANT: Trafford Housing Trust

RECOMMENDATION: THAT NO OBJECTION BE RAISED

SITE

Redevelopment proposals for Atkinson Court, Atkinson Road, Sale.

PROPOSAL

Wates Living Space, acting on behalf of Trafford Housing Trust, has advised the
Council (the Local Highway Authority for the area of highway referred to and therefore
a statutory consultee) of an application to be made to the Secretary of State for
Transport under S247 of the Town & Country Planning Act 1990 to stop up an area of
highway in Sale described below in the Schedule and shown on the applicant’s plan
(copy attached).

RELEVANT PLANNING HISTORY

The stopping up, if approved, will be authorised only in order to enable the
development to be carried out in accordance with the full planning permission granted
by the Council on 12" September 2012 under reference 78436/FULL.

THE SCHEDULE

Description of highways to be stopped up

The highways to be stopped up are at Sale and are more patrticularly delineated and
shown zebra hatched black on the plan attached to this report and are:

1. Two separate footway areas that form part of Palace Road, Sale on the south-
western side of that road;

2. An area of carriageway and footway that form part of Palace Road, Sale on the
north-western corner of that road.

RECOMMENDATION:

The recommendation is that the Committee considers raising no objection to this
application for stopping up the area of highway described in the Schedule and shown
on the attached plan.
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		REPORT Palace Road, Sale 11 12

		PROPOSED STOPPING UP OF HIGHWAY AT PALACE ROAD, SALE, MANCHESTER, M33 6BP

		Highway proposed to be stopped up under S247 of the Town & Country Planning Act 1990 to enable development to be carried out in accordance with the reserved matters planning permission granted on 12th September 2012 under reference 78436/FULL.

		RECOMMENDATION:  THAT NO OBJECTION BE RAISED
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		WARD: Davyhulme West

		76607/FULL/2011

		DEPARTURE: No





		Erection of 5 no. two-storey detached dwellinghouses with associated car parking / detached garages and landscaping and creation of vehicular access off Davyhulme Road.



		Land adjacent to 240 Davyhulme Road, Urmston





		APPLICANT:  Mr D.K. Seddon





		AGENT: N/A





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT
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SITE


The application relates to greenfield land situated on the northern side of Davyhulme Road.  The application site previously lay within the curtilage of 240 Davyhulme Road, which bounds the site to the west.  240 Davyhulme Road consists of a farmhouse and former stable, both of which are grade 2 listed buildings. The farmhouse is dated 1713 and is constructed from rendered brick with a graduated stone slate roof. The property is two storeys, orientated to face Davyhulme Road. The stable is located to the east of the farmhouse and set back from the road.  This structure is in a derelict condition and dates from the early eighteenth century.  Formerly two storeys, the first floor of the stables has been demolished. The building is constructed in brick with stone quoins.  Adjacent to the northern elevation is a single storey twentieth century structure, although there is no record of planning permission being granted for this structure.

A footpath, Bent Lanes, bounds the site to the east.  Residential bungalows on Woodhouse Road are situated to the east and north-east of the site.  Residential bungalows on Ryeburn Walk are also situated to the west of the site.  Davyhulme Park Golf Course is situated opposite the site on the southern side of Davyhulme Road.  


The application site contains mature trees along the eastern boundary and dense shrubbery along the northern boundary.  A low level fence lies along the southern front boundary of the site and a timber post fence lies along the western boundary of the site.

PROPOSAL


The application proposes the erection of five detached two storey dwellinghouses, each with associated off road car parking and/or detached garage and landscaping.  Plots 1 and 2 would contain the same style of dwellinghouse, which would have a ridge height of 7m and Plot 3 would be individual in design with a ridge height of 7.3m.  Plots 4 and 5 would be split level design and would appear as single storey when viewed from the front (Davyhulme Road), though would appear as two storey from the rear (Woodhouse Road) as the properties would step down the embankment.  The properties would therefore have a ridge height of 4.7m when viewed from Davyhulme Road and a ridge height of 7.3m when viewed from Woodhouse Road maximum height. All of the dwellings would contain 4 bedrooms.


The proposal also includes the creation of a vehicular access off Davyhulme Road, with associated landscaping and fencing.


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L1 – Land for New Homes


L2 – Meeting Housing Needs

L3 – Regeneration and Reducing Inequalities

L4 – Sustainable Transport and Accessibility


L7 – Design


L8 – Planning Obligations


R1 – Historic Environment

R2 – Natural Environment

PROPOSALS MAP NOTATION


Unallocated


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


L4 – Regional Housing Provision


MCR3 – Southern Part of the Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

None


APPLICANT’S SUBMISSION

The applicant has submitted a Design and Access Statement, including a heritage statement relating to the impact of the proposal on the adjacent Listed Buildings and has responded to comments received from neighbouring residents.  Information provided is referred to where relevant in the Observations section of this report.


CONSULTATIONS


SP&D – No objections.  Further comments are incorporated in the Observations section of the report.

LHA – No objections in principle.  Further comments are discussed in detail in the Observations section of the report.

Pollution & Licensing – No objections.  A contaminated land condition is recommended.


Drainage – No objections.

GMAU – Satisfied that the proposals do not pose a threat to any known or suspected archaeological interest.

United Utilities – No objections.


Electricity North West – No objections.


REPRESENTATIONS


12 letters of objection were received in regards to the original planning application drawings (prior to the submitted amendments), which were from 8 properties on Woodhouse Road and 2 properties on Davyhulme Road.  These letters raised the following concerns: - 


· The Listed Buildings and surrounding building could be damaged if they start pile driving the ground.


· The proposed work would adversely affect the setting of a listed building and of neighbouring properties.


· The ground is between 2-3m above 143, 145, 147 and 155 Woodhouse Road, two storey property will tower above these properties and there will be no privacy for these properties.  The SPD: ‘All New Development’ on the Council’s website states adjacent property should be not overshadowed and overlooked or visual intrusion, the proposed properties will tower 11m above the neighbours which are small 2 bedroom bungalows.


· Noise will be created from the proposed car parking.


· The proposed properties have 9 windows that overlook them in all directions.


· The banking that faces them will slide down.


· If trees and shrubs where taken down this could cause flooding.


· Under health and safety the 1.2m fence on Woodbourne Road would not be adequate for privacy or safety of young children.


· Bungalows would be more in keeping with the immediate surrounding area.


· The listed building must be protected as too much of our heritage is being lost to developers.


· The application states that the shrubbery on Bent Lanes and Woodhouse Road is “dense”.  This is not correct.  The shrubbery is deciduous.  The existing shrubbery and trees must not be cut down or trimmed by the builder.


· The separation distance between Plot 7 and No.155 Woodhouse Road does not comply with the Council’s Guidelines for New Residential Dwellings.


· A scheme for the protection of trees during demolition and building work is required and has not been submitted.


· The proposed vehicle access to the site would be in a rather narrow section of Davyhulme Road and is bound to add to the traffic congestion already experienced at peak times.


· The land is the habitat of many different types of wildlife.


9 letters of objection have been received in regards to the submitted amended plans, 8 of these letters were received from residents of Woodhouse Road and 1 letter from a resident of Kingsnorth Road.  These letters raise the same concerns as outlined above and also raise the following concerns: -

· Following the amendments, the supporting information now conflicts with the plans.


· The design of the houses is of poor quality and not does nothing to respect the setting of the adjacent listed buildings.


· Whilst the numbers of units is a positive change, the site layout is ‘twee’ and will look extremely odd and fragmented as the site slopes considerably from the road.


· The supporting information appears to suggest that the setting of the listed buildings is already ruined by the bungalows to the west of the site.  It is no excuse to do the same again on the east side.  It also suggests that the development will secure a viable future for the listed properties, this is idle speculation and highly unlikely if there is no direct commitment built into the application.  Any permission granted should be linked to and conditional upon a proper conservation scheme for this building.


· It is important that appropriate brownfield sites should be used for development in preference to green fields.


· There would be a restriction of light to their bungalow property.


· They hope that the tree and foliage on the embankment is not removed, which provide a beautiful view, even in winter.  The addition of more trees would give more privacy.


· The lowering of the building levels at certain points of the plans is concerning as it could lead to slippage.


· The boundary adjacent to the bungalow on Ryeburn Avenue looks like there is an access to the side of the property, which will cause teenagers to congregate in this area causing problems to residents.


· The revised plans are worse than the previous ones as one of the houses now has more windows looking at them.


· The amended plans have only made minor changes and do not answer their original objections.


· Plot 3 is a large 4 bed two storey detached house built on a 3m bank.  This is a three storey building and the ‘planning guideline’ distance is 30m.  The distance is 16m between the rear windows and their nearest windows.  A 14m shortfall will severely affect the enjoyment of their property.


· Plot 4 is now closer to their property and there are now bedroom windows overlooking their house.


· It appears that Plot 4 has been moved closer to their house to provide trees right at the front of Plot 4 to provide near total privacy to this house, at the expense of the privacy to No.155 Woodhouse Road.


· The proposed dwellings will look directly into their conservatory if the trees are removed.  They believe that the hazelnut tree is not on the applicants land and so should not be removed.


· The area is saturated with properties for sale or that are empty.


· They consider that the revised plans severely affect their private lives of their family life and personal rights under article 8 of the Human Rights Act of 1998.


· There is spare land at the Davyhulme Road end, the properties should be moved up this end away from Woodhouse Road.


· The land within the red line of the application is not all in the ownership of the applicant and therefore they cannot carry out the work proposed along the embankment.


Following the receipt of these objections, the applicants have further amended the proposed plans which reposition the dwellings further away from Woodhouse Road and No.155 Woodhouse Road and to include more additional planting.  The applicant has also commented on concerns raised, which are discussed in the Observations section of this report.

OBSERVATIONS


BACKGROUND


1. The planning application was originally submitted for 8 two storey dwellinghouses with associated car parking and landscaping.  The original plans were considered unacceptable due to the impact of the proposal on the setting of the adjacent Listed Buildings at 240 Davyhulme Road and neighbouring non-designated heritage assets at No.232 and 273 Davyhulme Road.  The design and layout of the proposed dwellinghouses was also considered unacceptable, particularly in the context of the character of the surrounding area, which in turn would have adversely impacted on the existing street scene.  Concerns were also raised in regards to the views of the proposed development from Woodhouse Road.


2. Following detailed discussions between the Local Planning Authority and the applicants, the proposal has been amended, which reduces the number of properties to 5, changes the design and layout of the properties and sets the development back from Davyhulme Road and further away from Woodhouse Road.  The amended proposals are discussed in detail in this report.


PRINCIPLE OF PROPOSAL


3. Policy L1 of the Core Strategy seeks to release sufficient land to accommodate a minimum of 12,210 new dwellings (net of clearance) over the plan period up to 2026. Because this application relates to a greenfield site within the urban area, it needs to be specifically considered in the context of Policies L1.7 and L1.8 of the Trafford Core Strategy. The development also needs to be considered against the provisions of Policy L2 in terms of its ability to meet identified housing needs within the borough.

4. Policy L1.7 sets out an indicative target of 80% of new housing provision to use brownfield land and buildings over the Plan period (up to 2026). To achieve this, it states a three stage order of priority for the release of sustainable urban greenfield land (which this site is considered to be because it is in close proximity to scheduled bus route(s) and is broadly equidistant (approximately 0.5 miles) from two local centres, both of which are served by bus). The first priority cannot relate to this proposal because the site does not lie within either the Regional Centre or Inner Areas.  However, its contribution to the second and third priorities will need to be considered (the contribution that the development could make in relation to the regeneration priorities set out in Policy L3; strengthening/supporting the town centres and; the wider Plan objectives set out in Chapters 4 and 5 of the Core Strategy).


5. Policy L.1.8 of the Core Strategy deals with the delivery of development in relation to both Table L1 and the brownfield land target. It states that where regular monitoring reveals a significant (in excess of 20%) under-performance in the delivery of development, the Council will seek to take development management action to augment the supply of deliverable sites. Similarly, where the regular monitoring reveals a significant (in excess of 10%) under-performance against the indicative previously developed brownfield land use target, the Council will seek to take development management action to accelerate the delivery of development on previously developed sites.


6. Regular monitoring has revealed that the actual rate of home building is failing to meet the previously developed land target of 80% by more than 10%, however it has also revealed that, despite maintaining a five year housing land supply in accordance with government guidance, the actual rate of building is failing to meet the housing land target (as expressed in Table L1) by more than 20%. A judgment therefore needs to be made as to what form of development management action would be most appropriate in this particular case, based on the priorities set out in Policy L1, Policy L2 and the National Planning Policy Framework (NPPF). 


7. Whilst the proposed development would not contribute to the regeneration priorities or to strengthening/supporting the town centres, it would contribute to Objective SO1 (meeting housing need) in that the dwelling type and size are in accordance with Policy L2 of the Core Strategy, namely that it will result in new family homes. Additionally, the proposal is for 5 no. new residential units incorporating 1 no. affordable housing unit, further contributing to the targets set out in Policy L2.  The proposed development could also contribute to the Urmston Place Objective URO2 – ensuring that the local character of the area is not undermined by new residential development.  It may also be noted that whilst the application has not been submitted by a housing developer, it is considered that this site should be seen as deliverable in the short term because it is understood that the applicant has every intention of disposing of this site to a house builder once this full planning permission has been obtained. This view is supported by the level of detail to which the applicant has gone to in relation to design matters. 

8. Section 6 of NPPF `Delivering A Wide Choice of Quality Homes’ (paragraphs 47-55) seeks to boost significantly the supply of housing. It states that housing applications should be considered in the context of the presumption in favour of sustainable development. It is considered that this proposal is in a sustainable location and would result in a wider of mix of housing size and tenure being provided in line with NPPF.

9. It is therefore considered that on balance the erection of five family dwellinghouses on this greenfield site is acceptable in principle.


RESIDENTIAL AMENITY


10. Residential properties (including bungalows) on Woodhouse Road are situated to the north and east of the site.  A footpath, Bent Lanes and highway, Woodhouse Road, lie between the application site and these properties.  Residential bungalows on Ryeburn Walk are situated to the west of the site and residential properties on Davyhulme Road are also situated to the east and west of the site. 


11. Trafford Planning Guidelines: New Residential Development states that for new two storey dwellings in cases where special provisions for creating internal and external privacy are not employed, the minimum distance between dwellings which have major facing windows is 21m across public highways and 27m across private gardens.  The guidelines further state that where privacy and visual amenity is achieved by permanent screening, such as walls or fences, or by window design and location, these distance may be reduced.  The guidelines also acknowledge that a rigid adherence to spacing standards can stifle creatively in design and result in uniformity of development.  It states that the Council is looking to encourage imaginative design solutions and in doing so accepts the need for a flexible approach to privacy distances between buildings within a development site, where good design or the particular circumstances of the site allow this.

