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AGENDA PAPERS FOR
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 13th December 2012 
Time:  6.30 p.m. 

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

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



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


	
	

	2. 
	MINUTES
To receive and, if so determined, to approve as a correct record the Minutes of the meeting held on 8th November, 2012.

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


	

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

	To be

Tabled 
	

	4. 
	APPLICATIONS FOR PERMISSION TO DEVELOP ETC.
To consider the attached reports of the Chief Planning Officer. 

	
[image: image3.emf]PDC Agenda Item 4 -  Application Index
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	5. 
	APPLICATION FOR PLANNING PERMISSION 79086/COU/2012 - LOOKERS PLC - 776 CHESTER ROAD, STRETFORD, MANCHESTER M32 0QH 
To consider a report of the Chief Planning Officer. 
	To follow


	

	6. 
	APPLICATION FOR PLANNING PERMISSION 79399/FULL/2012 – PYRAMID DISPLAY MATERIALS – UNIT 5 WESTPOINT ENTERPRISE PARK, CLARENCE AVENUE, TRAFFORD PARK 

To consider a report of the Chief Planning Officer. 
	To follow 


	

	7.
	PROPOSED STOPPING UP OF HIGHWAY UNDER S247: LAND ADJACENT TO WHARFSIDE WAY, OLD TRAFFORD 
To consider the attached report of the Head of Highways, Transportation, Greenspace and Sustainability. 


	
[image: image5.emf]PDC Agenda Item 7 -  Proposed Stopping Up Wharfside Way



	

	8.
	PROPOSED STOPPING UP OF FOOTPATH OR BRIDLEWAY UNDER S257: LACY STREET, STRETFORD 

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


	
[image: image6.emf]PDC Agenda Item 8 -  Proposed Stopping Up Newton St/Lacy St


	

	9.
	PROPOSAL TO DELEGATE CERTAIN APPLICATIONS REQUIRING S106 AGREEMENTS TO THE CHIEF PLANNING OFFICER 
To consider the attached report of the Chief Planning Officer. 


	
[image: image7.emf]PDC Agenda Item 9 


	

	10.
	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 – 13th DECEMBER 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 - 13th December 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



		75115

		100 Washway Road, Sale, M33 7FX

		Ashton on Mersey

		1

		Grant



		77878

		Site of former MKM House, Warwick Road, Old Trafford, M16 0QQ

		Longford

		4

		Minded to Grant



		78816

		Demolition Direct, Tenax Circle, Trafford Park, M17 1JL

		Gorse Hill

		22

		Minded to Grant



		78856

		47 The Avenue, Sale, M33 4PJ

		St Mary’s 

		35

		Refuse



		79030

		2 Irlam Road, Flixton, M41 6JP

		Flixton

		43

		Refuse



		79084

		Warwickgate House, 7 Warwick Road, Old Trafford, M16 0RZ

		Longford

		54

		Minded to Grant



		79101, 79222, 79260 & 79262

		313 Norris Road, Sale, M33 2UN

		Sale Moor

		61

		Grant



		79105 & 79106

		Barton Square, Phoenix Way, Trafford Park, M17 8AS

		Davyhulme East

		72

		Minded to Grant



		79109

		12 Gorse Bank Road, Hale Barns, WA15 0AL

		Hale Barns

		101

		Grant



		79182

		1 Melrose Avenue, Sale, M33 3AZ

		Priory

		109

		Refuse



		79256

		Land adjacent to 2 Mayfield Avenue, Sale, M33 2GN

		Sale Moor

		116

		Minded to Grant



		79278

		Calder Court, Davyhulme Road/Calderbank Avenue, Urmston, M41 8QG

		Davyhulme West

		127

		Minded to Grant



		79286

		Land East of Mosley Road, Trafford Park, M17 1QA

		Gorse Hill

		134

		Minded to Grant



		79307

		Basement Level, 2A Post Office Street, Altrincham

		Altrincham

		144

		Minded to Grant



		79328

		453 Chester Road, Stretford, M16 9HA

		Clifford

		151

		Minded to Grant



		79361

		Partington Shopping Centre, Central Road, Partington, M31 4EL

		Bucklow St. Martin’s

		157

		Grant



		79369

		Stretford Public Hall, Chester Road, Stretford, M32 0LG

		Stretford

		171

		Minded to Grant



		79370

		411 Hale Road, Hale Barns, Altrincham, WA15 8XU

		Hale Barns

		177

		Minded to Grant



		79391

		Unit 5A Stretford Mall Extension, Stretford Mall, Chester Road, Stretford, M32 9BA

		Stretford

		186

		Minded to Grant



		79397

		Oak Croft, Hasty Lane, Hale Barns, WA15 8UU

		Hale Barns

		195

		Minded to Grant





Note: This index is correct at the time of printing, but additional applications may be placed before the Committee for decision.
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WARD: Stretford 77758/FULL

PROPOSED STOPPING UP OF FOOTPATH OR BRIDLEWAY AT LACY STREET,
STRETFORD, MANCHESTER. M32 8LG

Highway proposed to be stopped up under S257 of the Town & Country Planning Act 1990
to enable development to be carried out in accordance with the planning permission granted
under reference 77758/FULL/2011.

APPLICANT: Clos-a-Mat Ltd.

RECOMMENDATION: That the Acting Director of Legal Services be authorised to make
and advertise an Order under S257 of the Town & Country Planning Act 1990 as set out in
the Schedule to this report and as shown on the attached plan. If there are any objections to
the Order during the formal consultation period, which are not withdrawn, authority be given
to the Acting Director of Legal Services to carry out all necessary procedure to refer the
matter to the Secretary of State, for confirmation.

SITE

Units 12-14 Corona Court, Newton Street, Stretford. M32 8LG.

PROPOSAL

Clos-a-Mat Ltd. have made an application to the Council (the Local Highway Authority for the
area of highway referred to) under S257 of the Town & Country Planning Act 1990 to stop up
an area of highway in Stretford described below in the Schedule and shown on the attached
plan.

RELEVANT PLANNING HISTORY

1. The site was originally part of a residential area that was compulsorily purchased by the
Council in the 1990’s and subsequently acquired by the applicant company, Clos-o-Mat
Ltd, to provide premises for its business of manufacturing innovative healthcare
products. Clos-o-Mat Ltd currently occupies three of the five units on the site (units 1, 3
and 4) and employs 12 staff.

2. Clos-0-Mat’'s Unit 1 has production floor space and toilets on the ground floor with
ancillary offices, a small kitchen/canteen area and storage space on a partial first floor.
This building is located adjacent to Unit 3, a single storey building which is used for the
storage of the component parts of the company’s products. These units are separated
by an adopted passageway of about 3.5 metres wide, across which staff carry/trolley
goods between the two buildings. This is proving to be a safety risk and is inconvenient,
particularly during wet weather.

3. Planning permission (77758/FULL/2011) was granted by the Council on 10" January
2012, in respect of a two-storey infill extension to link Units 12 & 14 Corona Court (Units
1 & 3 described previously).

4. The passageway between the buildings is an adopted right of way and requires
stopping-up to enable the permitted development described in the planning application
to be implemented. An application has therefore, been made to close the passageway
under S257 of the Town & Country Planning Act 1990.





LEGAL IMPLICATIONS

1. Section 257 of the Town & Country Planning Act 1990 allows the Council to make and
confirm (where there are no outstanding objections) Orders authorising the stopping up
or diversion of a footpath or bridleway if the Council is satisfied that it is necessary to do
so in order to enable development to be carried out in accordance with planning
permission granted.

2. It should not be assumed that the Order should be made simply because planning
permission has been granted. The disadvantages or loss likely to arise as a result of the
stopping up should be weighed against the advantages to be conferred by the proposed
Order and the enabling of the approved development.

3. A formal statutory consultation process will be carried out by the Council on the making
of the Order which will include an advertisement in a local newspaper.

4. A Council can resolve to confirm an Order as an unopposed order if it is satisfied that
the provisions of S257 have been satisfied.

5. If any objection is received that cannot be resolved during the consultation period, the
Council shall refer the matter to the Secretary of State for confirmation.

6. Should the matter proceed to a hearing the applicant has agreed to present the case, at
no cost to the Council, and at that time the Council will take a neutral stance.

FINANCIAL IMPLICATIONS

1. There are no financial implications to the Council at this stage; although some officer
resources will be required should the matter proceed to a public inquiry.

SCHEDULE

Description of highway to be stopped up

The highway to be stopped up is located in Stretford and is more particularly delineated and
shown shaded black on the plan attached to this report and is:

1. A footpath/passageway marked A-B, a length of approximately 69m and approximately
3.2m wide, between Newton Street and Lacy Grove, Stretford.

RECOMMENDATION:

That the Acting Director of Legal Services be authorised to make and advertise an Order
under S257 of the Town & Country Planning Act 1990 as set out in the Schedule to this
report and as shown on the attached plan. If there are any objections to the Order during the
formal consultation period, which are not withdrawn, authority be given to the Acting Director
of Legal Services to carry out all necessary procedure to refer the matter to the Secretary of
State, for confirmation.
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WARD: Gorse Hill 77866/FULL/2011

PROPOSED STOPPING UP OF HIGHWAY AT LAND ADJACENT TO
WHARFSIDE WAY, OLD TRAFFORD, M17 1ND

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 planning
permission granted under reference 77866/FULL/2011.

APPLICANT: TRAFFORD SUPPORTERS CLUB LIMITED

RECOMMENDATION: THAT NO OBJECTION BE RAISED

SITE
Land at Wharfside Way & Sir Matt Busby Way, Old Trafford, M17 1ND

PROPOSAL

The developer 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 Old Trafford 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 under reference 77866/FULL/2011.

THE SCHEDULE

Description of highways to be stopped up

The highway to be stopped up is at Old Trafford and is more particularly delineated
and shown zebra hatched black on the plan attached to this report and is described
as:

An irregularly shaped area of highway embankment averaging 43m in length and
averaging 6m in width and being adjacent to the south-westerly kerbline of Wharfside
Way. The area is situated between the Junction of Wharfside Way with Sir Matt
Busby Way and the Wharfside Way bridge over the Bridgewater Canal.

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.






-

"This document has been prepared by AECOM Ltd ("AL") for the sole use of our Client (the "Client") and in accordance with generally accepted consultancy principles, the budget for fees and the terms of reference agreed between AL and the Client.

Any information provided by third parties and referred to herein has not been checked or verified by AL, unless otherwise expressly stated in the document. No third party may rely upon this document without the prior and express written agreement of AL"

INDICATIVE,

7

DATE

Key:
Highway boundary

” Highway to be stopped-up

Nov 12

TITLE

Highway To Be Stopped Up

FIGURE NO.

Figure 2c

SCALE
1:500 @ A3

LOCATION

F:\Projects\Development - Old Trafford Supporters Club 2\Stopping Up Orden\CAD\Output\Figure 2 (2) - Stopping Up.dwg





		REPORT Wharfside Way, Old Trafford 12 12

		Figure 2c - Highway to be Stopped Up
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		WARD: Ashton on Mersey

		75115/FULL/2010

		DEPARTURE: No





		Erection of a third floor above existing building resulting in a part three, part four storey building to form office accommodation (Use Class B1), erection of lift shaft and remodelling of existing elevations.



		100 Washway Road, Sale, M33 7FX





		APPLICANT:  Ravenstone UK





		AGENT: Howard & Seddon





		RECOMMENDATION:  GRANT 
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BACKGROUND


1. At the 8th September 2011 meeting of the Planning Development Control Committee it was resolved to grant planning permission for the above development, subject to conditions and a Section 106 Agreement. The Section 106 Agreement would require the following:- 


(i) a contribution to the Red Rose Forest of £2,480  towards tree planting in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’, less £310 for each tree planted on the site as part of an approved landscaping scheme.


2. The full original report of the 8th September 2011 can be found at: http://www.trafford.gov.uk/cme/live/dynamic/DocMan2Document.asp?id=0&document_id=99C155D7-1E4D-4275-B259-315E9C95E5B1

OBSERVATIONS

3. Following the resolution to grant planning permission, the applicants have provided a landscaping plan demonstrating the provision of 8 trees, in accordance with the requirements of the resolution above which is for the provision of up to 8 trees within the site or a financial contribution of £310 per tree not provided within the site to a maximum sum of £2,480.  As the applicant intends to plant the trees within the site and has demonstrated an acceptable scheme, it is considered that the Section 106 Agreement is no longer required and the appropriate tree planting can be secured by a bespoke landscaping condition to ensure that the development is carried out in accordance with the submitted landscaping plan.  It is therefore also recommended that condition 6 is amended accordingly.

RECOMMENDATION: GRANT subject to the following conditions 


1. Standard time limit


2. List of approved plans including amended plans


3. Materials


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

5. Erection and retention of obscure glazed screen around the roof terrace.  Details of obscure glazing to be submitted and agreed in writing.


6. (a) The landscaping works shall be carried out in accordance with the approved plan No. ‘9799 14 Amendment D’, which includes the planting of 8 trees, within 12 months from the date when any building or other development hereby permitted is occupied or carried out as the case may be.


(b) Any trees or shrubs planted or retained in accordance with this condition which are removed, uprooted, destroyed, die or become severely damaged or become seriously diseased within 5 years of planting shall be replaced within the next planting season by trees or shrubs of similar size and species to those originally required to be planted, unless the Local Planning Authority gives its written consent to any variation.


7. Cycle Parking


8. Contaminated Land

VW
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		WARD: Longford

		77878/FULL/2011

		DEPARTURE: No





		Erection of seven storey hotel, comprising ninety eight bedrooms and car parking at ground floor level.



		Site of former MKM House, Warwick Road, Old Trafford





		APPLICANT:  GEM Group





		AGENT: Leach Rhodes Walker





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT
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SITE


The application relates to a vacant site situated on the east side of Warwick Road, Old Trafford, between Chester Road and Talbot Road.  The site extends to approximately 0.11 hectares and is currently hard surfaced and used for car parking. Previously there was a small two storey office building on the site.

Access into the site is via a single vehicle and pedestrian access/exit from Warwick Road.  A 0.6m high brick wall and overgrown shrubs along the west boundary screens the site from passing pedestrians and motorists on Warwick Road.  Boundary treatment to the south and east comprises a mix of close boarded fencing with concrete posts and palisade fencing and to the north there is a metal fence along the boundary. 

The application site is situated within an area comprising an eclectic mix of high and low rise residential and commercial developments.  To the west, across the highway are two storey semi-detached 19th century residential properties on Warwick Road, Barlow Road and Hornby Road.  To the south, a former multi-storey office building, Warwickgate House has recently been converted and increased in height to provide 73 residential apartments.  Alterations to this building include the addition of projecting balconies on inclined supports.  The car park for this development extends to the front and rear of the building and wraps around the east boundary of the application site. To the north is a vacant site, formerly known as Anderton House and previously occupied by a bus garage and car hire business.  This site benefits from planning permission for a 13 storey hotel development (ref. H/67849), comprising 226 bedrooms and 155 car parking spaces and would occupy the majority of the site. There is also a resolution to grant planning permission for a 12 storey building to provide 70 no. apartments with associated car parking (ref. 75479/RENEWAL/2010). To the rear of the site is Bowden Court which comprises four recently constructed 4 storey apartment blocks accessed from Montague Road.

Warwick Road connects Old Trafford Metrolink station with Lancashire County Cricket Ground and the Manchester United football stadium.  On match days it is a busy pedestrian thoroughfare.  Trafford Town Hall also fronts Warwick Road and is situated approximately 150m to the south of the application site.


PROPOSAL


The application seeks permission for a seven storey hotel, comprising ninety eight bedrooms on the upper floors and car parking at ground floor level. The ground floor would include an entrance lobby, lifts and linen room and the remainder would provide car parking spaces and the car park entrance/egress and circulation. The six upper floors would accommodate 98 en-suite bedrooms located at the front and rear of the building with access from a central corridor. In addition to bedrooms, the first floor would include the reception, restaurant and bar, kitchen and staff facilities.


36 car parking spaces would be provided, all at ground floor level with access from Warwick Road in the position of the existing access. Access to the spaces would extend under the building and serve spaces under the building and to the rear part of the site. Servicing would take place directly outside the site on Warwick Road from a proposed loading area.


The proposed building would occupy most of the width of the site, extending some 32.5m across the site and for a depth of 19.5m (inclusive of a first floor element projecting 5m forward of the main 7 storey elevation of the building). The ground floor would comprise the entrance lobby, lifts and linen room and the remainder would be car parking, the first floor includes a reception, restaurant, bar and kitchen on the northern side of the building and bedrooms on the southern side and the upper floors contain bedrooms to the front and rear. The area in front of the building would be landscaped using a number of planted boxes and paving.

The proposed materials are indicated as brick, cladding and render, with the main face of the building in red brick and a section of grey metal cladding on one side and across the top. The projecting tower feature to the front elevation would be finished in a through colour off-white render.  At street level the main entrance and front boundary to the car park would be set back and a forecourt area provided between the pavement and building. The detailed treatment of this area, including the design and materials of the screen to the car park and landscaping, will be confirmed in the Additional Information Report.


Amended plans were submitted during consideration of the application in response to concerns raised over the design and materials, the positioning of the building relative to Warwick Road, and in response to comments of the LHA. In summary the amendments include the external materials changed from predominantly render to a mix of brick, cladding and render, setting the main 7-storey part of the building and car park further back than originally proposed and amendments to the parking layout. A consequence of the amendments to the ground floor is the number of parking spaces provided on-site has been reduced from 42 to 36. Further information relating to the provision of off-site car parking has also been provided.


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


SL3 - Lancashire County Cricket Club Quarter


L3 – Regeneration and Reducing Inequalities


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 - Design


L8 – Planning Obligations


W1 – Economy


W2 – Town Centres and Retail


R3 – Green Infrastructure


R6 – Culture and Tourism


PROPOSALS MAP NOTATION


Main Office Development Area


Old Trafford Priority Regeneration Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


H10 – Priority Regeneration Area: Old Trafford


S11 – Development outside Established Centres


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


W1 – Strengthening the Regional Economy


W6 - Tourism and the Visitor Economy’


MCR1 - Manchester City Region Priorities 


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

The Application Site 


H/70074 - Demolition of existing building and erection of a 12 storey building comprising commercial units on ground floor (13 sq metres) with an 'apart-hotel' above comprising 94 suites and studio apartments.  Car parking for 94 vehicles within basement levels with access from Warwick Road.  Associated landscaping and boundary treatment works. The application was approved at the 11/12/2008 Planning Committee, subject to a legal agreement which has yet to be completed.


H/67590 – Demolition of existing building and erection of an 11 storey building comprising commercial units on ground floor (598 sq. m) and 70 no. residential apartments above, car parking for 35 vehicles and associated landscaping works.  Refused 17/10/2007


H/OUT/58750 – Erection of 10 storey building (above semi-basement parking) to provide 42 no. apartments with ancillary car parking.  Withdrawn 12/07/2006.  


Anderton House adjacent to the site


75479/RENEWAL/2010 - Application for a new planning permission with an extended time limit for implementation to replace an extant planning permission (H/59909) (erection of 12 storey building to provide 70 no. apartments with associated car parking and landscaping). The Planning Development Control Committee resolved to grant permission on 14/10/2010 subject to a legal agreement, which hasn’t yet been completed.


H/67849 – Demolition of existing building and erection of a hotel building of between eight and thirteen storeys in height to create 226 bedrooms, 155 basement car parking spaces, public and staff areas, and associated external works. Approved 07/10/2010


H/59909 – Erection of 12 storey building to provide 70 no. apartments with associated car parking and landscaping.  Refused 02/12/2004.  Allowed on Appeal 22/06/2005.


H/56211 - Demolition of existing car hire workshop and erection of a 14 storey building to provide 70 apartments with 105 car parking spaces and vehicular access from Warwick Road. Refused and Appeal Dismissed 06/04/2004


Warwickgate House adjacent to the site


79084/FULL/2012 - Alterations to 9th and 10th floor of building to form 10 flats with associated external alterations to building and car park. Not yet determined


77151/RENEWAL/2011 - Application for renewal of planning permission to replace extant planning permission ref H/69169. (Erection of two storey building to provide garage accommodation at ground floor and management suite and security office at first floor and single storey garage building within existing car park. Alterations to existing car park layout, including creation of additional car parking spaces, erection of new bin/cycle store. Installation of metal railings on existing brick walls on south west boundary to provide 1.8m high security fence).  Approved 22/08/11


H/49494 - Conversion of existing building, alterations to front entrance and erection of spherical extension to roof to form a total of 77 flats with associated car parking and landscaping. Approved 01/08/2000.


APPLICANT’S SUBMISSION


The application includes a Design and Access Statement, PPS4 Statement, Transport Statement, Interim Travel Plan, Environmental Noise Impact Assessment and Sustainability Statement in support of the application.  The key points can be summarised as follows:


Design and Access Statement


· The proposal is in accordance with local, regional and national planning guidance in that it proposes the comprehensive redevelopment of a brownfield site in an urban area and that is in poor visual condition.


· The redevelopment would contribute to the physical regeneration of the area whilst providing additional hotel accommodation to enhance the tourism and leisure capabilities of the area consistent with the Council’s policy aspirations for Old Trafford.


· The local demand for hotels within Old Trafford varies excessively and to some extent relies on programme of events at the two stadia. This factor has identified a maximum of 100 no. bedrooms would be required.


· The development will provide a valuable contribution to the local environment, sitting far more comfortably with the scale and appearance of existing and proposed adjacent buildings. The development has been designed to respect the proportions of the surrounding site and provides a marked reduction in mass than the previous application.


· The design includes a “plinth” arrangement at its base and domestic scaled finishes to maintain the human scale proportions at street level. The plinth extends to the “picture frame” glazing to the first floor which produces a 2 storey active frontage using articulated details. The main vertical element, the stair and lift core, extends higher than the main bedroom block and is used to signalise the hotel entrance.


PPS4 Statement


· An assessment of alternative in-centre sites has been undertaken in order to assess whether they represent a sequentially preferable location to the application site. There are no sequentially preferable opportunities within or on the edge of Stretford Town Centre or Trafford Bar Local Centre that could accommodate a hotel development of a similar nature and scale as the proposal. The impact assessment has concluded that the proposal will not bring about any ‘significant adverse impacts’ on any town centre. Any town centre impacts are likely to be inconsequential.


· The hotel will create new employment opportunities for local people, thereby reinstating the valuable economic use of the site.


· The proposal will deliver new visitor accommodation in a strategic and accessible location in close proximity to two international sporting venues and a range of further attractions.


Transport Statement


· 42 parking spaces are provided which is not unusual for a site operated by Travelodge in an area with a wealth of sustainable travel choices. The level of car parking is adequate for the scale and nature of the proposals (the proposal has since been reduced to 36 spaces).


· A review of on-street parking provision in the area has determined that over 100 on-street Pay & Display parking spaces are available within comfortable walking distance of the site and offer the potential to accommodate overnight and weekend parking for guests’ business and leisure related trips.


· There are good pedestrian and cycling facilities already in place.


· There are existing public transport facilities in the form of bus stops and a Metrolink station that provide alternative modes of travel to the car and are realistic modes of travel for visitors and employees.


· The traffic generation associated with the development equates to less than one vehicle every two minutes during peak periods.


CONSULTATIONS


LHA – No objections in principle to the plans submitted to date, though these have since been amended and the number of parking spaces has been reduced to 36. Comments received to date are summarised in the Observations section of this report and comments on the latest amended plans will be included in the Additional Information Report.


Pollution and Licensing - The application area has a history of workshop and office use and therefore the land may be contaminated and the site is situated on brownfield land. As such a condition is recommended requiring a contaminated land Phase 1 report, and submission and approval of subsequent investigations, risk assessment and remediation as necessary.


A condition is also recommended requiring full details of the external plant (including design, location and technical details) to be submitted and approved to ensure residential amenity is adequately protected. Further comments are summarised in the Observations below.


 


Greater Manchester Police Design for Security - No objection in principle to hotel use, however a Crime Impact Statement should be submitted. Should the application be approved it should include a condition requiring the developer to submit a Crime Prevention and Site Management Plan prior to the commencement of the development, and this Plan to be agreed in writing, carried out in full as agreed, and the measures agreed to be maintained for the life of the development.


United Utilities - No response received


Manchester Airport – No objections and comment that the development does not conflict with any aerodrome safeguarding criteria. Should any cranes be required during the construction process, a separate assessment of crane operations will be required and the applicant must notify Manchester Airport Airfield Operations.


Electricity North West – Comment that the development could have an impact on ENW infrastructure. The development is shown to be either adjacent to or affect ENW operational land or electricity distribution assets.


Drainage – Applicant to consider a Sustainable Urban Drainage (SUDs) / disposal at source solution to dealing with surface water run-off and to take note of SFRA guide/PPS25, etc. 


Highways - No objection


Street Lighting – No objection


Public Rights of Way – No objection


REPRESENTATIONS


Neighbours - 3 letters of objection received and 2 letters of support (1 of which is from Warwickgate House Management Company representing the residents of Warwickgate House and raises a number of queries).


Objections summarised as follows: -


· The neighbourhood is a quiet residential area with many long term residents; a hotel will cause significant loss of amenity to the residents with increased traffic, road noise and noise from guests arriving at all hours and returning from nights out.


· Increased traffic on Warwick Road and significant increased safety risk to pedestrians and residents who live in the area. On matchdays Warwick Road is closed at Chester Road and this is the main and most congested route to the ground for pedestrians.


· Risk of increased anti-social behaviour particularly on match days as guests are likely to ‘linger’ in the area.


· Overlooking of houses on Warwick Road and loss of privacy.


· Proposal will block sunlight which is already limited on this street.


· The building protrudes forward of Warwickgate House, thereby causing an obstruction to the view of the residents. Loss of view of Old Trafford football stadium.


· Hornby Road and Barlow Road will soon be boxed in by huge buildings and commercial ventures, which will decrease house prices and spoil the area.


· The design is out of character in the context of other buildings in the area and inappropriate directly facing resident’s homes.


· Lack of elevation treatment to the rear elevation, which faces the car park of Warwickgate House and the residents of Bowden Court.


· No details of boundary treatments.


· The rear escape staircase appears to be lacking adequate support and also seems an after-thought in the design process.


· A further hotel will lead to oversupply of rooms. There is a proposed hotel on Talbot Road and already a number of hotels in the Old Trafford and city centre areas.


· There are plenty of other plots on Trafford Park and White City away from this residential area.


· There are numerous hotels less than one mile away which are in an environment much more suitable than a residential street.


· This is a prime location for something worthwhile of character and design to complement other recent schemes.


The letter of support (from a resident of Warwickgate House) states the land has been left unused for some years now and is becoming unsightly. Any developments on this site would be welcomed.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.
Hotels are defined as a main town centre use in the NPPF and this site is not within a designated town centre. Government guidance set out in the NPPF requires local planning authorities to apply a sequential test to planning applications for main town centre uses that are not in an existing centre and are not in accordance with an up-to-date Local Plan. Policy W2 of the Core Strategy (Town Centres and Retail) sets out the policy position for out of centre developments and states that there will be a presumption against the development of retail, leisure and other town centre type uses except where it can be demonstrated that they satisfy the tests outlined in current Government guidance. The tests set out in the NPPF are follows: -

· Local planning authorities should require applications for main town centre uses to be located in town centres, then in edge of centre locations and only if suitable sites are not available should out of centre sites be considered. When considering edge of centre and out of centre proposals, preference should be given to accessible sites that are well connected to the town centre. Applicants and local planning authorities should demonstrate flexibility on issues such as format and scale.