12. The proposed dwellings situated closest to No.143 and 145 Woodhouse Road are Plots 4 and 5.  A minimum distance of 27.2m, increasing to 34m would remain between these proposed dwellings and these neighbouring bungalow properties.  The proposed dwellings would also be situated at angles and thus would not directly face No.’s 143 and 145.  It is recognised that Plots 4 and 5 would be situated at a higher ground level than the neighbouring properties (the lower ground floor would be situated 1.69m higher than the ground level at the driveway entrance to No.145 and the upper ground floor level would be situated 4.39m higher), however, this distance would be across a public highway and would be looking towards the front elevations of No.’s 143 and 145, not private garden areas.  The applicants also propose to provide additional planting along the northern boundary of the site to provide a buffer between the properties and to create an additional form of screening to the proposed boundary fencing to reduce the impression of overlooking.  A landscaping condition is recommended to ensure that this is provided and to ensure evergreen species are also included where planting is proposed to help soften the impact of the proposed development on neighbouring properties.


13. Plot 4 would also be angled with the rear elevation looking towards the side elevation of No.147 Woodhouse Road.  A minimum distance of 32.4m would lie between this property and the front corner of No.147.  This distance would also be across a vehicular highway.


14. The proposed dwellings situated closest to No.155 Woodhouse Road are Plots 3 and 4.  Both of these properties would be situated at angles facing away from No.155.  Plot 3 would also not project across the front elevation of No.155 which would mean that the two properties would not be directly opposite each other.  A minimum distance of 18m would lie between the closest corner of the proposed dwelling at Plot 3 and the south-eastern corner of No.155.  A minimum distance of 20.6m would remain between the north-eastern corner of the proposed dwelling at Plot 4 and the front elevation of No.155.  Single storey detached garages are also proposed to Plots 3 and 4.  A minimum distance of 15.5m would lie between these garages and the front elevation of No.155.  It is recognised that these distances are also across a public footpath, Bent Lanes.  It is also recognised that the ground levels of Plots 3 and 4 would be higher than that of No.155.  The finished floor level of Plot 3 would be approximately 2m higher than the garden of No.155.  The lower ground floor level of Plot 4 would not be higher than that of No.155, though the upper ground floor level would be approximately 3m higher.  Existing mature planting lies along the eastern boundary of the application site, which is proposed to be retained.  Dense mature evergreen planting also lies along a significant proportion of the front boundary of No.155, which collectively would partially screen many views of the proposed development from No.155.  Concerns raised by the occupant of No.155 are noted and the applicants have amended the proposal so that Plot 3 is set further away from No.155 and is also angled so that views out of the rear windows of this dwellinghouse would not face the dwelling at No.155.


15. The neighbouring rear property No.232 Davyhulme Road is situated to the east of the site and benefit from 50.8m long rear garden.  Plot 1 is situated closest to No.232 and would be set back from No.232 and positioned at an angle facing towards the lower rear garden of No.232.  A minimum distance of 23m would lie between this proposed dwelling and the rear elevation of No.232.  The rear elevation of Plot 2 would also face the lower rear garden of No.232 and a minimum distance of 18m would remain between the proposed dwelling and the boundary of this neighbouring garden.  Mature planting along the eastern boundary of the application site and along the western boundary of No.232 would also partially screen views of the proposed development from No.232.


16. Although the proposed development would predominantly face onto the side of No.240 Davyhulme Road, a minimum distance of 73.4m would lie between the proposed dwellings and the side elevation of No.240.  It is also recognised that existing farm structures such as the listed barn and a metal framed building closer to the application site would lie between the proposed development and No.240.


17. The proposed dwelling on Plot 5 would be situated adjacent to No.17 Ryeburn Walk.  The proposed dwelling would project forward of the front elevation of No.17 in a stepped formation.  A minimum distance of 3m would lie between the proposed dwelling and the side elevation of No.17.  The part of the dwelling closets to No.17 would project 1.6m beyond the front of No.17, before setting in a further 3.2m to project out further.  This relationship is considered to be acceptable and it is also recognised that the proposed dwelling as viewed from Ryeburn Walk would have the appearance of a bungalow, which has a ridge height that would be 1.4m lower than No.17.


18. It is recognised that No.17 Ryeburn Walk would project approximately 5m beyond the rear elevation of the proposed dwelling at Plot 5, however a distance of 4m would remain between the rear elevation of the proposed dwelling and the side elevation of No.17.  It is therefore considered that No.17 would not have an overbearing impact on Plot 5. The proposed development is designed so that overlooking would not occur between the proposed dwellings and so that they would not have an overbearing impact on each other.    The dwellings would also have an acceptable amount of private amenity space to serve four bedroom dwellinghouses.  

19. It is therefore considered that the proposed development would not result in an undue loss of privacy or have an overbearing impact on neighbouring residential properties. It is also considered that the proposed development would have an acceptable level of amenity for the future occupants.


20. Concerns raised by neighbouring residents are noted, including concerns relating to their human rights.  It is considered, as discussed above, that the proposed development would not deprive any individual of their home or private and family life and therefore would not result in a breach of human rights.

21. It is recommended that a condition is attached removing permitted development rights in relation to rear extensions, dormer windows, the insertion of new openings and the erection of outbuildings to allow the Council to control any such future development to the properties to ensure that it would not adversely impact on neighbouring residential properties.


IMPACT ON SETTING OF LIST BUILDINGS AND NON-DESIGNATED HERITAGE ASSETS

22. Paragraph 132 of the NPPF states “When considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation.  Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting”.

23. The application site lies within the setting of the two designated heritage assets, both of which are situated at No.240 Davyhulme Road.  It is noted that there are intermittent views of the listed buildings when moving northwards across the application site and also from Davyhulme Road looking westwards. The site also provides a spacious backdrop to the listed buildings when viewing No. 240 Davyhulme Road and adjacent stable from the west. The application site serves as a reminder of the former agricultural use of the area and the fields relating to the farmhouse and outbuilding. Historic pathways linked the site to the listed buildings

24. It is also considered that No. 232 Davyhulme Road is a non-designated heritage asset, present on the 1888 Ordnance Survey map.  Paragraph 135 of the NPPF states “The effect of an application on the significance of a non-designated heritage asset should be taken into account in determining the application.  In weighing applications that affect directly or indirectly non designated heritage assets, a balanced judgement will be required having regard to the scale of any harm or loss and the significance of the heritage asset”.  It is considered that the southern end of the application site should remain undeveloped to allow views across to the two listed buildings and also to No. 232 Davyhulme Road.  It is noted that there is also a historic sunken path (Bent Lanes) separating the application site from No. 232 Davyhulme Road.

25. Planning Officers have negotiated with the applicant and amended plans have been submitted that are considered to not adversely impact on the setting of the adjacent designated and non-designated heritage assets.  The proposed dwellings have been set back from Davyhulme Road to allow for views across to the listed buildings at No.240 and to the dwellinghouse No.232 Davyhulme Road to be retained.  The proposed dwellings would also be situated in a relatively informal spacious layout to ensure that the development would not form a solid backdrop to the listed buildings when viewed eastwards along Davyhulme Road.  A dense planting buffer is also proposed between the proposed new road and the boundary with No.240 to further help soften the appearance of the development in the context of the listed buildings.

DESIGN AND STREET SCENE

26. Plots 1, 2 and 3 would have the appearance of traditional two storey detached dwellinghouses and Plots 4 and 5 would have the appearance of a traditional bungalow from the front elevation.  The proposed development would comprise of a combination of brick and rendered dwellinghouses which will provide variation within the street scene and contribute to a more informal layout that is considered appropriate for the back drop of the two listed farm buildings at No.240 Davyhulme Road.  However, the proposal would also have clear design features present on each property that would ensure that the new development has been considered as a whole rather than each property separately to the other.

27. In order to maintain open views along Davyhulme Road of the listed buildings at No.240 and of the non-designated heritage asset No.232, the first dwellinghouse would be situated 22m back from Davyhulme Road.  This also ensures that the proposed development would not appear over prominent within the existing street scene or result in a cramped form of development.

28. The proposed development would be visible beyond an existing 1.8m high fence situated at the head of the adjacent cul-de-sac Ryeburn Walk.  The properties that would be most visible from Ryeburn Walk are Plots 4 and 5 which would have the appearance of bungalows from the front.  Only part of the dwelling on Plot 5 would be visible from Ryeburn Walk as it would be partially screened by No.17 Ryeburn Walk.  The proposed dwelling on Plot 4 would also be situated a minimum distance of 12m away from the head of Ryeburn Walk.  The proposed dwellings would also be detached and a distance of 6.2m would lie between Plots 3 and 4.  It is therefore considered that the proposed development would not result in a cramped form of development that would result in a loss of spaciousness or appear over prominent from Ryeburn Walk.

29. The application also includes the provision of vegetation and tree planting throughout the site, particularly along the northern and western boundaries which would soften the appearance of the proposed development from Woodhouse Road and from Davyhulme Road.  Landscaping conditions are recommended to ensure that the proposed planting is carried out in a way to enhance the setting of the adjacent listed building and the proposed development and to ensure that it is maintained.


30. Comments received from neighbouring residents stating that bungalow properties would be preferable on the site and more in keeping with the surrounding area are noted.  It is recognised that Ryeburn Walk comprises of bungalow properties and some of the neighbouring houses on Davyhulme Road and Woodhouse Road are also bungalows.  However, there are also many two storey houses in the area, including the adjacent traditional properties No.’s 232 and 240 Davyhulme Road.  It is therefore considered that two storey dwellinghouse would not appear out of character with the surrounding area.


ACCESS, HIGHWAYS AND PARKING

31. The proposed development would comprise of four bedroom dwellinghouses and as such three off road car parking spaces are required for each of the dwellings to comply with the Council’s car parking standards.  The application includes the provision of three off road car parking spaces per property, which are proposed in an acceptable form.  It is therefore considered that the proposed development would not result in on-street car parking in the surrounding area.  The Local Highways Authority (LHA) have identified that the driveways to Plots 3, 4 and 5 need to be widened to allow for pedestrian access alongside the cars to access the front of the properties.  The applicant is in the process of amending the plans to reflect this and this will be reported in the Additional Information Report.

32. The application includes the creation of a new vehicular access road off Davyhulme Road to serve the proposed development.  The creation of a new vehicular access in this location is considered acceptable and the width of the access and proposed footway are also considered acceptable.  However, the LHA have requested an amendment to the positioning of the access to relocate it slightly further away from the western boundary with No.240 as visibility to the current access is limited by the boundary treatment of No.240.  The applicant is in the process of amending the plans to reflect this and this will be reported in the Additional Information Report.

DEVELOPER CONTRIBUTIONS


33. 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

		1 unit

		N/A

		



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

		£775

		N/A

		£775



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

		£1,920.00

		N/A

		£1,920.00



		Specific Green Infrastructure (including tree planting)

		£4,640.00

		

		£4,640.00



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

		£17,266.88

		N/A

		£17,266.88



		Education facilities.

		£56,077.88

		N/A

		£56,077.88



		Total contribution required.

		

		

		£80,689.76





34. The contribution for Specific Green Infrastructure is based upon the requirement to provide 15 trees.  The applicant has indicated that they wish to provide these trees within the site.  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. 


CONCLUSION


35. The development of 5no. four bedroom dwellinghouses is considered acceptable in this sustainable location and to not unduly impact on residential amenity and highway safety.  The design of the proposed development is considered acceptable and to not adversely impact on the setting of the adjacent listed buildings and non-designated heritage assets.  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 proposal is therefore considered to comply with all relevant Policies in the Core Strategy and related Supplementary Planning Guidance. The application is therefore recommended for approval subject to the necessary S106 agreement.


RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 

(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement to secure a maximum financial contribution of £80,689.76 split between maximum contributions towards Highways and Active Travel Infrastructure £775, Public Transport Schemes £1,920.00, Spatial Green Infrastructure £4640.00, Spatial Green Infrastructure Sports and Recreation £17,266.88 and Education Facilities £56,077.88 and the provision of one affordable housing unit on site.


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

1. Standard time limit


2. List of approved plans including amended plans


3. Materials including details of doors, windows and rainwater goods


4. Landscaping 


5. Landscaping Maintenance


6. Tree Protection


7. Contaminated Land


8. Full details of boundary treatment, including colour, to be submitted and approved in writing.


9. Removal of Permitted Development Rights for rear extensions, dormer windows, insertion of new openings and the erection of outbuildings.

10. Obscure Glazing to all first floor windows to the side elevations excluding the south-east side elevation of Plot 1.

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


12. Permeable materials for hard surfaces/run off


13. Sustainable Urban Drainage Scheme
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		WARD: Gorse Hill

		77866/FULL/2011

		DEPARTURE:  No





		Erection of 10 storey building to form 138 bedroom hotel and Old Trafford Supporters’ Club incorporating leisure, retail and assembly uses with associated servicing and landscaping



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





		APPLICANT:  Old Trafford Supporters Club





		AGENT: Rob Turley Consultancy





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT
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The Planning Development Control Committee resolved to grant permission subject to the legal agreement in May 2012.  The application is being brought back to committee for consideration as a result of minor changes to the design of the proposed building.  


Amendments since Resolution 10th May 2012 


The production of detailed construction drawings has resulted in minor amendments to the scheme.  These changes are:


1. The number of hotel bedrooms has reduced from 139 to 138


2. The gross floor space has reduced from 8009m2 to 7968m2  for construction reasons as an abutment is required adjacent to the bridge


3. The overall height of the building has increased.  There are two reasons for the increase in height; the first is a newly proposed part fixed, part retractable canopy and retractable netting at roof level to cover a proposed artificial football pitch; and the second is a 400mm increase in the floor to floor heights of both the ground and mezzanine floors within the building.  The height of the building was originally proposed to be 36.6m with plant atop to reach a maximum height of 38m (paragraph 6 of the 10th May 2012 committee report).  The maximum height of the building is now proposed to be the top of the roof covering at 39.9m, an increase in the maximum height of 1.9m


4. A louvred wall is proposed at roof level to provide ventilation to the football pitch


5. All hotel balconies have been removed from the scheme – balconies only remain proposed to the meeting rooms


6. An additional entrance to the hotel is now proposed at canal level and an additional entrance is proposed to the ground floor as a ‘café and function entrance’


7. The size of the retail unit has increased from 90m2 to 113m2 and no access is now proposed from within the hotel


8. Elevational changes, including alterations to the extent and design of glazing, brickwork, feature banding and signage areas.  Coloured elevational drawings show a combination of black, dark grey, red and white materials


9. Part of the service yard area is now proposed to be enclosed


10. Bicycle storage is now proposed to be accessed from the canal level

The original committee report has been amended within the relevant sections of the report.  The amendments are summarised within a separate heading entitled ‘amendments since resolution 10th May 2012’ at the end of each section.  Paragraphs 6, 12-14, 20, 21, 30, 47, 51 and 52 refer to the amended scheme.    


SITE


The application site comprises of a triangular shaped parcel of land located to the south east of the junction of Wharfside Way and Sir Matt Busby Way.  Wharfside Way itself forms the north east boundary of the site whilst Sir Matt Busby Way forms the west. The southern edge is delimited by the Bridgewater Canal.  The area immediately around the site is dominated by Manchester United’s Old Trafford Football Stadium (MUFC) with the stadium located to the south west of the site beyond Sir Matt Busby Way and a large surface car park serving the stadium to the south of the site on the opposite side of the canal.