· When assessing applications for retail, leisure and office development outside of town centres, which are not in accordance with an up-to-date Local Plan, local planning authorities should require an impact assessment if the development is over a proportionate, locally set floorspace threshold (if there is no locally set threshold, the default threshold is 2,500 sq m).This should include assessment of the impact of the proposal on existing, committed and planned public and private investment in a centre or centres in the catchment area of the proposal; and the impact of the proposal on town centre vitality and viability, including local consumer choice and trade in the town centre and wider area, up to five years from the time the application is made. For major schemes where the full impact will not be realised in five years, the impact should also be assessed up to ten years from the time the application is made.


· Where an application fails to satisfy the sequential test or is likely to have significant adverse impact on one or more of the above factors, it should be refused.


2.
The application includes a PPS4 Statement which includes an assessment of sites within the Trafford Bar Local Centre and Stretford Town Centre. Although PPS4 has since been replaced by the NPPF, PPS4 was in force at the time the application was submitted and it is considered the statement is sufficient to address the requirements of the NPPF. 


3.
The PPS4 Statement states that within Trafford Bar Local Centre there are no vacant development sites within the designated frontages that are of a scale to accommodate the proposed development. There are also no vacant development sites located within walking distance of the Local Centre. It would be necessary to gain control of a site   that is already in operational use and it is expected this would not be readily forthcoming. 


4.
Within Stretford Town Centre there are a number of vacant shop units within Stretford Mall, however these do not offer sufficient space and do not represent a direct alternative to the application site. The largest opportunity site is formed by Units 21, 21a and 21b which cumulatively offers 500 sq. m which is less than 45% of the proposed development and therefore not a direct alternative to the proposed site.  There are no development opportunities on the edge of the town centre and also a multiple storey building would form an unacceptable incongruent feature in this area and give rise to issues of overlooking and amenity impacts.  Stretford Town Centre is also remote from the key visitor generators that will support the viability of the proposed development.


5.
The assessment concludes that none of the sites were preferable due to suitability, viability and availability. The Statement also includes an impact assessment as required by PPS4. This concludes the proposal will not bring about any ‘significant adverse impacts’ on any town centre and that any town centre impacts are likely to be inconsequential.  It is considered that the applicant’s PPS4 Statement adequately addresses the issue of locating this development outside a designated town centre and that its conclusions are sound. On this basis the proposed hotel is considered to be acceptable in principle in relation to the NPPF and Proposal W2 of the Core Strategy.  


6.
It is also relevant in this case to have regard to the fact that the site is near to the Lancashire County Cricket Club Quarter Strategic Location where Policy SL3 states a major mixed-use development will be delivered in this Location to provide a high quality experience for visitors balanced with a new, high quality residential neighbourhood centred around an improved stadium at Lancashire County Cricket Club. Hotel accommodation isn’t specifically referred to in the proposals for this area as set out in SL3.2, although the proposed development would clearly offer accommodation for those visiting both the cricket and football stadia.    


7.
Core Strategy Policy R6 (Culture and Tourism) is also relevant to this proposal and states the Council will encourage and continue to support the tourism offer in accordance with national guidance and policies and the Development Plan.

8.
The site is within an area designated a Main Office Development Area in the Revised UDP. The relevant Revised UDP Policy relating to these areas (E10) has been replaced by Core Strategy Policy W1 and this does not identify the site as being one of the locations where employment uses will be focused. The policy states that B1 office uses will be focused in the Regional Centre (Pomona and Wharfside) and the town centres and will be appropriate within Trafford Park Core, Carrington, Broadheath and Trafford Centre Rectangle. There is therefore no policy presumption in the Core Strategy seeking to retain office use in this location. Policy SL3 summarised above also doesn’t specifically refer to a presumption seeking to retain office use in this location.

9.
In relation to the loss of a potential site for office development, the application refers to there being an extant consent for a hotel on the site. This is not the case however, as the previous application has not been granted planning permission (as it is still subject to completion of a legal agreement). It is acknowledged however, that the loss of MKM House has previously been accepted by the Council in approving that previous application subject to a legal agreement and that the office accommodation has now been demolished. In considering the previous application in 2008, the Council was satisfied that the loss of the site for office use was acceptable, having regard to the fact that the site had been vacant for over 3 years at that time and marketed without success and also that there was a considerable amount of office floorspace in the Talbot Road area with some signs of vacancies, indicating there was an adequate supply of available office space. A further four years have now elapsed without the site being brought forward for office use.  In the previous application it was considered the Council deems there to be sufficient provision for office accommodation retained within the locality and along Talbot Road. It is also acknowledged that a hotel would offer employment opportunities, albeit this would not be as significant as office use. The applicant’s submission refers to providing employment for 10 full-time employees and 20 part-time. 

IMPACT IN THE STREETSCENE


10.
The proposed building would be a full 7 storey’s across most of the width of the site and would be 21.5m high (24m to the top of the stair and lift core). The Council does not object to high quality tall buildings in appropriate locations which make positive contributions to the skyline and streetscene.  However, any such development proposals must relate well to the surrounding development and be sympathetically integrated within the streetscene.  This part of Warwick Road is characterised by a mixture of high and low rise developments, including a number of office developments which are six or seven storeys in height.  To the south the site is adjoined by Warwickgate House, an 11 storey building and to the north is the Anderton House site on which planning permission has previously been granted for a hotel development of between 8 and 13 storey’s (ref. H/67849). That site has also been subject of an application for a 12 storey building to provide 70 no. apartments which was approved in 2005 (on appeal) and an application to extend this permission was approved by the Planning Committee in 2010, subject to a legal agreement.  A tall building on this site, between these two tall developments is therefore considered to be appropriate.  Furthermore, a 12 storey building on this site has been approved at Planning Committee (subject to a legal agreement which to date hasn’t been completed. This previous scheme has a greater overall footprint than the current proposal and extends to a height of 33m, although the current scheme would extend closer to the road and is wider.


11.
The main 7 storey elevation of the proposed building would retain 8m to the front boundary of the site and the 2 storey front projection would retain 3m. This is relatively far forward for such a large building and would be further forward than Warwickgate House and ideally the building should be positioned further back into the site. It is also relevant however, to take into account the minded to grant scheme on the application site and the extant permission on the Anderton House site. The previous scheme for a 12 storey building on the site retains between 5m and 10.5m to the front boundary at ground floor and between 8.5m and 10.5m on the upper floors (floors 1 to 6). The approved hotel development on the adjacent Anderton House site (ref. H/67849) is between eight and thirteen storeys and would retain approximately 4.5m-5m to the front boundary at 2 storey height and 8-9m from the upper floors (up to the ninth floor) i.e. that would be a taller building than the proposal and set back a similar distance from Warwick Road. The Trafford public house further north on Warwick Road extends close to the highway and the 6-storey Warwick House further to the south is also close to the highway at 5.7m from the highway. Having regard to this context it is considered the proposed siting of the building relative to Warwick Road is acceptable.


12.
The proposed building would occupy most of the width of the site, extending some 32.5m across which would retain only limited separation to the site boundaries. To the northern boundary (with the Anderton House site) the building would effectively be up to the boundary with a narrow gap of only 200mm retained and to the southern boundary (with Warwickgate House) there would be a gap of 2.1m. In comparison to the previous minded to grant scheme (ref. H/70074) this would be similar in the case of the ground floor, though the upper floors and main mass of the building would be wider and retains less space to the boundaries. Although the width of the proposed building is such that it would dominate the site, it is considered the separation distances that would be retained to the approved buildings on the Anderton House site and to Warwickgate House would provide sufficient degree of space around it and an element of relief between these tall developments.

13.
This part of Old Trafford forms part of wider redevelopment proposals for Lancashire County Cricket Club and Trafford Town Hall, which includes a range of mixed-use activities including new business, residential, retail and leisure space. The proposed hotel would also complement these forthcoming regeneration proposals and would comply with policies in the Development Plan which seek to improve tourism activity within the Borough.


DESIGN AND ELEVATION TREATMENT


14.
The proposed building comprises a 7 storey block on a rectangular footprint and with projecting elements to the front elevation, including a framed box at first floor level extending across the building and a tower feature to the left-hand side extending vertically. The main 7 storey mass of the building would extend some 32.5m across the site and for a depth of 14.4m.  The proposed materials have been amended since the original submission and are now proposed as predominantly brick to the front elevation, with a section of cladding to form a frame on one side and across the top. The front elevation includes regularly punctuated square windows, recessed from the face of the building and with external framing to every other window to break up the repetition in the window pattern. The ‘tower’ feature to the left-hand side of the front elevation (accommodating a stair case) would project 3.3m forward and slightly higher than the main 7 storey elevation. This would be finished in a through colour render (off-white colour) and would be the focal point of the building from more distant views along Warwick Road. To the side elevations of this projection, vertical signs are proposed at high level and recessed within the wall (these would require a separate application for advertisement consent). The rear elevation has been amended since the original submission and comprises sections of render (2 colours) and cladding to break up the massing and add more interest.


15.
The projection at first floor would extend 5m forward of the main front elevation of the building and for a width of 16m within which there would be recessed full height glazing. This would overhang the ground floor and add interest and articulation to the front elevation building.  The detailed treatment of the treatment at street level, including the design and materials for the screen to the car park, landscaping and hard surfacing materials, will be confirmed in the Additional Information Report.

16.
The design and materials result in a contemporary appearance to the building which is considered appropriate in its context, taking into account the various building styles in the area and the approved scheme on the adjacent site. The design and materials incorporates some of the characteristics evident in surrounding buildings, including use of red brick, extensive glazing and a vertical emphasis. The application is therefore considered to be acceptable in this respect and in accordance with Policy L7 of the Trafford Core Strategy.


IMPACT ON RESIDENTIAL AMENITY


17.
Policy L7 of the Core Strategy requires new development to be compatible with the surrounding area and not prejudice the amenity of the occupants of adjacent properties by reason of (amongst other criteria) overbearing, overshadowing, overlooking, visual intrusion, noise and/or disturbance. There are no specific guidelines for hotel development, however the Council’s Guidelines for new residential development provide a useful indication of what distances should be retained to adjacent residential property. The SPG states that minimum recommended distances between main windows for developments of three storeys or more is 24m across a public highway and 30m across private gardens. Distances to rear garden boundaries from main windows should be at least 13.5 m for 3 storey development.

18.
The proposed 7 storey building would be situated directly opposite two storey residential properties fronting Warwick Road (these properties also have dormer windows to the front elevation at second floor level).  There would be a distance of 27.5m retained between the upper floor hotel room windows within the development and main habitable room windows within these properties. Whilst this would comply with the 24m guideline, it is acknowledged that a 7 storey development would have a significantly greater impact than a development of 3 storeys to which the guidelines are intended.  Indeed, the potential overbearing impact on the surrounding residential properties formed one of the reasons the Council refused planning permission for application ref. H/67590 for an 11 storey building.  It is also noted that the distance retained to the properties opposite would be greater than that of the previous scheme approved by Planning Committee (ref. H/70074) which was 24m.


19.
The first floor windows in the projecting section on the front elevation would retain approximately 24.5m to the dwellings opposite and therefore complies with the 24m guideline set out in the Council’s Guidelines. Furthermore, the part of the windows facing the dwellings opposite would be fitted with obscure glazing preventing a clear view across from the first floor to the dwellings.

20.
To the east, a distance of approximately 54m would be retained between hotel room windows in the rear elevation of the building and main habitable room windows within the Bowden Court development. The development therefore complies with the above guidelines, though it is acknowledged the guidelines only refer to up to 3 storey development and this proposal is 7 storeys. Nevertheless the distance retained is still some 24m over and above the guideline for 3 storey development and it is considered the building would be far enough away so as not to be overbearing from Bowden Court, or result in loss of privacy. It is also noted that the distance retained to Bowden Court would be greater than that of the previous scheme approved by Planning Committee (ref. H/70074) which was 35m.


21.
The building would retain 2.1m to the boundary with Warwickgate House on the southern side of the site. There are no windows in the side elevation of the Warwickgate House development facing the site (other than on the top floor which is higher than the proposed building) and the proposed building would not project beyond its rear elevation, therefore there would be no impact on its rear facing windows.  In relation to the front elevation of Warwickgate House, the proposed building would extend approximately 7m further forward and therefore would impact on views from its front windows to some extent, however the nearest of these windows would be approximately 7m from the development and given the degree of separation it is considered the proposal would not be unduly overbearing from the adjacent development.


22.
The Pollution and Licensing Team has recommended a condition requiring full details of the external plant (including design, location and technical details) to be submitted and approved to ensure residential amenity is adequately protected. The comments of the Pollution and Licensing Team are as follows: - The application includes an Environmental Noise Impact Assessment which states the plant noise level at the nearest noise sensitive receptor (rated in accordance with BS4142: 1997) should not exceed 5dB above the lowest measured background level.  The guidance of BS4142 states that this would represent a 'marginally significant' likelihood of complaints. They consider the criterion would not adequately protect residential amenity.  To put this into perspective, BS 4142 advises that the rated plant noise level would have to be at least 10dB below the measured background level for complaints to be unlikely. In view of the mixed commercial and residential nature of the area and the background noise climate being typical of an urban setting, it would be reasonable to relax this requirement by 5dB. It is recommended the criterion be revised so that the rated plant noise level at the nearest receptor should be at least 5dB below the lowest measured background level. A suggested condition for attachment to any granting of permission is included below.

 


CAR PARKING AND ACCESS ARRANGEMENTS


23.
Access and egress to the car park would be from Warwick Road to the right-hand side of the frontage in the same position as the existing and a sliding gate is proposed to the entrance. The proposed access is considered acceptable in terms of its width and visibility for the development.


24.
The Council’s car parking standards for hotels require 1 space per bedroom including staff parking provision, therefore this development requires 98 spaces. The level of car parking provided on site is only 36 spaces and well below this standard. The applicant’s submission refers to Travelodge’s requirements for a town centre hotel development which is a maximum of 50% of bedrooms requiring a car parking space. It is also acknowledged that the site is situated in a highly sustainable location which is well served by tram and bus services; nevertheless a shortfall of 62 spaces is not considered acceptable.


25.
In response to this parking shortfall the applicant has proposed that 62 spaces off-site would be available for hotel guests. These spaces would be provided by an existing Manchester-based car parking provider of secure and professionally managed online car parking. The submission states that these spaces would be available to future hotel guests via a simple online booking service, or telephone booking. It also states the hotel website will be able to provide a direct link to the online booking service. The 62 spaces would be provided at three locations close to the site, as follows: -


· Anderton House, Warwick Road, M16 0QQ


· Charlton House, Chester Road, M16 0GW 


· Trafford House, Chester Road, M32 0SL


26.
Off-site parking is considered to be an acceptable means by which parking could be provided to support the development and the above confirms that spaces are both available and in close proximity to the site. In order to secure the car parking provision, the applicant would be required to enter into a legal agreement, which would require the off-site parking to be available prior to the development being brought into use along with a demonstration that contractual arrangements have been entered into for their use. The Agreement would also need to require a car parking management strategy to be submitted detailing how this system would operate in practice, the location of the car parking and that the number of spaces is retained at all times thereafter to ensure the parking provision remains sufficient for the needs of the development over time.  This approach would be consistent with other permissions in the area. In the event that any of the sites identified above are subsequently sold or otherwise no longer available for parking, then the agreement would require alternative provision to be made and on a site to be agreed with the Council. 

27.
The layout of the car parking spaces on-site has been amended in response to the comments of the LHA and is considered acceptable. The Council’s standards also require 1 bicycle space per 10 guest rooms and 1 motorcycle space per 25 guest rooms. This equates to 10 cycle parking spaces and 4 motorcycle spaces and the layout includes this level of provision on the ground level. The motorcycle parking spaces would require locking facilities in order to be acceptable on highways grounds and all cycle and motorcycle parking should be provided in covered areas for protection and shower and locker provisions made for staff within the hotel accommodation. 


28.
An interim Travel Plan has been submitted with the application which sets targets for five years. The LHA confirms these are acceptable though has requested that these are amended after five years to cover ten years as per the Trafford Council standard. The applicant has confirmed that the Travel Plan will need to be updated on a regular basis and accept this request.


29.
The Transport Statement submitted with the application states that servicing will be carried out directly outside the hotel on Warwick Road in a proposed loading area. Although the TS states that there is sufficient headroom and turning area beneath the hotel for deliveries using small vehicles.  However, no plans have been submitted to show the on-street loading bay proposal and there is an existing pay and display bay located in front of the site.  The proposals will require the resiting of the vehicle entrance and the LHA requests that the existing vehicular access is removed and that the developer funds the associated Traffic Regulation Orders and lining/signing associated with the realignment of the existing pay and display bay and for a loading bay to be installed or restrictions amended at the developers cost should the LHA deem this necessary.

CRIME AND SECURITY ISSUES


30.
GMP Design for Security comment that hotel developments, particularly budget hotels, can develop into crime hotspots – vehicles in the car park being targeted by offenders, unrestricted access to room corridors can attract thieves, and licensed bars within such premises, if poorly designed and managed, can lead to disorder issues. The proximity of the site to Old Trafford football and cricket grounds means that additional issues of access controls to the car park, access to bar facilities (if included), and match/event day management need to be considered in detail. Given the above, a development of this nature should be accompanied by a Crime Impact Statement, prepared by an independent party, which details and evidences the specific risks posed to the development, and how they will be addressed. There are no references within the Design and Access Statement accompanying the application to illustrate how the design of the development will address crime and disorder issues.

31.
GMP has raised no issues in principle with the hotel use, although comment that in the absence of a Crime Impact Statement or a more thorough report on the proposed security measures to be adopted within the development, they cannot support the application or make a reasoned judgement on the security of the proposal. GMP request the applicant provides additional information to address the concerns, or alternatively, should the Local Planning Authority be of a mind to approve the application, suggest the inclusion of a condition requiring the developer to submit a Crime Prevention and Site Management Plan prior to the commencement of the development, and this Plan to be agreed in writing, carried out in full as agreed, and the measures agreed to be maintained for the life of the development. Such a plan should include: 


· Access control measures to the car park, hotel entrance, lifts, bedroom corridors, and staff only areas;


· Details of perimeter fencing;


· Inclusion of Secured by Design standard entrance doors, bedroom doors and fire doors;


· The use of laminate glazing in accessible windows;


· Security measures to the bar and cash management office;


· Details of lighting of the car park and hotel entrance; and,


· Details of internal and external CCTV cameras and how and where images will be recorded, monitored and stored.


· Details of additional measures to manage the hotel on match/event days. 


32.
In response to the above the agent has advised that GM Police were contacted prior to submission of the application and were advised that a full and comprehensive Crime Impact Statement would be required in due course and this would be recommended as a condition to any approval.  The agent has stated the client and design team are committed to providing a fully secure environment for the development and has already allowed for full CCTV and access control measures to be incorporated into the design as noted in the Design and Access Statement. It is stated that any additional measures to meet the CIS recommendations will be considered and proposed once the report has been commissioned.


33.
With regards to the requirement for external lighting, it is important to ensure that this would not adversely impact on the residential properties opposite and the adjacent Warwickgate House. A suitable condition can be attached to require full details of external lighting to ensure this seeks to meet GMP comments in relation to security but equally that it does not disturb the occupiers of the properties opposite.  


DEVELOPER CONTRIBUTIONS


34.
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 (where relevant).

		Net TDC required for proposed development.



		

		

		

		



		Affordable Housing

		N/A

		N/A

		N/A



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

		£19,796

		N/A

		£19,796



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

		£68,110

		N/A

		£68,110



		Specific Green Infrastructure (including tree planting)

		£31,620

		N/A

		£31,620



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

		N/A

		N/A

		N/A



		Education facilities.

		N/A

		N/A

		N/A



		Total contribution required.

		

		

		£119,526





RECOMMENDATION

MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT and subject to the following conditions: -


(A) That the application will propose a satisfactory form of development for the site upon completion of an appropriate legal agreement to secure:


(i) a maximum financial contribution of £119,526 split between: £19,796 towards Highway and Active Travel infrastructure; £68,110 towards Public Transport Schemes; and £31,620 towards Specific Green Infrastructure (to be reduced by £310 per tree planted on site in accordance with an approved landscaping scheme); and 


(ii) An off-site car parking and management strategy to include the provision and retention of 62 car parking spaces off-site, to be provided and available for use prior to the development being first brought into use, details for its operation, monitoring and requirement for alternative parking to be provided in the event of any of the agreed parking spaces no longer being available.


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


1. Standard 3 year time limit


2. List of Approved Plans

3. Materials to be submitted and approved

4. Landscaping condition

5. Landscape maintenance condition

6. Details of boundary treatment

7. Provision of access facilities condition

8. Retention of access facilities condition

9. Sustainable Urban Drainage (SUDs) / disposal at source solution to dealing with surface water run-off

10. Contaminated land assessment

11. Lighting strategy to include any proposals to light the external façade of the building

12. Cycle parking provision 

13. Submission of car park management strategy


14. Full details of the external plant (including design, location and technical details) to be submitted and approved.  


15. Crime Prevention and Site Management Plan to be submitted and approved


16. Obscure glazing to first floor windows in the front elevation, in accordance with drawing no. L(00)48 Rev B.

RG
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SITE


The site comprises a roughly rectangular parcel of land covering an area of 0.32 hectares and appears to be used at present for the storage of sand. Within the site to the southern boundary of the site is a two storey corrugated steel building that is currently vacant and appears to have been previously used as a café whilst a second building of breeze block construction is currently in a poor state of repair is sited to the north east  of the site. 


There are two vehicular accesses, one on the south west boundary from Tenax Circle and one on the north east boundary from Trafford Park Road with no dedicated pedestrian accesses and the site is bounded by 1.8m high steel railings.


Immediately adjoining the site to the east is a two storey industrial unit and yard occupied by Watts Industrial Tyres whilst to the north west is a small substation with the Unilever site beyond. The Unilever site is also located to the north and east of the site on the opposite side of Trafford Park Road, whilst immediately to the south west, the site adjoins Tenax Circle roundabout.


PROPOSAL


The application seeks an extension to the time period for implementation of a 3MW wood fuelled renewable energy biomass plant. 


The proposal involves the erection of two buildings comprising a wood fuelled renewable energy Biomass Plant and an associated storage building for generation of electricity to be passed on to the National Grid. The Plant itself is to be fuelled by reclaimed timber from local recycling operations and is to have an operational capacity of up to 3 megawatts. This amounts to 24,000 tonnes of wood per annum, approximately 72 tonnes per day.


The plant is to be operational and provide electricity to the Grid 24 hours a day although the external operations including the receipt of wood will only take place within specific times comprising 0700 – 1900 Monday to Saturday inclusive and 0800 – 1600 on Sundays, Bank Holidays and other public holidays with no more than 5 individuals required to be employed on site at any one time. The buildings and site will be secured upon the cessation of daily operations to prevent unauthorised access.


The structures on site comprise two large detached industrial buildings; the larger of the two containing the Biomass Plant itself is to be sited along the north west boundary of the site whilst the smaller storage building is to be sited in the south east corner. They are to have footprints of 1071m2 and 180m2 respectively and extend to heights of 16.14m and 7.76m at their highest points. The building containing the Biomass Plant is also to have an exhaust stack on the south west elevation measuring 1m in diameter and rising to a maximum height of 20m.


The buildings are to be of a steel portal frame construction and surfaced with micro profile or box profile cladding to all external elevations.


The applicant has submitted an Air Quality Assessment in support of the application and this is additional information to that submitted with the original application. The applicant has also submitted an updated Flood Risk Assessment. 


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L4 – Sustainable transport and accessibility


L5 – Climate Change


L6 – Waste


L7 - Design


GM Joint Waste Plan Policy 10 – unallocated sites


PROPOSALS MAP NOTATION


Trafford Park Core Industrial Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


E7 Main employment areas


PRINCIPAL RSS POLICIES

EM10 – A regional approach to waste management


EM11 – Waste Management Principles


EM12 – Locational Principles


EM15 – A framework for sustainable waste management in the NW


EM17 – Renewable Energy

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.


Planning Policy Statement 10 (PPS10) (Planning for Sustainable Waste Management) has been saved following the publication of the National Planning Policy Framework and is relevant to this application. 


RELEVANT PLANNING HISTORY

H/70807 – Erection of a 3 MW wood fuelled renewable energy bio mass plant and associated industrial storage building and parking. Approved 29/06/2009.


CONSULTATIONS


Environment Agency  - No objection. 


Local Highways Authority – The application proposes separate entrance and exit points preventing any potential congestion.


GMGU - As the principle has already been established and there are no material changes in circumstances since the granting of the planning permission the Unit has no comments to make.


Environmental Protection – No objections following submission of an air quality assessment. Detailed comments incorporated into main report.


Highways Agency – No objection as there will be minimal impact on the strategic road network


Health and Safety Executive – Does not advise on safety grounds against the granting of planning permission in this case. 


Electricity North West – There are three electricity north west low voltage cables on the site and multiple cables in the highway adjacent to the site. The applicant should contact the data team for further information.


REPRESENTATIONS


2 letters of objection have been received on the following grounds; 


· There has been a wealth of evidence already submitted to the LPA in relation to the planning application for a similar plant proposed known as the Barton Renewable Energy Plant (ref 76153/FULL/2010). All of the evidence should be applied to this application when determining the proposals. 


· Concerns regarding health implications in relation to burning of any bio mass. 


· The proposal will add to pollution when we need to be reducing pollution.


· There will be an increase in traffic


· There is only a short chimney proposed.


Councillor Cordingley has objected to the application on the grounds that at the time of the previous consent, the technology proposed was untested beyond small scale prototypes. Press reports of the Tythegston Plant which is cited as a success back in 2009 as part of the original planning application, refer to the Davies Bros. gasification plant on the Tythegston site which operated intermittently and failed to meet the emission standards.


Councillor Cordingley states that given the current controversy regarding the nearby proposed plant at Barton, regard should be had to public concerns over health issues regarding emissions. A higher threshold for approval should be applied than at the time of the original application.  


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The pervious permission for the 3 MW bio mass plant expired on 29 June 2012 and can therefore no longer be implemented. 


2. Government guidance on applications for applications for extensions to time limits for implementing planning permissions advises that the principle of the development will have been judged to be acceptable at an earlier date. Therefore in making their decisions, Local Planning Authorities should focus their attention on development plan policies and other material considerations which may have changed significantly since the original grant of permission. 


3. The original application was considered against Planning Policy Statement 22 ‘Renewable Energy’. PPS22 has now been replaced by the NPPF, however the emphasis of the policy approach has not altered and the NPPF advises that local planning authorities should have a positive strategy to promote energy from renewable and low carbon sources. Paragraph 98 of the NPPF advises that when determining applications local planning authorities should not require applicants for energy development to demonstrate need for renewable of low carbon energy and recognise that even small scale projects provide a valuable contribution to cutting greenhouse gas emissions. 


4. Para 98 also advises that LPA’s should approve applications if its impacts are (or can be made) acceptable.


5. Policy EM17 of the North West of England Plan Regional Spatial Strategy (RSS) indicates that Local Planning Authorities should give significant weight to the wider environmental, community and economic benefits of proposals for renewable energy whilst taking into account the effects on local amenity, visual amenity, the local highway network, other designations and it’s proximity to the renewable fuel source.


6. It is considered that the proposal would be consistent with policy L5 of the Core Strategy in reducing carbon emissions as the proposal will utilise waste wood as part of the feedstock and will divert material from landfill in terms of policy L6. It is considered that the Greater Manchester Joint Waste Development Plan document provides broad support for energy from waste technologies in the Trafford Park area and the policy 10 of the Waste Plan requires that proposals on unallocated sites should meet the same assessment criteria as allocated sites in the Waste Plan as set out in policy 4. It is considered that the proposal meets this criteria which includes meeting the requirements of the Waste Plan, the Core Strategy and other relevant national and local policy and that the development will result in the highest practicable level of recycling and recovery of materials in line with the principle of the wast hierarchy. 