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


PROPOSAL


Planning permission is sought for the erection of a ten storey building to form a hotel with 138 bedrooms and to accommodate Old Trafford Supporters Club (OTSC) also incorporating leisure, retail and assembly uses with associated servicing and landscaping.  


The building would have a total gross floor area of 7968m2 over the ten floors.  Its footprint would occupy almost the entire 0.1ha site broadly following the site boundaries.  A drop off facility would be provided directly to the front of the building accessed from Wharfside Way and leading to Sir Matt Busby Way in place of the existing left turn slip road and a servicing lay by would also be provided from Wharfside Way.  The main entrance to the building would be from the drop off point on the north west elevation.  The applicant’s intention is for all the activities within the building to be operated by an independent hotelier.  This enables the areas utilised by OTSC to be used by the hotel operator when not required by OTSC.  


The floors of the building are now proposed to be used as follows:


Canal Level


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


Ground Floor


Separate entrances are proposed to serve the retail unit, the hotel, match day supporters and a café and function entrance.  To the front of the building directly facing the junction of Sir Matt Busby Way and Wharfside Way would be a 113m2 retail unit, with the hotel reception, reception, restaurant, substation, cycle storage area, laundry room and refuse area also located on this floor.  


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


First Floor


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


Second Floor 


Hotel bedrooms and the dry gym would be located on this floor.  Access is provided from the gym onto the external flat roof area above the entrances below.  The applicant states this is for maintenance purposes but has the potential to be used for entertainment space.  


Third-Seventh Floors

These floors would be occupied by hotel bedrooms and meetings rooms.  Bedrooms include standard rooms, double rooms, accessible rooms and executive rooms.  


Eighth Floor


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


Roof Level

An artificial football pitch is proposed, with partially retractable canopy.  This level would also house plant facilities.  


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 of how the Revised UDP is being replaced by Trafford LDF; 


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


The Greater Manchester Joint Waste Plan, adopted 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 and;


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

PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


R3 – Green Infrastructure


R5 – Open Space, Sport and Recreation


SL2 – Trafford Wharfside 


PROPOSALS MAP NOTATION


Manchester United Stadium Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


TP13 – The Manchester United Stadium Area


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses of Existing Resources and Infrastructure


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


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

79358/AA/2012 – Advertisement consent for display of 2no. internally illuminated fascia signs (Current application).   


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


APPLICANT’S SUBMISSION


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


Design and Access Statement


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


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


Framework Travel Plan


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


Letter Regarding Policy L5 and Flood Risk


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


Sustainability Statement

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


1. Tri-generation CHP


2. Air source heat pumps


3. Surface water cooling via canal


4. Solar hot water collectors


5. Grey water harvesting


6. Water source heat pump


7. Passive measures for thermal performance


Transport Statement


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


Transport Statement Addendum


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


Amendments since Resolution on 10th May 2012


The applicant has submitted a Renewable Energy Feasibility Study to update the originally submitted Sustainability Statement.  This identifies air source heat pumps are to be used alongside gas fired boilers, which would reduce the carbon emissions of the development by approximately 8%.  


CONSULTATIONS


Environment Agency: No comments.  


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


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


1.  Greater Manchester Police Design for Security observations:  


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


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


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


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


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


2. Greater Manchester Police Licensing Observations:


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


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


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


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


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


3. Chief Superintendent Roberts (Match Day Commander) Observations


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


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

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

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


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


Consultee Comments following Amendments since Resolution on 10th May 2012

Greater Manchester Police:  No further comments subject to conditions previously recommended.  

Environmental Protection: Minor alteration to noise condition.  


Manchester Airport:  No objection.  Following consultation with the applicant, a crane permit would not be required and this condition is no longer necessary.  

REPRESENTATIONS


Two letters of objection were originally received.  


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


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


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


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


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


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


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


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


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


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


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


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


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


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


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


Representations following Amendments since Resolution on 10th May 2012

The amendments have necessitated a 7 day period of re-consultation with adjoining land owners.  Comments received will be included in Additional Information Report.  

OBSERVATIONS


PRINCIPLE


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


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


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


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


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


Amendments since Resolution on 10th May 2012


6. The Planning Committee resolved to grant planning permission subject to the legal agreement on 10th May 2012.  The purpose of this report is to consider the amendments that have been made to the scheme since this resolution, which are considered to be minor and as such would not affect the principle of the development.  

DESIGN


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

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

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

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


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

Amendments since Resolution on 10th May 2012


12. Since the committee resolution, construction drawings have been produced and the applicant has entered into discussion with Greater Manchester Police.  As a result, minor changes to the scheme are therefore proposed that have necessitated a period of re-consultation with adjoining landowners.  The increase in the maximum height of the building by 1.9m is considered to be a marginal increase and would have no undue impact over and above the scheme previously considered.  Given the overall height of the building, the proposed artificial football pitch at roof level and the provision of the associated partially retractable canopy would not visible from street level, although it may be visible from elevated positions in the vicinity of the site.  

13. The alterations to the elevation details including the extent of glazing, brickwork and cladding are considered to be acceptable in terms of design.  The colours of the external cladding are the same as previously proposed (white, black, red and grey) however the coloured elevations have been revised to more accurately reflect the development proposed.  The amendments are considered to be acceptable in terms of design in accordance with Policy L7 of the Core Strategy.  

14. The applicant has submitted a renewable energy feasibility study that proposes to incorporate air source heat pumps onto the roof of the building to work alongside the proposed gas fired boiler systems.  The applicant anticipates that this would reduce the carbon emissions of the development by 8.4% in accordance with Policy DP9 of the RSS and Policy L5 of the Core Strategy.  It is therefore proposed that the sustainability condition should be amended to require the development to be carried out in accordance with the submitted renewable energy study.  

FLOOD RISK


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


AMENITY 


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


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


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


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


Amendments since Resolution on 10th May 2012 


20. The hotel gym is now proposed to be located on the second floor and an access door is now proposed from this gym onto the external flat roof area on the north west elevation of the building above the main entrance.  The applicant indicates that this would provide access for maintenance purposes only but also notes that it could in future be used for entertainment purposes, although no further details have been provided.  The use of this area would in principle be acceptable, however full details of its proposed use would be required for this to be fully assessed.  It is therefore recommended that a condition is attached to the permission for details of the use of this area, other than for maintenance purposes, to be submitted to and approved in writing by the Local Planning Authority.  


21. The applicant has undertaken preliminary investigations with regards to the noise measurements.  Following discussions with the Council’s environmental protection section, the condition proposed to be attached to the permission has been amended slightly to ensure noise break in to the habitable rooms of the development is assessed to prevent disturbance of guests staying at the development.  This noise survey would also cover use of the external roof terrace area now proposed at second floor level.  


CRIME AND SECURITY


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


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


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

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

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


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


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


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


Amendments since Resolution on 10th May 2012 

30. The applicant has stated that certain amendments to the design of the building have arisen following discussions with Greater Manchester Police.  These namely relate to an increase in the amount of brickwork at canal level, alterations to the extent of glazing and the introduction of an additional hotel entrance at canal level.  Greater Manchester Police have considered the amendments and have no further comments subject to the conditions previously recommended.  As such, the proposed amendment would have no undue impact and are therefore acceptable in terms of crime and security in accordance with Policy L7 of the Core Strategy.


ACCESS, HIGHWAYS AND PARKING


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

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


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


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

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

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

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


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

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

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

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


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


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


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


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


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


Amendments since Resolution on 10th May 2012

47. The service lay by on Wharfside Way now incorporates an enclosed service yard area.  This would have no undue impact on the street scene as it remains set back from the road.  A swept path analysis has been submitted that demonstrates that the provision of this enclosure would have no undue impact on access.   The amendment is therefore considered to be acceptable.  A detailed scheme remains required for the amendments to the highway that are required in order to provide the service lay by and drop off facility, including the surfacing treatment and for the provision of the drop down bollards or an alternative agreed restricted access provision for match days.   

DEVELOPER CONTRIBUTIONS


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


· Affordable housing;


· Highway infrastructure;


· Sustainable transport schemes; 


· Green infrastructure; 


· Outdoor sports and recreation; and 


· Education and facilities.  


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

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


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


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


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


 Amendments since Resolution on 10th May 2012


51. The minor amendments to the design of the scheme have resulted in a £934 increase in the total developer contributions to £246,228 split between:


i. A contribution of £38,399 towards highway infrastructure;


ii. A contribution of £125,369 towards sustainable transport schemes;


iii. The provision of 266 trees on site or a contribution of £82,460 to be reduced by £310 per tree planted on site in accordance with an approved landscaping scheme.  


CONCLUSION


52. It was previously concluded that the mix of uses proposed within this identified strategic location would be acceptable in this location; would lead to job creation and support the local economy, thereby supporting economic growth.  The purpose of this report is to consider minor amendments to the design of the scheme and it is concluded that these are acceptable in terms of design.  The proposal would be of high quality design addressing both the street scene and the canal side and would be a sustainable form of development in accordance with the NPPF and Policies SL2, L4 of L7 of the Core Strategy.  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: 

(i) A maximum financial contribution of £246,228 split between £38,399 towards highway infrastructure; £125,369 towards sustainable transport schemes and £82,460 towards Red Rose Forest (to be reduced by £310 per tree planted on site);


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

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

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

1. Standard time limit


2. List of approved plans including amended plans 16th October 2012


3. Material samples


4. Retail use to be ancillary


5. Framework Travel Plan for staff and visitors

6. Drainage details


7. Landscaping


8. Landscape maintenance 


9. Contaminated land part 1

10. Contaminated land part 2


11. Acoustic assessment

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


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


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


15. Off site parking and management strategy

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

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

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

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

20. External lighting scheme


21. Crime Prevention Plan  


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


23. Development to be carried out in accordance with submitted renewable energy study


24. Prior to use of external roof area accessed from 2nd floor level other than for maintenance purposes, full details of the proposed use of this area shall be submitted to and approved in writing by the Local Planning Authority


DR
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		WARD: Timperley

		78138/FULL/2012

		DEPARTURE: No





		Erection of 2 x pairs of three storey dwellinghouses (4 dwellings in total), formation of vehicular access and associated landscaping.



		136-138 Park Road, Timperley, WA15 6QQ





		APPLICANT:  Calderpeel Partnership Ltd





		AGENT: Calderpeel Architects





		RECOMMENATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site is a vacant plot approx. 0.01ha in size located on the south side of Park Road, Timperley.  The site had formerly been occupied by a two and a half storey building used as office/residential. This building was demolished a number of years ago due to concerns regarding its structural stability.  To the south east side of the site is 140 Park Road, one half of a pair of period dwellings with living accommodation over three levels.  To the south and west side of the site is St Hugh’s RC Primary School.  Residential dwellings are located to the north of the site on the opposite side of Park Road.


PROPOSAL


This application seeks the erection of 2x pairs of three storey dwellinghouses (4 dwellings in total) along with the formation of a new vehicular access and associated landscaping.  This application proposes the identical development to that approved under Planning Ref:H/70586 ‘Erection of two pairs of semi-detached, three storey houses with associated access, parking and landscaping’ approved on the 14th January 2009, the scheme was never implemented and the permission expired on the 14th January 2012.  


The proposed dwelling houses will have living accommodation over three levels with an integral single garage space included as part of the ground floor layout.  The properties will incorporate a projecting pitched roof bay over the three levels of accommodation to both the front and rear elevations.  Flat roof dormer window located to both the front and rear elevation of each of the dwellings.


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


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


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

H/70586 – Erection of two pairs of semi-detached, three storey houses with associated access, parking and landscaping – Approved 14/01/2009


H/62168 – Demolition of existing office/apartment building and erection of 6no. self-contained apartments including new access (revision to planning approval H/60216) – Approved June 2005


H/60216 – Demolition of existing office/apartment building and erection of 6no. self-contained apartments including new access – Approved October 2004.


APPLICANT’S SUBMISSION


The applicant has included a Design and Access Statement as part of the application submission.


CONSULTATIONS


LHA – To meet the Councils car parking standards the provision of three car parking spaces should be provided for each 4 bedroom dwellinghouse, the proposals provide an integral garage and a driveway space for each property, Whilst there are no objections in principle to the proposals, the LHA would request that a condition is applied to ensure that the garages are retained as garages.  In addition, the driveways require a 6m aisle width behind them in order for cars to turn within the site and exit in forward gear, the aisle widths provided are substantially shorter than this and although a turning head is provided, it is felt that the constrained width of the driveways will make it difficult to exit these parking spaces.  Therefore there are no objections to the proposals subject to the provision of a 6m aisle width for the driveways.


The applicants attention is drawn to the need to gain further approval from Trafford Councils Streetworks Section for the construction, removal or amendment of a pavement crossing under the provision of section 184 of the Highways Act 1980.


The applicant must also ensure that adequate drainage facilities or permeable surfacing is used on the area of hard standing to ensure that localised flooding does not result from these proposals.


Pollution and Licensing (Contaminated Land) – The site is within 250m of a known landfill site or area that has the potential to create gas.  Appropriate gas protection condition to be attached.

Drainage – Site is within a Critical Drainage Area, standard informative to be attached


Highways – No objection – New vehicle crossing to be agreed with Local Highway Authority.

REPRESENTATIONS


None


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. This particular site has benefited from a number of recent approvals for residential development at the site.  The most recent of which H/70586 (see Planning history section of this report) expired in January of this year.

2. The NPPF states that the Government's key housing objective is to increase significantly the delivery of new homes and that the planning system should aim to deliver a sufficient quantity, quality and range of housing consistent with the land use principles and other policies of the NPPF. There should be a 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 to deliver complementary improvements to the social infrastructure, not harmful to the character or amenity of the immediately surrounding area and in accordance with Policy L7 (Design) and other relevant policies within the Development Plan. 

3. The application site previously accommodated residential and office use, although the site is currently a vacant brownfield plot. Having regard to the above, residential development on this site is acceptable in principle under the NPPF and Core Strategy, provided it would not harm the character and amenity of the local area. This is considered in the following paragraphs.

RESIDENTIAL AMENITY


4. Immediately to the rear of the site is the nursery building part of the overall St Hugh’s RC primary school site.  A row of large conifers are located along this boundary within the application boundaries, these are approximately 6m-7m in height.  The proposed dwellings will retain a distance of approximately11.5m from the rear elevation to the rear boundary of the site.  The Council guidelines with regards new residential development indicate a distance of 10.5m as an acceptable distance to be retained from first floor habitable room windows, this distance increasing by 3m for every additional floor.  The current scheme would therefore fall short of the required 13.5m required from the second floor habitable room windows to the boundary.

5. Notwithstanding this shortfall, the current scheme is identical to that approved previously.  Appropriate weight is also to be attached to the fact that the area to the rear of the site is school land and not private residential amenity space.  In addition the proposed house would be 3m further away from the rear boundary with the school than the previously approved flats under (H/62168) which also had three levels of habitable accommodation.

6. 140 Park Road has various windows in the western side elevation facing towards the application site.  The previous approval included an amendment (which is also included in this current application) to move the dwellings further away from the shared boundary with 140 Park Road to retain a distance of 15.2m from a sole first floor bedroom window to the new building.  Two clear glazed windows to two separate bedrooms within the loft area are served by light from large roof lights on the front and rear elevations.  In addition the new dwellings would have a ridge height 1.2m lower than No. 140 Park Road and a roof that slopes away from No.140.  As previously, it is therefore considered that the development would result in any overbearing or visually intrusive impact on the occupants at 140 Park Road.

STREETSCENE


7. The design of the dwellings is considered acceptable, although they are relatively tall buildings with accommodation over three levels, this is not uncharacteristic of the area and the properties would still be subservient in height to the adjacent 140 and 142 Park Road.  Adequate amenity space is provided with appropriate soft and hard landscaping to the site.  This includes a 1.2m high brick wall along the front boundary.


ACCESS & PARKING


8. The LHA have no objection in principle to the scheme in terms of parking provision as each plot can accommodate two off-street car-parking spaces, the current parking standards require three spaces however permission had been granted for the scheme previously with two spaces each.  LHA have requested that the aisle width be amended to 6m in order to allow cars to exit site in first gear.  The aisle width as approved and as proposed on this current scheme is 4m; it is considered that notwithstanding the LHA’s comments, sufficient provision has been made to allow cars to reverse into the turning head to enable cars to exit in first gear, and in any case the layout is as previously approved.  A bus stop is located to the front of the site; the developer will be liable for cost of relocating the bus stop in order to allow the new access to site.


DEVELOPER CONTRIBUTIONS


9. The development would be subject to several contributions under SPD1 for it to be acceptable.  These include Highways; Public Transport; Specific Green Infrastructure; Spatial Green Infrastructure, Sport & Recreation and Education.


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).

		Gross TDC required for proposed development.



		

		

		

		



		Affordable Housing

		n/a

		n/a

		n/a



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

		£620.00

		£0

		£620.00



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

		£1,228.00

		£0

		£1,228.00



		Specific Green Infrastructure (including tree planting)

		£3,720.00

		£0

		£3,720.00



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

		£15,505.15

		£0

		£15,505.15



		Education facilities.

		£44,727.31

		£0

		£44,727.31



		Total contribution required.

		

		

		£65,800.46





CONCLUSION


11. The application proposes the erection of four dwellings on a brownfield site the development of which would contribute to the supply of housing within the Borough in line with policy L1 of the Core Strategy.  The proposal would incorporate adequate parking provision, would improve the appearance of the site within the street scene and would have no undue impact on the amenity of neighbouring occupants in accordance with Policies L4 and L7 of the Core Strategy and the NPPF.  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 form of development for the site on completion of a legal agreement to secure a maximum financial contribution of £65,800.46, split between £620.00 towards highways and active travel infrastructure; £1,228.00 towards public transport schemes; £3,720.00 towards specific green infrastructure; 15,505.15 towards spatial green infrastructure and £44,727.31 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


2. Approved Plans


3. Submission of materials


4. Landscaping


5. Tree Protection


6. Details of front boundary wall to be submitted prior to works commencing on site


7. Removal of permitted development rights (for the erection of extensions, porches, outbuildings, dormers, additional windows to side elevations, fences within the front garden and additional areas of hardstanding.


8. Garage space not to be converted to additional living accommodation.


9. Obscure glazing and windows fixed shut on the southeast elevation of the south-easterly of the two buildings approved. 


10. Flat roofed area of the rear of the buildings not to be used as a balcony 


11. Details of new bus stop location to be submitted to the LPA and agreed by the LPA and TfGM.


12. Suitable gas protection measures to be submitted and agreed by the LPA prior to works commencing on site.


13. Details of porous hardsurfacing for driveway and parking areas.

CM





		WARD: Bucklow St. Martin's

		78762/FULL/2012

		DEPARTURE: No





		Erection of two storey front extension to existing sports academy building



		Sale Rugby Club, Carrington Lane, Carrington, M31 4AE






		APPLICANT:  Sale Rugby Club






		AGENT: Ludlam Associates






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT










SITE


The application site lies to the south west of Carrington Lane and is occupied by Sale Rugby Football Club.  The site forms the Sale Sharks training ground and is also a North West Regional Rugby Academy.  The site comprises of two detached two storey buildings with associated playing pitches and surface car parking.  The application relates to the existing two storey sports academy building adjacent to the training pitches.  A small car park is located to the front of this building with a larger car parking area closer to Carrington Lane.  


Ackers Farm and associated mews properties lie to the west of the site.  The farm house is a Grade II listed building.  

PROPOSAL


Planning permission is sought for the erection of a two storey extension to the existing Sports Academy building that would extend the north east elevation of the building towards the small car park in front.  The extension is proposed to measure 10.7m by 19.6m with a footprint of 210m2.  A player lounge and six consulting rooms are proposed to the ground floor and the first floor would provide a conference room, two social media rooms, two Sharks Foundation rooms and an open plan academy/community space.  The total gross floor space of the development would amount to 420m2 which represents a 42% increase on the size of the original building.  

DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


L8 – Planning Obligations


R4 – Green Belt, Countryside and Other Protected Open Land


R5 – Open Space, Sport and Recreation


PROPOSALS MAP NOTATION


Green Belt

Protection of Landscape Character


The Mersey Valley


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None relevant


PRINCIPAL RSS POLICIES

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


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/67587 - Erection of 4 no. 15m high floodlighting columns and increase in height of 6 no. existing floodlighting columns from 10m to 15m (Approved October 2007).  

H/65452 – Change of use of land to sports training pitch (in association with use of adjacent land (Approved November 2006).  

H/ARM/60346 - Application for reserved matters approval for the design and external appearance of a sports academy building approved under outline planning permission H/OUT/54456 (Approved January 2005).  


H/59969 - Erection of 6 no. 10m high floodlighting columns (Approved November 2004).  


H/OUT/54456 - Erection of sports academy building, associated car parking and landscaping (Approved October 2003).  

H/54455 - Retention of use of agricultural barn for storage and provision of rugby training facilities in connection with the use of the adjacent site as a rugby training ground (Approved November 2002).  


H/53329 – Change of use from agricultural land to rugby training ground in association with use of adjacent land (Approved April 2002).  


H/46799 – Change of use of agricultural land to a training ground with access from Carrington Lane and ancillary car parking (Approved March 1999).  

APPLICANT’S SUBMISSION


Referred to where necessary in the Observations section of the report.  


CONSULTATIONS


Greater Manchester Ecology Unit:  Building is of modern construction not accessible by bats.  Recommend weatherboarding is removed by hand as condition of permission.  Informative also recommended to ensure applicant and contractors are aware of protected status of bats.  


REPRESENTATIONS


None received.  


OBSERVATIONS


PRINCIPLE


1. The NPPF states that Local Planning Authorities should enhance the beneficial use of the Green Belt and such use includes the provision of opportunities for outdoor sport and recreation.  The construction of new buildings in the Green Belt is inappropriate unless they meet certain exceptions; one of which is the provision of appropriate facilities for outdoor sport and recreation.  The extension or alteration of existing buildings in the Green Belt are also identified exceptions that are considered not to be inappropriate providing they do not result in disproportionate additions over and above the size of the original building.  A 30% increase above the original floor space of an existing building in the Green Belt would normally be considered to be proportionate.  

2. In this case, the extension to the existing Sports Academy building would result in a 42% increase over and above the floor space of the original building and as such, it is considered to constitute inappropriate development in the Green Belt.  Inappropriate development is, by definition, harmful to the Green Belt and should not be approved except in very special circumstances.  Very special circumstances will not existing unless the potential harm to the Green Belt by reason of inappropriateness or any other harm, it clearly outweighed by other considerations.

3. The applicant has submitted supporting information to demonstrate very special circumstances.  Sale Rugby Football Academy forms part of a network of 12 regional Rugby Academies and is the designated North West Regional Rugby Academy, which provides training, education, professional coaching, mentoring and competition for young players aged between 16 and 21.  The Academy develops the skills of up to 25 young athletes from Lancashire, Cheshire, Greater Manchester and Merseyside and also provides extensive outreach support within universities, clubs and schools.  


4. The proposed extension would allow Sale Rugby Club and Sale Sharks, who are tenants of Sale Rugby Club, to develop more programmes for other clubs, schools, the Rugby Football Union and some Rugby League teams who train at the venue.  The extension would secure a long term tenant to the Carrington site (Sale Sharks) as the current lease has only four years left to run.  The Sharks Connections Community Trust embraces over 130 organisations and community activities include learning and skills programmes in schools, such as the MBNA Tackling Numbers and Tag Rugby programmes, which are popular with younger children.  Schools and clubs also visit to watch the players train and improving the Sale Rugby Football Academy building would benefit the region and allow the club to promote it as a world class training facility.  

5. The creation of the Sale Rugby Football Academy was supported and funded by the Lottery Fund, Sport England, England Rugby and the Rugby Football Union as part of their World Class Performance Plan to develop young players with the potential to play for England.  Outline planning consent was granted in October 2003 following referral to the Secretary of State, who considered that whilst the new building would normally represent inappropriate development within the Green Belt, it would not have had a significant impact on the openness of the Green Belt and furthermore, the establishment of a Regional Rugby Academy constituted a special circumstance.  


6. The outline permission H/OUT/54456 approved in October 2003 granted consent for a significantly larger building than was subsequently constructed as a result of the reserved matters permission H/ARM/60346.  The applicant states that the academy building sought by the outline consent was proposed to accommodate both the Sale Members Club and Sale Sharks, the shared occupiers of the Heywood Road facility however Sale Sharks became disassociated with Sale Members Club following the grant of the outline consent and as a result, the subsequent reserved matters application scaled the overall size of the building down to accommodate only Sale Sharks.  Prior to the completion of the Sports Academy building, the applicant states that relationship between Sale Sharks and the Sale Members Club was restored and the completed building was undersized.  This has recently been exacerbated by Sale Sharks decision to move from the Edgeley Park ground to the Salford City Stadium on the banks of the Manchester Ship Canal.  


7. As a result, the applicant states that it is now essential the extension takes place to secure the future of the Carrington site and secure a long term tenant (Sale Sharks).  It is noted that the Sports Academy building as extended would remain smaller than that which was originally granted outline consent in 2003.  Although the proposal represents inappropriate development by reason of the 42% increase on the floor space of the original building, the applicant has presented very special circumstances.  It is considered that these are sufficient to overcome any harm by reason of inappropriateness.  The proposal is therefore considered to be acceptable in principle.  

GREEN BELT AND VISUAL AMENITY

8. Although the proposal represents inappropriate development by reason of the 42% increase above the floor space of the original building, the extension would maintain the width, depth and height of the existing building and would be constructed of the same materials and furthermore, the building remains smaller than that originally granted outline consent in 2003.  Application H/OUT/54456 considered the impact of the building on the Grade II listed Ackers farmhouse to the west of the site and it was concluded that the Sports Academy building would not adversely affect the character and setting of this listed building.  The extension would remain 50m away from the farmhouse and as such, it would not unduly visually dominate the listed building.  It is therefore considered that the proposed extension would not have a significant impact on the openness of the Green Belt and would not result in undue harm to the visual amenities of the Green Belt or the setting of Ackers Farmhouse.  As such, the proposal is considered to be in accordance with Policy R4 of the Trafford Core Strategy and the NPPF.  

ACCESS, HIGHWAYS AND PARKING


9. The proposed extension would extend towards the small car park in front of the Sports Academy building and as such would result in the loss of 8 no. car parking spaces.  A site plan has been submitted to demonstrate that 99 car parking spaces would remain within the wider site, a number of which are not formally marked to accord with the requirements of planning permission H/ARM/60336.  In addition, 2 motorcycle parking spaces and 6 bicycle parking spaces would also be provided in accordance with Council guidelines, which form the only proposed alterations in respect of parking.  A condition is recommended requiring these motorcycle and bicycle parking spaces to be provided with facilities for locking points and thereafter retained at all times in accordance with details to be agreed.  The proposal is considered to be acceptable and in accordance with Policy L4 of the Trafford Core Strategy and SPD3: Parking Standards and Design.   


RESIDENTIAL AMENITY


10. The nearest residential properties are situated on Ackers Lane to the west of the site.  The proposed extension would have no impact on the amenity of the occupants of these properties.  In terms of the use of the building, conditions were attached to the previous permissions to ensure that the building is used for ancillary sporting facilities only and not used for social functions and to ensure the building was not open outside the hours of 08:00-21:00 on any day.  The condition applied in respect of the opening hours was incorrectly applied as 21:00 and should have been 22:00 in line with the Additional Information Report and the approved minute associated with the 21st November 2002 committee meeting.  As such, a condition is recommended to be attached to the permission to ensure the building is not open to the public outside the hours of 08:00-22:00 on any day.  The applicant has been asked to clarify the opening hours sought and a further update will be included in the Additional Information Report if necessary.  The proposal would have no undue impact on the amenity of neighbouring residents and is therefore in accordance with Policy L7 of the Trafford Core Strategy.  


DEVELOPER CONTRIBUTIONS


11. 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

		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)

		£2,196

		n/a

		£2,196



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

		£9,156

		n/a

		£9,156



		Specific Green Infrastructure (including tree planting)

		£4,030

		n/a

		£4,030



		Spatial Green Infrastructure, Sports and Recreation 

		n/a

		n/a

		n/a



		Education facilities

		n/a

		n/a

		n/a



		Total contribution required

		                                                                          £15,382





12. The specific green infrastructure contribution equates to 13 trees and would be reduced by £310 per tree planted on site in accordance with an approved landscaping scheme, up to a maximum reduction of £4,030.


13. A s106 legal agreement is associated with the outline application H/OUT/54456 for the erection of the Sports Academy building, the purpose of which is to ensure that the building is permanently retained as a sports academy at all times.  The proposed extension would result in a new permission for the Sports Academy building and as such, the provisions of the original s106 are to be incorporated into the new legal agreement that would also secure the developer contributions.  

CONCLUSION

14. The proposal represents inappropriate development in the Green Belt for which it is considered that the applicant has demonstrated ‘very special circumstances’ exist that outweigh the harm that would arise to the Green Belt by reason of inappropriateness or any other harm.  It is considered that the proposed extension would not have a significant impact on the openness of the Green Belt or the purpose of including land within it and furthermore, the building remains smaller than that originally granted outline consent in 2003.  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;


(i) a maximum financial contribution of £15,382, split between £2,196 towards highway infrastructure; £9,156 towards sustainable transport schemes and £4,030 towards Red Rose Forest (to be reduced by £310 per tree planted on site in accordance with an approved landscaping scheme);

(ii) the permanent retention of the building as a Sports Academy.  