7. In terms of the sites allocation within the development plan, the site falls within an area allocated for industrial development (Policy W1.6 of the Core Strategy). The policy advises that the focus will be on modern industrial, storage and distribution uses (i.e. falling into use classes B1, B2 and B8) and similar appropriate uses in accordance with policy W1. The use is considered to be a “sui generis” use having characteristics reasonably comparable with uses within Class B2 of the Use Classes Order and as such it is considered that the proposal does not conflict with policy W2. Policy L5.12 recognises the role that commercial low carbon, renewable and decentralised energy generation and distribution facilities can play in reducing CO2 emissions and advises that the impact of such developments will be assessed in line with other policies in particular policy L7 – Design Quality and Protecting Amenity. 


8. In terms of the criteria set out in policy L7 of the Core Strategy,  it is considered that the design of the development is appropriate in its context, deals with vehicular movements and accessibility appropriately, is compatible with the surrounding area and will not prejudice the amenity of existing or future occupiers of the surrounding area. 

9. Electricity generating uses such as this proposal are identified as Sui Generis uses under the Town and Country Planning (Use Classes) Order 1987 and as such do not fall within a specific use class. As noted above, provision is made in the Revised UDP for such uses that have characteristics similar to those falling into use classes B1, B2 and B8. The activities and processes taking place on site are essentially industrial in nature with material being delivered to the site and processed to produce electricity that is to be transferred to the grid.


10. The process taking place on site will be contained within the main building in its entirety. It is to split into specific areas incorporating the following sections;


· Storage and Loading Area


· Fuel Preparation Area (accommodating the chipper, dryer and grinder)


· Pyrolisers


· Gas Engines (accommodated within an acoustic enclosure)


· Thermal oxidiser and exhaust stack


· Switchroom


11. The types of wood being processed is required to meet a uniform specification that is effective for gas production i.e. that which has a moisture content of 10% after drying and is free of litter, metals and other contamination. Upon reception, wood that is deemed acceptable (that with a moisture content of up to 35%) is deposited into a hopper that feeds a chipper reducing the size of the wood in preparation for the dryer, in which the moisture content is reduced to 10% using excess heat from the engine exhausts.

12. The wood is then fed into a grinder, reducing its size further to a sub 5mm feedstock from where it is delivered into a silo that directly feeds the pyrolysers for the production of the gas required to create electricity. Pyrolysers evolve raw syngas from the wood fuel at a constant high temperature in a zero oxygen environment. It is the syngas that provides the fuel for the two gas engines generating the electricity. Gas flow to the engines is regulated so residual gas is stored in a buffer tank prior to being burned by the engines.


13. The syngas is burned by the engines to produce electricity with this being transferred to the National Grid via an alternator, transformer and substation with the engines being sited in an acoustic enclosure to reduce noise to a minimum.


14. The process is distinctly different from incineration, with the fuel being extracted from the wood and then used to produce electricity rather than the wood itself being burned as the fuel and the gas being emitted into the environment. The main emissions/outputs from the process are;


· Ash/char


· Condensate


· Filtration solids similar to ash


· Steam/heat


· Exhaust gases


15. The particulates from all filter/abatement systems produce a low volume of residues which will be bagged or discharged into sealed containers for landfill disposal unless a recovery option can be found. The exhaust stack will have no visible air emissions as all particulates will be controlled using abatement equipment to be agreed with the Environment Agency.

16. It is considered that although national and local policies have altered since the previous approval, through the adoption of the Core Strategy and the publication of the NPPF, the new policies still support the proposal for renewable energy. Furthermore, taking into account the type and characteristics of the process taking place on site it is considered that the proposed use is consistent with the industrial nature of Trafford Park. Therefore the proposal is considered acceptable in principle subject to detailed assessment of matters relating to the nature of the development and in particular air quality.

AIR QUALITY/ODOUR

17. The submissions made with the application indicate that no material is to be acceptable that is likely to cause an odour nuisance. Upon receipt, any loads that are found to be malodorous will be rejected and the Environment Agency informed whilst the Biomass plant itself will not produce any odorous emissions.

18. Site operations will be carried out in such a way as to minimise the creation of dust with a permanent constant mains water supply being available on site in all climatic conditions to ensure dust suppression systems can function effectively and all external water pipes lagged to prevent frost damage during winter months. Dust in the hopper and conveyor area is to be controlled through the use of a hand held water hose. Dust emissions will be permanently monitored by site staff when the plant is in operation and take appropriate action when required. Water sprays and bowsers will be used to reduce dust levels on all external surfaces whilst vehicles carrying potentially dusty loads off site will be securely sheeted or sprayed with water.


19. The proposal requires an Environmental Permit from the Environment Agency before it can be allowed to operate under the Environmental Permitting (England and Wales) Regulations 2007. The Environmental Permitting scheme requires operators to apply for permits for particular identified uses that could harm the environment or human health if not properly controlled and imposes a requirement on operators to manage their activities in accordance with the criteria of the permit.

20. Whilst Environmental Permitting falls outside of the remit of the planning process and its scope is broad and detailed, the Local Planning Authority must still be satisfied that there are no Environmental Health issues associated with the proposal. Having assessed the proposal, the Council’s Pollution and Licensing Section requested that an Air Quality Assessment was submitted as the site lies within an Air Quality Management Area and therefore an assessment was considered necessary before determination of the application in order to consider the impacts on local air quality. 


21. The applicant has provided an Air Quality Assessment, although it should be noted that the previous application was granted with a condition requiring the submission of an Air Quality Assessment for the proposal incorporating any impacts and mitigation measures required should be sought. 


22. The Air Quality Assessment has been considered by Environmental Protection who advise that the nature of the development means that there are likely to be emissions of particulate matter, PM10 and PM 2.5 and oxides of nitrogen from the  biomass plant which will have a high potential to impact on an existing area of poor air quality however the submitted air quality assessment has demonstrated that the proposals will not give rise to unacceptable impacts in terms of particulates. However, there was a significant issue around the likely concentrations of oxides of nitrogen to be emitted from the site. The air quality assessment was carried out on the basis that the emission concentration of oxides of nitrogen will be limited to 40 mg/m3 or less – that is, a reduction of 80% from the Waste Incineration Directive limit of 200 mg/m3. The applicant was approached to provide confirmation that this emission concentration could in practise be achieved. They sought to verify that this would be achievable by reference to information provided in relation to a proposed pyrolysis plant elsewhere in the UK. 


23. Further confirmation was sought from the applicants that the proposed NOx emission limit of 40 mg/Nm3 was achievable. Further information was provided from the applicant who referenced technical guidance to demonstrate that the level of reduction in NOx emissions required to be achieved is feasible. It should be noted that this emission concentration level for NOx will be a stipulation for the environmental permit for the development which will be required from the Environment Agency. 

24. However, while it is correct to say the emission limit of the plant is a matter for the environmental permit, the applicant is relying on the achievement of a particular emission limit value to comply with the environmental constraints of this specific site. The planning authority needs to be confident that these limits can be achieved in practise.


25. Environmental Protection therefore recommend the imposition of a condition setting an emission limit of 40 mg/Nm3 at 11% oxygen if planning permission is granted. The purpose of such a condition would be to ensure that the proposed facility would have no significant adverse effect on air quality in the Air Quality Management Area.


NOISE


26. The Plant has been designed to meet the Best Available Technology (BAT) requirements of the Environmental Permitting regime which includes noise emissions controls. Most noise is produced by the gas engines and as such they are enclosed within an acoustically screened compound within the building. This enclosure has been designed to meet specification of 80db at 1 metre outside the enclosure within the building with an additional attenuation of 40db being provided by the insulated outer skin of the building. 


27. The plant as a whole inside the building is designed to meet a specification of 85db at 1 metre from the source of the noise, a level lower than most industrial operations and the roller shutter doors will remain closed except when required to be opened for access.


28. Environmental Protection have raised no further comments regarding the extension of time application and it is considered there has been no change in circumstance relating to noise. It is unlikely therefore the proposal will result in any significant loss of amenity from noise disturbance; however this can be controlled through a suitably worded planning condition restricting noise levels on site as recommended by Environmental Protection.


FLOOD RISK


29. The site is within a critical drainage area and as such the applicant has submitted an updated Flood Risk Assessment. The FRA concludes that the proposed development is within Flood Zone 1 (low probability) and is not likely to be effected by other sources of flooding, nor is it likely to cause flooding problems off site. It is also welcomed that the applicant proposes efforts to reduce surface water runoff through a rain water harvesting system. It is therefore considered that the proposals accord with policy L5 of the Core Strategy.


VISUAL AMENITY


30. There are to be two buildings located on the site, the larger of the two being located on the north west boundary with a 20m high flue stack adjoining the south west elevation fronting on to Tenax Circle. The smaller building used for the storage of material is located in the south east corner of the site, away from the main biomass building.


31. All structures are to be ‘industrial’ in appearance, of steel portal frame construction and surfaced with micro profile or box profile cladding with the final colour to be agreed with the local planning authority. The larger of the two buildings is to have a maximum height of 16.14m to the ridge, 14m to the eaves on the north west elevation and 12.66m to the eaves on the south east elevation. The height of the building is dictated by its function and the equipment it is to accommodate.


32. Immediately adjoining the site to the north west and on the opposite side of Trafford Park Road to the north east are surface car parks servicing the adjacent Unilever site and a small sub station whilst adjoining to the east is the premises of Watts Industrial Tyres comprising of a two storey industrial buildings and small yard. To the south west is Tenax Circle roundabout sitting at the junction of Tenax Road, Centenary Way and Moorings Road. Most of these areas have low level development or none at all, meaning the proposal’s buildings are likely to stand somewhat taller than its immediate neighbours.


33. However, beyond the areas immediately adjoining the site are a number of large industrial/warehouse buildings, in particular those serving the Unilever site to the north, west and east of the site. Trafford Park in general is characterised by buildings of a similar size and construction to those that are the subject of this application and whilst it is recognised the scheme does not demonstrate any particular design quality it has been designed to provide a specific function and proposes materials reflective of those of similar buildings in the surrounding area.


34. The existing boundary treatment is to be retained with landscaping proposed around the perimeter of the site to soften the impact of the use. The applicant has agreed to submit a detailed site plan prior to the Committee meeting the detailed assessment of which to be reported as additional information.


HIGHWAYS/PARKING


35. The application site has been laid out to make use of the two existing accesses providing one entrance and one egress from the site with the entrance being from the access on the south west of the site on Tenax Circle whilst the exit is located on the north east boundary on to Trafford Park Road. Five off street parking spaces are proposed plus one additional disability space and 3 secure cycle parking spaces.


36. The wood fuel is to be delivered to the site between the hours of 0700 and 1900 outside of which the site will be secured with authorised personnel being present only when 


37. There is to be a maximum of 5 members of staff on site at any one time and as such the level of parking provision proposed of five spaces plus one disabled space is considered acceptable in principle. The applicant has submitted a site plan showing the provision of these 6 spaces within the site.


OTHER ISSUES


38. The wood material to be used to fuel the Plant is to be sourced primarily from existing operations close to the site within a fifteen mile radius to ensure that the correct quality of fuel is produced. Other sources of fuel will be researched and contracts made as and where necessary from other wood recyclers to protect against shortages in supply.


39. Previously concerns over the impact of the proposal on local ecology interests, in particular the impact on Trafford Ecology Park were raised. The nature of the application and likely level emissions from the site are such that there are no concerns in this regard.

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 .

		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)

		£1,188

		n/a

		£1,188



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

		£2,040

		n/a

		£2,040



		Specific Green Infrastructure (including tree planting)

		£4,650

		n/a

		£4,650



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

		n/a

		n/a

		



		Education facilities.

		n/a

		n/a

		



		Total contribution required.

		

		

		£7,878





CONCLUSIONS

1. The proposal involves the erection of two buildings to accommodate a 3 megawatt wood fuelled Biomass Plant to provide electricity that is to be transferred directly to the National Grid. Wood as feedstock to the plant is to be sourced locally. It is considered that although the processes involved will not result in a level of noise or odour or air quality impacts significant enough to justify a refusal on these grounds and the control which may be ensured through suitably worded planning conditions. The processes will also require an environmental permit to be granted by the Environment Agency.


2. Staffing levels are low with most activity being associated with deliveries to and from the site each day. The layout and location of the proposal are such that it unlikely to result in any movements that will be detrimental to highway safety. The buildings themselves, whilst large are of such a size and massing that is appropriate to their use and to the character of the area. The Trafford Park area including the area immediately around the site is characterised by large industrial and warehousing buildings of a similar size and type to those proposed by this application. As such, there are no concerns relating to this application that could justify a refusal. 

RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 

(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and such legal agreement will be entered into to secure a financial contribution of £7,878 comprising £1,188 towards Highways and Active Travel, £2,040 towards public transport schemes and £4,650 towards specific green infrastructure.


(B)

That upon 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. Material Samples


4. Landscaping Scheme


5. Hours of Operation


6. Emission limit of 40 mg/Nm3 at 11% oxygen

7. Noise abatement condition


8. All parking and hardsurfacing areas to be laid out in accordance with submitted plan and retained as such thereafter.


MH
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		WARD: St Mary's

		78856/HHA/2012

		DEPARTURE: No





		Part retrospective application for erection of part single, part two storey front extension, two storey rear extension, two dormer windows to rear roof slope and single storey side and rear extensions, all to form additional living accommodation.  Formation of new tarmac driveway access with erection of brick wall, brick piers and railings to front and side boundaries with maximum height of 1900mm.  Erection of single storey outbuilding within rear garden



		47 The Avenue, Sale, M33 4PJ






		APPLICANT:  Mr Mohammed Akram






		AGENT: AG Architectural Drawings






		RECOMMENDATION:  REFUSE
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Councillor Chilton has called in the application for the reasons set out in the report.  

SITE


The application relates to a detached two storey dwelling to the south west of The Avenue in Sale.  The property has been vacant for a number of years undergoing extension and refurbishment and has changed ownership during this period.  Planning permission was originally granted for a two storey side and rear extension and single storey rear extensions to the dwelling in 1999, however this development was not carried out.  Planning permission was subsequently granted in February 2008 for the erection of a two storey rear extension and single storey rear extensions, however during the construction works the house was repossessed and changed ownership. The most recent planning permission 76472/HHA/2011 was granted in February 2011 for a similar development to that currently proposed, however the development is not being constructed in accordance with the approved plans.  Works have currently ceased on site whilst this application is determined.  

PROPOSAL


Planning permission is sought, partly in retrospect, for the erection of a part single, part two storey front extension, two storey rear extension, two dormer windows to the rear roof slope (of the approved two storey rear extension) and a single storey side and rear extension to form additional living accommodation and a garage.  The front extension, rear extension and the dormer windows are the same as previously approved, however the single storey side and rear extension has not been constructed in accordance with the approved plans and a chimney is now proposed to the rear elevation.  


Planning permission is also sought for the erection of an outbuilding within the rear garden, which was not previously proposed.  Permission is also sought to re-site the existing vehicular access to a central position on the frontage and erect a new boundary wall and access gates to a maximum height of 1.9m to the top of the brick piers, an arrangement which remains as previously approved.  


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


L7 – Design 


PROPOSALS MAP NOTATION


Unallocated 


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

76472/HHA/2011 - Part retrospective application for erection of part single, part two storey front extension; two dormer windows to rear roof slope and single storey side and rear extensions, all to form additional living accommodation and garage.  Formation of new tarmac driveway access with erection of brick wall, brick piers and railings to front boundary maximum height 1900mm (Approved May 2011).

H/70602 - Erection of two storey front extension incorporating front entrance porch; material alterations to roof including sky lantern and erection of front boundary wall, railings, pillars and vehicular access gates to maximum height of 2.1 metres (Withdrawn January 2009).  


H/68667 - Erection of a two storey rear extension (and alterations to existing single storey rear extensions to form additional living accommodation (Approved February 2008).  


H/48138 - Erection of a two storey extension to side and rear, single storey rear extension, new front porch and hipped roof over existing flat roof to front elevation - amendment to H/46674 (Approved November 1999).  


H/46674 – Erection of a two storey extension to side and rear; a single storey rear extension and a hipped roof over existing flat roof to front elevation (Approved February 1999).  


APPLICANT’S SUBMISSION


The applicant states that the rear part of the extension has been constructed on the boundary with the adjoining property No.49 as the owner of this property expressed a preference for the extension wall to be continuous along this boundary as opposed to having a ‘step’ in the wall where the rear extension would start.  The neighbour has no objection to the height or design of this wall.  In addition, the OS plan appears to indicate that the former outbuildings and extensions were constructed along this boundary in a similar location to the extension as constructed on site.  This is likely because the garage was a single leaf structure and the back building was a double leaf structure giving the impression that there was a dog leg internally in the wall.  The costs of removing the steel structure that has been constructed and rebuilding the foundations would incur an immense cost and an appeal could potentially take many months delaying completion by one and a half years.  This would be in no one’s interest for such a minor change to the plans.  

CONSULTATIONS


None

REPRESENTATIONS


Councillor Chilton has called in the application on the grounds that the proposals are out of keeping with the street-scene, particularly due to its impact on building lines on The Avenue, and would be unacceptably overbearing to neighbouring properties.

Four letters of objection have been received. The main concerns raised include:


· Objection to the proposed living accommodation in the approved location of the garage


· Proposal encroaches on the original building line on the property’s frontage


· The rear chimney is out of keeping and stands out like an industrial chimney


· The dormer windows are out of keeping with neighbouring houses and result in loss of privacy


· The application is retrospective and leads to question what other additions will be built before more retrospective applications are made


The applicant has submitted three letters of support and a petition with 11 signatures.  These state that the property has blighted the road for almost 5 years and is an eyesore and the proposals would enhance the street scene.  The letters request the support of the Council and request that the plans should be approved swiftly to enable completion.  

OBSERVATIONS


COMPARISON WITH PREVIOUSLY APPROVED SCHEME


1. Planning permission 76472/HHA/2011 approved the erection of a new vehicular access and boundary treatment and the erection of a part single, part two storey front extension; two storey rear extension; dormer windows to the rear roof slope and a single storey side and rear extension.  Part of the single storey side and rear extension was proposed to be constructed on the common boundary with the adjacent property No.49 to form a party wall and the rear element of this extension was proposed to be set in 300mm from the boundary for a length of 5m.  The single storey side and rear extension was proposed to have a height to eaves of 2.7m and a height to the ridge of 4m.  


2. Under application reference 76472/HHA/2011, the projection of the single storey side and rear extension beyond the rear wall was originally permitted as there were existing structures located in a similar position. This application also proposed a 200mm increase in the height of the extension on this boundary over and above that approved by application reference H/68667, with the resulting height to eaves of this extension approved to be 2.7m and overall height to ridge as 4m.  In approving this 200mm increase in height to the eaves under permission 76472/HHA/2011, consideration was afforded to a letter of support for the scheme from the occupants of No.49, which expressed the great impact that the state of the eyesore site had on them by reason of living next door and appealing for compromise to allow the work to be completed quickly and professionally.  In addition, it was also considered that the approval of the application would allow the completion of the works at the site thus removing an untidy site to the benefit of the character of the area and the street scene.  The harm that would arise from the 200mm increase in the height of the extension was on balance considered to be outweighed by the benefits for the street scene and the neighbour that would arise by facilitating the completion of the development.  


3. The single storey side and rear extension is not being constructed in accordance with the approved plans – the rear element of this part of the extension is now a further 200mm higher to the eaves and 200mm higher to the ridge than previously approved and is also 300mm closer to the boundary with No.49.  


RESIDENTIAL AMENITY


4. The single storey side and rear extension is now proposed to be sited on the common boundary with No.49 for a length of 17.1m.  The length of the extension remains the same as previously approved, however planning permission 76472/HHA/2011 approved a step in the extension that would have resulted in a 12.1m party wall with 5m of the rear part of the extension set in 300mm from the boundary.  The size of the single storey rear extension is larger than would normally be permitted by SPD4: A guide for Designing House Extensions and Alterations, which suggests that an extension located adjacent to the common boundary may project 4m beyond the rear wall (paragraph 3.4.2).  Where the extension is set away from the boundary, the projection can be increased by the distance it is set away from the boundary.  


5. In this case, there is an existing 3.5m two storey rear extension that the single storey side and rear extension wraps around, and the total projection beyond what was the original rear wall of the property is 8.5m.  The adjacent property No.49 benefits from a two storey rear extension with a projection beyond the original rear wall of 2.6m, which can allow an extension with a greater projection in accordance with paragraph 3.4.4 of SPD4.  However, even taking into account this extension at No.49, the single storey wrap around extension projects still exceeds the Council’s guidelines.  The propose extension is sited on the common boundary and projects 5.9m beyond the rear wall of No.49.    


6. The side wall of the extension approved by 76472/HHA/2011 was proposed to have an overall length of 17.1m – after a length of 12.1m, the extension was proposed to step away from the boundary with No.49 by 300mm and then project a further 5m to form the rear part of the extension.  The extension has been constructed without the approved step in the side wall and the rear part of the extension is therefore 300mm closer to No.49.  In addition, it is also 200mm higher to the eaves and 200mm higher to the ridge than previously approved.  The combined impact of these alterations results in an overbearing form of development, which is exacerbated as the levels within the garden slope away and as the rearmost part of the extension is now constructed on the common boundary, this does not therefore offer any scope for boundary treatment to this side that might normally somewhat offset the impact of an extension on an adjacent property.  The extension as constructed is an unneighbourly form of development that is overbearing to the adjacent occupants and overshadows both the closest ground floor habitable room of No.49 and the garden area of this property.  In addition, the ground level slopes away in the rear gardens of the properties, which exacerbates the impact of the extension.  

7. It is noted that a letter of objection has been received from the adjacent occupants, however this states that they have no objection to the omission of the step in the extension.  The concerns raised related to the original plans submitted with this application that proposed the approved garage to be changed to living accommodation.  Amended plans have been submitted during the course of the application and the garage is again proposed as part of the current application.  It is however noted that the garage is now not proposed to be single skin as with the previous approval and could therefore be converted in future to form living accommodation.  A condition attached to an approval of planning permission requiring this garage to be retained would be unreasonable as the site can accommodate adequate parking on the frontage and the conversion of the garage in future would have no detrimental impact on the street scene in design terms.  In addition, the neighbour has expressed concern about any guttering overhanging this boundary.  Should members be minded to approve the application, a condition could be attached to any permission requiring clarification of the guttering detail to secure an internalised box gutter.  

8. The proposed outbuilding would be located to the south of the site adjacent to the rear boundary with 7 Meadway.  It is proposed to measure 2.6m in height to the eaves and 3.3m in height to the ridge with a roof overhang supported by four posts to the front elevation.  The roof of the outbuilding would slope away from the rear boundary, the adjacent property No.45 has a tree within the part of the garden adjacent to the proposed outbuilding and windows are proposed only to the front and side elevations facing the garden of the application property.  It is therefore considered that this element of the proposal would have no undue impact on the amenity of neighbouring occupants.  


9. A larger obscure glazed window is proposed to the two storey side wall facing No.49 than was previously approved, which serves the bathroom.  The proposed side elevation shows this window would not be top hung, however in order to prevent undue loss of privacy to the adjacent occupants, this would be required to be top hung.  Should committee be minded to approve the application, this amendment could be secured as a condition of any permission and does not therefore form a basis for the recommendation of refusal.  


10. A chimney is also now proposed to the two storey rear elevation of the dwelling.  The chimneys of properties in the street are generally located to the side elevations of the dwelling, however the proposed chimney is considered to be acceptable in terms of design and would have no undue impact on the amenity of the occupants of neighbouring properties.  This does not therefore form a basis for the recommendation of refusal.  


DESIGN AND STREET SCENE


11. The proposed front extension remains substantially the same as previously approved.  The landing window has increased in width by 100mm and the ground floor windows are now proposed to have high level opening windows on all lights, whereas these were only previously proposed to be on the central light opening.  These amendments are considered to be acceptable.  


12. The proposed front boundary treatment remains as previously approved by planning permission 76472/HHA/2011 and is therefore considered to be acceptable.  A brick wall of 825mm in height is proposed, with railings above to a height of 1.5m and brick piers to reach a height of 1.7m, with slightly higher brick piers of 1.9m on either side of the entrance with access gates proposed to measure 1.7m in height.  


ACCESS, HIGHWAYS AND PARKING

13. A garage is proposed within the single storey extension to the side of the property as previously approved.  The proposed access and boundary treatment remains as previously approved by planning permission 76472/HHA/2011 and the Local Highway Authority has raised no objection to this element of the proposal.  


CONCLUSION


14. Planning permission 76472/HHA/2011 approved a larger extension than would normally be permitted.  At the time of this application, the works at the site had been underway for three years and it was considered that, on balance, the harm that would arise as a result of the size of the extension was outweighed by the benefits to the street scene and the neighbour that would arise by facilitating the completion of the development.  Unfortunately, the extension approved by 76472/HHA/2011 has not been constructed in accordance with the approved plans with the result that the extension is higher to the eaves and ridge and is 300mm closer to the boundary at the rearmost point.  The resulting development is unneighbourly and overbearing to the adjacent occupants, which results in seriously harm to the amenity that the occupants should reasonably expect to enjoy.  The proposal is therefore contrary to Policy L7 of the Trafford Core Strategy and Supplementary Planning Document 4: A Guide for Designing House Extensions and Alterations.  It is therefore recommended that planning permission is refused. 

RECOMMENDATION: REFUSE

The proposed single storey side and rear extension, by reason of its height, scale and massing on the boundary with 49 The Avenue, would result in an unduly overbearing form of development to the detriment of the amenity that the occupants should reasonably expect to enjoy.  As such, the proposal is considered to be contrary to Policy L7 of the Trafford Core Strategy and SPD4: A Guide for Designing House Extensions and Alterations.  


DR
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		WARD: Flixton

		79030/FULL/2012

		DEPARTURE: No





		Erection of two storey detached dwelling with 4 no. bedrooms within side garden of 2 Irlam Road



		2 Irlam Road, Flixton






		APPLICANT:  MVK Construction Ltd






		AGENT: ebrdesigns.com






		RECOMMENDATION:  REFUSE







Councillor Lally has called in the application for determination for the reasons set out in the report.  


SITE


The application site occupies a prominent corner plot to the west of Marlborough Road and to the north of Irlam Road, from which the access into the site is located.  The application site is clearly visible in views from Flixton Road as there are areas of open space to the front of the site between the application site and Flixton Road.  No.2 Irlam Road is a semi-detached Victorian property with No.4 adjoining to the west.  This application relates to the side garden of No.2, which is currently divided into 6 no. apartments.  No.2 benefits from a large side garden and its side elevation facing Marlborough Road is architecturally significant, with a large stained glass window at first floor above an arched entrance below.  Part of the original rear garden area of No.2 is now occupied by a detached dwelling, 52 Marlborough Road, for which planning permission was granted in 1986.  The site has a number of mature trees along the east and southern boundaries of the site that are the subject of Tree Preservation Order No.136.  These trees and other dense planting provide an attractive and substantial screen in views from the surrounding area.  Car parking is located to the front of the existing building with further hardstanding to the side and rear. 

PROPOSAL


Planning permission is sought for the erection of a detached two storey dwelling with four bedrooms.  The proposed dwelling would sited to the south east of the existing property and at its closest point it would be 6.5m from the boundary with Marlborough Road.  Parking for the proposed dwelling would be located to the north east of the site adjacent to the common boundary with No.52.   


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


· The Greater Manchester Joint Waste Plan, adopted 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


L1 – Land for New Homes


L2 – Meeting Housing Needs


L4 – Sustainable Transport and Accessibility


L7 – Design


L8 – Planning Obligations


R2 – Natural Environment


PROPOSALS MAP NOTATION


Unallocated


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None relevant


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Making the Best Uses of Existing Resources and Infrastructure


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


DP6 – Marry Opportunity and Need


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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

77896/FULL/2011 – Erection of three storey detached dwelling with 5 no. bedrooms and erection of detached double garage with associated works in garden of 2 Irlam Road (Withdrawn February 2012).  


H/49728 - Erection of two storey block of 4 dwellings within grounds of property with associated car parking facilities accessed from Irlam Road (Refused November 2000).


Reason for refusal:


1. The proposed dwellings would result in the overdevelopment of the site and give a cramped and unsatisfactory development by virtue of:-


(i) The lack of usable and screened private amenity space available within the site;


(ii) The loss of boundary landscaping resulting in the loss of general visual amenity for the area;


(iii) The proximity of building to trees subject to a Tree Preservation Order which is likely to result in future pressure to fell or prune the trees to the detriment of the character, visual amenity of the street scene and the amenity of existing and future residents of the site;


(iv) The forward siting of the proposed building and its unsatisfactory relationship with the existing building


As such, the proposal would be contrary to Proposals D1 and D3 of the Trafford UDP and Planning Guidelines: New Residential Development.  


H/48401 - Erection of two storey block of 4 flats within grounds of property with associated car parking facilities accessed from Irlam Road (Withdrawn January 2000).  


H46538 - Change of use of dwelling into 5 no. two bed and one single bed self-contained flats and provision of car parking area for 12 vehicles (Approved January 1999).  


H44695 - Change of use of existing vacant basement to an apartment and construction of car parking area to the rear following the demolition of existing garages and outbuilding (Approved January 1998).  


H22904 - Erection of detached house with garage (Approved May 1986).  


H20081 - Erection of one detached dwelling house (Approved October 1984).  


APPLICANT’S SUBMISSION


Design and Access Statement


This states that the dwelling has been designed to be in keeping with 2 and 4 Irlam Road.  The existing tree lined boundaries would be preserved and enhanced and as such the applicant considers they have addressed concerns raised by the Council.  


CONSULTATIONS


Greater Manchester Archaeological Advisory Service: No objection.  


Local Highway Authority: No objection. The proposal involves sharing the access for the existing flats at 2 Irlam Road and there is no objection to this approach subject to adequate rights of access being provided as part of the scheme.  


REPRESENTATIONS


Councillor Lally has called in the application for determination on the grounds that the proposal would reduce the amenity space and car parking provision for the existing occupants of the flats, which could lead to on street parking on the busy/sweeping bend of Irlam Road.  The trees would only screen the building for 6 months of the year and no tree survey has been submitted.  The proximity of the development to the trees might result in pressure to fell or prune these trees in future to the detriment of the character and visual amenity of the area.  


11 letters of objection have been received.  The main concerns raised include:


· 2 Irlam Road is divided into 6 flats not 5 as stated in the application


· Similar application was made 10 years ago


· The application form states there are no trees that are important as part of landscape character, however some are TPO trees that overhang the proposed siting of the dwelling and a hedge along the boundary that would therefore be affected by the development.  Trees and the hedge could be damaged or destroyed


· Impact on birds and squirrels nesting in the trees


· Loss of amenity space for the existing residents


· Would detract from character of current property, which is presently set in its own tree lined grounds and is a magnificent Victorian House.  Modern house next to existing Victorian home would look odd


· Side windows of existing property would look onto the proposed house and would be overshadowed as they face east


· Loss of parking for existing residents


· Friends and visitors of the new dwelling will also take up more of the existing car parking leading to parking overspill to the local area and also impact on pedestrian safety, particularly safety of local school children


· Loss of privacy and visual intrusion


· Overdevelopment


· New dwelling could only be accommodated at expense of amenity of surrounding properties and the character of the surrounding area and should not be permitted


OBSERVATIONS


PRINCIPLE


1. The application relates to part of the garden of 2 Irlam Road and as such constitutes greenfield land.  The site lies within 800m of Flixton train station and Flixton local centre and is therefore located in a ‘most accessible area’ as defined by SPD1 and is therefore considered to be a sustainable urban greenfield site.  


2. Policy L1 of the Core Strategy seeks to release sufficient land to accommodate a minimum 12,210 new dwellings (net of clearance) over the plan period up to 2026.  Policy L1.7 sets out an indicative target of 80% of new housing provision to use brownfield land and buildings over the Plan period.  To achieve this, it states a three stage order of priority for the release of sustainable urban greenfield land, which comprises: (i) land within either the Regional Centre or Inner Areas, which does not apply to this site (ii) developments that can be shown to contribute significantly to the regeneration priorities set out in Policy L3 and/or those that can strengthen/support the Borough’s four town centres and; (iii) those developments that support the wider Plan objectives set out in Chapters 4 (Strategic Objectives) and 5 (Place Objectives) of the Core Strategy.


3. 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 under-performance (in excess of 20%) in the delivery of development as proposed in Table L1, the Council will seek to determine the reasons for the under-performance and take development management action to augment the supply of deliverable sites to improve performance. Similarly, where the regular monitoring reveals a significant under-performance (in excess of 10%) against the previously developed brownfield land use target set in L1.7, the Council will seek to determine the reasons for the underperformance and take development management action to accelerate the delivery of development. Until such time as monitoring evidence indicates that the previously developed land use under-performance has been reduced to an acceptable level by the measures taken, the Council may reject applications for the development of greenfield sites where the overall delivery of housing is not jeopardised.


4. Regular monitoring has revealed that the actual rate of house building is failing to meet the 80% previously developed land target by more than 10%, having fallen to 61.3% in 2011/12.  However, this monitoring has also revealed that the actual rate of building is failing to meet the housing land target (as expressed in Table L1) by more than 20%.  The Council published its latest Strategic Housing Land Availability Assessment (SHLAA) in September 2012. This document identifies 4346 units as deliverable over the five year period 2012/13 to 2016/7; based on the housing land target set out in the Trafford Core Strategy, for that same period, of 3470. As such, it is considered that sufficient deliverable sites have been identified to meet the requirements of paragraph 47 of NPPF, including in situations of under delivery.  The SHLAA identifies sufficient land to provide five years’ worth of deliverable housing plus a 20% “buffer”. Additionally the SHLAA identifies 3523 units in the five year period 2017/18 to 2021/22. Based on the housing land target set out in the Trafford Core Strategy for that same period (of 3006 units), this provides in excess of five years supply for that period. In relation to the five year period through to 2026/27 (i.e. the 11-15 year supply), the Council’s SHLAA identifies 2108 units which equates to approximately 3.6 years supply based on the housing land target set out in the Trafford Core Strategy for that same period (of 2890 units).  Given that the Council’s SHLAA (September 2012) identifies sufficient land to meet the tests set out in paragraph 47 of NPPF; it is considered that the refusal of development proposals on greenfield land would not jeopardise the overall delivery of housing in the Borough at the current time.  


5. Whilst the proposal would contribute one additional dwelling to the Borough’s housing land supply totals, it would, at the same time, further harm the Council’s ability to achieve its previously developed land target.  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 Policies L1 and L2 of the Core Strategy and the NPPF.  The subsequent sections of the report will assess the contribution of the proposal to these priorities, including its contribution to the strategic and place objectives of the Core Strategy and having regard to local character, environment, amenity and conservation considerations.  


DESIGN, STREET SCENE AND PROTECTED TREES


6. The original rear garden of 2 Irlam Road was reduced in length by 13m as a result of permission reference H22904, which granted consent for the erection of a detached dwelling within the garden in May 1986.  The current application seeks to develop the remaining garden to the side of 2 Irlam Road - a previous application for a similar proposal was withdrawn in February 2012 as it was proposed to be sited directly opposite the side wall of 2 Irlam Road and would have been detrimental to the occupants of the apartments.   An application for the erection of a building within the side garden has previously been refused by the Planning Development Control Committee in November 2000 (reference H/49728).


7. The current application proposes to site the dwelling significantly forward of 2 Irlam Road to prevent undue impact on the side facing habitable rooms of the apartments.    Although the application has not been accompanied by a tree survey, the trees along the eastern and southern boundaries of the site are subject to TPO No.136 and are clearly an important part of the local landscape character.  The site plan indicates that the proposed dwelling at its closest point would be approximately 6m from the centre line of the protected trees on the eastern boundary and it is considered that the siting of the dwelling in close proximity to the TPO trees could undermine the health of these trees.  In addition, the proximity of the proposed dwelling to the TPO trees would be likely to result in pressure from future occupants to remove or prune the trees to the detriment of the character and appearance of the area, the street scene and the amenity of existing and future residents of the site.   The applicant has also failed to demonstrate that the construction of the dwelling would not unduly impact on the health and vigour of the TPO trees, particularly given the spread of the canopy and the height and design of the proposed dwelling.  


8. The dwelling is proposed to be two storey in height, however the design of the dwelling and its roof is such that it could be converted in future to provide further accommodation at three storey level.  It is also noted that the application that was withdrawn in February (77896/FULL/2011) included roofspace accommodation and a window at second floor level in the front gable that has been omitted from this proposal.  The resulting design of the proposed dwelling is generally poor, with a top heavy appearance unbalanced by the scale of the roof.  The window design is also unsympathetic.  


9. It is considered that the proposal would result in a cramped, incongruous and contrived form of development and a loss of spaciousness on this prominent plot to the detriment of the character and appearance of 2 Irlam Road, the street scene and the area generally.  It is further considered that the proposal, by reason of its proximity to trees subject to a Tree Preservation Order, would be likely to result in pressure to remove or significantly prune the trees and could also harm their health and vigour potentially leading to the deterioration and loss of the trees, to the detriment of the character and visual amenities of the area, the street scene and the amenity of the existing and future occupants of the proposed dwelling and 2 Irlam Road.  As such, the proposal would fail to enhance the street scene or landscape character and the applicant has failed to demonstrate that the natural environment or the amenity of the future occupants of the dwelling would not be harmed as a result of the proposal.  The proposal would therefore be contrary to Policies L7 and R2 of the Trafford Core Strategy. 


10. The third test of Policy L1.7 states the release of sustainable urban greenfield land could be permitted where it would support the strategic and place objectives of the Core Strategy.  Place objective URO2 of the Trafford Core Strategy seeks to ensure that the local character of the area is not undermined by new residential development; strategic objective SO5 seeks to protect and enhance the landscape character and SO7 aims to secure sustainable development.  Similarly, Policy L1.10 requires consideration of local character, environment, amenity and conservation considerations in the development of garden land and Policy L2.2 states that housing should be in accordance with Policy L7 and should not be harmful to the character or amenity of the immediate surrounding area.  In this case, it is considered that the proposal would be harmful to local character and environment and contrary to Policy L7 and as such, would therefore be contrary to Policy L1 and L2 of the Trafford Core Strategy.   

RESIDENTIAL AMENITY


11. The amenity space provision for the proposed dwelling would be located directly opposite the side facing habitable room windows of the apartments at 2 Irlam Road.  Planning Guidelines: New Residential Development suggest 10.5m should be retained between habitable room windows and the boundary of a neighbour’s private garden to prevent undue loss of privacy.  In this case, a distance of 6.5m-8m would remain, which is short of the Council’s guidelines and would afford inadequate privacy to the garden.  Little private amenity space would also remain for use by the current occupants of the apartments, particularly given the area to the rear of the building is hardstanding and could therefore be used for car parking.  The proposal would therefore be contrary to Policies L1 and L7 of the Trafford Core Strategy and Trafford Planning Guidelines: New Residential Development.  

SUSTAINABLE DEVELOPMENT


12. The NPPF states that the purpose of the planning system is to contribute to the achievement of sustainable development and the policies in paragraphs 18 to 219 of the NPPF, taken as a whole, constitute the Government’s view of what sustainable development means in practice for the planning system.  One of the 12 core planning principles of the NPPF is to always seek to secure high quality design and a good standard of amenity for all existing and future occupants of land and buildings (paragraph 17).  Paragraph 56 of the NPPF states that the Government attaches great importance to the design of the built environment. Good design is a key aspect of sustainable development, is indivisible from good planning, and should contribute positively to making places better for people.  Paragraph 64 of the NPPF states that permission should be refused for development of poor design that fails to take the opportunities available for improving the character and quality of an area and the way it functions.  It is therefore considered that the proposal does not constitute sustainable development as its poor design would have a harmful impact on local character, the environment and the amenity of the occupants of 2 Irlam Road and as such the proposal would therefore be contrary to the NPPF.  


ACCESS, HIGHWAYS AND PARKING


13. The parking for the existing six apartments is located to the front of 2 Irlam Road.  This area can accommodate one car parking space per apartment and would be unaffected by the current proposals.  SPD3: Parking Standards and Design suggests the provision of three car parking spaces would be appropriate for a four bedroom dwelling.  The applicant states that two car parking spaces are proposed, however the driveway could be capable of accommodating three car parking spaces.  The Local Highway Authority would be satisfied with the proposed shared access of the existing entrance on Irlam Road subject to appropriate rights of access being conferred.  The shared use of the access on Irlam Road is therefore considered to be acceptable and would have no undue impact in terms of highway safety in accordance with Policy L4.  This does not therefore form part of the recommendation for refusal.


DEVELOPER CONTRIBUTIONS


14. The Trafford Developer Contributions (TDC) required by SPD1: Planning Obligations are set out in the table below:


		TDC category 

		Gross TDC required for proposed development

		Contribution to be offset for existing building

		Net TDC required for proposed development



		Affordable Housing

		n/a

		n/a

		n/a



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

		£155

		n/a

		£155



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

		£307

		n/a

		£307



		Specific Green Infrastructure (including tree planting)

		£930

		n/a

		£930



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

		£3,453.38

		n/a

		£3,453.38



		Education facilities

		£11,350.57

		n/a

		£11,350.57



		Total contribution required

		

		

		£16,195.95





15. If the committee is minded to approve the application, this should be subject to a legal agreement in accordance with Policy L8 to secure a maximum financial contribution of £16,195.95, split between £155 towards highway and active travel infrastructure; £307 towards public transport schemes; £930 towards specific green infrastructure (to be reduced by £310 per tree planted on site in accordance with an agreed landscaping scheme up to a maximum reduction of £930); £3,453.38 towards spatial green infrastructure, sports and recreation; and £11,350.57 towards education facilities.


CONCLUSION


16. The proposal, by reason of its siting in relation to 2 Irlam Road, would be detrimental to the character and appearance of the property and the street scene and would result in serious harm to the amenity that the existing occupants of 2 Irlam Road should reasonably expect to enjoy.  The proximity of the proposed dwelling to trees the subject of a Tree Preservation Order would be likely to result in pressure to remove or substantially prune the trees and the applicant has failed to demonstrate that the proposed dwelling could be accommodated on the site without harm to the wellbeing and integrity of the protected trees, which would be to the detriment of the character and visual amenity of the area, the street scene and the amenity of existing and future occupants of the site.  In this case, although the housing targets are currently not being met it is considered that the contribution of the proposal to the overall housing targets would not outweigh the serious harm that would arise to local character, environment and amenity and furthermore the proposal would compromise the Council’s ability to achieve its 80% brownfield land target.  It is therefore considered that the proposal would not represent sustainable development and as such would be contrary to the National Planning Policy Framework; Policies L1, L2, L7 and R2 of the Trafford Core Strategy and Trafford Planning Guidelines: New Residential Development.  It is therefore recommended that planning permission is refused.  


RECOMMENDATION: REFUSE


9. The proposed development, by reason of its siting, height, and design would result in; 


(i) A cramped, contrived and incongruous form of development on garden land and a significant loss of spaciousness on this prominent plot to the detriment of the character and appearance of 2 Irlam Road, the street scene and the area generally;


(ii) Loss of usable and screened private amenity space for the occupants of 2 Irlam Road to the detriment of the amenity that the occupants should reasonably expect to enjoy;


(iii) Overlooking and loss of privacy to the future occupants of the dwelling to the detriment of the amenity that the occupants should reasonably expect to enjoy, and;

(iv) The proximity of the proposed dwelling to trees subject to a Tree Preservation Order could lead to pressure to remove or significantly prune the trees to the detriment of the character and appearance of the street scene and the area generally.  

As such, the proposal would be contrary to the National Planning Policy Framework; Policies L1, L2, L7 and R2 of the Trafford Core Strategy and Planning Guidelines: New Residential Development.  

DR






		WARD: Longford

		79084/FULL/2012

		DEPARTURE: No





		Alterations to 9th and 10th floor of building to form 10 flats with associated external alterations to building and car park.



		Warwickgate House, 7 Warwick Road, Old Trafford, M16 0RZ





		APPLICANT:  Mr A Naderian





		AGENT: Ford Architecture





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site, Warwickgate House, is an existing building converted into residential use on Warwick Road. 


The property was formerly an 8 storey office building which was granted planning permission in 2000 (H/49494) for conversion to 77 flats including an extension to create the 9th and 10th floors of the building. 


The conversion was completed and the extension to the upper floors partially carried out when the developer went into receivership. The 9th and 10th floors were approved to be erected as 5 large two bed penthouse apartments however only the external works were completed and the upper floors were left incomplete. 


The building is set back from the road with a surface car park surrounding the perimeter of the building.


PROPOSAL


The applicant as new owner is proposing to convert the 9th and 10th floor apartments which have permission to form 5 x 2 bed apartments into 10 apartments (9 x 2 bed and 1 x 3 bed). The proposal therefore results in an additional 5 apartments within the development. All of the apartments are split over two levels.

External alterations to the upper floors in relation to the completion of the works carried out are generally consistent with the extant permission. The front and flank elevations of the upper floors are missing some of the seamed metal cladding, and this is to be made good as original.

Above and between the front windows the metal cassette panels have not been completed, these are to be provided in accordance with the extant permission.


The rear elevation is currently just faced in ply, and the applicant proposes to complete this with a rain screen. 


Seamed metal cladding is proposed to the front and rear elevation to upgrade the extension that is partially complete. The alterations include additional rainscreen cladding to the eastern elevation as well as upgrading of existing cladding to the front and rear elevations. Glass infill panels to the steel handrail and balustrade will be competed to the balconies and external access to the units. 


Additional parking is proposed within the existing surface car park by way of re organisation of existing space to create an additional 6 spaces together with a new 1.8m sliding access gate to the car park. 

DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L1 – Land for new homes


L2 – Meeting Housing Needs

L4 – Sustainable Transport and Accessibility


L7 - Design


PROPOSALS MAP NOTATION


E10 Main Office development areas


Priority Areas for Regeneration


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/49494


Conversion of existing building, alterations to front entrance and erection of spherical extension to roof to form a total of 77 flats with associated car parking and landscaping


Approved 13/12/2002


H/58377


Conversion of existing 5 no. penthouse apartments into 10 no. apartments.


Refused 25/10/2004 for the following reason:

The proposed development would add to the current over-supply of development land for housing within the Borough and as such would be contrary to: Policy UR7 of Regional Planning Guidance for the North West (RPG 13); Trafford's Proposed Adopted Unitary Development Plan Policies H1, H2 and Proposal H3; and Trafford's Supplementary Planning Guidance note "Controlling the Supply of Land Made Available for New Housing Development".


H/69169


Erection of two storey building to provide garage accommodation at ground floor and management suite and security office at first floor and single storey garage building within existing car park.  Alterations to existing car park layout including creation of additional car parking spaces, erection of new bin/cycle store.  Installation of metal railings on existing brick walls on south west boundary to provide 1.8 metre high security fence.


Approved 27/06/2008


CONSULTATIONS


LHA – No objections - comments incorporated into main report


REPRESENTATIONS


The freehold company for the site initially wrote regarding concerns relating to car parking provision. This matter has since been resolved with the applicant and the freehold company has now removed their objection and consider that the car park layout is acceptable. 


OBSERVATIONS


Principle of development


1. The applicant advises that two developers have failed to successfully market and complete the works for the penthouse apartments both in 2008 and in 2009. The applicant states that the consent for 5 penthouse apartments has provided to be unviable and therefore the new owner is proposing to create an additional 5 apartments that meet the needs for current affordable accommodation. 


2. Policy L2 of the Core Strategy requires that all new residential development proposals will be assessed for the contribution that will be made to meeting the housing needs of the borough.

3. A previous application for conversion of the upper floors to 10 flats (H/58377) was refused due to an over provision of housing land supply at the time of the decision however this is no longer the case and Policy L1.7 of the Trafford Core Strategy sets out an indicative target of 80% of new housing provision to use brownfield land and buildings over the Plan period (2011-2026). As this proposal is for the conversion of apartments and therefore contributes towards this target. 

4. The conversion of five apartments to ten apartments on the top two floors of an existing apartment development, meets strategic objective SO1 and place objective OT02, as it provides housing in a sustainable location and brings in to use the under used floors of a development. It also meets strategic objective SO6 via reducing the need to travel by developing in sustainable location. 

5. It is considered that this proposal will contribute to both the provision of family accommodation and development in a transport sustainable location.  It is also considered important for the amenity of the area and existing residents of the development that the upper floors of the building should be completed which have remained incomplete and vacant for the last 4 years.  

6. The provision of additional parking spaces results in the loss of some of a grassed area, originally intended to be provided as communal amenity space. This small area of grass does not appear to function as amenity space and appears to be incidental landscaping to the rear of the building. An area of grass will remain, albeit reduced in order to provide some perpendicular parking bays. None of the existing residents have objected to the alterations to the parking area and it is considered that this will not result in a loss of visual or residential amenity and is acceptable. 


7. The proposed conversion of the upper floors to 10 units is considered acceptable and accords with policy L2 of the Core Strategy. 


EXTERNAL ALTERATIONS


8. The proposed alterations are considered to be minor and will only improve the appearance of the vacant upper floors once completed. The alterations relate to completion of external cladding and the addition of rain screen cladding to the rear. Given the height of the works, there will be limited views of these alterations but nevertheless they are in keeping with the existing treatment of the building and are considered acceptable. 


9. The alterations are considered to be minor and are considered to accord with policy L7 of the Core Strategy. 


PARKING PROVISION

10. A parking ratio of 1 space per dwelling is maintained as part of the application with an additional 6 spaces now provided within the revised car park layout. This includes staff and visitor parking spaces and provides a total of 91 parking spaces for the development. 


11. The Highways Officer has advised that the proposed car park layout is acceptable and the number of spaces is acceptable. The LHA advise that 10 communal cycle parking spaces should be provided for the new apartments. The applicant has advised that these can be accommodated within the basement of the building and details are required by condition. 


12. The application is considered to accord with policies L4 and L7 of the Core Strategy. 

DEVELOPER CONTRIBUTIONS


13. The Trafford Developer Contributions (TDC) required by SPD1 Planning Obligations in relation to the additional 5 apartments that are proposed 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

		0*

		0

		0



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

		£530

		£265

		£265



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

		£1,610

		£805

		£805



		Specific Green Infrastructure (including tree planting)

		£3,100

		£1,550

		£1550



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

		£20,028.49

		£9,609.63

		£10,418.86



		Education facilities.

		£40,953.53

		£22,255.70

		£22,255.70



		Total contribution required.

		

		

		£31,736.72





*There is no affordable housing requirement as the site is within a ‘cold market area’.

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 the provision of 1 affordable housing unit and a financial contribution £31,736.72, comprising:-


· A financial contribution of £265 towards Highways and Active Travel Infrastructure

· A financial contribution of £805 towards public transport schemes

· A financial contribution of £1,550 towards Specific Green Infrastructure

· A financial contribution of £10,418.86 towards Spatial Green Infrastructure, Sport and Recreation 

· A financial contribution of £22,255.70 towards education facilities. 

(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. Samples of materials (rainscreen and additional external cladding) to be submitted and approved in writing


4. Revised parking layout as shown on approved drawings to be laid out prior to occupation of 9th and 10th floor units hereby approved


5. Details of cycle parking provision for  additional 10 bicycles to be submitted and approved


MH





		WARD: Sale Moor

		Joint report for applications:


79101/FULL/2012 / 79222/AA/2012 / 79260/FULL/2012 / 79262/FULL/2012 / 

		DEPARTURE: No





		· 79101/FULL/2012 - Various works including: Erection of external canopy to the west elevation; erection of fence above existing boundary wall to maximum height of 2.4 m to part of side boundaries and to rear boundary; installation of ATM pod to east side elevation, siting of anti-ram bollards to front elevation and alterations to external elevations including insertion of new windows, doors and infilling of windows and doors.

· 79222/AA/2012 - DISPLAY OF VARIOUS SIGNS INCLUDING: INTERNALLY ILLUMINATED AND EXTERNALLY ILLUMINATED FASCIA SIGNS TO FRONT ELEVATION; NON-ILLUMINATED VINYL SIGNS TO FRONT AND SIDE ELEVATIONS; EXTERNALLY ILLUMINATED FREE-STANDING GANTRY SIGN TO CAR PARK ENTRANCE AND 3 NO. NON-ILLUMINATED WALL MOUNTED SIGNS WITHIN CAR PARK.


· 79260/FULL/2012 - INSTALLATION OF 3 NO. AIR CONDITIONING UNITS TO THE NORTH (REAR) ELEVATION, A CONDENSER UNIT TO THE WEST (SIDE) ELEVATION AND A CHILLER UNIT TO THE EAST (SIDE) ELEVATION.

· 79262/FULL/2012 - SITING OF 3 NO. 5M HIGH LIGHTING COLUMNS WITHIN FRONT CAR PARK.



		313 Norris Road, Sale, M33 2UN





		APPLICANT:  3639 Limited / Tesco Stores Limited





		AGENT: EdgePlan Ltd





		RECOMMENDATION:  GRANT 







Councillor Freeman has requested that all of the above planning and advertisement applications be determined by the Planning Development Control Committee as he concerned about potential noise and disturbance to neighbouring residents and the parking / servicing layout.


SITE


The application site comprises of a two storey detached building that housed The Piper Public House.  The site is located within a predominantly residential area on the northern side of Norris Road.  Residential dwellings bound the site to the side and rear.  Residential properties are also situated opposite the site on the southern side of Norris Road.  A footpath ‘Baguley Lane’ runs along the western side of the site linking Norris Road to Elgin Drive and residential streets between.   Shops and services within Norris Road Neighbourhood Centre and garages to residential properties on Gatley Road are also situated to the east of the site.


The Piper Public House has been vacant since 2007 and is in a poor state of repair.  The site has suffered from many occurrences of fly-tipping, vandalism and graffiti which have led the site to appear very untidy and ‘run-down’.


PROPOSAL


Three planning applications and one advertisement application have been submitted relating to the site and premises as part of the conversion of the site from a public house to a small supermarket, ‘Tesco Express’.  Planning permission is not required for the change of use of the premises from a public house to a shop as this is permitted development.  


The applications that are under consideration are: - 


79101/FULL/2012 – This application proposes various works to the site, including the erection of an external canopy to the west elevation over the servicing yard.  The erection of a close boarded timber fence above an existing brick wall along part of the side boundaries and the rear boundary to form a total height of 2.4m. 0.2m high rollers are proposed above the fence to provide security.  An ATM pod is proposed to the east side elevation and 1m high anti-ram bollards are proposed to the front of the store.  External alterations are also proposed to the elevations of the building including the insertion of new windows, doors and the infilling of existing windows and doors.


79222/AA/2012 – This application seeks advertisement consent for the display of various signs including: an internally illuminated and an externally illuminated fascia sign to the front elevation; three non-illuminated vinyl signs within the ground floor shop windows on the front elevation and a non-illuminated vinyl sign to the ground floor shop window on the western side elevation; an externally illuminated gantry sign to the car park entrance and three non-illuminated wall mounted signs within the car park.


79260/FULL/2012 – The application proposes the installation of three air conditioning units to the north (rear) elevation, a condenser unit to the west (side) elevation and a chiller unit to the east (side) elevation.

79262/FULL/2012 – This application proposes the siting of three lighting columns that would have a maximum height of 5m within the front car park.