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


1. Standard


2. List of approved plans


3. Matching materials


4. The building shall provide ancillary sporting facilities only and shall not be used as a bar or for sporting functions


5. The building shall not be used later than 22:00 or before 08:00 on any day


6. Provision and retention of cycle and motor cycle parking in accordance with details to be agreed


7. Weatherboarding to be removed by hand


DR






		WARD: Priory

		78894/FULL/2012

		DEPARTURE: No





		Change of use from office to community recovery drug and alcohol structured day care programme unit for adults (over 25's only), including installation of concrete ramp with hand rail and new door to south-west elevation; installation of external stairs and door to north-east elevation; enlargement of basement lightwell and reinstatement of four windows at basement level to north west elevation.



		Bridgewater House, Bridgewater Street, Sale, M33 7EQ





		APPLICANT:  Miss Sara MacGregor





		AGENT: Michael Hyde and Associates Ltd





		RECOMMENDATION:  GRANT 







SITE


The application relates to a part single, part two storey building situated on the western side of Bridgewater Street.  The premises currently comprise of office accommodation.  A car park serving the offices is situated to the south-west of the site.  Residential apartments bound the site to the north and residential dwellinghouses bound the site to the south.  A bowling green associated with Sale Excelsior WMC bounds the site to the west.  The site is situated close to Sale Town Centre and the Bridgewater Canal.


PROPOSAL


The application proposes the change of use of the premises from offices to a community facility that would provide a recovery drug and alcohol structure day care programme unit for adults over the age of 25.


The application is proposed by Phoenix Futures, which is a substance misuse and alcohol service working with individuals across England and Scotland, supporting them in addressing their substance misuse or alcohol problems.  It is a national charity that has been operating for 42 years.  The charity has existing sites within the Borough in Old Trafford and Sale.


The applicants have detailed that the service users who would attend the programme fall into two categories: - 


1) Individuals who are stable with regards to their substance misuse and who are ready and willing to engage in their service.


2) Individuals who have become abstinent and who wish to remain abstinent, these are the majority of the service users and the work they will be doing is one-to-one work, group sessions and sessions around gaining education, training and employment.


The applicants have further detailed that part of their contract is to ensure people become work ready and or gain employment.  Therefore if individuals arrive under the influence they are required to go home and return on another day.  The applicants have advised that this situation has never been an issue in the five years they have worked in Trafford and that it is often the case that people do not turn up when they are under the influence.


The facility is proposed to be open between the hours of 09:00 and 17:00 on Mondays to Fridays and would be closed on Saturdays and Sundays.


The proposal also includes the installation of a concrete ramp with handrail and a new door to the south-west elevation; the installation of external stairs and a door to the north-east elevation; the enlargement of an existing basement lightwell and the reinstatement of four windows at basement level to the north-west elevation.


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

W1 - Economy

PROPOSALS MAP NOTATION


Unallocated


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Uses and Infrastructure


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


MCR3 – Southern Part of the Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

H01422 - Change of use from mission hall to storage of shoes and footwear – Approved with conditions 03/04/1975.


H01574 - Change mission hall to warehouse for stationery greetings cards etc – Approved with conditions 08/05/1975.


H04029 - Erection of a porch, external alterations to windows and internal alterations – Approved with conditions 16/09/1976.


H10500 - Construction of first floor residential flat for use in connection with business – Approved with conditions 11/10/1979.


APPLICANT’S SUBMISSION

The applicants have submitted a Design and Access Statement and supporting statements in regards to the proposed development, which also detail the service that is proposed and to respond to concerns that have been raised by neighbouring residents.  The following information has been provided by the applicant: - 


· All staff will not be allowed to park within the residential areas, it will be made very clear that all staff and visitors will only be allowed to park in the car park of Bridgewater house and or pay and display parking in Sale.

· Whilst foot traffic may increase, it will not be noticed as they do not arrive in gangs and on a typical day they only have approximately 20-25 service users attending in one day, which is usually spread throughout the day.

· No staff or service users who will be attending the site will be allowed to hang around outside the building, they are not allowed in their current services at Old Trafford.


· The probation and courts can refer to their services, however this has never caused an issue in the past and the majority of service users attend on a voluntary basis as they themselves want to change.


· In the 5 years they have been in Trafford not once has there been any criminal activity or anti-social behaviour in or outside of the service.  Through the work they have done in Trafford they have assisted in crime reduction in Trafford, for example alcohol related crimes have reduced by 46.7%.


· The service would not decrease the value of surrounding property.  Some of their existing sites throughout England and Scotland are located in some of the wealthiest parts of the country.


· The service will be very discreet and many people will not know what it is unless there is a link directly with the service.


Further information provided by the applicants is discussed where relevant within this report.

CONSULTATIONS


LHA – No objections.  Request that the provision of 1 cycle parking space per 4 staff and 3 cycle parking spaces for visitors are provided within the site in a secure manner.  Further comments are discussed in the Observations section of this report.

Pollution & Licensing – No objections.

Greater Manchester Police Design for Security – No objections.


REPRESENTATIONS


7 letters of objection have been received from 5 neighbouring residents/property owners, which raise the following concerns: - 


· It would result in a large increase in both vehicular and foot traffic to the premises.  Bridgewater Street is already subject to parking restrictions and it is considered unlikely that the present availability of on-street vehicular parking will be adequate for the type of development proposed.


· There may be issues as to noise and disturbance resulting from the proposed use.


· A lot of people using the centre will only be going due to court orders and as a result they tend to bring their friends along which leads to gangs of kids hanging around outside the centre, which could result in anti-social behaviour and criminal activity.


· It will have a serious impact on the value of their properties and the quality of the tenant they attract.

· Reservations as to the implications of safety.

OBSERVATIONS


PRINCIPLE OF PROPOSAL


1. The application site is unallocated in the Revised UDP Proposals Map.  There are no policies within the Trafford Core Strategy that presume against this form of development in this location.  The proposal is therefore considered acceptable in principle.  The main areas for consideration are therefore the impact of the proposed development on residential amenity, highway safety and the visual impact of the proposed external alterations.

PERCEPTION OF THE USE AND IMPACT ON RESIDENTIAL AMENITY


2. It is recognised that the proposed use has generated concerns amongst some local residents.  These concerns relate in the main to parking and the nature of the intended service users – that is those with drug and/or alcohol problems and the risk of noise and disturbance that would generate because of this.  The applicants have provided details as to how the premises would be operated, including appointment only and constant staffing of the service which is only available during office hours.


3. The applicants have also confirmed that the congregation of clients in and around the outside of the premises would not be tolerated and has not been a problem at their existing sites within the Borough.  The premises will be discretely presented and the clients will be referred to the service and attend the premises by appointment only and that if individuals arrive under the influence they are required to go home and return on another day.  They have confirmed that they have not experienced problems in regards to this at their existing sites.  The applicant has also detailed that an average of 20 to 25 clients would attend the site each day, over the course of the day.


4. Based upon this information it is considered that the proposed use would be quite low key and that there would be no real basis for concern regarding the nature of the use.  The site is situated close to Sale Town Centre and would replace an existing office use which currently has the ability for individuals to be coming and going from the site throughout the day.  The proposed use would only operate during normal working hours on Mondays to Fridays and would be closed at weekends.  It is therefore considered very unlikely that that any increased activity at or around the premises would be so significant that it would be discernable from the general activity in this area throughout the day.  It would also be extremely difficult to argue that the specific users of this service would be any more likely to cause noise and disturbance at or around the premises than any other client group, particularly given the information provided by the applicants as to how they would run the service.


5. It is therefore considered that the proposed use of the premises would not lead to additional noise and disturbance that would be so significant that the amenity of nearby businesses or residential properties would be adversely affected.  A condition limiting the hours of the opening of the premises to those applied for is recommended.


6. The application also proposes the installation of an external ramp and stairs, new doors, the enlargement of an existing basement lightwell and the reinstatement of four windows at basement level to the north-west elevation.  As the new windows would be situated at basement level it is considered that they would not result in a loss of privacy to neighbouring residents.  The proposed ramp would have a maximum height of 0.5m and a minimum distance of 5m would remain between the ramp and the south-western boundary with No.5 Bridgewater Street.  The proposed stairs would have a maximum height of 0.7m and a minimum distance of 5.8m would remain between the proposed stairs and the northern boundary with residential apartments on Egerton Drive.   It is therefore considered that the proposed external alterations to the building would also not unduly impact on residential amenity.


7. It is recognised that a residential dwellinghouse, No. 5 Bridgwater Street, immediately adjoins the site to the south.  The car park to the site lies between the building and the common boundary with No.5.  This car park is existing and it is considered that the noise generated from vehicles visiting the site would not be significant or greater than the existing office use.  Also, for the other reasons outlined above it is considered that the proposed use would not unduly impact on the residents of No.5.


HIGHWAY SAFETY AND PARKING PROVISION


8. To meet the Council’s car parking standards, the existing B1 use on the site would be required to provide 17 car parking spaces.  The existing car park provides approximately 7 car parking spaces, which do not operate independently as they fall short of the Council’s dimension standards.  The existing access to the site does not provide simultaneous access and egress and the proposed concrete ramp narrows the width available further.  


9. An open D1 use would require the provision of 24 car parking spaces, however, as the proposed use would only be for adult education / rehabilitation uses, the parking requirements are just 1 car parking space per 4 staff member.  The applicant has detailed that a total of the equivalent of 16 full time staff would operate from the site, which would therefore generate the need for 4 staff car parking spaces.  As such the car parking would be for staff only and whilst it does not conform exactly to the Council’s car parking standards, the car park would operate as it currently does and therefore is not considered sufficient grounds for refusal.

DESIGN AND VISUAL AMENITY


10. The proposed windows at basement level would be situated where windows have previously been located.  The window design is considered acceptable and in keeping with the host building.  It is considered that the addition of a ramp to the south-western elevation and ground floor stairs to the north-east elevation would not adversely impact on the appearance of the existing building or character of the street scene and surrounding area.  The applicants have detailed that the handrail and stairs will be colour treated and a condition is recommended to ensure that this is carried out in accordance with the approved plans.  It is therefore considered that the proposed external alterations are acceptable on design grounds and would not adversely impact on the existing street scene or character of the surrounding area.


DEVELOPER CONTRIBUTIONS


11. The Council’s Supplementary Planning Document: Planning Obligations (SPD1) sets out the contributions required towards highways infrastructure, sustainable transport schemes, specific green infrastructure, outdoor sports and recreation, highways contributions and education facilities. The proposed development would not require a financial contribution with regard to the above as it falls within an exemption in Section 2.4 of the SPD as it is a development by a charitable institution for charitable purposes. 

RESTRICTION OF USE

12. The use of the premises as a day care service for those with substance misuse and alcohol problems would fall within Use Class D1 (Non- Residential Institutions) of the Town and Country Planning (Use Classes) Order.  This use class also includes medical clinics, crèches, day nurseries and places of worship.  If planning permission is granted, a change of use to other uses within Class D1 would not require planning permission.  As such uses could raise other issues, particularly in relation to traffic generation, the level of car parking required, potential noise and disturbance to neighbouring residents and the requirement for financial contributions under SPD1, it is considered appropriate to limit the use of the premises to that applied for and an appropriate condition is therefore recommended. 


RECOMMENDATION: GRANT subject to the following conditions 


1. Standard Time Limit


2. List of Approved Plans

3. Colour Treatment of handrail and stairs in accordance with the approved plans


4. The premises shall be used as a non-residential community recovery drug and alcohol structure day care programme unit for adults only and for no other use falling within Class D1 of the Town and Country Planning (Use Classes) Order 1987 (As Amended) unless a further planning permission relating to such alternative use has first been granted on application to the Local Planning Authority.


5. The premises shall not be open to the public other than between the hours of 09:00 and 17:00 on Mondays to Fridays.  The premises shall be closed all day on Saturdays and Sundays.


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

7. Provision of 7 cycle parking spaces.

VW





		WARD: Gorse Hill

		79033/FULL/2012

		DEPARTURE: No





		Erection of 42 metre high steel clad chimney stack.



		Kellogg Co of GB Ltd, Park Road, Stretford, M32 8RA





		APPLICANT:  Kellogg Company of Great Britain Ltd





		AGENT: Cofely Ltd





		RECOMMENDATION:  GRANT







SITE


The application site is the manufacturing plant of Kelloggs Co of GB Ltd. The site is within Trafford Park Industrial Park. 


The proposed chimney stack is to be sited to the north of the main factory building to the east of Park Road. The chimney stack is proposed to be located relatively close to an existing 42m high chimney stack. 


PROPOSAL


The application seeks permission to erect a 42m high x 1.23 diameter steel clad chimney stack. The chimney is a ‘hot gas by pass’ stack which is adjacent to and connected to the existing blast stack outlet of the combined heat and power plant which is also 42m high.  


The proposed chimney stack is also within 30m of a 45m stack. The main factory building which is sited beyond the proposed stack has an overall height of approx. 34m and the stack will be seen set against this building. 


The applicant advises that the purpose of the additional stack is to generate a significant quantity of additional electricity at the site and thereby reducing the import of electricity. The requirement for the stack relates to the operation of the existing 1.5 MWe gas turbine combined heat and power plant (CHP). Currently there are periods where the gas turbine CHP plant automatically stops operating if the site steam demand required is not generated and as a consequence the site will therefore need to import electricity.  


It is anticipated that the colour of the proposed stack will be a light grey to match the adjacent stacks. 


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


Trafford Park Place objectives


PROPOSALS MAP NOTATION


Trafford Park


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None relevant


PRINCIPAL RSS POLICIES

None relevant


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

H/50503 Application under S.36 of the Electricity Act 1989 for the erection of a 62 MW natural gas fired Combined Heat and Power Generating Plant


Approved 10/05/2001


H/63041 Installation of a 4.9 MWe combined heat and power plant with 42 metre high chimney stack.


Approved 17/11/2005


H18417 Erection of 148’ 9’ high steel aluminium clad chimney


Approved 08/09/1983


CONSULTATIONS


Pollution and Licensing – The applicant has submitted an air quality assessment as the site is located within an Air Quality Management Area. 


The development will result in a greater operating time of the Heat and Power plant of approximately 1898 hours per year. The Air Quality Assessment contains a dispersion model to predict the potential air quality effects resulting from emissions to air of oxides of nitrogen (NOx) from the increased use of the Heat and Power plant. The assessment covers the impacts at the nearest human receptor locations. 


The assessment demonstrates that the annual change in mean (NOx) concentrations will be of negligible impact. This conclusion is reached through calculation of a change in annual mean NO2 concentrations of ≤0.1ugm3 at all sensitive receptors. 


REPRESENTATIONS


None received

OBSERVATIONS


IMPACT ON AIR QUALITY


1. The site is within an Air Quality Management Area and as the proposed stack is to facilitate the continuous operation of the combined heat and power plant at the site an Air Quality Assessment has been submitted. The Air Quality Assessment demonstrated that the annual change in mean NOx levels will be of negligible impact and the Environmental Health Officer is satisfied with the conclusions of the assessment and has raised no objections. 


VISUAL AMENITY


2. The proposed stack is of a significant height at 42m high, however in the context of the 34m high building which it is immediately adjacent to and the existing two chimney stacks which are 42m and 45m in height, it is considered that the additional chimney stack will not appear as a prominent addition when viewed from outside of the site and a photo montage has been submitted which demonstrates this. 


3. Details of the colour of the stack have not been submitted but the existing stacks are a light grey colour and the photo montage submitted with the application indicates a similar appearance and therefore it is recommended that this detail is required by condition. 


4. The additional chimney stack will be most visible from Park Road to the west of the site running through Trafford Park. It is not considered that views of the additional chimney stack from this route through the industrial park will be harmful to visual amenity. The stack will not appear out of context in the surroundings of the existing industrial buildings. 


5. There are residential properties to the south of the site off Park Road and on Keswick Road more than 200m away from the location of the proposed chimney stack. The main Kelloggs buildings are visible from Keswick Road and one of the existing chimney stacks is visible (the 45m stack) however this is set in the context of existing lighting columns and it is the building which is more prominent than the chimney stack. It is considered that any views of the proposed additional chimney stack from within these residential streets would be very limited and would not result in loss of visual amenity. 


CONCLUSION


6. The proposal will provide additional electricity through the combined heat and power plant at the site and will improve efficiencies for the company. It is considered that the proposal will not result in any unacceptable impact to air quality or to visual amenity and therefore complies with policy L7 of the Core Strategy.

RECOMMENDATION: GRANT subject to the following conditions 


1. Time limit (3 years)


2. Development in accordance with approved plans


3. Details of the finish and colour of the chimney stack shall be submitted to and agreed in writing by the LPA


MH






		WARD: Timperley

		79138/FULL/2012

		DEPARTURE: No





		Erection of 6 no. detached dwellings with associated parking and landscaping following demolition of existing Public House.



		Sylvan Inn, Woodhouse Lane East, Timperley, WA15 6AJ





		APPLICANT:  Altin Homes





		AGENT: De Pol Associates Ltd





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site comprises a large, two-storey vacant public house built in the 1920s together with its grounds including surrounding car parking to the front and a beer garden and patio to the rear.  The property is situated on the south side of Woodhouse Lane East and is bounded by Milton Drive to the east and Sylvan Avenue to the south.


The surrounding area is predominantly residential consisting largely of 1930s-1950s semi-detached properties with a small row of terraced housing to the south of the site on the south side of Sylvan Avenue.


There is currently vehicular access to the site from both Woodhouse Lane East and Milton Drive.  The beer garden is screened on the boundary to the main road by a timber panel fence measuring approximately 1.8 metres high.


PROPOSAL


The application proposes the erection of 6 no. detached family dwellings together with associated parking and landscaping following demolition of the public house.  The development would create a row of 5 no. detached dwellings fronting Milton Drive with the sixth house fronting Woodhouse Lane East.  


The dwellings are to be of contemporary design and materials with steeply pitched gable roofs and large elements of glazing.  The palette of proposed materials includes red brick, art stone feature frames, zinc cladding, PPC aluminium flashings and glass with slate roofs. The dwellings are to be two storey containing 3 bedrooms and a study with a master suite provided within the roofspace and zinc clad dormer.  Each of the properties has a balcony.  This is described on the plans as a Juliet balcony however it should be noted that these provide an enclosed space that could easily accommodate a table and chairs albeit with 2 flank walls and a roof.  With the exception of Plot 6 (explained later in the report) the studies are capable of conversion to provide a fourth bedroom.  


Off-street parking is to be provided to the front of each dwelling with private driveways allowing for the parking of 2 cars.

DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L1 - Land for New Homes


L2 – Meeting Housing Needs


L3 – Regeneration and Reducing Inequalities


L4 – Sustainable Transport and Accessibility


L7 – Design


L8 – Planning Obligations


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Uses and Infrastructure


L4 – Regional Housing Provision


MCR3 – Southern Part of the Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

None


APPLICANT’S SUBMISSION

The applicant has submitted additional supporting information in the form of a Planning Statement, Bat Report, Landscape Statement, Preliminary Risk Assessment and Affordable Housing Viability Study.  The information provided within these statements will be referred to where relevant in the Observations section of this report.

CONSULTATIONS


LHA – To meet the Council’s car parking standards the provision of 3 car parking spaces should be provided per dwellinghouse.  The proposals include just 2 car parking spaces for each unit which falls short of the Council’s car parking standards, however, the LHA is willing to accept these subject to the Council’s dimension standards being met.


In its current form the Council’s dimension standards for the size of parking spaces have not been met and therefore amendments are required in order for the proposals to be acceptable on highways grounds.


The applicant must also ensure that adequate drainage facilities or permeable surfacing is on the area of hard standing to ensure that localised flooding does not result from the proposals.


Pollution and Licensing – The Preliminary Risk Assessment (phase I) submitted with the application recommends a phase II investigation is carried out on the site and that the risks from unexploded ordinance is investigated further.  As such a phase II investigation/remediation condition is recommended.


Ecology Unit – GMEU raise no objection to the proposal on nature conservation grounds.

REPRESENTATIONS


At the time of writing the report one letter of support has been received from a neighbouring resident on Sylvan Avenue who considers that the proposal would enhance this family orientated community.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes the demolition of a vacant public house and the redevelopment of the site to erect 6 no. detached dwellings.  The application site is unallocated within the UDP proposals map. One of the key objectives set out within the NPPF, is the priority on reusing previously developed land within urban areas.


2. Policy L2 of the Core Strategy (Meeting Housing Needs) seeks to support the delivery of a balanced “housing offer”, providing the right quality and type of housing in the right places in line with national guidance and taking account of the findings of the Trafford Housing Market Appraisal (2006), the Greater Manchester Strategic Housing Market Appraisal (2008), the Trafford Economic Viability Study (2009) and the Trafford Housing Strategy (2009).  Policy L2 states that the Council is required to not only ensure that sufficient land is made available to maintain a rolling five-year supply of delivery of land for housing, but also to ensure that there is an adequate mix of housing types and sizes to meet the needs of the community.   It further 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 deliver complementary improvements to the Social Infrastructure, not harmful to the character or amenity of the immediately surrounding area and in accordance with Policy L7 (Design) and other relevant policies within the Development Plan.


3. The Planning Statement advises that the dwellings are all three bedroom detached family homes within an area dominated by semi-detached properties.  As a result the dwellings will contribute to broadening the local mix of house types and the supply of mid-size (3-4 beds) general market housing.  It continues to say that the houses are of a type and quality for which the applicant’s marketing intelligence indicates there is strong demand and that in terms of dwelling type and size the proposed residential development will contribute to meeting the housing needs of the Borough by increasing the provision of family homes and contributing towards the creation of mixed and sustainable local communities.


4. Having regard to the above policies it is considered that the provision of 6 new dwellings in this location is considered acceptable in principle.  The main areas for consideration are therefore the impact on residential and visual amenity and car parking.


LOSS OF EXISTING BUILDING


5. Paragraph 70 of the NPPF states that planning decisions should “guard against the unnecessary loss of valued facilities and services, particularly where this would reduce the community’s ability to meet its day to day needs.”  The nearest public house to the application site is approximately 0.8 miles away with an additional 4 no. pubs within a 1.1 to 1.3 miles range.  It is considered that these public houses are beyond what would be considered a reasonable walking distance to a local pub.  Nevertheless, whilst the public house has only recently become vacant (since 30th July 2012) no objections have been received with regard to the loss of this community facility and one letter of support has been received.  It is therefore considered that prior to closing, the Sylvan Inn was not a thriving pub that was the heart of the community and the loss of this use would not have an unacceptable impact on the local community.


6. The building is not considered to have any significant architectural interest however it is understood that there are murals inside the building with some interest.  It is therefore recommended that a photographic record is made of this prior to demolition (to be required by condition).


RESIDENTIAL AMENITY


7. Five of the proposed six dwellings would front Milton Drive with principal habitable room windows on the front and rear elevations.  Plots 3, 4 and 5 are the same house type and make up the middle stretch of the streetscene on Milton Drive with variations on Plots 2 and 6 on the corner and Plot 1 on the Woodhouse Lane East frontage. 


8. Boundary treatment between the new properties is to consist of timber panel fencing measuring 1.8 metres in height.  There would therefore be no privacy issues between properties with views from ground floor windows screened and first floor facing windows (bathrooms) to be fitted with obscure glazing and restricted opening.


Plot 1


9. This plot sits adjacent to 116 Woodhouse Lane East to the west of the application site.  The majority of the main habitable room windows are located to the front and rear elevations with dining room windows at ground floor and a bathroom window at first floor facing the neighbouring dwelling.  The properties are screened by a timber panel fence measuring approximately 1.8 metres in height and therefore there would be no overlooking or loss of privacy from the ground floor windows.  It is considered necessary and reasonable for the bathroom window to be fitted with obscure glazing and restricted opening to prevent any undue impact upon residential amenity.


10. 116 Woodhouse Lane East has a blank gable elevation facing the application site and there would therefore be no overshadowing.


11. The rear bedroom and study windows at first floor and balcony at second floor fall short of the Council’s privacy guidelines in relation to the new properties on Milton Drive with only 9.5 metres achieved to the rear boundary to plots 4 and 5 at the closest point.  Given that prospective purchasers would be aware of the relationship between the properties however, this is considered to be acceptable and a refusal on these grounds could not be sustained.  More important is the relationship with the existing dwelling to the rear of this plot on Sylvan Avenue.  13.5 metres would be achieved between the balcony and the garden boundary with the rear-most parts of the gardens of Plots 4 and 5 in between.  There would be approximately 27 metres between the properties themselves and it is therefore considered that there would be no undue overlooking or loss of privacy. 


Plot 2


12. Plot 2 is located on the corner of Woodhouse Lane East and Milton Drive.  The house has been designed with the frontages on both Woodhouse Lane East and Milton Drive in mind.  Whilst the elevation facing Milton Drive would appear similar to Plots 3, 4 and 5 with the exception of the roof profile, the elevation facing the corner of Woodhouse Lane East would contain more glazing.


13. The proposed windows and balcony would meet the Council’s guidelines to ensure there is no undue overlooking or loss of privacy to neighbouring dwellings or overshadowing.


Plots 3, 4 and 5


14. The front ground and first floor windows would face the rear gardens of 195 Sylvan Avenue and 116a Woodhouse Lane to the east of the application site.  The gardens are currently screened along the Milton Drive frontage by a timber panel fence measuring approximately 1.8 metres in height.  The separation distance between the windows to the new dwellings and these rear gardens would be approximately 17 metres across the highway.  This is considered to be sufficient for there to be no undue overlooking or loss of privacy and is in accordance with the Council’s SPG guidelines for New Residential Development.  There are no windows in the first floor side elevations of either of these neighbouring properties facing the application site.


15. For second floor windows and balconies the Council would normally require privacy distances to rear garden boundaries of 13.5 metres to be achieved.  The distances from the balconies on Plots 3, 4 and 5 to the rear garden boundary with Plot 1 range from 10 metres to 11.5 metres.  Given that all properties are part of the proposed development it is considered acceptable for these guidelines to be relaxed as the decision regarding the acceptability would remain with the prospective purchaser. 


16. From Plot 5 to the rear garden boundary with 189 Sylvan Avenue, the privacy distance achieved would be 11.5 metres at the closest point.  Given that this is looking towards the farthest point of the rear garden and given the particular design of the balcony and the location of a large tree within the garden of 189 it is considered that there would be no unacceptable levels of overlooking or loss of privacy and therefore no undue loss of residential amenity.  All privacy distances from the first floor windows would fall in line with the guidelines.


Plot 6


17. Plot 6 is located on the corner of Milton Drive and Sylvan Avenue and has been designed in a similar manner to Plot 2 to create visual interest on both street frontages.


18. The proposed first floor windows on the rear of the property facing the rear garden of 189 Sylvan Avenue consist of a small secondary bedroom window and a study window.  Given that the windows would be approximately 4 metres and 6 metres away from the boundary, it is considered to be reasonable and necessary to condition these to be fixed shut with obscure glazing.  As this obscure glazed window would be the only source of light to the study, it would not be appropriate for this room to be used as a bedroom.  The bedroom would also be served by a large window on the south elevation facing Sylvan Avenue.


19. The proposed balcony would also face the Sylvan Avenue frontage with no direct overlooking of any private gardens and at least 30 metres to the facing windows of the properties on the opposite side of this street.


DESIGN AND VISUAL AMENITY


20. The proposed dwellings are contemporary in design particularly with regard to the proposed fenestration and zinc dormer feature however the development would retain a traditional pattern and the use of traditional materials (brick, stone and slate) together with the glazing and zinc would create a development that would be appropriate within the wider street scene.


21. Whilst the proposed dwellings would be taller than the neighbouring traditional, two storey properties, the height and massing of the proposed development is less than the existing public house.  


22. It is considered that the proposal addresses the irregular shaped plot with important frontages on Woodhouse Lane East, Milton Drive and Sylvan Avenue and the proposal would create an attractive street scene on Milton Drive where there have previously been no houses.


LANDSCAPING


23. A landscaping scheme has been submitted with the application.


24. There is an existing group of conifers located within the pub garden and near the corner of Milton Drive and Sylvan Avenue.  Two out of six of the conifers are to be retained.


25. A low brick wall and 1.2 metres high Yew hedge is proposed to all frontages.  Tree planting is proposed with a row of Pyrus Chanticleer (ornamental pear) to be planted within Plots 2 to 6 on Milton Drive and a row of Prunus avium (wild cherry) along the Woodhouse Lane East frontage.  These are both medium growing trees and would create a good street frontage.  Additional planting is also proposed within the private gardens of the properties.


26. Boundary treatment between the properties is to consist of horizontal timber fencing instead of traditional close boarded fencing.


27. The landscaping proposal would help to create an identity for the proposal and would also represent an improvement over the existing public house with large area of car park to the front.

HIGHWAY SAFETY AND PARKING PROVISION


28. The proposal is for 6 no. three bedroom dwellings each with a study.  Given that the studies could be converted into additional bedrooms without further planning permission it is considered that parking requirements should be assessed on the basis of 5 no. four bedroom properties and 1 no. three bedroom property.


29. The Council’s parking requirements (Appendix 3 of the Trafford Core Strategy) identify a need for a maximum of 3 parking spaces per property for this type of dwelling.  It is considered however that the provision of 2 spaces per property is acceptable in this location in terms of highway safety and convenience.  Amendments are currently being sought to address the parking dimensions shortfall.  Amendments received will be reported in the Additional Information Report.


BATS

30. A bat survey has been carried out and the findings submitted as part of the application with the following recommendations.


31. Although no evidence of bat activity was found within the property it would be good practice during the demolition of the building for the roof tiles and fascia boards to be removed by hand under the supervision of a licensed bat worker. 


32. As an overall increase into the biodiversity value of the site beneficial features such as bat bricks or bat boxes should be incorporated into the build of the proposed new dwellings.