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L7 – Design


W1 – Economy 


PROPOSALS MAP NOTATION


Unallocated


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Uses and Infrastructure


MCR3 – Southern Part of the Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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

RELEVANT PLANNING HISTORY

76026/FULL/2010 - Demolition of existing public house and erection of 8 no. two storey dwelling houses with accommodation in the roof (4 x semi-detached houses, 4 x terraced houses) and associated landscaping and car parking - Minded to grant subject to a S106 Agreement 10/02/2011.


H27431 - Erection of pre-cast concrete garage - Approved 21/07/1988.


APPLICANT’S SUBMISSION

The applicant has submitted Design and Access Statements in relation to the planning applications.  The information provided within these statements is referred to where relevant in the ‘Observations’ section of this report.


CONSULTATIONS


Pollution & Licensing – There are no objections to the proposed lighting columns.  The noise report dated 21st September 2012 demonstrated that the three air conditioning units will not cause noise disturbance to nearby residents.


LHA – No objections.


Lighting – No objections.


Greater Manchester Police: Design for Security – No objections, consideration should be given to: the location/design of the (ATM) pod to ensure it does not provide a climbing aid onto the roof of the building, lighting should be provided to the area round the proposed ATM, defensible space markings should be employed at the front of the ATM, the proposed ATM should be protected by CCTV that should view the area and the users of the ATM, but not the ATM keypad, the ATM should be protected by anti-ram bollards or similar to deter against anti-ram type attacks, a dedicated parking area should be provided for the cash-in-transit vehicle within the immediate vicinity of the ATM.


REPRESENTATIONS


Across the four applications, eight letters of objection (one of which has been signed by eight properties and another one has been signed by four properties) have been received from neighbouring residents on Norris Road and Bamber Avenue.  These were received prior to the submission of amended plans for applications 79101/FULL/2012 and 79260/FULL/2012. The concerns raised are:- 


· The new doors and windows will be full height, they are situated opposite this and do not wish to be on view by occupants.


· No mention is made in regards to the light spillage to properties opposite and the main highway.


· The ATM would be accessible 24 hours a day in a residential area with a constant stream of pedestrians and vehicles, the public house never had such long opening hours.


· There is an existing ATM at the supermarket on the parade of shops 50 metres away.


· Long opening hours and resulting noise from cars, customers, deliveries, staff and external machinery (air con etc.).


· Noise from deliveries outside of normal working hours extremely close to residential properties boundaries, as the erection of an external canopy to the west elevation of the current building is intended for use as a delivery point for vehicles.


· Close proximity of the external air conditioning units and condenser to property boundaries.  Would like a condition to the approval to safeguard neighbours should the equipment go over the low level currently proposed.


· It would be better if the air conditioning units were located on the east elevation which backs onto garages or request additional ‘boxing off’ of the equipment to mitigate noise.


· The proximity of the condenser unit so close to their property boundaries and the likelihood of this unit attracting rats is a concern.


· It looks like trees will be removed; the trees are fully healthy and beautiful providing a natural noise barrier and become part of the green belt of Norris Road.  Also the removal the trees will negatively impact on the appearance of the area.


· The hours of lighting illumination.  Historically the lighting at the public house ceased after the pub closing hours, concerned the proposed lighting will operate after the store closes.  Do not wish their bedroom to be illuminated throughout the night


· Is the lighting below the eaves of the building necessary?


· It could result in parking problems which might affect the daily life of the local families.


· As traffic and parking loading will be significantly increased in the nearest area, it would be required to change road markings.


· The site close to a zebra crossing, Lime Tree Primary School and Sale Moor High School and high pedestrian footfall at peak times.  Norris Road is a busy road with bus routes.


· Would like to see the windows in the west elevation bricked up and the whole side rendered.  Believe that ‘ply mesh’ to the windows would not be aesthetically pleasing and a ‘new for old’ window design should be the minimum imposed.


· Cannot see the need for another supermarket.


· The best use of the site would be affordable housing.


A petition containing 747 signatures has also been submitted, which contains the statement: “I am opposed to Tesco store opening on Norris Road, and I am concerned about the impact a Tesco store could have on the high volumes of traffic with parking issues.  Public safety is a concern with big articulated lorries either reversing in or out of the site at a nearby zebra crossing as there is no other service road to the back of the premises so they would use Norris Road and also the impact it will have on a diverse range of independent shops not only on Norris Road but the surrounding areas.  I am also concerned about the opening hours and the anti-social behaviour it could attract with the sale of alcohol from 6am to 11pm.”


Councillor Freeman has expressed concern in regards to accessibility, servicing and noise.  He states that the designated parking bays created at the front of the building will be severely compromised when the shop is serviced.  Tesco stores are serviced by Articulated Good Vehicles and the only possible access to the site for serving is from the front.  Parking in the area is already at a premium and believes that traffic management will be more of an issue than currently if the development is allowed.  Norris Road is a busy major arterial route used by buses and imagines that the additional danger that will be created from HGVs reversing into the site to make deliveries.  A further concern is that as the site is bounded by residential properties, noise pollution could become an issue for local residents.  The installation of a cash machine presents further noise pollution issues and proliferation of parking abuse.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


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


RESIDENTIAL AMENITY


2. Planning permission is not required for the operation of a convenience store from the premises as this is a permitted change of use under the Town and Country Planning (General Permitted Development) Order 1995 (as amended).  There are also no existing planning conditions relating to the site that restrict the opening hours of the premises or the hours of servicing and deliveries.  The retail store could therefore operate from the premises unrestricted.  The Council is currently in discussions with the applicants regarding their intended opening hours and times of deliveries and servicing and an update regarding this will be provided in the Additional Information Report.

3. Close boarded fencing with a maximum height of 2.4m is proposed along the northern rear boundary of the site and along part of the eastern side boundary, adjacent to residential garages.  A close boarded fence is also proposed above an existing brick wall along part of the western side boundary with Baguley Lane, to a maximum height of 2.4m.  Adjacent to the service yard and car park, the fence would drop to 1.8m high.  The proposed fence to the rear boundary would replace an existing concrete panel fence that is currently in a poor condition.  This fence would be situated adjacent to the neighbouring rear garden of No.’s 5 and 7 Gatley Road.  It is acknowledged that this is higher than an average garden fence, however, the proposal would help to screen the residential gardens from the store and servicing area and would also help to reduce noise from activity occurring at the rear of the store and therefore is considered to benefit the amenity of these neighbouring residents.  The proposed 1.8m high fencing is to be erected under permitted development rights.

4. An external canopy is proposed to the western side of the store over part of the servicing yard.  The proposed canopy would have a maximum height of 3m and would not project closer to the rear boundary than the existing building.  The canopy would not project beyond the front or rear elevations and therefore would not be visible to the neighbouring properties No.’s 319, 321, 323 and 325 Norris Road.  A minimum distance of 8.8m would remain between the proposed canopy and the rear boundary of neighbouring properties on Bamber Avenue.  Only the roof of the canopy would also be visible above the proposed boundary fence.  

5. An ATM pod is proposed to the eastern side elevation of the building.  The pod would measure 2.5m high, 1.5m wide and 2.5m in length.  A minimum distance of 2.1m would lie between the proposed ATM and the common boundary with No.’s 323 and 325 Norris Road.  An existing concrete panel fence along the common boundary is proposed to be retained following repairs and cleaning.  This fence would partially screen views of the proposed ATM pod from these neighbouring properties.  Concerns raised by neighbouring residents in regards to the proposed ATM are noted.   It is considered that the proposed ATM would not result in a significant increase in activity on the site.  It is also recognised that the last use of the site as a public house would have generated activity on the site late into the evening and night.  It is also considered that it is unlikely that the proposed ATM will not be significantly used when the store is not open.  Greater Manchester Police have also raised no objections to the siting of the proposed ATM, though conditions are recommended to maintain the safety of the user of the ATM.

6. The proposed air conditioning units would be situated to the north elevation of the building and the proposed condenser would be situated to the west elevation. A distance of 3.6m would remain between the proposed air conditioning units and the common boundary with No.’s 5 and 7 Gately Road.  A chiller unit is also proposed to the east elevation, facing towards to neighbouring residential garages.  The applicant has submitted details to demonstrate that the proposed air conditioning units and condenser unit would emit low levels of noise that is considered acceptable and in compliance with the Council’s standards.  The proposed chiller unit would not emit any noise and would be accessed from inside the building.  It is therefore considered that the proposed plant would not result in undue noise and disturbance to neighbouring residents.  A condition is recommended to ensure that this equipment does not emit noise levels above the agreed details. 

7. Three lighting columns, each containing two lamps, with a maximum height of 5m, are proposed within the front car park.  The applicant has demonstrated that the proposed lights would not result in light spillage to neighbouring residential properties.  The proposed columns would have a maximum diameter of 0.14m, narrowing to 0.076m to the top.  A minimum distance of approximately 13m would remain between the nearest column and the main rear elevations of No.’s 319-325 Norris Road.  A minimum distance of approximately 11.5m would remain between the nearest column and the side elevation of No.311 Norris Road.

8. A shop frontage is proposed to the ground floor front (south) and the side (western) elevations.  Concerns raised by neighbouring residents on the southern side of Norris Road regarding a loss of privacy are noted, however a minimum distance of 48.5m would remain between the proposed shop windows and properties on the southern side of Norris Road.  This distance would also be across a car park within the site, front boundary treatment and across a vehicular highway (Norris Road).  It is therefore considered that the proposed development would not result in a loss of privacy to neighbouring residents.

9. It is therefore considered that the proposed alterations to the existing building, the canopy, fencing, ATM, plant equipment and lighting columns would not unduly impact on the amenity of the surrounding residents.

 DESIGN AND STREET SCENE

10. The existing building and site is currently in a poor condition and has been subject to vandalism and fly-tipping.  It is considered that the proposed external works to the building, including the replacement of windows and doors and infilling of certain window, would positively enhance the appearance of the building and in turn positively contribute to the existing street scene.  

11. The adjacent footpath, Baguley Road, is characterised by high fences as residential rear gardens back onto the footpath.  The proposed fencing along the northern and eastern boundaries would back onto residential gardens or garages and therefore would not be very visible from outside of the site.  It is therefore considered that the design and height of the proposed fencing is acceptable and would not adversely impact on the existing street scene or character of the surrounding area.

12. The proposed canopy would project a maximum of 0.6m above the proposed boundary fence and as such would not appear prominent from the existing street scene.  The proposed air conditioning units and condenser unit would be situated at low levels and would be fully screened by the proposed boundary fence and therefore would not be visible from outside of the site.  The proposed chiller unit to the east elevation would also be partly screened by the proposed fence and existing residential garages on Gatley Road would screen views of the unit from Gately Road.

13. The proposed lighting columns would be slimline and set a minimum distance of approximately 15.5m away from the front boundary.  The proposed lighting column to the west of the site, close to the boundary with Baguley Road, would also be viewed in the context of existing street lights along the footpath.  It is therefore considered that the design and siting of the proposed lighting columns is acceptable and would not adversely impact on the existing street scene.

14. An internally illuminated fascia sign is proposed above the shop entrance, to the front single storey section of the building.  This proposed fascia sign would measure 0.8m high and 6m in length. The sign is considered acceptable in relation to the host building, particularly as the front single storey element of the building measures 20.4m in length and as such the size of this sign is considered acceptable in relation to the host building.

15. An externally illuminated fascia sign is also proposed to the front elevation, at first floor level.  This sign would measure 0.8m high and 2.5m in length.  Although the proposed sign would be situated at first floor level, it would be the only sign at this level.  A distance of approximately 31m would also lie between this sign and the front boundary with Norris Road.  It is therefore considered that this sign would not appear over prominent within the existing street scene and would not detract from the character of this host building.

16. A free-standing totem sign is proposed to the front south-western corner of the site, which would replace an existing free standing sign for the former public house.  Whilst the proposed totem sign would have a greater width than the existing (1.25m) and would have a maximum height of 3.2m, the principle of a free standing sign has been established in this location.  The application site is situated adjacent to Norris Road Neighbourhood Centre, where there is existing illuminated signage.  It is therefore considered that the proposed signage would not adversely impact on the existing street scene and would be in keeping with the character of the surrounding area.

17. Small non-illuminated signs are also proposed around the building and to the walls/fence within the car parking.  Vinyl signs are also proposed within the shop window to the west elevation and adjacent to the entrance doors.  These are considered acceptable and to not detracted from the appearance of the host building or character of the surrounding area.

18. Concerns raised by neighbouring residents in regards to the loss of trees and planting within the site are noted, however, it is recognised that the trees within the site are not protected.  The existing planting within the site has become overgrown since the site has become vacant.  The applicants have detailed that the existing landscaping to the front boundaries of the site is to be reduced to protect the structural integrity of the boundary wall, though a degree of planting will remain.  It is therefore considered that the applications could not be refused on these grounds.  A condition is however recommended requiring details of landscaping to be submitted and agreed in writing to ensure that an adequate level of landscaping is retained to soften the impact of the proposed fencing.

ACCESS, HIGHWAYS AND CAR PARKING

19. The vehicular access / egress to the site is not proposed to change.  Concerns raised by neighbouring residents in regards to car parking provision and servicing arrangements are noted.  However, these are not material considerations in the assessment of these applications as the operation of a convenience store from the site is permitted development and as there are no extensions proposed nor any alterations to the vehicular access and only a minor alteration to the pedestrian access into the store, it would be unreasonable to control or restrict the level of car parking and servicing arrangements for the store.  As off the site does contain off road car parking, it is considered that the proposed ATM would not result in on-street car parking.

20. The proposed free standing totem sign would be situated to the front south-western corner of the site, where there is an existing free standing sign for the former public house.  Whilst the proposed totem sign would have a greater width than the existing, the applicant has demonstrated that this proposed sign would not impede visibility splays at the site access / egress.  It is therefore considered that the proposed totem sign is acceptable on highways grounds.

CONCULSION


21. It is considered that the proposed development to the building and site overall are considered acceptable and to not unduly impact on the amenity of neighbouring residents.  It is considered that the proposals would not adversely impact on the highway or public safety.  It is further considered that the proposed works would enhance and help to bring back into use an existing derelict building and thus would positively contribute to the existing street scene and character of the surrounding area.  The proposals are therefore considered to comply with all relevant Policies in the Core Strategy and related Supplementary Planning Guidance. The applications are therefore recommended for approval.

RECOMMENDATION: 


79101/FULL/2012: GRANT subject to the following conditions: - 


1. Standard time limit


2. List of approved plans including amended plans


3. Materials


4. Prior to first occupation, submission of details of and provision of defensible space for to the front of the ATM


5. Prior to first occupation, submission of details of and provision of lighting for ATM


6. Prior to first occupation, submission of details and provision of CCTV for ATM


7. Landscaping


 79222/AA/2012: GRANT subject to the following conditions: - 


1. Standard Advertising 


2. Hours of illumination in accordance with store opening hours

79260/FULL/2012: GRANT subject to the following conditions: - 


1. Standard time limit


2. List of approved plans including amended plans


3. The air conditioning units and condenser unit shall not emit noise levels above those detailed in the approved KR Associates UK Ltd report ‘Rating Industrial Noise Affecting Mixed Industrial and Residential Areas British Standard 4142:1997’ dated 28th September 2012. 

 79262/FULL/2012: GRANT subject to the following conditions: -


1. Standard time limit

2. List of approved plans

3. Colour of lighting columns

4. Lighting columns and lux levels to be installed and retained in accordance with the approved lighting scheme.

VW





		WARD: Davyhulme East

		79105/VAR/2012 & 79106/VAR/2012

		DEPARTURE: No





		Variation of Conditions 7, 8, 9 of application H/62750 & Variation of Conditions 4, 5 and 6 of application 76915/FULL/2011;

to vary floorspace restriction (increase of 10, 386 sq.m floorspace through use of existing non retail floorspace and insertion of mezzanine floorspace at levels 2 and 3), to allow for 8,824 sq.m floorspace to be used for general non food retailing including the sale of clothing and footwear, fashion accessories (including jewellery), cosmetics, toiletries and pharmaceutical products, and ancillary sales of books, newspapers, magazines (up to a maximum of 5% of the sales area) and to restrict the proposed additional retail floorspace from future sub division. 



		Barton Square, Phoenix Way, Trafford Park





		APPLICANT:  Barton Square Limited





		AGENT: Drivers Jonas Deloitte





		RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application relates to the Barton Square development situated on the north east side of Barton Dock Road in Trafford Park.  Barton Square opened in Spring 2008 and currently provides 18,580sq.m of retail warehouse floorspace. The overall site area is 6.5 hectares. The development is contained within four separate buildings which enclose an open courtyard. Shop fronts face internally to the development with service yards extending along the south east and north west elevations.   


Car parking for approximately 600 cars is situated to the north east of the development, accessed from Phoenix Way off the Peel Circle roundabout.  Barton Square is linked to the Trafford Centre by an enclosed pedestrian walkway, which is elevated over Barton Dock Road.  This walkway terminates at a 60m high tower which marks the entrance to the development.


The site is bordered by Barton Dock Road to the south-west and Phoenix Way to the east. To the west of the site is the Asda foodstore and Costco warehouse club. To the east is the Event City exhibition space. The Bridgewater Canal runs to the north of the car park.   

PROPOSAL


Planning permission H/62750 was granted in 2005 for an extension to the time limit in relation to the original outline permission for the Barton Square development, H/UDC/OUT/43536. Conditions 7 and 8 of permission H/62750 restricted the gross retail floorspace to a maximum of 18,580 sq.m and restricted they type of goods to be sold to retail warehousing.


Planning permission 76915/FULL/2011 granted consent for the formation of a roof over the central courtyards of Barton Square. Conditions 4 and 6 of that permission restricted the gross retail floorspace of the Barton Square development to a maximum of18,580 sq.m. (repeating the restriction that had previously been placed on the Barton Square development by Condition 8 of permission H/62750) and restricted the type of goods to be sold to retail warehousing. 


Recent permissions (applications 77474/VAR/2011 and 77475/VAR/2011) have granted permission for 10,386 sq.m additional bulky goods floorspace at Barton Square by varying conditions 8 of H/62750 and condition 4 of 76915/FULL/2011.


The current applications are seeking to vary the conditions relating to the gross retail floorspace as well as conditions relating to the restriction of goods for sale and conditions relating to subdivision of the units. The application is therefore proposing to;


· Replace condition 7 of H/62750 and condition 6 of 76915/FULL/2012 so as to allow for 8,824 sq.m of gross floorspace to be used for non food retailing, including the sale of clothing and footwear, fashion accessories (including jewellery), cosmetics, toiletries and pharmaceutical products, and ancillary sales of books, newspapers, magazines (up to a maximum of 5% of the sales area) but with the remainder of the retail floorspace remaining subject to the bulky goods conditions of the earlier consents; 


· Replace condition 9 of H/62750 and condition 5 of 76915/FULL/2011 so as to ensure that the retail development is not sub divided into units of less than 929 sq.m save that no more than eight units of between 450 sq.m and 928 sq.m may be created, but subject to further restriction on the sub division of the 7, 756 sq.m located on level 3 in blocks B and C as shown on the submitted drawing. 


· Replace condition 8 of H/62750 and condition 4 of 76915/FULL/2011 so as to allow for an increase in the total gross retail floorspace from 18,580 sq.m gross to 28,966 sq.m gross. NB – the principal of this increase in floorspace having already been established by the recent permission for applications 77474/VAR/2011 and 77475/VAR/2011. 


The principal object of the applications as set out above is to allow for the introduction of Primark, to occupy the additional floorspace at Barton Square that has already been granted through applications 77474/VAR/2011 and 77475/VAR/2011 but which would be subject to restrictions to bulky goods retail warehouse conditions of the existing consents. 


The application submission includes a Planning and Retail Statement, a Design and Access Statement and a Transport Assessment. A Supplementary Retail Statement was submitted during the course of the application.


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


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

The NPPF retains the “Town Centres First” approach and the government’s key objective of promoting the vitality and viability of town centres. Paragraph 23 states that local planning authorities (LPA’s) should “recognize town centres as the heart of their communities and pursue policies to support their viability and vitality.” Paragraph 24 states that LPA’s “should apply a sequential approach to planning applications for main town centre uses that are not in an existing centre and are not in accordance with an up to date Local Plan.” 


Paragraph 26 states that “When assessing applications for retail, leisure and office development outside of town centres, which are not in accordance with an up to date Local Plan, local planning authorities should require an impact assessment if the development is over a proportionate, locally set floorspace threshold. If there is no locally set threshold, the default threshold is 2500 sq.m.” 


Paragraph 26 states that “This should include assessment of::


The impact of the proposal on existing, committed and planned public and private investment in a centre or centres in the catchment area of the proposal ; and


The impact of the proposal on town centre vitality and viability, including local consumer choice and trade in the town centre and wider area, up to ten years from the time the application is made.”  


Paragraph 27 states that “Where an application fails to satisfy the sequential test or is likely to have significant adverse impact on one or more of the above factors, it should be refused.”


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 CORE STRATEGY POLICIES


W2 – Town Centres and Retail


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L8 – Planning Obligations


R3 – Green Infrastructure


SL4 – Trafford Centre Rectangle


PRINCIPAL RSS POLICIES

W5 – Retail Development


RDF1 – Spatial Priorities


DP1 to DP9 – The Spatial Principles Policies


MCR1 – Manchester City Region Priorities


PROPOSALS MAP NOTATION


TCA1 – Trafford Centre and its Vicinity


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


S11 – Development outside Established Centres


S12 – Retail Warehouse Park Development


RELEVANT PLANNING HISTORY

H/UDC/OUT/43536 Erection of Class A1 retailwarehousing to include facilities for class A3 (food and drink) together with car parking and service access. Allowed on Appeal – December 2001 


H/ARM/60503 - Erection of Class A1 retail warehousing to include facilities of Class A3 use together with car parking and service access (Reserved Matters application pursuant to outline planning permission H/UDC/OUT/43536). Approved 11 November 2004.


H/62241 – Variation of Condition 3 of planning permission H/UDC/OUT/43536 to ensure the retail development proposed shall not be divided or subdivided into units of less than 929 sq.m. save that no more than 8 units of between 450 sq.m. and 929 sq.m. may be created – Approved – 14 July 2005


H/62750 – Variation of Condition 1 of planning permission H/UDC/OUT/43536 to allow an extension of time for submission of reserved matters – Approved – 28th September 2005


H/70297 – Creation of leisure unit with ancillary retail (gross internal floorspace of 4701 sq.m.) within existing development – Approved 24th December 2008


H/70770 – Erection of glazed screens at existing pedestrian entrance points to Barton Square development - Approved 24th March 2009.


H/71126 - Creation of first floor open pedestrian walkway and installation of bronze busts within existing retail development - Approved 5 June 2009.


H/74963 – Introduction of first floor glazed covered access on Barton Dock Road frontage together with an additional access lift between levels at car park entrance – Approved – 19th May 2010


76915/FULL/2011 – Provision of new roof over central courtyards of Barton Square to comprise central glazed dome roof and two glazed barrel roofs and creation of first floor walkway to provide maintenance access – Approved – 3rd August 2011


77474/VAR/2011


Variation of Condition 8 of planning permission ref H/62750 (erection of retail warehouse development) to increase the maximum gross retail (Use Class A1) floorspace at Barton Square from 18,580 sqm to 28,966 sqm to be accommodated through the use of existing built floorspace that previously had no lawful use (at Level 3) and through the provision of mezzanine floorspace within the existing development (at Level 2).

Approved 17th September 2012


77475/VAR/2011


Variation of Condition 4 of planning permission ref: 76915/FULL/2011 (provision of new roof over central courtyard) to increase the maximum gross retail (Use Class A1) floorspace at Barton Square from 18,580 sqm to 28,966 sqm to be accommodated through the use of existing built floorspace that previously had no lawful use (at Level 3) and through the provision of mezzanine floorspace within the existing development (at Level 2).

Approved 17th September 2012


78823/COU/2012

Unit D1, Barton Square 


Change of use from retail (Use Class A1) to aquarium (Use Class D2).

Approved 19th October 2012


CONSULTATIONS


Strategic Planning: Comments incorporated into Observations section of report


LHA: No objections subject to the provision of 305 additional parking spaces and an updated travel plan. Detailed comments are incorporated into Observations section of report


GM Police Design for Security: No objections.  


Manchester City Council: No comments received to date


Salford City Council: No objections. However, there is a suggestion that the wording of ‘without written consent of the local planning authority’ be removed from proposed condition 5. In this way, if the subdivision was wanted at a later stage it would have to be the subject of  a further planning application, allowing Salford City Council the opportunity to review and comment on the proposal at that time, and if appropriate, raise any concerns. 


Highways Agency: No objections however if consent is granted then the Highways Agency would require that a condition is attached to require the submission of a detailed travel plan to be approved in writing by the LPA in consultation with the Highways Agency, and to ensure that all approved measures have been implemented accordingly prior to any part of the development being brought into use. 


Urmston Town Centre Partnership: No comments received to date


Ask Property Developments: No comments received to date


TBC Economic Growth: No comments received to date

Manchester Ship Canal Company: No comments received to date

Transport for Greater Manchester: No comments received to date

REPRESENTATIONS

None received

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


Background and Planning History


1. Planning permission H/UDC/OUT/43536 was originally granted for retail warehousing at Barton Square by the Secretary of State on appeal in 2001.  Conditions 7, 8 and 9 of that permission restricted the use and the floorspace as follows: 


· Condition 7 restricted the use of the floorspace to non-food retail warehouse purposes only (with an ancillary A3 element) and for no other purpose, including any purpose within Use Class A1, and specifically excludes: clothing and footwear; fashion accessories and jewellery; cosmetics, toiletries and pharmaceutical products; books, newspapers and magazines; and confectionary and soft drinks. 


· Condition 8 limited the gross Class A1 retail floorspace to 18,580 sq.m. 


· Condition 9 prevented sub-division into units of less than 929 sq.m gross. 


2. A further permission, H/62750, was granted for an extension to the time limit of the original permission in 2004. That permission re-imposed the Secretary of State’s original conditions numbered 2 to 18. However, Condition 9 relating to the minimum unit size, was amended to allow for 8 units of between 450 sq.m. and 928 sq.m. Condition 6 of that permission continues to restrict the maximum gross retail floorspace of Barton Square to 18,580 sq.m. Condition 7 continues to state that the approved floorspace shall be used for non-food retail warehousing only and for no other use within Class A1 and specifically excludes those goods listed in relation to Condition 7 above.  . 


3. A further consent, H/71126, for the creation of a first floor pedestrian walkway, was granted on 5th June 2009. In addition, planning permission 76915/FULL/2011 was granted on 3rd August 2011 for the provision of a new roof over the central courtyards of Barton Square to comprise a central glazed dome roof and two glazed barrel roofs and the creation of a first floor walkway to provide maintenance access. The original conditions 7, 8 and 9 were also repeated on that permission (although numbered differently – conditions 4, 5 and 6). 


4. Consent has recently been granted through applications 77474/VAR/2011 and 77475/VAR/2011 to allow for the creation 10,386 sq.m of additional retail floorspace (through utilising an unoccupied void area at first floor level of Barton Square) 

6.

The assessment of the above applications to increase the gross retail floorspace of Barton Square, accepted that whilst the floorspace created through those applications relating to the void area was treated as new retail floorspace, the utilisation of the void did not constitute a large scale extension to the Trafford Centre, but rather the sustainable use of existing buildings.


7.
It is therefore important to note that the principle of the additional floorspace is already established and the current applications seek a relaxation on the control of the non food goods that may be sold within the area of the additional floorspace.


The National Planning Policy Framework  (NPPF)

8.
The National Planning Policy Framework (the NPPF) was published on 27th March 2012, and therefore predates adoption of the Council’s Core Strategy. The NPPF emphasises that applications must be determined in accordance with the development plan, unless material considerations indicate otherwise. The NPPF sets out a presumption in favour of sustainable development and explains that there are three dimensions to this – economic, social and environmental – which are mutually dependant, so that gains should be sought jointly and simultaneously. Paragraph 19 states that the Government is committed to ensuring that the planning system does everything it can to support sustainable economic growth.  