CONTAMINATION

33. A Preliminary Risk Assessment has been submitted (carried out by LK Consult Ltd) with the following recommendations as set out below.


34. In accordance with PPS23, LKC consider that sufficient information on the potential contaminative status of the site is available in the submitted Preliminary Risk Assessment report to allow the validation of the application and for conditional planning approval to be granted.  Such conditional approval will likely include standard prescriptive conditions requiring a site investigation, risk assessment and, if appropriate, a remedial strategy are completed to the satisfaction of the Local Planning Authority prior to the commencement of any development.


35. LKC would recommend that once conditional planning approval is granted, a Phase II intrusive survey should be carried out across the site to investigate the three identified potential pollutant linkages further.  The scope of this Phase II survey should be prior agreed with the Local Planning Authority.  

36. The report also states that Sylvan Avenue and Woodhouse Lane East are known to have been subject to bombings during 1940.  There is a potential risk for unexploded ordnance and key risks will occur during construction phases.  There is a possible localised risk to future site residents if unexploded ordnance are located within proposed garden areas.  Although this is not a chronic risk it may require further investigation. A condition is recommended to ensure that the phase II investigation/remediation is carried out.


DEVELOPER CONTRIBUTIONS


37. 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 

		Net TDC required for proposed development.



		Affordable Housing

		2

		N/A

		2 units (or £190k cash equivalent)



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

		£930.00

		£9,152.00

		£0



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

		£1,842.00

		£7,976.00

		£0



		Specific Green Infrastructure (including tree planting)

		£5,580.00

		£4,960.00

		£0



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

		£17,345.00

		£0

		£17,345.00



		Education Facilities.

		£63,224.84

		£0

		£63,224.84



		Total contribution required.

		

		

		£80,569.84





38.The existing use of the site as a public house would generate a higher contribution than the proposed development in the Highways and Active Travel infrastructure and Public Transport schemes categories. On-site planting of 18 trees is proposed.  Therefore the only contributions triggered by the development are those towards Spatial Green Infrastructure, Sports and Recreation and Education Facilities and 2 no. affordable housing units.

39. The applicant has submitted an Affordable Housing Viability Study which has been carefully assessed by officers including the Council’s Principal Surveyor.  This appraisal demonstrates that the financial contributions required under SPD1 would render the scheme financially unviable.  The scheme would still be viable with a contribution of £80,569.84 but not with the provision of the two affordable housing units for which an off-site contribution has been calculated at £190k.  However, in the event that market conditions improve by the time the development is completed and the developer realises a profit in excess of that predicted in the submitted financial viability appraisal, for example if the development costs are lower than anticipated and/or the sales prices higher, an increased level of contributions should be sought up to a maximum amount of the contribution cap.  It is therefore recommended that legal agreement should incorporate an overage clause to secure an appropriate level of contributions in the event that the developer realises a profit in excess of that predicted in the current financial viability appraisal.

CONCLUSION


40. The demolition of the public house and erection of 6 no. new dwellings in a sustainable location, is considered to be acceptable and to not unduly impact on residential amenity and highway safety.  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 proposal is therefore considered to comply with all relevant Policies in the Core Strategy and related Supplementary Planning Guidance. The application is therefore recommended for approval subject to the necessary S106 agreement.


RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 


(A)  That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement to secure a financial contribution of £80,569.84 split between contributions towards Spatial Green Infrastructure, Sports and Recreation £17,345.00 and Education Facilities £63,224.84.  This legal agreement will incorporate an overage clause to secure an “appropriate level” of contributions in the event that the developer realises a profit in excess of that predicted in the current financial viability appraisal up to a maximum of £80,569.84 plus £190,000.

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

8. Standard Time Limit


9. List of Approved Plans


10. Materials to be submitted (roofs to be slate and dormers to be zinc-clad)

11. Obscure glazing


12. Removal of PD – extensions, new windows, dormer windows


13. Plot 6 – study not to be converted to bedroom

14. Landscaping


15. Landscape Maintenance


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

17. Photographic study – interior mural

JE
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SITE


The application relates to a large industrial site within Trafford Park.  The site measures 6.3ha and lies to the south of Westinghouse Road and to the east and north of Fraser Place.  The site is occupied by L’Oreal and comprises of a large storage and distribution building with an associated gatehouse building, service yards and surface car parking.  Vehicular access into the site is from Fraser Place and Kelloggs lies to the south of the site on the opposite side of the road.  To the east of Fraser Place lies the Bridgewater Canal.  Main Road is adjacent to the western boundary of the site, which is enclosed by a 2m high palisade fence and landscaping.  


PROPOSAL


Planning permission is sought for the erection of an extension to the existing warehouse to provide 5000 square metres of additional storage and distribution floor space.  The extension would be located to the west elevation and would extend towards Main Avenue.  


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 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.


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

PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design

L8 – Planning Obligations


W1 - Economy

PROPOSALS MAP NOTATION


Trafford Park Core Industrial Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


E7 – Main Industrial Areas


TP1 – Trafford Park Core Industrial Area

TP7 – Electric Park Strategic Site

PRINCIPAL RSS POLICIES

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


MCR1 – Manchester City Region Priorities

W1 – Strengthening the Regional Economy 

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

Former Electric Park

H/HSC/64562 - Application for Hazardous Substances Consent for the storage of a maximum of 120 tonnes of Liquid Petroleum Gas (Approved October 2006).  

H/57200 – Erection of a distribution facility comprising two main buildings, associated offices, external yards and ancillary works (Approved September 2003).  


H/OUT/48640 - Erection of industrial/warehousing units (uses within Classes B1, B2 and B8) (up to 81, 287 square metres). Construction of internal estate roads and other primary infrastructure; with ancillary car parking and landscaping (Approved March 2000).  

APPLICANT’S SUBMISSION


Design and Access Statement


This concludes that the proposed extension is wholly appropriate in the context of the surrounding area.  The expansion of the existing facility in Trafford Park would allow L’Oreal to continue its association with the Manchester area and maintain its employment contribution.  

Flood Risk Assessment


The site lies within Flood Zone 2 and therefore has a medium probability of flooding, however the actual risk of flooding is mitigated by the existing measures which limit rainwater discharge.    

Transport Statement


This concludes that the additional storage space will be used for long term storage and parking processes rather than fast turnover storage and as such it is not expected that the number of HGV movements will increase.  There is no hardstanding associated with the development and on site lorry parking numbers will not increase.  It is not expected that waste vehicle movements will increase and the site waste management plan would not be affected by the development.  


CONSULTATIONS


Electricity North West: No objection.  Proposal is shown to be adjacent ENW operational land or electricity distribution assets – development not to encroach over either land or ancillary rights of access or cable easements.  Any diversion costs to be borne by the applicant.  


Environment Agency:  No objection.  Proposal is less vulnerable development in flood zone 2 and standing advice is therefore relevant.  


Health and Safety Executive: No objection. 


Local Highway Authority: No objection.  


Pollution and Licensing: Informative recommended regarding contaminated land.  

REPRESENTATIONS


None received. 

OBSERVATIONS


PRINCIPLE


1. The application site is located within Trafford Park, which is identified by the Trafford Core Strategy as the principal location for employment development in the Borough.  Policy W1 of the Trafford Core Strategy recognises the significant contribution of existing manufacturing industries to the economy of the Borough and states that the Council will continue to support these industries.  


2. The NPPF promotes a presumption in favour of sustainable development, which comprises of three dimensions: economic, social and environmental.  The application proposes an extension to an existing storage and distribution unit within the Trafford Park Core Industrial Area and the proposal is therefore considered to be acceptable in principle and in accordance with Policy W1.  

DESIGN AND STREET SCENE


3. Planning permission was granted for the existing warehouse in September 2003 and the part of the site that would accommodate the extension was marked on the original plans as a potential area for future expansion.  The extension would be located to the west elevation of the existing warehouse building and therefore the existing side wall will be extended towards Main Road.  The extension would measure 34m in width and 147m in length to form 5000m2 of additional floor space.  The extension would be the same height as the existing building and a distance of 6m-15m would be retained to the western boundary with Main Road.  The proposed materials would match those of the existing building and landscaping would be retained between the extension and the boundary with Main Road, with no other alterations proposed. The proposal is considered to be acceptable in terms of design and the street scene.


FLOOD RISK  

4. The site lies within Flood Zone 2 and therefore has a medium probability of flooding from canal watercourses.  Storage and distribution is considered to be a less vulnerable use and the applicant states that there have been no flood incidents since the building was completed in 2005.  The existing building was designed for future extension and a hydro control valve limits surface water discharge from the site to 400 litres per second.  


5. The submitted Flood Risk Assessment (FRA) states that the floor levels within the extension would be set at the same level of the existing warehouse and a minimum of 150mm above external ground level.  In addition, 300mm concrete edge beams are also incorporated that are set 150mm above the finished floor level, which gives a 300mm high concrete barrier from external ground levels.  The roof water will be incorporated into the existing water drainage system, where the discharge rate to the public system is currently limited to a discharge rate agreed with the Environment Agency.  During an extreme storm event, this water would be stored on site within underground pipework and the sunken loading dock area to prevent flooding of the property and would be stored until it discharges at the controlled rate.  Evacuation procedures are also noted within the FRA.  


6. The applicant has demonstrated that the proposals address flood risk in accordance with Policy L5 of the Trafford Core Strategy and as such, the proposal is considered to be acceptable.  

ACCESS, HIGHWAYS AND PARKING


7. Vehicular access into the site is from Fraser Place, which leads to both a car parking area to the south of the existing warehouse building and a separate HGV parking area to the east of the building adjacent to the HGV loading bays, to which access is controlled by a gate house.  The existing warehouse accommodates 19,830m2 of floor space and the erection of the 5000m2 extension would therefore result in a building of 24,830m2 floor space.  The submitted transport statement concludes the proposal can be accommodated on highway network.  

8. The applicant anticipates that, other than in the short term whilst stock is transferred from Europe to be stored in the extension, there would not be a significant increase in vehicle movements associated with the works.  There is currently adequate parking provision for the warehouse use and on street parking is prohibited on Fraser Place.  The applicant states that the additional space will operate as long term storage and packing space rather than fast turnover storage and as such, is not anticipated to generate further traffic movements or a requirement for an increased number of staff. On balance, it is accepted in this case that there would be no need to increase parking provision on the site.  

9. The entrance to the site is required to maintain a visibility splay of 4.5m by 90m by condition of the original permission and landscaping within the area beyond the fence line adjacent to the pump house and sprinkler containers is not permitted to exceed 1m in height.  

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

		Gross TDC required for proposed development



		Affordable Housing

		n/a

		n/a

		n/a



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

		£4,950

		n/a

		£4,950



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

		£5,650

		n/a

		£5,650



		Specific Green Infrastructure (including tree planting)

		£19,530

		n/a

		£19,530



		Spatial Green Infrastructure, Sports and Recreation 

		n/a

		n/a

		n/a



		Education facilities

		n/a

		n/a

		n/a



		Total contribution required

		

		£30,130





11. The specific green infrastructure contribution would be reduced by £310 per tree planted on site in accordance with an approved landscaping scheme, up to a maximum reduction of £19,530, which equates to 63 trees.  The applicant has indicated a preference to plant as many trees as possible on the site, which would mitigate the effects of climate change in accordance with Policy R3 of the Trafford Core Strategy, particularly given the site is located within an Air Quality Management Area.  Any proposed tree planting should not be located where it might impede visibility at the access of the site on Fraser Place.  


12. The applicant states that the environmental impact of the extension can be mitigated by planting a number of trees and as such agrees with the specific green infrastructure contribution (£19,530 or 63 trees).  However, the applicant has requested that the contributions towards highways and active travel infrastructure (£4,950) and public transport schemes (£5,650) are removed on the basis that the applicant considers there would be no impact on public transport and highway activity since the majority of the additional space created will be used to store more pallets on site and avoid external storage, which means less back and forth moving of pallets.  The applicant states that the primary reason for extending the building is to reduce stock globally, which means that stock currently stored in manufacturing plants across Europe will be transferred to Manchester within a three month period next year and thereafter everything will be back to normal flow.  The internal subcontracting area created means that at minimum, 30% of their co-packing activity would be conducted on site, which again results into less moving to and from subcontractors’ sites. 

13. In addition, the applicant considers that L’Oreal’s investment will benefit the local economy and society because £3 million pounds would be pumped into local construction companies and the property will gain a higher rateable value which in turn translates into higher business rates paid to the Council for further developing local infrastructure as and when needed.  L’Oreal also has a solidarity sourcing procurement programme to help economically vulnerable local people gain access to the employment market.  The applicant has stated that L’Oreal’s finance department in Paris has still not granted funding of the investment and any additional costs that appear in the meantime reduce the return on investment as it had originally been submitted. This potentially can raise objections as to how substantial the overall investment is.  For these reasons, the applicant requests that the contributions towards highways and active travel infrastructure (£4,950) and public transport schemes (£5,650) are waived. 

14. The highways and active travel infrastructure contribution would be used to fund schemes to improve the sustainability of transportation in the Borough, for example highway improvement works and walking and cycling schemes.  These may include new routes, existing routes, junction improvements, traffic signals, cycle routes and associated facilities; pedestrian links and crossings and street scene improvements.  The public transport scheme contribution would be used to fund such schemes and other accessibility improvements such as both service and infrastructure improvements to bus, Metrolink, and rail services.  The applicant states that there would be a short term impact on highways during a three month period when stock is transferred to the extension but in the long term there would be minimal impact on vehicle movements.  It is however considered that there could be no guarantee that this will not change in the future and the floor space utilised in a different manner to that currently anticipated.

15. Place objective TPO14 of the Core Strategy seeks to secure improved sustainable transportation links to Trafford Park; Place objective TPO15 seeks to ensure that Trafford Park as a whole is well served by public transport and in particular seeks to improve access to the area from locations with low car ownership; and TPO16 seeks to secure improvements for pedestrians and cyclists along the Bridgewater Canal.  The developer contributions would therefore contribute to the development of walking and cycling schemes, including links to the Bridgewater Way route for walkers and cyclists along the historic Bridgewater Canal which lies to the east of the site and associated highway improvements.  In addition, the contributions could be used in association with the Metrolink extension to Trafford Park, which it was recently announced is likely to secure funding through the government’s City Deal programme These measures would significantly improve sustainable transportation links to Trafford Park in accordance with the Core Strategy.  

16. The NPPF states that pursuing sustainable development involves seeking positive improvements, which includes improving the conditions in which people work and travel and mitigating and adapting to climate change.  The developer contributions would assist the development of sustainable transportation in Trafford Park; highway improvement works; walking and cycling schemes and tree planting, which would contribute to a reduction in CO2 and as such, it is considered that the contributions are necessary, directly related to the development and fairly and reasonably related in scale and kind in accordance with Policy L8 of the Trafford Core Strategy.  

CONCLUSION


17. The proposed extension would provide additional storage and distribution floor space for an established business in Trafford Park, which would support sustainable economic growth in accordance with the NPPF and Policy W1 of the Trafford Core Strategy.  The proposed extension would have no undue impact on access, highways and parking and is considered to be acceptable in terms of design in accordance with Policies L4 and L7 of the Trafford Core Strategy.  It is therefore recommended that planning permission is granted subject to a legal agreement.  

RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 


(A)
That the application will propose a satisfactory form of development for the site on completion of a legal agreement to secure a maximum financial contribution of £30,130, split between £4,950 towards highways and active travel infrastructure; £5,650 towards public transport schemes and £19,530 towards specific green infrastructure (to be reduced by £310 per tree planted on site in accordance with an approved landscaping scheme) and;

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


1.
Standard


2.
List of approved plans


3.
Matching materials


4.
Rainwater to drain to existing controlled drainage system


5.
Landscaping and landscape maintenance 

DR





		WARD: Hale Central

		79226/FULL/2012

		DEPARTURE: No





		Demolition of existing garages and the erection of 1 no. three bed detached dwelling; erection of associated boundary treatment and landscaping works; formation of new access from Queens Road.



		Land to rear of 148-154 Stamford Park Road, Altrincham, WA15 9ER





		APPLICANT:  Stamford Park Limited





		AGENT: 





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The site is currently unused although it contains 4no. single storey flat-roof garages and a shed, some of which are in a poor condition, and all of which are arranged around a common concrete hardstanding area to front of garages.  Vehicle access to the site is from Queens Road at the eastern end of the site. 


The site is irregular (stepped) in form, narrowing to the western end (rear), and sits between the rear gardens to 148-154 Stamford Park Road to the north, and 65-67 Cedar Road and 21 Queens Road to the south.

Stamford Park lies further to the north and the Stamford Infant and Junior Schools lie further south on Queens Road.


PROPOSAL


Permission is sought for the erection of 1no. 3-bed detached dwelling, arranged over 3no. floors (including basement) following the demolition of the existing garages on site.  Permission is also sought for a re-located vehicle access and associated boundary and landscaping works.

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 PROPOSED REVISED UDP POLICIES/ PROPOSALS


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


L4 – Regional Housing Provision


MCR3 – Southern Part of the Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

H/19564: Erection of a detached dwellinghouse.


REFUSED. April 1984


77893/FULL/2011: Demolition of existing garages and the erection of 2no. two-bed semi-detached dwellings; erection of associated front boundary treatment; associated landscaping.


WITHDRAWN, April 2012


CONSULTATIONS


LHA – No objections in principle.  The proposals include two car parking spaces and it is not considered that this car parking provision in this location would lead to residential disamenity issues.


However, whilst there are no objections in principle to the proposals, the LHA is concerned that the proposed driveway is in close proximity to a high boundary fence to the north side of the site.  The location of the driveway alongside this is a concern on pedestrian safety grounds.   



A driveway width of 3.1m is required in order for pedestrians to walk past parked vehicles and a length of 10m is required for two vehicles to park one behind the other.



Further permission would be required for the construction, removal or amendment of a pavement crossing and the applicant must also ensure that adequate drainage facilities or permeable surfacing is used on the area of hard standing to ensure that localised flooding does not result from these proposals.


If the proposals can be amended to incorporate an acceptable pedestrian visibility splay to the north then there would be no objections to the proposals on highways grounds.


United Utilities – No objection


Electricity Northwest – No impact on Electricity Distribution System Infrastructure


REPRESENTATIONS

1no. letter of objection has been received.  The main planning related points are summarised below:


· Loss of natural light to house (kitchen) and garden of 65 Cedar Road


· Overlooking an loss of privacy to house and garden of 65 Cedar Road (particular reference to rear facing and side facing windows)

OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT 


1. The NPPF states that the Government's key housing objective is to increase significantly the delivery of new homes and that the planning system should aim to deliver a sufficient quantity, quality and range of housing consistent with the land use principles and other policies of the NPPF. There should be a 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 to deliver 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 application site currently accommodates garages and a hard surface throughout, and is a brownfield plot. Having regard to the above, residential development on this site is acceptable in principle under the NPPF and Core Strategy, provided it would not harm the character and amenity of the local area. This is considered in the following paragraphs.


Scale, Layout and Streetscene


3. Although number 21 Queens Road has an address on Queens Road, it is read more in relation to properties on Cedar Road to the southern side of the application site.  As such, the proposed new dwelling would be the only property in the block bounded by Stamford Park Road to the north and Cedar Road to the south which actively fronts Queens Road.  Notwithstanding this, the layout respects the general building line characterised by 21 Queens Road and 154 Stamford Park Road.

4. The proposed ridge height of the dwelling is circa 7.6m, which is lower than both the properties on 154 Stamford Park Road (8.4m) and on Cedar Road (8.8m).  The proposed eaves height is also marginally lower.


5. The proposal would introduce a 2.8m wide driveway to the north of the proposed dwelling which serves to address concerns over loss of spaciousness by introducing a visible break between the proposed dwelling and 154 Stamford Park Road.  The two storey rear outrigger at number 154 Stamford Park Road would be circa 6m from the proposed dwelling.  To the southern side, a distance of 1m would be retained to the common boundary with 21 Queens Road (11m between respective buildings).  It is considered that the proposed street scene elevations demonstrate that the dwelling would sit comfortably in the street scene in terms of massing and spaciousness.

6. At 0.021ha, the plot size is at least as big as many of the existing surrounding terraced properties, some of which measure 0.012ha.  In this location, the form of the dwelling appears to be balanced, and in terms of the proposed footprint and private amenity space retained on the site is reflective of the character of the immediate area.


7. The proposed vehicular access would provide access from Queens Road and would involve relocating the existing access from the southern end of the frontage towards the northern end.  This would allow the proposed access to relate more comfortably to the driveway and vehicle parking area.  Sufficient room would be retained for pedestrian access to the front door.  

8. A development of this footprint and massing is considered to be acceptable on the basis of its size and site parameters.  


Design


9. The dwelling would be a large, detached, brick-built property with 2no. front gable projections in front of a hipped central roof.  A flat roof single storey rear extension would be part-sunk (with basement level accommodation below) and would project 4.8m to rear.  A sunken rear courtyard would provide amenity space in addition to a small ground level garden area at the rear (western end) of the site.  The property would combine large glazed areas with smaller more traditional openings.  In part, the front elevation could be perceived to reflect a side elevation to the property, more akin to the properties at number 21 Queens Road and 154 Stamford Park Road.  However, the elevation generally appears to be balanced in its part traditional, part contemporary form. 


10. The proposed dwelling references the closest properties on Stamford Park Road and Cedar Road in terms of its use of gables fronting Queens Road and the proposed traditional material palette (slate roof tiles, red facing brick and common brick).  Although the property would have a hipped ridge, it is read as the only property fronting Queens Road in the block.  The property on the opposite side of Queens Road (St Andrews Court) is a hipped roof property, albeit set back from the road frontage.  Further south along Queens Road there are a number of architectural styles displayed in the built form.  As such, in this particular area the design of this property is considered to be acceptable, reflecting elements of traditional design and incorporating more contemporary glazing/fenestration detail and the use of timber. 


RESIDENTIAL AMENITY


11. There are no impacts from the proposed single storey rear extension given that it is part sunken and would project only 2.6m above floor levels to adjacent properties (0.6m above proposed side boundary fences).


North Side


12. The proposed siting of the two storey (above basement) part of the proposed dwelling means that the only properties directly affected by the physical mass of the proposal would be number 152 and 154 Stamford Park Road.  


13. Both these properties have single storey rear lean-to extensions with no rear (south) facing windows at ground floor level.  Number 154 has a boarded up (longstanding) rear facing window at ground floor level in the main two storey body of that dwelling facing its own rear yard and out onto the forwardmost section of the proposed new dwelling.  That window is boarded up, which appears to be a permanent feature (it has been boarded up and painted for in excess of 8 months).  Furthermore, it looks out onto its own canopy which restricts any views above the top window line.  As such, there is no impact on any ground floor windows to existing properties on the northern side of the proposal site.


14. The submitted Proposed Lower Ground Floor plan demonstrates the location of first floor windows on the rear elevation of number 152 and 154 Stamford Park Road.  There are no first floor windows on the rear elevation of the rear outriggers to those properties.  The only directly affected first floor window is on the rear elevation of number 154 and is set 7.5m away from the proposed dwelling.  Nonetheless, there would be no overbearing impact given the relative first floor to first floor impact, avoiding any overbearing impacts to that window.  


15. There are no concerns over loss of sunlight issues to the private garden area to number 154 given that the driveway to that property lies immediately to the north of the common boundary fence and the small rear yard is currently covered by a large canopy above the boarded up window, which also appears to be a longstanding feature. 


16. In spite of the proposal being located due south of the rear yards to number 152 and 154 Stamford Park Road, the siting of the existing single storey rear lean-to’s to both number 152 and 154 Stamford Park Road, in addition to that outlined above, ensures there is no significant loss of light to the private rear yards from the proposed dwelling.


17. There is 1no. proposed window on the northern side elevation at first floor level.  This would be a secondary window to bed 3 and is identified on the plans as being obscure glazed.  Due to its siting there would be no direct overlooking or loss of privacy (due to the siting of glazing on the rear elevations to 152 and 154 Stamford Park Road).  Nonetheless, an obscure glazed condition would ensure that there is no perceived/actual overlooking/loss of privacy going forward.


South Side


18. The only property with a direct outlook onto the application property would be number 21 Queens Road.  However, at ground floor level that property has only a deliberately boarded up (painted black) window and boarded up glazing within a rear door on that rear elevation facing the application property.  In any event, those windows would look out beyond (to the west of) the rear building line of the main two storey body of the proposed dwelling and as such would not be directly affected by the proposals even if they were clear-glazed.  At first floor level to rear of 21 Queens Road a window looks out onto the area identified as being single storey, to rear of the proposed dwelling.  As such, there is no impact on that rear-facing window either.


19. A proposed window at first floor level within the southern side elevation of the application proposal would serve a bathroom.  Despite being located toward the eastern end (front) of the side elevation, there is concern that this window could lead to direct loss of privacy of the private garden area to number 21 Queens Road if it were not obscure glazed. It is apparent that the rear garden to number 21 Queens Road is bounded by the garage and driveway to that property and some tree cover currently, although the potential for loss of privacy would still remain.  As such, and despite the plans identifying that the proposed bathroom window would be obscure glazed, this should be secured through a standard obscure glazed condition.


Rear


20. The site is of an unusual shape, with particular reference to the staggered rear boundary.  The proposed staggered rear elevation respects the sites parameters.  There is no proposed glazing at first floor level other than a window to bed 2 which is identified as obscure glazed.  Amended plans have identified that a velux rooflight will also serve bed 2 (within the southern facing roof slope) so it is considered that sufficient light would serve the bedroom whilst allowing the rear facing window to be obscure glazed to remove any potential concerns with perceived loss of privacy to the rear garden area to number 146 Stamford Park Road.  This could be secured through a planning condition.  Notwithstanding this, the loss of privacy issue is not acute given the very open aspect of the rear gardens to the affected properties on Stamford Park Road, separated from the host property by a common alleyway and with only very modest boundary screening.  The tight nature of the terraced properties in the vicinity is an established characteristic of the area and perceived overlooking/loss of privacy is currently commonplace.  However, in the interests of safeguarding amenity going forward, and given that the relevant window is identified as obscure glazed on the submitted plans, it is considered reasonable and necessary that this should be secured through a condition.

21. The proposed rooflight on the rear elevation is set above eye-line level within the roofslope and would not lead to any loss of privacy.  


22. Given the nature of the sunken courtyard, there would be no issues of concern associated with that aspect of the proposal.  Despite the proposed 2m boundary fence reducing any residential amenity concerns in terms of activity and noise, they are considered a little excessive in height for the area and this detail could be addressed through a standard landscaping condition to ensure the correct balance of physical size and amenity protection is reached.


BOUNDARY TREATMENT AND LANDSCAPING

23. The proposed low brick wall with hedge planted atop along the frontage is characteristic of the area and is considered acceptable.  No details of any gates or gateposts have been included with this application and anything in excess of 1m in height would require planning permission in their own right.


24. The indicative landscaping plans are considered acceptable with 7no. specimen trees to add to the mix in the area and the use of gravel to frontage adjacent to the block paved driveway ensuring that the hard areas could assist in water attenuation/run-off reduction.  The lawned area to rear is a positive feature with 3no. of the specimen trees framing the rear boundary.  


25. There is some concern with the proposed close boarded timber fence at 2.0m in height.  However, a more modest height (circa 1.8m) could be achieved within a more detailed landscaping plan, secured through a standard condition.

HIGHWAYS AND VEHICLE PARKING


26. 2no. parking spaces would be provided within the site and this would be sufficient to meet the needs of the property.  The LHA raised no objection in principle to the application, although prior to the receipt of amended plans, concern was identified with the potential for pedestrian/vehicular conflict when vehicles egress the site.  This observation was made with particular reference to the existing 1.8m high fence along the common boundary with number 154 Stamford Park Road.  Subsequent amended plans have addressed this concern by moving the vehicular access 750mm away from the common boundary, inserting a small section of low (600mm high) wall, re-aligning the driveway and identifying on the submitted plans that the existing common boundary fence is to be replaced by a Beech hedge.  At the junction with the back of pavement on Queens Road, the hedge is identified as 600m in height.  It is considered that the amended plans have ensured that sufficient visibility would be possible to reduce the risk of any potential pedestrian/vehicular conflict to an acceptable level.


DEVELOPER CONTRIBUTIONS

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

		n/a

		n/a

		n/a



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

		£155

		£0

		£155



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

		£307

		£0

		£307



		Specific Green Infrastructure (including tree planting)

		£930

		£0

		£930*



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

		£1,886.92

		£0

		£1,886.92



		Education facilities.

		£7,531.95

		£0

		£7,531.95



		Total contribution required.

		

		

		£10,810.87





*less £310 per additional tree provided on site


RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 

(A). 
That the application will propose a satisfactory form of development for the site subject to the completion of an appropriate Legal Agreement to secure a financial contribution up to £10,810.87, comprising:-


· A financial contribution of £155 towards Highways Infrastructure

· A financial contribution of £307 towards Public Transport schemes

· A financial contribution of £930 towards Red Rose Forest/off site planting less £310 for each additional tree provided on site.

· A financial contribution of £1,886.92 towards outdoor sports facilities and recreation provision (quantity and quality contributions) 

· A financial contribution of £7,531.95 towards Education facilities.

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


1. Standard Time Limit


2. List of Approved Plans


3. Materials to be submitted


4. Landscaping Scheme


5. Removal of PD for Extensions, Outbuildings, Dormers, Means of Access, Hardstanding, Means of Enclosure; and, for new openings (windows) in the rear elevation.


6. Permeable Surfacing for Hardstanding


7. Obscure glazing (first floor on north side, south side, and to bed 2 on rear elevation)

8. Provision and retention of parking

9. SUDs


MW
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