9.

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


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


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


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

· plan positively for centres in decline.

10. Paragraph 24 sets out the sequential test to planning applications in terms similar to those previously contained in PPS4, Planning for Sustainable Economic Growth. Paragraph 24 states that Local Planning Authorities “should require applications for new town centre uses to be located in town centres, then in edge of centre locations and only if suitable sites are not available should out of centre sites be considered. When considering edge of centre and out of centre proposals, preference should be given to accessible sites that are well connected to the town centre. Applicants and local planning authorities should demonstrate flexibility on issues such as format and scale.” 


11. Paragraph 26 sets out the impact tests for applications for retail, leisure and office development that is located outside town centres and which is not in accordance with an up-to-date Local Plan.  Paragraph 26 requires applications of over 2,500 sq.m to include an assessment of:


‘the impact of the proposal on existing, committed and planned public and private investment in a centre or centres in the catchment area of the proposal; and


the impact of the proposal on town centre vitality and viability, including local consumer choice and trade in the town centre and wider area…”


12.
Paragraph 27 then confirms that ‘Where an application fails to satisfy the sequential test or is likely to have a significant adverse impact on one or more of the above factors, it should be refused’.  

Sequential assessment 


13
The applicant’s sequential test focuses on 9 town centres and crosses 8 local authority boundaries due to the large catchment area of the Trafford Centre. The applicant has looked at the availability of sites over the next five years looking at the general requirements of operators of the type of floorspace proposed. The operator requirements for the type of operator proposed refer to key criteria as being to locate in an established retail destination within proximity of similar retailers with good levels of footfall and with a need for prominence in terms of access to major arterial routes and good public transport. 


14
In terms of flexibility, the applicant has advised that the optimum size of a new Primark store is between 8,000 sq.m and 9,000 sq.m however it is recognised that a Primark has recently taken a unit within Stockport Town Centre with a total floorspace of 6,127 gross square metres and therefore it is considered that such a retailer is willing to compromise on its optimum floorspace and as such in considering the sequential test a minimum gross floospace of 5,000 sq.m has been used. 

15
In accepting the mimumum gross floorspace threshold of 5,000 sq.m required by an operator such as Primark or other similar clothing and fashion retailer, this has ruled out a number of sites from the sequential search such as the vacant TJ Hughes unit in Stretford Mall, the Church Wharf site in Bolton and the Bus Station site at Moor Lane in Bolton. 


16
The applicant’s sequential assessment discounted 30 sites. In relation to the sites discounted in the sequential assessment, Stretford Mall/ Land adjacent to Stretford Mall/ Newton St/ Lacy St Car Park, Stretford and Urmston Town Centre redevelopment Phase II were all discounted as they were unsuitable in that the sites were too small to accommodate an operator similar to that proposed in the current applications. Some sites were also discounted for availability and viability reasons as well. 


17.
There were however three sites within the sequential assessment that were considered to include floorspace of a size that could potentially accommodate an operator similar to Primark. These sites are therefore assessed below; 


Altair


18
The applicant discounts this site as being unsuitable as the largest available unit would be circa 5,000 sq.m as opposed to the optimum business model floorspace for Primark of 8,824 sq.m and the applicant states that it would be unviable for the operator’s business model to operate in a disaggregated format. Nevertheless, as the operator has taken a unit of circa 6,000 sqm in other locations, this site needs further consideration. The developer of the Altair scheme has advised that the development will be a leisure and restaurant led scheme, anchored by the redevelopment of the ice rink.


19
The Altair scheme will however include a 1,400 sq.m foodstore and therefore the maximum non food retail component of the Altair scheme will comprise 4,500 sq.m gross floorspace. Therefore even if a clothing retailer such as that proposed in this application were to take all of the available non food floorspace within the Altair development, this would result in an absence of complementary unit shops in proximity to the site and therefore it is considered that the Altair scheme can be accepted as unsuitable for an operator such as Primark. 



Central Street, Bolton


20
This site is identified in Bolton’s Core Strategy as the largest single retail opportunity in the town centre with planning permission granted for a mixed use scheme in October 2005 (ref 71649/05). The consent included a condition that required at least 15,000 sq.m gross floorspace of A1 retail within the development. It is expected that for viability reasons the development will need to be led by a food superstore in the region of 10,700 sq.m. It is also understood that the aspirations for this development would also be to secure a mix of uses with small unit shops to assist with integration with the existing retail core. This would therefore render it unlikely that any future scheme would provide for an opportunity for a food superstore together with a large non food store suitable for a fashion retailer. 


21
It is therefore accepted that Central Street is unlikely to provide a suitable and viable opportunity for a large clothing and fashion retailer such as Primark. The applicant also points out that Primark is already represented in Bolton Town Centre. 



Bridgefield Street, Stockport


22
An outline application has been submitted for a mixed use development at this site (ref CD/050705) which includes retail floorspace up to a total maximum floorspace of 10,097 sq.m with unit sizes ranging from 126 sq.m to 3,864 sq.m. 


23
Given that the largest retail unit is anticipated to be 3,864 sq.m, it is considered unlikely that this site would provide a suitable opportunity for a retailer such as Primark. The applicant also points out that there is a Primark already operating from the adjacent shopping centre with a floospace of 6,127 sq.m and therefore it is recognised that the retailer would have no need for a second store in this town centre. 


Conclusions in Relation to Sequential Test


24
The assessment of sequential sites located within the Core Catchment Area of the application proposal has not identified any sites which meet each of the available, suitable and viable tests incorporated in Paragraphs 23 and 24 of the NPPF. Whilst there are considered to be three sites that are available they are not suitable or viable, in market terms, for the specific requirements of an operator such as that proposed in this application.  


25
In terms of representation within Trafford Borough, Altair was the site with most potential to meet the requirements of a large clothing retailer. However the maximum unit size was still considered to be unsuitable as it is below the requirements of such an operator and if taken up for this single purpose it would leave insufficient room for the food and retail units required to achieve complementarity due to the requirements in relation to the replacement ice rink which is critical to the scheme’s overall success. 


Impact Assessment  


26.
In accordance with the NPPF, the applicant has submitted an Impact Assessment in terms of impact on existing, committed and planned public and private investment in centres and impact on town centre vitality and viability. The assessment considers a number of centres including Altrincham (Stamford Quarter), Sale, Stretford, Urmston and centres in Salford, Manchester, Bolton, Bury, Stockport, Warrington and Wigan.


27.
A higher proportion of turnover will be diverted from town centres under the current proposals than applications 77474/VAR/2011 and 77475/VAR/2011 which repeated the bulky goods restrictions and therefore diverted a higher proportion of turnover from other retail parks, but these are not afforded any protection under planning policy. The current applications must therefore be assessed in terms of the greater impact that will arise from the range of comparison goods relevant to the proposal to allow a fashion retailer to occupy a substantial part of the additional floorspace already approved. 


28. 
The analysis concludes that the proposals would not have a significant adverse impact on the delivery of any of the identified investments and would not result in any significant adverse impacts on the vitality and viability of any of the centres within Trafford. It is noted that no objections have been received from any neighbouring authorities in relation to impact, either on planned investments or on vitality and viability. 


Impact on Existing, Committed and Planned Public and Private Investment in Centres Within the Catchment Area


29.
In terms of the centres within Trafford, of most relevance is the potential impact on the existing and proposed investment in Eden Square in Urmston Town Centre, the Altair scheme in Altrincham town centre and the Stamford Quarter redevelopment in Altrincham Town Centre. (Stretford cannot be included within this assessment because there are currently no published proposals). The applicant has looked at the potential effect on a number of proposed schemes within centres outside of Trafford, including Manchester City Centre, Stockport, Bolton and centres within Salford and it is noted that no objections have been received from neighbouring authorities. The schemes within Trafford are considered below.


Urmston town centre


30.
In Urmston Town Centre, construction of Phase II of the Eden Square project is scheduled for completion by the end of 2012, with Aldi already operating from one of the new units.  Pre-lets have been secured in Phase II, to Quality Save and Iceland, and only 3 small units in Phase II remain un-let.  There remain a further 8 vacant units in Phase I, which was said to be of concern to the developer earlier this year at the Trafford Retail Park Inquiry.  However, it can be anticipated that the letting prospects for these vacant Phase I units will improve when all of the Phase II pre-lets become operational.

31.
Indeed, neither phase of the Eden Square development would have the physical capacity to accommodate the floorspace requirements of the operators that the Barton Square applicant is intending to target, so that it is considered that the application proposals will have little impact on the future viability or lettability of the Eden Square scheme.  Furthermore, it is noted that there has been no objection to the Barton Square applications from ASK Developments, the investor in Eden Square.


Altair  


32.
In relation to the Altair scheme in Altrincham, it is noted that the target operators and retail mix for this scheme are quite different to that being proposed at Barton Square.  Indeed, evidence submitted by the developer Nikal, in relation to the Compulsory Purchase Order for the scheme, confirms that it will be targeting a leisure led scheme, which will predominantly comprise restaurant operators, in addition to a number of complementary clothing retailers such as Fat Face, Crew Clothing and East, who tend to operate from small units.  Thus, it is clear that neither scheme is competing for the same market opportunity, so that the Barton Square application proposal is very unlikely to prejudice the future viability or lettability of the Altair scheme, and no objection to the application proposal has been submitted by Nikal.

The Stamford Quarter


33. 
So far as the Stamford Quarter is concerned, we note that the investor went into receivership in January 2011, and planning permission for Phase 3 of the scheme has now lapsed.  Moreover, it is understood that the agents acting for the receivers of the Stamford Quarter do not intend to implement Phase 3 of the redevelopment, and will focus, instead, on the consolidation of Phases 1 and 2, the latter of which still contains several vacant units. Thus, given that it is unlikely that Phase 3 of the Stamford Quarter redevelopment will go ahead as planned, there is no risk of impact as a result of the Barton Square application proposals.  Moreover, in relation to the vacant units which exist in Phase 2 of the Stamford Quarter, it is noted that the largest unit is just 501 sq.m gross, so that there is little or no overlap in terms of target tenants. 


Conclusion


34.
In conclusion, it is considered that there is no clear evidence that the Barton Square application proposals would have a ‘significant adverse’ impact on existing, committed or planned investment in any of the centres within Trafford.


Impact on Town Centre Vitality and Viability, Including Local Consumer Choice and Trade in the Town Centres


35.
It is acknowledged that there are inherent difficulties in assessing the quantitative trade impact of the proposals given the lack of survey evidence as a result of the very large catchment area and the fact that even this accounts for only 54 per cent of Barton Square’s shoppers.  Therefore in assessing the applicant’s quantitative impact  assessment, sensitivity testing has been carried out to test the assumptions that have been applied. The centres in Trafford are considered below. 


Altrincham Town Centre


36.
In terms of Altrincham Town Centre, it is considered that the main short term priority is to ensure that the recent investment in Phases 1 and 2 of the Stamford Quarter produces the intended positive effects for the town centre and helps to reduce the very high vacancy rate which currently stands at 27 per cent in terms of units, and 19 per cent in terms of floorspace.


37.
Another key priority is to ensure the successful delivery of the mixed use scheme at the Altair site, which will lead to a net gain in the town centre’s comparison turnover of almost £10m, having allowed for all of the other competing commitments.  In this context, it has already been concluded that there is no clear evidence that the Barton Square applications will affect the future success of the Altair scheme, and it is noteworthy that no objection has been submitted by Nikal.


38.
In this context, it is noted that the incremental trade diversion to the Barton Square application proposal amounts to just £3.3m, or 2.3 per cent, and this is prior to allowing for the impact that would occur, in any event, as a result of the bulky goods fallback position created by the recent permissions granted in September 2012 (77474/VAR/2011 and 77475/VAR/2011).  As a consequence, it is considered that the incremental trade diversion to Barton Square will not have a significant adverse impact on the future benefits brought about by investment in the Stamford Quarter and the Altair scheme, and that it will not have a significant adverse impact on the town centre’s overall vitality and viability.


39.
Nevertheless, it is noted that the applicant’s retail assessment accepts that there will be some overlap between Altrincham’s retail offer and the type of goods proposed to be sold on the unrestricted part of level 3 of Barton Square, so that there will be some impact on the town centre’s vitality and viability, which it is considered a Section 106 agreement that provides for town centre enhancement initiatives would help to mitigate.


Stretford Town Centre


40.
It is considered that most of the cumulative impact on Stretford Town Centre is as a result of existing commitments, and particularly as a result of trade diversion to the new Tesco Extra store at Old Trafford.  The incremental diversion to the Barton Square application proposal would amount to £1.3m on the basis of the total turnover of the Primark component, and ignoring the bulky goods fallback position.  Most of this incremental diversion from Stretford Mall will be from retailers such as New Look, Internacionale, Claires, Shoe Zone and Clarks (all of whom currently trade from Stretford Mall).


41.
Thus, if this incremental diversion of £1.3m is added to the cumulative diversion from Stretford Town Centre that was put forward in evidence to the Trafford Retail Park Inquiry, of £11.7m, the revised cumulative diversion would increase to £13.0m, which would represent an overall impact on the town centre’s turnover (convenience and comparison goods combined) of 18.3%.


42.
At first sight, such a cumulative impact may give cause for concern.  Of critical importance, however, is the fact that the Inspector for the Trafford Retail Park Inquiry concluded that the cumulative impact on Stretford – which the Council’s witness put forward as being 16.5% – would not cause ‘significant adverse’ effects (as set out in paragraphs 41 to 45 of the Inspector’s Report).  Part of the Inspector’s rationale for accepting the cumulative impact was that he felt that the centre remains popular and busy, and that it will be capable of recovery following the initial impact of the Tesco commitment.


43.
In these circumstances, therefore, it is unlikely that a different Inspector would accept that an incremental diversion of £1.3m to Barton Square would tip the balance into the ‘significant adverse’ category.  Thus, although the vacancy rate is high, the Trafford Retail Park Inspector observed that most of these were external to the Mall, where pedestrians are not protected from the elements, and that the most significant vacancy within the Mall – the former T J Hughes store – had nothing to do with local circumstances.


44. 
Nevertheless, although it is considered that the cumulative impact does fall short of the significant adverse threshold,  a Section 106 contribution to secure town centre enhancements is considered necessary in order to mitigate the measured impact.  It is considered that the Mall has a dated appearance, and the prevalence of vacant units both within the shopping centre, and along Chester Road detract from the overall vitality of this centre. The proposed S106 contribution will enable these issues to be addressed in order to mitigate against the cumulative impacts and those specific to this development proposal. 


Urmston Town Centre


45.
In Urmston, it is anticipated that there would be an incremental comparison goods trade diversion as a result of the application proposal of £0.4m, which equates to an incremental percentage impact of 2.5%.  However, following implementation of the commitments within Urmston, the cumulative comparison goods impact is a positive 5.9%; this is as a result of the uplift in turnover that would arise following completion of Phase II of Eden Square, which more than exceeds the diversion of comparison goods spending to other commitments such as the Trafford Retail Park.


46.
There is a concern that there remains a high level of vacancies in Phase I of the Eden Square development.  However, the Trafford Retail Park Inspector was confident that the Phase II lettings to Aldi, Quality Save and Iceland would provide a boost to the letting prospects for the Phase I units.  Furthermore, Urmston functions primarily as a convenience and service centre, which is a role that is considered highly unlikely to be undermined by any clothing and fashion store such as Primark.


47.
Overall it is therefore considered that the future health of Urmston Town Centre is likely to continue to improve, and that Urmston will experience the lowest level of trade diversion of any of the four town centres in Trafford.  It is considered that there is no evidence to suggest that the Barton Square applications are likely to lead to a significant adverse impact on the town centre’s overall vitality and viability. 


Sale Town Centre


48.
The sensitivity testing of the applicant’s impact assessment that was carried out revealed an incremental impact on Sale Town Centre of 1.9% in 2014, rising to 9.8% following implementation of the commitments.  Thus, the application proposal would make a small contribution to the overall cumulative impact.  


49.
Nevertheless, it is still necessary to establish whether this incremental diversion ‘tips the balance’ of impact into the ‘significantly adverse’ category for the purposes Paragraph 27 of the NPPF.  In this context, it is noted that Sale Town Centre serves a predominantly localised role, with a limited clothing, footwear and accessories offer.  Moreover, whilst the town centre has a slightly higher than average vacancy rate of 15% as at August 2011,   it is noted that Sale remains a popular destination for local residents, so that it is not considered that a cumulative comparison goods impact of 10% represents a ‘significant adverse’ impact.  


50.
However, the negative impact on the town centre – although not ‘significantly adverse’ – would be mitigated by a Section 106 contribution to secure town centre enhancement initiatives.


Conclusions in Relation to the Impact Test


51.
The assessment of impact in this case is unique, given the vast scale of the catchment area, and the specialist and predominantly bulky nature of the goods to be sold. Indeed, both of these factors result in a wide and dispersed pattern of impact, which, in turn, reduces the potential for significant impact on individual town centres. Nevertheless, the application proposal will still divert some trade from these centres, and of most significance in this respect are the cumulative impacts on comparison goods’ trading levels in Stretford and Sale Town Centres. Some weight must be given, however, to the bulky goods fallback position established by the September 2012 permission in respect of applications 77474/VAR/2011 and 77475/VAR/2011.  

52.
Sensitivity testing has been carried out on the basis of the total turnover of the Primark component of the current applications, rather than the uplift in turnover compared to the fallback.  However, even under this worst case position, it is considered that there is no ‘clear evidence’ that the cumulative impacts on any of the Borough’s four town centres will fall into the ‘significant adverse’ category for the purposes of the tests set out in paragraph 26 of the NPPF.  


53.
Nevertheless, there will be some level of impact on each of the Borough’s four town centres, These negative impacts must be weighed in the overall planning balance exercise, and they provide the justification for a Section 106 contribution to town centre enhancement initiatives, or other mitigation measures which will off-set the adverse impacts which could otherwise affect those centres identified above.


Development Plan


Regional Spatial Strategy (RSS)


54. Policy RDF1 of the RSS establishes the ‘spatial priorities for growth and development, investment and regeneration in the region’.  It is considered that the broad spatial framework established by the RSS remains a relevant consideration, which can usefully inform decisions on growth and development in the Region. The spatial priorities defined by Policy RDF1 are as follows:


· first, the regional centres of Manchester and Liverpool;


· second, the inner areas surrounding these regional centres, with particular emphasis given to areas in need of regeneration and to the housing market renewal areas; 


· third, the 23 defined towns and cities located within the three city regions (including Altrincham), and the larger suburban centres within the city regions, provided that development is of an appropriate scale, and where public transport accessibility is good;


· fourth, the towns and cities outside the city regions of Carlisle and Lancaster.


55.
Paragraph 10.6 of the RSS explains that the ‘inner areas’ surrounding the regional centre of Manchester include ‘Trafford Park’ and ‘North Trafford’, and whilst these areas are not defined in the RSS itself, they are defined in Appendix 1 of the Trafford Core Strategy, which reveals that the ‘inner area’ includes the Trafford Centre and the application site.


56.
Policies DP1 to DP9 of the RSS set out the spatial principles, with Policy DP1 providing the overview of the principles, which are amplified in policies DP2 to DP9.  Thus, Policy DP1 seeks, amongst other things, to promote sustainable communities and sustainable economic development.  It seeks also to make the best use of existing resources and infrastructure, to manage travel demand, and to marry opportunity with need. In this context, it was acknowledged that the applications for the additional floorspace within Barton Square were considered to represent the best use of underused land, given that the building already exists. Furthermore, whilst it is noted that the application site has a limited walk-in catchment at present, it has previously been acknowledged by the Secretary of State that Barton Square will be well served by public transport – subject to a planning obligation relating to the Metrolink extension and to a proposed Metrolink stop on the application site and to a planning condition requiring two new bus stops.

57.
Policy MCR1 of the RSS establishes the priorities for plans and strategies in the Manchester City Region, thus providing over-arching guidance on development priorities within the City Region.  Policy MCR1 explains that the focus for investment and sustainable development should be the regional centre of Manchester, the surrounding inner areas (which include the application site), the towns and accessible suburban centres identified in Policy RDF1 (including Altrincham), and other key locations which accord with the spatial principles policies (DP1 to DP9).  The application site is therefore in a second priority location under the terms of Policy MCR1. However, it is noted that the Council’s aspirations for the Trafford Centre Rectangle focus, predominantly, on housing provision and high quality office development, as opposed to significant additional retail floorspace. This is set out in Policy SL4 of the adopted Core Strategy.  


58.
The sustainable economy policy of most relevance to the application proposals is Policy W5 of the RSS, which is reflective of national guidance on the location of retail development.  Policy W5 seeks to promote retail investment where it assists in the regeneration and economic growth of the Region’s town and city centres, subject to three key ‘tests’ to the effect that such development should:


· be consistent with the scale and function of the centre;


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


· not create unsustainable shopping patterns.


59.
Given that the application proposals relate to an out-of-centre location, the scale ‘test’ does not apply.  However, insofar as the remaining provisions of Policy W5 are concerned, it is considered that the application proposals, together with other retail commitments, will not have a ‘significant adverse’ impact on the vitality and viability of centres. It is noted, however, Policy W5 envisages that Manchester and Liverpool city centres will continue to function as the region’s primary retail centres and it identifies 26 centres, including Altrincham, where comparison retail facilities are to be enhanced.


60.
It is noteworthy that the final part of Policy W5 states that:


‘There will be a presumption against new out-of-centre regional or sub-regional comparison retailing facilities requiring Local Authorities to be pro-active in identifying and creating opportunities for development within town centres.  There should also be a presumption against large-scale extensions to such facilities unless they are fully justified in line with the sequential approach established in PPS6.  There is no justification for such facilities to be designated as town centres within plans and strategies.’


61.
In relation to the above policy, whilst it is considered that Barton Square does form part of the Trafford Centre the application proposals are not considered to represent a ‘large-scale extension’ to the Trafford Centre for the purposes of Policy W5. This is discussed in more detail in relation to Policy W2 of the Core Strategy below.  Furthermore, it is considered that there is compliance with the sequential approach.  As a consequence, the application can be considered to be in accordance with the provisions of Policy W5 of the RSS.

Trafford Core Strategy and Revised Unitary Development Plan (UDP)


62.
The UDP shopping policies which were of most relevance to the application proposals were Policy S1 and Proposals S11 and S12: Policy S1 has been replaced by Policy W2 of the Core Strategy. Proposal S11, which relates to proposals for development outside established centres, is effectively replaced by Policy W2 of the Core Strategy, other than with respect to spatial definition of these centres, which may be a matter that is addressed within the Land Allocations DPD.  


63.
The Core Strategy Policies of most relevance to the application proposals are Policy W2, which relates to town centres and retail development, and Policy SL4, which relates to the Trafford Centre Rectangle.  Policy W2 of the Core Strategy sets out the Council’s aspirations for town centres and retail development in the Borough. It identifies Urmston, Sale and Stretford as Town Centres, whilst Altrincham is identified as the ‘Principal Town Centre’, at the head of the local retail hierarchy. Policy W2 states that, outside the identified town, district and local centres there will be a presumption against retail development, except where it can be demonstrated that it would satisfy the tests set out in current Government Guidance and that “there is a presumption against large-scale extensions to the Trafford Centre”. 

64.
Policy W2.2 states that Altrincham town centre ‘…will be the principal focus for high quality comparison retail supported by a range of retail, service, leisure, tourism, office and other town centre-type uses including residential.’  Indeed, Policy W2.2 states that the Council considers that Altrincham town centre is capable of delivering, amongst other things, 20,000sq.m of retail floorspace. Policy W2.3 identifies the Altair site as the main development opportunity capable of providing for 15,000 sq.m of retail development in a high quality, high density, mixed use development, adjacent to the Altrincham transport interchange. This is therefore one of the major sequential opportunities that has been assessed.


65.
Policy W2.4 states that within the town centres of Sale, Streford and Urmston:‘…there will be a focus on the consolidation and improvement of the convenience and comparison retail offer and the diversification to other uses such as offices, leisure, cultural and residential, as appropriate’. Conversely, Policy W2.12 states that outside the identified town, district and local centres: ‘there will be a presumption against the development of retail, leisure and other town centre-type uses except where it can be demonstrated that they satisfy the tests outlined in current Government Guidance’ This sentiment is emphasised in Policy W2.13, which states that ‘There is a presumption against large-scale extensions to the Trafford Centre’.  Policy W2.13 does not provide guidance, however, in relation to the level of floorspace that might constitute a ‘large-scale extension’. 


66.
This issue was considered as part of the assessment of applications 77474/VAR/2011 and 77475/VAR/2011 where 10,386 sq.m additional floorspace was granted. In terms of the additional floorspace approved under those applications, it was considered that the floorspace proposed did not constitute a ‘large scale extension’ to the Trafford Centre.  It was considered that Barton Square does form part of the Trafford Centre, although it was recognised that the applications did not involve any spatial expansion of Barton Square, with the new retail floorspace being contained within the existing building. It was however concluded that the additional floorspace did not constitute a ‘large scale extension’ to the Trafford Centre, and there was considered to be no conflict with Policy W2.13 of the Core Strategy for the reasons set out below.

67.
The origin of Policy W2.13 of the Core Strategy DPD is Policy W5 of the RSS, which states that there should be a presumption against large scale extensions to out-of-centre regional or sub-regional comparison retail facilities.  However, the RSS is of no assistance in defining what is meant by ‘large scale’. In the context of the Trafford Centre, however, it is considered that the words ‘large scale’ are intended for a major extension such as a new arm to the Trafford Centre – for example, a new Barton Square.  Thus, although the proposals would involve a substantial expansion of the retail floorspace within Barton Square, the uplift approved under applications 77474/VAR/2011 and 77475/VAR/2011 was considered relatively modest when compared against the total amount of existing floorspace in the Trafford Centre and Barton Square combined.  

68.
Notwithstanding that there is considered to be no conflict with policy W2.13 of the Core Strategy, the applications for the additional floorspace were recognised to create a significant amount of comparison retail floorspace, in an ‘out-of-centre’ location, and careful consideration was given to the impact of the additional floorspace on nearby centres and to the application of the sequential approach. The permissions for the additional floorspace were then granted subject to restrictions to non food retail warehousing consistent with the existing conditions at Barton Square. The sequential approach and the impact assessment have been considered carefully in relation to the clothes retailing use now proposed in the current applications. However, as explained above in paragraphs 13 to 53, it is considered that the proposals pass the sequential test and that they would not cause a ‘significant adverse’ impact on any existing centres sufficient to require refusal of the applications although it is considered that there will be an impact which should be mitigated against by securing enhancements and improvements to existing centres.  Moreover, as discussed in the next section of the report, it is considered that there are positive impacts in relation to employment generation, more efficient use of the existing buildings and the prospect for linked trips with the remainder of the Trafford Centre. As a consequence, it is considered that the application proposals are in broad accordance with Policy W2 of the Core Strategy and, in particular, with Policies W2.12 and W2.13


69.
Policy SL4 of the Core Strategy sets out the Council’s aspirations for the Trafford Centre Rectangle, and relates, predominantly, to vacant and underused land in this area, rather than to the Trafford Centre and Barton Square.  Indeed, Paragraph 8.44 of the Core Strategy confirms that the Trafford Centre itself is not expected to change over the lifetime of the plan.  Thus, the Council envisages the delivery within the Rectangle of up to 1,050 residential units, and 15 hectares of employment land, some of which will be for high quality office development, together with a range of commercial, leisure and community facilities. It is not considered that the application proposals would conflict with the Council’s wider aspirations for the Trafford Centre Rectangle, primarily because the development proposed relates to buildings which are already in place.


Conclusion


70.
Although Barton Square is in an out-of-centre location, it is reasonably well served by public transport, which will be further improved once the proposed Metrolink extension is implemented. Moreover, it is considered that the applicant has followed the sequential approach and that there are no sites in sequentially preferable locations which are ‘suitable’ and ‘viable’ for a fashion retailer such as Primark . It is considered that the application proposals do not give rise to ‘significant adverse’ impacts on existing centres.  However, it is recognised that a financial contribution to secure town centre improvements would help to mitigate the measured impacts of the proposals upon town centres within the Borough. Although it is considered that Barton Square should be considered as part of the Trafford Centre, the application proposals are not considered to represent a “large-scale extension” to the Trafford Centre for the purposes of Policy W5 of RSS and Policy W2 of the Core Strategy. As a consequence, it is considered that the application proposals are in broad accordance with the provisions of the development plan when it is considered as a whole.


Balancing of Adverse Impacts and Benefits


71
Prior to the publication of the NPPF, the proposal would have needed to have been considered in relation to Policy EC10 of PPS4, which advised that all proposals should be assessed for their performance in terms of limiting carbon dioxide emissions and providing resilience to climate change; accessibility by a range of means of transport and the effect on local traffic levels and congestion; high quality and inclusive design; economic and physical regeneration and local employment. Whilst the Policy EC10 test no longer exists, it is considered that in order to balance the adverse impacts and benefits of the development and to assess whether the proposal would benefit from the presumption in favour of sustainable development referred to in the NPPF, it is useful to make a brief assessment of the same matters. 


The applicant’s Planning and Retail Statement provides an appraisal of the application against the EC10 impact tests, which provides a starting point for consideration of the positive benefits that are associated with the application proposal. The applicant identifies the following benefits:


· the productive use of existing land and buildings, ensuring that the completed development uses less energy than would be the case with the new build construction of floorspace (although this benefit would still occur through the implementation of permissions 77474/VAR/2011 and 77475/VAR/2011);


· a positive impact on local employment through the creation of 116 FTE jobs (which reduces to a net gain of 88 in the Supplementary Retail Statement); and


· the promotion of linked trips at an established retail destination which already benefits from good levels of accessibility by public transport.


72.
The most important benefit is the job creation, which the applicant estimates to be approximately 88 FTEs, in a reasonably accessible location.  However, this has to be set against the fact that there will be some harm to the comparison goods trading levels in each of the Borough’s four centres, with the incremental diversions being highest from Altrincham and Stretford Town Centres.  Thus, although these impacts are unlikely to cause a ‘significant adverse’ impact on the overall vitality and viability of any of the Borough’s four town centres, they must be taken into account in the overall planning balance, and they provide justification for a Section 106 contribution towards town centre enhancement initiatives, or other mitigation measures.

Conclusion


73.
It is considered that the applications accord with the provisions of the development plan, considered as a whole, subject to the amended conditions as proposed.  As a consequence, it is considered that the applications do benefit from the presumption in favour of sustainable development which is set out in Paragraph 14 of the NPPF. It is considered that the applications – if appropriately conditioned to impose a minimum unit size and the maximum overall level of floorspace – pass the sequential test set out in paragraph 24 of the NPPF and are unlikely to cause any significant adverse impacts on existing centres in relation to the factors set out in Paragraph 26 of the NPPF.


74.

Subject to appropriate conditions, it is therefore considered that there are no retail policy grounds for resisting the application proposals.  The following retail related conditions would be required: -


· Re-imposition of condition 7 of permission ref H/62750, which limits the development to non-food bulky goods retail warehouse purposes only (with an ancillary A3 element) and which restricts the range of non-food to be sold in accordance with the Secretary of State’s original decision of December 2001.


· The total non-food bulky goods retail floorspace shall not exceed 28,966 sq.m gross, including any mezzanine floorspace.  


· The minimum unit size of the new floorspace at first floor level shall be no less than 1,858 sq.m gross.  


75.
The reasons for these conditions are that the applications have been assessed specifically on this basis, and because of the need to protect the vitality and viability of nearby town centres. The absence of such conditions would invalidate the applicant’s approach to the sequential test and invalidate the conclusions reached in the appraisal of the applicant’s assessment. 


TRIP GENERATION AND PARKING PROVISION


76.
The applicant’s Transport Assessment (TA) states that significant numbers of trips to Barton Square are linked to other purposes such as visits to the Trafford Centre. The TA also states that the traffic generation forecasts show no significant traffic impact on the surrounding road network within the Trafford Centre Region and the M60. The TA states that the application site is easily accessible by private car and public transport. However the TA recognises that additional car parking provision will be required as a result in the proposals.

77.
It is accepted that the site is relatively close to the Trafford Centre Bus Interchange (within 800m when accessed through the Trafford Centre) and that there are also bus stops on Barton Dock Road to the front of the site with regular bus services to Manchester City Centre and Altrincham. In addition, the previous planning permission, H/62750, included a Section 106 Agreement requiring a financial contribution of £11 million towards Metrolink or other public transport improvements which will still fall to be paid by the developer and, on this basis, it is considered that the proposed development would be accessible by public transport.


78.
The Highways Agency has raised no objections to the application proposals on the basis that there will be minimal impact on the strategic highway network but have requested that an updated Travel Plan is provided. The LHA has made detailed comments on the application, which are explained below.

Data Collection


79.
The TA states that visitor surveys of existing visitors to Barton Square were undertaken in May 2011 when over 1000 visitors were surveyed. The results of these surveys have informed the applicant’s TA in terms of trip generation and distribution. 

80.
The visitor survey results indicated that of the 1053 visitors interviewed, 684 were car drivers and that of these 62% of the parked cars were in the Barton Square car park, the remaining 38% in the Trafford Centre car park.  Of the car users parked in the Barton Square car park:


· 46% made visits to both Barton Square stores and Trafford Centre shops;


· 42% visited Barton Square stores only;


· 4% only visited Legoland;


· 4% visited both Trafford Centre and Legoland;


· 2% visited Barton Square, Trafford Centre and Legoland


· 1% visited both Barton Square and Legoland; and


· 1% visited only Trafford Centre shops


The above information has been used to inform the trip generation calculations of the proposed development.  The LHA raised concerns that the visitor survey methodology may be flawed and therefore requested that the full results of the survey should be supplied so that a better understanding of modal split can be achieved.


81.
In addition, permanent traffic counters are located at all car park and overall site access points. Barton Square counter data was obtained for the months of April, May and June 2012.  It is been noted that the location of the counters mean that some Barton Square service vehicles are included in the outbound flow data and that these were ignored for trip generation purposes.


Trip Generation


82.
The new trip generation data supplied as part of this application indicates that for Barton Square the peak trip generation hours are Friday 1-3pm and Saturday 3-4pm compared to the highway peaks of Thursday 5-6pm, Friday 5-6pm and Saturday 2-3pm as a result of updated traffic counter surveys.

83.
Whilst the additional floorspace may increase comparison and linked trip opportunities it is the LHA’s view that the proposed variation of condition could lead to a non food retail store that is an attraction in its own right.  

84.
This methodology used to calculate the trip generation does not include the other 3% of surveyed people that use Barton Square shops, the applicant has stated that a trip involving a visit to Legoland is not solely a retail trip and that the primary purpose of these trips is most likely to be visiting Legoland.  An increase in retail floorspace will not increase the number of trips to Legoland.  As such, these trips should not be included in the trip generation calculation.

85.
The Barton Square Gross Floor Area figure used in the calculation excludes the areas of vacant units at the time the Counter data was recorded, which the LHA sees as essential for the data to be robust.

86.
The Trip generation calculations described above have been distributed and assigned to the local highway network as using travel planning software.  The TA states that in the Friday PM peak hour and Saturday Peak hour, directional flow increases would be as follows:

· Barton Swing Bridge and on Barton Road in Urmston would be less than 10 vph


· M60, 42 vph Friday, 97 vph Saturday


· Trafford Boulevard, 36 vph Friday, 82 vph Saturday


· Parkway, 46 vph Friday, 106 vph Saturday


· Barton Dock Road (west of Peel Circle) Friday 39 vph, Saturday 90 vph


· Barton Dock Road (east of Peel Circle) Friday 57 vph, Saturday 132 vph


87.
The operational analysis of Peel Circle indicates that the Barton Dock Road East arm is approaching capacity on the Saturday Peak and this will marginally increase from 0.71 to 0.78 Ratio of demand flow to capacity as a result of the proposals (0.80 is stated to be approaching capacity within Arcady calculations).  On Phoenix Way in the Saturday Peak the RFC is proposed to increase from 0.58 to 0.85 which exceed capacity and will therefore lead to an increase in queuing at the junction from 2 vehicles (1 in each of the existing two lanes) to 5 which would be split over the two lanes.

88.
On the basis of the above assessment it is considered that any impact in terms of increased queues will be within the site rather than on the surrounding road network. The LHA has therefore not raised any objections in terms of impact on the local highway network.


Parking Provision

89.
The LHA has reviewed the overall Barton Square development in relation to the Council’s current parking standards, which replaced the original standards earlier this year. When the original planning application was granted for Barton Square, there would have been a requirement for 743 car parking spaces in order to meet the car parking standards that were then in force.  The proposals provided 640 car parking spaces and planning permission was granted on that basis. The requirements of the Council’s current car parking standards have reduced in respect of Retail Warehousing. Where 1 space per 25 sq m was required previously, the standards now require 1 space per 40 sg m. If this standard is retrospectively applied, the provision of 465 spaces would now be required for the existing floorspace. On this basis, there is a surplus provision of 175 spaces at the existing Barton Square.


90.
Therefore the LHA has calculated that for the additional floorspace contained in the current applications which includes 10,386 sq m of retail floorspace that comprises 8,824 sq.m of non food retail, there would be a requirement for 441 car parking spaces and the 1562 sq m of retail warehousing would require 39 car parking spaces.  Therefore overall, the provision of 480 car parking spaces is required.

91.
If the existing surplus provision of 175 spaces based on current parking standards is discounted from the additional spaces required for the 10,386 sq.m of  non food retail and retail warehousing floorspace then there is a net requirement of 305 spaces as a result of the current applications and based on current parking standards for Barton Square. 

92.
Therefore, in order for the site as a whole to meet the Council’s current car parking standards, the provision of an additional 305 car parking spaces should be made within the site. 


93.
Also, to meet the Council’s parking standards the provision of 8 cycle parking spaces and 3 motorcycle parking spaces are required for the proposed retail warehousing use and 44 cycle parking spaces and 18 motorcycle parking spaces are required for the non food retail use. 


94.
On this basis, the LHA has confirmed that there would be no objections to the proposals on highways grounds subject to the car parking spaces meeting the Council’s dimension standards, the provision of the additional motorcycle and cycle parking requested and the provision of an updated travel plan which has also been requested by the Highways Agency.


95.
The applicant has agreed in principle to the provision of an additional 305 parking spaces and has suggested that this could be achieved by the provision of a decked car park within the application site. It is therefore considered that the proposed development would be acceptable in highway terms subject to conditions, including a “Grampian” style condition preventing occupation of the additional retail floorspace unless and until the additional 305 car parking spaces and the cycle and motorcycle parking have been provided in accordance with details that shall have previously been approved by the Planning Authority. This was the basis of the recent approvals of applications 77474/VAR/2011 and 77475/VAR/2011 for the additional floorspace (which would have required 85 additional spaces) and application 78825/COU/2012, Sea Life, (which requires 43 additional spaces). On this basis, it is considered that the proposed development would be acceptable in terms of traffic generation, parking provision and highway safety.


DEVELOPER CONTRIBUTIONS


96.
For the purposes of considering the developer contributions which would be required as a result of these two applications the contributions have been assessed as though there were only one application before the committee. If planning permission is granted, this would result in 2 new planning permissions for the whole Barton Square development. Appropriate legal agreements are required in respect of the obligations secured by the original Section 106 Agreement (requiring inter alia a financial contribution of £11 million towards Metrolink / public transport improvements) and to secure a further financial contribution towards town centre enhancements and improvements and financial contributions in accordance with SPD1. 


97.
As set out in the report, it is considered that a financial contribution should be sought to mitigate impacts of trade diversion on existing town centres within Trafford to provide for enhancements and improvements to existing centres. These impacts apply in respect of the two applications when considered together. In addition to this, it is a widely held view that there has been an impact on existing town centres, in particular Altrincham, since the opening of the Trafford Centre. This is not a directly measurable impact. The developer has acknowledged these concerns and has therefore agreed to make a further contribution to be used to offset these impacts. Such a contribution does not meet the statutory requirements for planning obligations and therefore it would not be appropriate to include this in the S106 Agreement. It is proposed that this contribution would be secured by way of an agreement under S.111 of the Local Government Act 1972, which will be completed prior to the grant of planning permission.


98.
In relation to the additional floorspace to which this application relates, Trafford Developer Contributions (TDC) are required by SPD1, Planning Obligations. These are not new contributions and would simply replace the contributions required by the earlier permission to create this floorspace. Those contributions are set out below  As in para 97 above, the contributions have been assessed in relation to the development site and the development which will result from the implementation of both applications to vary conditions. These requirements would need to be secured through a Section 106 Agreement:


99.
Trafford Developer Contributions

		TDC category. 

		Gross TDC required for proposed development.

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

		Net TDC required for proposed development.



		

		

		

		



		Affordable Housing

		N/A

		N/A

		N/A



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

		£118,976.00

		N/A

		£118,976.00



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

		£103,688.00

		N/A

		£103,688.00



		Specific Green Infrastructure (including tree planting)

		£64,480.00




		N/A

		£64,480.00






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

		N/A

		N/A

		



		Education facilities.

		N/A

		N/A

		N/A



		Total contribution required.

		£287,144.00

		N/A

		£287,144.00





CONCLUSION


100.
In conclusion, it is considered that there is no objection to the application proposals in retail policy terms, subject to appropriate conditions limiting the overall floorspace and the minimum size of individual units and subject to a financial contribution to mitigate the impacts of the proposals on existing centres. Members will be updated prior to the meeting with regard to the detail of these contributions. It is also considered that there would be no implications in design terms or in terms of the amenity of the occupiers of other premises, given that the development does not involve any new external physical works. In addition, it is considered that, subject to appropriate conditions, the proposals would be acceptable in terms of traffic generation and parking provision. 


101.
It is therefore recommended that planning permission should be granted, subject to appropriate Legal Agreements and subject to appropriate conditions. As the permission would represent a new permission for the whole Barton Square development, a number of conditions are repeated from that original permission where they place on-going restrictions on the development. 

RECOMMENDATION: 


APPLICATION 79105/VAR/2012 AND APPLICATION 79106/VAR/2012;

MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 

A. It is noted that the developer will complete an agreement under S.111 of the Local Government Act 1972, as referred to in this report, prior to the grant of planning permission. 


B. That the applications will propose a satisfactory development for the site upon completion of appropriate legal agreements in respect of the obligations secured by the original Section 106 Agreement (requiring inter alia a financial contribution of £11 million towards Metrolink / public transport improvements) and to secure a further financial contribution towards town centre enhancements and improvements and further financial contributions in accordance with SPD1. 


C. That upon satisfactory completion of the above legal agreements, planning permission be GRANTED subject to the following conditions: -


APPLICATION 79105/VAR/2012 - CONDITIONS


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


2. The development shall be used for non food retail warehouse purposes only, to include ancillary facilities for uses within Class A3 of the Town and Country Planning (Use Classes) Order 1987 as amended, and for no other purpose including any other purpose within Class A1 of that order, save for 8,824 sq.m located as shown on drawings 7009 L(00) 16 and 7009 L (00) 17 which may be used for non food retailing purposes within Use Class A1 excluding retailing books, newspapers  and/ or magazines (unless such goods are ancillary to the main non food operation, with a maximum of 5% of the sales area utilised for the sale of such goods). Save for the above mentioned 8,824 sq.m floorspace, the development shall not be used for the retailing of any of the following: clothing and footwear, fashion accessories including jewellery, cosmetics, toiletries and pharmaceutical products, books, newspapers, magazines, confectionary and soft drinks. 

3. Total Gross Floorspace shall not exceed 28,966 sq.m. (including mezzanines)


4. The retail floorspace shall not be divided or subdivided into smaller units of less than 929 sq.m save that no more than 8 units of between 450 sq.m. and 929 sq.m. may be created, but provided that such subdivision does not occur in respect of the 7,756 sq.m of floorspace shown as the dark blue area on Level 3 plan ref 7009 L (00) 17.


5. Any facilities for the storage of oils, fuels or chemicals shall be sited on impervious bases and surrounded by impervious bund walls, details of which shall be submitted to the Local Planning Authority for approval. The volume of the bunded compounds should be at least equivalent to the capacity of the tank plus 15%. If there is multiple tankage, the compound should be at least equivalent to the capacity of the largest tank or the combined capacity of interconnected tanks plus 10%. All filling points, vents, gauges and sight glasses must be located within the bund. The drainage system of the bund shall be sealed with no discharge to any watercourse, land or underground strata. Associated pipework should be located above ground and protected from accidental damage. All filling points and tank overflow pipes should be detailed to discharge downwards into the bund.


6. Prior to being discharged into any watercourse, surface water sewer or soakaway system, all surface water drainage from impermeable parking areas, roadways and hardstandings for vehicles, commercial lorry parks and petrol stations shall be passed through an oil interceptor designed and constructed to have a capacity and details compatible for the site being drained. Roof water shall not pass through the interceptor.


7. No development shall commence unless and until details of a Travel Plan, which should include measurable targets for reducing car travel, have been submitted to and approved in writing by the Local Planning Authority. On or before the first occupation of the development hereby permitted the Travel Plan shall be implemented and thereafter shall continue to be implemented throughout a period of 10 (ten) years commencing on the date of first occupation.


8. None of the new Level 3 retail floorspace hereby permitted shall be occupied for retail purposes unless and until an additional 305 car parking spaces together with 52 cycle parking spaces and 21 motorcycle parking spaces have been provided and marked out in accordance with details that shall previously have been submitted to and approved in writing by the Local Planning Authority.  The existing car parking spaces and the additional 305 car parking spaces together with the 52 cycle parking spaces and 21 motorcycle parking spaces shall be retained thereafter and made available at all times that the retail units are open to the public.


APPLICATION 79106/VAR/2012 - CONDITIONS;

1. Standards Time Limit (three years from 3rd August 2011)


2. Materials


3. Approved Plans


4. Total Gross floorspace shall not exceed 28,966 sq.m.(including mezzanine floorspace) 


5. The retail floorspace shall not be divided or subdivided into smaller units of less than 929 sq.m save that no more than 8 units of between 450 sq.m. and 929 sq.m. may be created, but provided that such subdivision does not occur in respect of the 7,756 sq.m of floorspace shown as the dark blue area on Level 3 plan ref 7009 L (00) 17.  


6. The development shall be used for non food retail warehouse purposes only, to include ancillary facilities for uses within Class A3 of the Town and Country Planning (Use Classes) Order 1987 as amended, and for no other purpose including any other purpose within Class A1 of that order, save for 8,824 sq.m located as shown on drawings 7009 L(00) 16 and 7009 L (00) 17 which may be used for non food retailing purposes within Use Class A1 excluding retailing books, newspapers  and/ or magazines (unless such goods are ancillary to the main non food operation, with a maximum of 5% of the sales area utilised for the sale of such goods). Save for the above mentioned 8,824 sq.m floorspace, the development shall not be used for the retailing of any of the following: clothing and footwear, fashion accessories including jewellery, cosmetics, toiletries and pharmaceutical products, books, newspapers, magazines, confectionary and soft drinks. 

7. The outdoor courtyard areas to be enclosed by the proposed roof shall not, without the prior written consent of the Local Planning Authority, be used other than as a pedestrian area providing customer access and seating ancillary to, but not as part of, adjacent uses within Barton Square or as independent retail or leisure use.  


8. No development shall commence unless and until details of a Travel Plan, which should include measurable targets for reducing car travel, have been submitted to and approved in writing by the Local Planning Authority. On or before the first occupation of the development hereby permitted the Travel Plan shall be implemented and thereafter shall continue to be implemented throughout a period of 10 (ten) years commencing on the date of first occupation.


9. None of the new Level 3 retail floorspace hereby permitted shall be occupied for retail purposes unless and until an additional 305 car parking spaces together with 52 cycle parking spaces and 21 motorcycle parking spaces have been provided and marked out in accordance with details that shall previously have been submitted to and approved in writing by the Local Planning Authority. The existing car parking spaces and the additional 305 car parking spaces together with the 52 cycle parking spaces and 21 motorcycle parking spaces shall be retained thereafter and made available at all times that the retail units are open to the public

MH
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Councillor Patrick Myers has requested on behalf of the occupiers of the adjacent property to the site that the application be determined by the Planning Development Control Committee and has concerns about the proposal as set out in the Representations section below.

SITE


Substantial two storey detached property located within a relatively large plot.  The property is located within a row of similar detached properties on the northern side of Gorse Bank Road and backs onto Carrwood which is within Sub area E of the South Hale Conservation Area. The application site is not within a Conservation Area.

The surrounding area is characterised by the regular siting of dwellings within their plots, particularly numbers 8-16 (even) along the north western side of Gorse Bank Road. Along the southern side of Gorse Bank Road, there are a variety of housing types, with bungalows and detached properties forming an interesting and varied streetscene.

The property has a two storey rear extension from the 1970’s that projects 2.7m from the original rear wall of the property and continues the side wall of the original dwellinghouse. A single storey garage extension is located at the side of the property adjacent to the common boundary with 10 Gorse Bank Road.

The side boundary with 10 Gorse Bank Road is a low level 1m fence that runs the entire length of the plot and provides a spacious but open aspect for both the occupiers of 10 and 12 Gorse Bank Road. The side boundary with 14 Gorse Bank Road is a 1.8m fence along the common boundary, and that property has a flat roof, single storey extension to the rear of an attached garage located approximately 2m from the common boundary with the application site.


PROPOSAL


In considering this application regard should be given to the existing planning application 78008/HHA/2012 which was approved with conditions on 20th June 2012 under delegated powers. That application granted permission for the erection of a substantial part single, part two storey front side and rear extension. The main changes now proposed is that the current application includes two first floor extensions to the rear of the property, with an enlarged two storey recessed area between. 

The proposed two storey rear extension would be on a similar footprint at ground floor level as previously approved, and would project 4385mm from the original main rear wall of the dwellinghouse. A separation distance of 2885mm would be provided to the boundary with 10 Gorse Bank Road.


The proposed side extension adjacent to the boundary with 10 Gorse Bank Road would be over an existing attached garage and be set back from the front main corner of the original property by approximately 500mm. The proposed total length of development at first floor level would be approximately 11.5m, with an additional 1.5m at ground floor level due to the proposed garage extension with hipped roof above. This side extension would be some 6080mm from the side wall of the neighbouring property (as illustrated within the submitted plans).

The proposed side elevation of the extension adjacent to 14 Gorse Bank Road would provide 3070mm between it and the common boundary, and a total distance of 6330mm provided between the two properties.


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L7 – Design 


PROPOSALS MAP NOTATION


No notation. 

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None relevant.


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainability


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. 


RELEVANT PLANNING HISTORY

78008/HHA/2012 – Erection of a part single, part two storey front, side and rear extensions to form additional living accommodation. Approved with conditions June 2012.


76920 – Erection of a part single, part two storey front, side and rear extension, including balcony at first floor level to rear of dwelling; all to form additional living accommodation – refused July 2011.

CONSULTATIONS


Drainage – R2, R13


REPRESENTATIONS


Councillor Myers has called application in on behalf of all the Ward Councillors of Hale Barns for the reason that the mass of the proposed development would be out of character with the other properties on Gorse Bank road and it would overshadow the adjacent properties, notably 10 Gorse Bank Road.

Neighbours - 13 objections from 5 neighbouring properties, with the main points being:


· The proposal is far too massive and out of character with the rest of the road.


· The extra space and accommodation is bound to create additional traffic


· The proposed development, if approved would create a precedent for this stretch of road and others to follow, worsening the appearance of the area and compounding traffic problems


· The street scene shown on the application bears no resemblance to the true views that would ensue if this development is permitted


· The design, together with the increase in the height of the roof, would make this house look like a barn.


· The proposed property would result in an overbearing, three storey edifice which is completely out of character with the area.


· Loss of light to habitable rooms


· Loss of privacy


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. It is considered that any alterations to the dwelling and grounds should at least preserve and potentially enhance the character and appearance of the streetscene along Gorse Bank Road, subject to being of suitable siting, size and design and without causing detrimental harm to the amenity or neighbouring residents.


DESIGN AND APPEARANCE


2. In relation to matters of design, Policy L7 of the Core Strategy states development must:- be appropriate in its context; make best use of opportunities to improve the character and quality of an area; enhance the street scene or character of the area by appropriately addressing scale, density, height, massing, layout, elevation treatment, materials, hard and soft landscaping works, boundary treatment.

3. SPD 4: A Guide for Designing House Extensions and Alterations requires extensions to reflect the character, scale and form of the original dwelling by matching and harmonising with the existing architectural style and detailing and the SPD sets out specific guidance relating to these areas.

4. The proposed development would provide 2805mm between it and the side boundary shared with 10 Gorse Bank Road at its closest point and increase to 2885mm towards its rear. This is in excess of the minimum 1m stated within the guidelines and a slightly larger space (3070mm) is provided between the proposed development and the boundary shared with 14 Gorse Bank Road which would maintain the spacious character of this dwellinghouse within its own plot and not cause detrimental harm to this spacious part of Gorse Bank Road.


5. The design of the proposed extensions to the front, side and rear of the property is considered to be in-keeping with the character of the original dwellinghouse and the other properties on Gorse Bank Road and is considered to be of a more sympathetic design than the recently approved scheme under application 78008/HHA/3012. The brickwork, eaves, roof tiles and windows are proposed to match the existing property in their vertical and horizontal emphasis and, as a result of this, it is considered that the proposed development would not cause detrimental harm to the rhythm of development along Gorse Bank Road.


6. The development is therefore considered to be in accordance with the Councils SPD: A Guide for Designing House Extensions and Alterations with relation to the design and general appearance of the proposed development.

IMPACT ON RESIDENTIAL AMENITY


Policy L7 of the Core Strategy states development must not prejudice the amenity of the occupants of adjacent properties by reason of being overbearing, overshadowing, overlooking or visual intrusion.

Section 2.17.2 of SPD4 states that the factors that may be taken into account when assessing a potential loss of light or overbearing impact include:- The size, position and design of the extension ; orientation of the property; presence of other habitable room windows/sources of light in neighbouring rooms; relative position of neighbouring houses and existing relationship; size of the garden and character of the surrounding area 


Section 3.1.2 of SPD4 states that proposals for two storey side extensions or first floor additions will normally be acceptable with regard to the following:-  

extensions should be in keeping with the prevailing pattern of residential development and should not erode the amount of space surrounding the dwelling; 


a gap of a minimum of 1m should be retained between the side elevation of an extended property and its side boundary, to retain the impression of space to the side of the dwelling. This is particularly important within a row of closely spaced detached or semi-detached houses; 


projection of eaves or details such as guttering into this required separation distance must be minimal to achieve a satisfactory 1m visual gap at first floor. 


An extension which results in a detached house being sited close up to the boundary on both sides at two storey height is likely to appear unduly cramped and out of character with the area; 


in more spacious areas, considerably more room is likely to be required at the side so as to retain the character of the area in terms of typical spaces between buildings and the amount and quality of landscaping; 


extensions should not be taller than the existing property or extend above the main ridge line of the property; 


the eaves level of the extension should correspond with the original house. 


Section 3.4.1 of SPD4 states that all rear extensions should avoid overshadowing, physically dominating or overlooking neighbouring dwellings. Large extensions which restrict light to a large part of a neighbouring garden for sitting out and/or which block light to the habitable rooms of a neighbouring dwelling will not be considered acceptable. 


Section 3.4.2 of SPD4 states that the most common situation where harm may be caused to the neighbouring property is in the instance of terraced and semi-detached properties however these guidelines also apply to detached properties. Normally, a single storey rear extension close to the boundary should not project more than 3m from the rear elevation of semi- detached and terraced properties and 4m for detached properties. If the extension is set away from the boundary by more than 15cm, this projection can be increased by an amount equal to the extra distance from the side boundary (e.g, if an extension is 1m from the side boundary, the projection may be increased to 4m for a semi-detached or terraced extension). 

Section 3.4.3 states that for two storey rear extensions, normally extensions should not normally project more than 1.5m close to a shared boundary. If the extension is set away from the boundary by more than 15cm, this projection can be increased by an amount equal to the extra distance from the side boundary (e.g, if an extension is 1m from the side boundary, the projection may be increased to 2.5m from the original rear).


The neighbouring property, 10 Gorse Bank Road, has a large lounge to its frontage with a bay window and two secondary windows within the side elevation facing the application property. An internal glazed door is located towards the rear of the lounge providing a reading room with a window within the side elevation and the main window within the rear elevation. As such, the principle of a two storey side extension is considered acceptable due to the main source of outlook and received light being within the front and rear elevations of that property.  Regard has to be given to the previously approved scheme, albeit that the two storey element now proposed would extend further to the rear than previously approved. 


The proposed extension at both ground and first floor levels would be located 6080mm from the side elevation of this rear reading room and, at its closest point, 2885mm from the common boundary. Considering this against the Council’s guidelines entitled SPD 4: A Guide for Designing House Extensions and Alterations, the principle of 1.5m in addition to the separation distance between it and the side boundary would provide a guideline figure of 4385mm projection to the rear when measured from the original rear wall of the property, this has been proposed and therefore the proposed development would comply with the guidelines and considered acceptable.  As there is a separation distance of 3070mm between the extension and the boundary shared with 14 Gorse Bank Road, a guideline figure of 4570mm projection to the rear is provided. As the projection is less than this at 4385mm, the proposed development would comply with relation to the possible projection with relation to this property. 


The overall size, scale and massing of the proposed development, although large, would not be in direct view of the occupiers of both 10 and 14 Gorse Bank Road when within their properties due to the separation distances provided (in excess of 6m), however, it is noted that when within the rear garden areas of their properties, the development would be in view. Considering the proposed development against the guidelines and the spacious setting of the dwellings, it is considered, on balance, that the proposed extension would not be overdominant or cause detrimental harm to the amenity of the occupants of those dwelling. Again, regard should be given to the previously approved scheme in this respect.


One obscure glazed window is proposed at first floor level within the side elevations of the extension. As these are obscure and the openings are 1.7m from internal floor level, no overlooking or loss of privacy would occur to neighbours. The separation distance between the first floor rear habitable room windows and the rear boundary is significantly in excess of the minimum distance of 10.5m to maintain privacy and amenity of properties to the rear and therefore no disamenity would occur to occupiers along Carrwood.


Velux windows are proposed within all roof slopes and these are high-level and obscure. Due to their positioning, it is considered that these would not cause overlooking or loss of privacy to neighbouring properties.


ACCESS, HIGHWAYS AND CAR PARKING


The Trafford Core Strategy states that for this property, three off street car parking spaces would be required. The proposed development includes a double garage and space for a further three car parking spaces on the driveway. It is therefore considered that sufficient off street car parking provision is proposed and would comply with the Council’s car parking standards.  

CONCLUSION


The proposal would comply with the Council’s guidelines regarding design and would not cause overlooking or loss of privacy to neighbouring properties. The development proposed, although relatively large, would maintain the character and appearance of the streetscene and would not result in a visually intrusive form of development to the detriment of the occupiers of neighbouring properties. The provision of five off street car parking spaces exceeds the Council’s guidelines and as such would not exacerbate any existing on street car parking issues. As such the proposal complies with Proposal L7 of the Trafford Core Strategy, the Council's approved Planning Guidelines: SPD4: A Guide for Designing House Extensions & Alterations (February 2012) and the National Planning Policy Framework.

RECOMMENDATION: GRANT with conditions

1. Standard


2. Compliance with all plans


3. Materials to be submitted 


4. No further openings at first floor level


5. Obscure glazing


GD





		WARD: Priory

		79182/HHA/2012

		DEPARTURE: No





		Erection of dormer window with Juliette balcony to side roof slope of existing outrigger.



		1 Melrose Avenue, Sale, M33 3AZ





		APPLICANT:  Mr Alan Smith





		AGENT: 





		RECOMMENDATION:  REFUSE 







Councillor Brotherton has requested that this application be determined by the Planning Development Control Committee as he considers that the proposed balcony would not significantly impinge on the privacy or amenities of the neighbouring houses. 

SITE


The application relates to a large part two, part three storey semi-detached dwellinghouse situated on the western side of Melrose Avenue.  Residential dwellings bound the site to the side and rear.  As the neighbouring property No.64 Poplar Grove is situated at a 90o angle away from the application property, the side elevation of the house is also visible from the road.  The surrounding area is characterised by large characterful residential properties.

PROPOSAL


The application proposes the erection of a dormer window with a Juliette balcony to the side roof slope of the existing two storey outrigger.  The proposed dormer would enable the conversion of the existing roof space of the outrigger into an additional bedroom with an en-suite.  Bi-folding glazed doors opening onto the Juliette balcony and a window are proposed to the southern elevation of the proposed dormer.

DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L7 - Design


PROPOSALS MAP NOTATION


Unallocated


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Uses and Infrastructure


MCR3 – Southern Part of the Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

H19824 - Erection of double garage – Approved with conditions 07/06/1984.


APPLICANT’S SUBMISSION

None.


CONSULTATIONS


None received.

REPRESENTATIONS


Councillor Brotherton has written in support of the application expressing that his understanding is that the development would have been permitted development but for the fenestration.  He states that the proposed balcony would not significantly impinge on the privacy or amenities of the neighbouring houses (64 and 66 Poplar Grove). 


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


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


RESIDENTIAL AMENITY


2. Policy L7 of the Trafford Core Strategy states that development must not prejudice the amenity of future occupiers of the development and/or occupants of adjacent properties by reason of overbearing, overshadowing, overlooking, visual intrusion, noise and/or disturbance, odour or in any other way. 


3. The application property is situated at an angle away from the adjacent property No.64 Poplar Grove.  No.64 is a large three storey semi-detached property which fronts the corner of Poplar Grove and Melrose Avenue.  The main windows of this property front Poplar Grove and Melrose Avenue.  Due to the shape of the plot and angle of the dwellinghouse, No.64 has a small rear garden and has a large amount of its amenity space to the side and front of the property.  The proposed dormer window would directly face the common boundary with No.64.  A minimum distance of only 10m would remain between the proposed dormer window and the common boundary with No.64.  Trafford’s Supplementary Planning Document 4: Guide for Designing House Extensions and Alterations (SPD4) states that dormer windows should not adversely overlook neighbouring properties and that a separation distance of 13.5m should be retained between any dormer at second floor or above and any boundary adjacent to private garden space.  A distance of only 10m increasing to a maximum distance of 11m would lie between the proposed dormer window and the common boundary with No.64.  The proposed dormer would include a large Juliette balcony facing the common boundary and property at No.64.  The Local Planning Authority considers that balconies, including Juliette balconies can give rise to a greater degree and perception of overlooking than a normal window.  It is therefore considered that the proposed development would give rise to overlooking and an undue loss of privacy to the occupants of No.64.


4. The rear boundaries of the application site also adjoin the rear boundaries of No.66 Poplar Grove, which is also a large three storey semi-detached property.  A distance of only 3.5m would lie between the closest part of the dormer window and the common boundary with No.66.  A distance of only 9m would lie between the proposed Juliette balcony and the common boundary with the rear garden of No.66m.  It is therefore considered that proposed development would also give rise to overlooking and an undue loss of privacy to the occupants of No.66.


5. The proposed dormer window would not project closer to the common boundary with No.68 Poplar Grove than the existing property and the proposed windows and Juliette balcony would not be angled towards the property or garden of No.68.  It is therefore considered that the proposed development would not unduly impact on the occupants of No.68.


6. The proposed dormer window would not project above the existing ridge line and would not project beyond the rear of the existing property and therefore would not be very visible to the occupants of the adjoining property No.3 Melrose Avenue.  It is therefore considered that the proposed development would not unduly impact on the occupants of No.3.

DESIGN AND STREET SCENE

7. Paragraph 56 of the National Planning Policy Framework (NPPF) states that the Government attaches great importance to the design of the built environment.   It further states that good design is a key aspect of sustainable development, is indivisible from good planning and should contribute positively to making places better for people.  Paragraph 64 of the NPPF states that planning permission should be refused for development of poor design that fails to take the opportunities available for improving the character and quality of an area and the way it functions.

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


9. SPD4 advises that not all properties can achieve dormer extensions as a shallow pitched existing roof would result in an unduly large dormer window to achieve adequate floor space and ceiling height, which is likely to spoil the appearance of the house.  It further states that dormer windows should be proportionate to the scale of the property and reflect the style and architectural character of the original house.  The design of a dormer should complement the parent roof.  Pitched roofs are generally more appropriate, reflect the character of the property more effectively and often improve the appearance of the dormer extension.  SPD4 states that flat roofs will not normally be accepted expect where it can be clearly demonstrated that they complement the host property.


10. SPD4 further advises on the design of dormer windows, stating that they should match the style and proportions of the windows below and as far as possible be vertically aligned with openings below.  The openings in dormer windows should be smaller than those in the original elevation otherwise they can appear top-heavy.  Large dormers with large expanses of glazing should be avoided as these can dominate the roof line.  It advises that it is better to have two smaller dormers rather than one large dormer.  Excessively large dormer windows can appear incongruous, top heavy and visually harmful.  As such it is advised that a dormer window is small in scale, modest in size and should not site too close to the edges of the main roof so as to not appear over-dominant in the roof.  


11. The proposed dormer window would project up from the eaves, be set only 0.1m down from the ridge and 0.45m in from the left-hand side of the roof slope.  The proposed dormer would therefore encompass the majority of the roof slope which it would be situated on.  The proposed dormer would have a flat roof, whereas the property comprises of pitched gabled roofs.  The bi-folding glazed doors with Juliette balcony and window would cover a large proportion of the southern elevation of the dormer and would not be situated in line with existing openings on the side elevation of the property.  It is therefore considered that the proposal would result in an incongruous, top-heavy and over-dominant feature on the roof that would not relate well to the host property and thus would detract from the character and appearance of the existing dwellinghouse.


12. Due to the properties relationship to the highway and the adjacent dwelling No.64, the side elevation of the property is visible from Melrose Avenue and Poplar Grove.  Due to the elevated position of the proposed dormer window, it is considered that the proposed development would also appear prominent within the existing street scene and detract from the character of the surrounding area.


CAR PARKING


13. The proposed development would result in an additional bedroom at the property.  A double detached garage and hard standing for two cars would remain within the site.  It is therefore considered that the proposal would not result in on street car parking and is thus considered acceptable on parking grounds.

CONCULSION


14. Due to the close proximity of the proposed dormer window and Juliette balcony to the common boundaries with No.’s 64 and 66 Poplar Grove, the proposed development would result in overlooking and an undue loss of privacy to the occupants of these neighbouring properties.  It is also considered that due to the size, design, massing and location of the proposed dormer window, the development would result in incongruous, top-heavy and over-dominant feature on the roof to the detriment of the character of the existing property, street scene and character of the surrounding area.  The proposal would therefore fail to enhance the street scene or character of the area.  The proposal is therefore considered to be contrary to Policy L7 of the Trafford Core Strategy and the Council’s Supplementary Planning Document 4: A Guide for Designing House Extensions and Alterations.


RECOMMENDATION: REFUSE 


1. The proposed dormer window and Juliette balcony, by reason of its close proximity to the common boundaries with the adjacent properties 64 and 66 Poplar Grove, would give rise to undue overlooking and loss of privacy to the detriment of the amenity of the occupiers of these properties could reasonably expect to enjoy.  As such the proposal is contrary to Policy L7 of the Trafford Core Strategy, the Council’s approved Planning Guidelines: SPD4: A Guide for Designing House Extensions & Alterations and the National Planning Policy Framework.

2. The proposed dormer window and Juliette balcony, by reason of its size, scale, design and location would form an incongruous, unsympathetic and visually over-dominant development that would be detrimental to the character and appearance of the host dwelling, street scene and character of the surrounding area.  As such the proposal is contrary to Policy L7 of the Trafford Core Strategy, the Council’s approved Planning Guidelines: SPD4: A Guide for Designing House Extensions & Alterations and the National Planning Policy Framework.


VW





		WARD: Sale Moor

		79256/FULL/2012

		DEPARTURE: No





		Erection of two storey dwelling with accommodation in the roofspace to adjoin 2 Mayfield Avenue to form a pair of semi-detached dwellings



		Land adjacent to 2 Mayfield Avenue, Sale, M33 2GN






		APPLICANT:  Mr Nick Woods






		AGENT: Adams Planning + Development Ltd






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT










Councillor Freeman has called in the application for determination due to local parking congestion as no off road parking is proposed


SITE


The application relates to an area of land measuring 0.166ha to the south east of Mayfield Avenue adjacent to No.2.  No.2 is a corner property located at the junction of Mayfield Avenue with Massey Road and is a detached property that has been sited to one side of its plot.  As such, No.2 has the appearance of a semi-detached property with a full height gable wall where the adjoining semi would normally be located and half the width of the plot remaining to the common boundary with No.8.  As a result of this, No.2 has a relatively odd and unbalanced appearance in the street scene as its adjoining semi appears to be ‘missing’. A pair of semi’s No’s 8 and 10 lie to the north east of the application site and a detached infill property lies to the north east of No.10.  A row of terraced dwellings lie on the opposite side of Mayfield Avenue, which is a dead end road.  

PROPOSAL


Planning permission is sought for the erection of a two storey dwelling with accommodation in the roof space to adjoin 2 Mayfield Avenue to form a pair of semi-detached dwellings.  The property would have three bedrooms and would be a mirror image of No.2, with pedestrian access proposed from Mayfield Avenue and a private garden to the rear.  

DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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

· The Greater Manchester Joint Waste Plan, adopted 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; 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


L1 – Land for New Homes


L2 – Meeting Housing Needs


L4 – Sustainable Transport and Accessibility


L7 – Design


L8 – Planning Obligations


PROPOSALS MAP NOTATION


Unallocated


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None relevant


PRINCIPAL RSS POLICIES

DP2 – Promote Sustainable Communities


DP4 – Making the Best Uses of Existing Resources and Infrastructure


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

78916/FULL/2012 - Erection of two storey dwelling with accommodation in the roofspace to adjoin 2 Mayfield Avenue to form a pair of semi-detached dwellings (Withdrawn September 2012).

2 Mayfield Avenue


77557/CLOPD/2011 - Application for Lawful Development Certificate for proposed erection of dormer windows to side and rear roof slopes (Approved November 2011).  

APPLICANT’S SUBMISSION

Supporting Letter


This summarises the contents of the supporting documents submitted with the application.  It states that every care will be taken to ensure the new house blends with the existing street so that when finished, the street will look as it always should have done.  Very high performance insulation and renewable energy will be incorporated to achieve a 25% performance improvement on carbon emissions than is currently required by building regulations.  The applicant intends to mitigate potential disturbance to local residents during construction.  


CONSULTATIONS


Local Highway Authority: No objection.  The LHA is however concerned that the provision of a dwellinghouse without parking will exacerbate evening and overnight parking stress on an already busy road and would encourage the provision of off-street parking in order to prevent the generation of any further parking stress on Mayfield Avenue.

Pollution and Licensing: Contaminated land report.    


REPRESENTATIONS


Seven letters of objection have been received from neighbouring occupants.  The main concerns raised include:


· Additional traffic and disruption during the construction, including noise, dust, disturbance and inconvenience 


· Increase parking congestion on Mayfield Avenue and Massey Road and resulting impact on pedestrian safety and access for emergency vehicles


· Out of keeping with properties in the street


· Loss of garden space


· Pollution and fumes and frequency of deliveries planned for proposed wood burner


· 2 Mayfield Avenue has been detached for more than 120 years and was intended as a detached property with garden space


· Would result in overshadowing, overbearing impact and over dominance 


· Accuracy of plans questioned

Councillor Freeman has called in the application for determination due to local parking congestion as there is no off road parking proposed.  


OBSERVATIONS


PRINCIPLE


1. The land to which the application relates forms the side garden of 2 Mayfield Avenue and therefore constitutes greenfield land.  The site is located in an ‘accessible area’ as defined by SPD1 and is therefore considered to be a sustainable urban greenfield site.  

2. Policy L1 of the Core Strategy seeks to release sufficient land to accommodate a minimum 12,210 new dwellings (net of clearance) over the plan period up to 2026.  Policy L1.7 sets out an indicative target of 80% of new housing provision to use brownfield land and buildings over the Plan period.  To achieve this, it states a three stage order of priority for the release of sustainable urban greenfield land, which comprises: (i) land within either the Regional Centre or Inner Areas, which does not apply to this site (ii) developments that can be shown to contribute significantly to the regeneration priorities set out in Policy L3 and/or those that can strengthen/support the Borough’s four town centres and; (iii) those developments that support the wider Plan objectives set out in Chapters 4 (Strategic Objectives) and 5 (Place Objectives) of the Core Strategy.

3. 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 as proposed in Table L1, the Council will seek to determine the reasons for the under-performance and take development management action to augment the supply of deliverable sites to improve performance. Similarly, where the regular monitoring reveals a significant (in excess of 10%) under-performance against the previously developed brownfield land use target set in L1.7, the Council will seek to determine the reasons for the underperformance and take development management action to accelerate the delivery of development. Until such time as monitoring evidence indicates that the previously developed land use under-performance has been reduced to an acceptable level by the measures taken, the Council may reject applications for the development of greenfield sites where the overall delivery of housing is not jeopardised.


4. Regular monitoring has revealed that the actual rate of house building is failing to meet the 80% previously developed land target by more than 10%, having fallen to 61.3% in 2011/12.  However, this monitoring has also revealed that the actual rate of building is failing to meet the housing land target (as expressed in Table L1) by more than 20%.  The Council published its latest Strategic Housing Land Availability Assessment (SHLAA) in September 2012. This document identifies 4346 units as deliverable over the five year period 2012/13 to 2016/7; based on the housing land target set out in the Trafford Core Strategy, for that same period, of 3470. As such, it is considered that sufficient deliverable sites have been identified to meet the requirements of paragraph 47 of NPPF, including in situations of under delivery.  The SHLAA identifies sufficient land to provide five years’ worth of deliverable housing plus a 20% “buffer”. Additionally the SHLAA identifies 3523 units in the five year period 2017/18 to 2021/22. Based on the housing land target set out in the Trafford Core Strategy for that same period (of 3006 units), this provides in excess of five years supply for that period. In relation to the five year period through to 2026/27 (i.e. the 11-15 year supply), the Council’s SHLAA identifies 2108 units which equates to approximately 3.6 years supply based on the housing land target set out in the Trafford Core Strategy for that same period (of 2890 units).  Given that the Council’s SHLAA (September 2012) identifies sufficient land to meet the tests set out in paragraph 47 of NPPF; it is considered that the refusal of development proposals on greenfield land would not jeopardise the overall delivery of housing in the Borough at the current time.  


5. Whilst the proposal would contribute one additional dwelling to the Borough’s housing land supply totals, it would, at the same time, further harm the Council’s ability to achieve its previously developed land target.  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 Policies L1 and L2 of the Core Strategy and the NPPF.  The subsequent sections of the report will assess the contribution of the proposal to the priorities set out in the Core Strategy, including its contribution to the strategic and place objectives and having regard to local character, environment, amenity and conservation considerations.  


DESIGN AND STREET SCENE


6. No.2 Mayfield Avenue is a detached property, however unusually the property has been constructed as if it were one half of a pair of semi-detached properties.  The width of the plot of No.2 is currently 14.5m, with No.2 located to the south west of the plot occupying a width of 7.5m, including 2m to the side boundary with Massey Road.  A distance of 7m remains between the north east gable wall of No.2 and the side boundary with No.8.  Local residents have noted that No.2 was intended as a detached property.  The local historic maps have been consulted, which show No.2 was constructed between 1875-1910, with the dwelling present in its current siting on the 1910 map.  The design of the dwelling and its siting within the plot indicates that it was constructed with a view to a further property being erected to the side.  Alternatively, it could be that underground services travel through the site of the proposed dwelling.    


7. The proposed dwelling would be a mirror image of No.2 Mayfield Avenue and would therefore be in keeping with the character and appearance of No.2 and the street scene, resulting in a pair of semi-detached dwellings.  The applicant intends to use reclaimed slate and bricks to ensure that the new house integrates as well as possible with 2 Mayfield Avenue and the facing bricks for the front elevation are to be handmade so they specifically match the original house.  Bins would be stored to the side of the property and would therefore be screened from view and the applicant intends to retain as much of the front hedge as possible.  It is considered that the proposal would significantly enhance the character and appearance of the existing dwelling and the street scene in accordance with Policy L7 of the Trafford Core Strategy and the NPPF.  


ACCESS, HIGHWAYS AND PARKING


8. Two off road car parking spaces would normally be required for a three bedroom dwelling.  The existing dwelling No.2 and the majority of the properties within the street are sited in close proximity to the road and have no off road parking provision.  In order for the proposed dwelling to address the character of the street scene, it is proposed to be attached to No.2 and would therefore maintain the building line on this part of the street.  As such, no off road parking can therefore be accommodated within the site and there would no scope to provide this parking without the resulting design of the property being out of character with No.2 and other properties in the street.  


9. Mayfield Avenue is a narrow dead end road and given the majority of the dwellings within the street do not benefit from off road parking provision, on street parking on both sides of the road takes place, particularly in the evenings and at weekends.  The provision of a dwelling without parking would result in additional on street parking, however in a case such as this, the benefits to character and appearance of the street scene are considered to outweigh the harm that might result from the parking of two additional cars on street.  Given the benefits to the character and appearance of the street scene, it is also considered that a refusal of planning permission because of a lack of off road parking provision could not be successfully defended on appeal.  


10. In conclusion, the proposal would enhance the character and appearance of the existing dwelling, 2 Mayfield Avenue, and the street scene and would contribute to the provision of housing in the Borough.  No parking provision could be satisfactorily accommodated on the site without undue implications for the design of the dwelling and as such, the character and appearance of the street scene.  In addition, the site is located in an accessible area in close proximity to frequent bus services and a cycle shed is also proposed to be located in the private garden of the proposed dwelling.  Construction works are also in progress to extend the Metrolink line to this part of Sale and Manchester Airport, hence the accessibility of the site will improve once this facility opens, which is expected to be 2014.  The site will subsequently be located in a ‘most accessible’ area less than 800m from a tram stop.  

RESIDENTIAL AMENITY


11. The proposed dwelling would be provided with a private amenity space provision measuring approximately 75m2, which is similar to No.2 although it would be afforded more privacy than the current garden of No.2 as that garden adjoins Massey Road.  Windows are provided to all habitable rooms and the proposed dwelling is considered to provide a good standard of amenity for the future occupants.


12. The rear wall of the outrigger would be in line with that of No.2 and a distance of 8.3m would be maintained from the rear wall of the dwelling to the rear boundary.  Council guidelines require a distance of 10.5m to be retained between a two storey rear wall and the rear boundary to prevent undue loss of privacy to neighbouring garden areas.  The first floor rear window would however serve a bathroom and could therefore be fitted with obscure glazing to prevent undue loss of privacy to No.1 Massey Road to the rear.  There would be no undue loss of privacy from the ground floor window and the bedroom window in the main rear wall would be 12m from the rear boundary.  No.1 Massey Road has a window at first floor level in the side elevation facing the application site and fitting the proposed bathroom window with obscure glazing would prevent inter-looking.  The proposal would therefore not result in undue loss of privacy to No.1 Massey Road subject to this condition.  

13. The siting of the proposed dwelling would have no undue impact by reason of overshadowing or loss of light as a distance of approximately 7m would remain between the two storey main gables of the proposed dwelling and No.8.  A bay window and a 2m high glazing panel serving the dining room are proposed to the side elevation facing No.8, which benefits from a single storey side extension adjacent to the common boundary.  The bay window would face directly onto the side wall of this extension and would not therefore result in undue loss of privacy to No.8, however the position of the dining room window is such that the private garden of No.8 could be viewed from this window.  In order to prevent undue loss of privacy, a condition should be attached to the permission requiring either the dining room window to be obscure glazed or a 1.8m-2m high fence and planting to be provided along the boundary opposite the window.  The window at first floor level in this side elevation would be 1.7m above the internal floor and obscurely glazed and a condition is recommended to this effect.  The proposal would therefore not result in undue loss of privacy to the occupants of No.8.   


14. The existing dwelling No.2 has three side windows located in the north east gable elevation that would be removed to facilitate the proposal; one serves the hallway, one is a secondary window to the kitchen and one serves the landing.  Given none of these windows are principal windows serving habitable rooms, their removal would have no undue impact on the amenity of the occupants or future occupants of No.2.  


15. The proposed dwelling would have no undue impact on the amenity of neighbouring occupants and would provide a good level of amenity for the future occupants.  It is considered that it would be unreasonable to remove permitted development rights given the property would be almost identical to the adjoining property.  The proposal is therefore in accordance with Policy L7 of the Trafford Core Strategy and Planning Guidelines: New Residential Development.  


SUSTAINABLE DEVELOPMENT

16. The NPPF states that the purpose of the planning system is to contribute to the achievement of sustainable development and the policies in paragraphs 18 to 219 of the NPPF, taken as a whole, constitute the Government’s view of what sustainable development means in practice for the planning system.  One of the 12 core planning principles of the NPPF is to always seek to secure high quality design and a good standard of amenity for all existing and future occupants of land and buildings (paragraph 17).  Paragraph 56 of the NPPF states that the Government attaches great importance to the design of the built environment. Good design is a key aspect of sustainable development, is indivisible from good planning, and should contribute positively to making places better for people.  The proposal would enhance the character and appearance of the street scene and would provide a good standard of amenity for the future occupants of the dwelling.  The proposal is therefore considered to be a sustainable form of development in accordance with the NPPF.  


17. Strategic objective SO7 of the Trafford Core Strategy seeks to secure sustainable development through the principles of sustainable construction and the use of new technologies to adapt to climate change and minimise the impact of new development on the environment.  The applicant has submitted a sustainability statement outlining that the energy hierarchy has been followed in the design of the proposed dwelling.  Firstly, the design of the dwelling has sought to reduce the need for energy as far as practicable, for example with high levels of insulation.  Secondly, measures will be incorporated to ensure an efficient use of energy, for example low energy light fittings and a high efficiency boiler.  Thirdly, the energy needs of the dwelling would in part be provided from renewable energy sources as a multifuel stove is proposed to provide 50% of the dwellings heating requirements. The applicant states that locally sourced logs would form the fuel for the stove and as wood is considered to be a zero carbon heat source, the system would be a renewable energy source.  These measures would significantly reduce the overall carbon dioxide emission rate of the dwelling through the incorporation of energy efficiency measures to deliver in excess of 25% dwelling emission rate reduction, which is above the current building regulations requirements and equivalent to Code for Sustainable Homes Level 4.  The proposal would therefore minimise the carbon emissions of the dwelling in accordance with Policy L5 and would also go above and beyond place objective SAO20 of the Trafford Core Strategy, which seeks to ensure all new development is constructed to current environmental standards.  

18. Although the proposed dwelling would not contribute towards the 80% previously developed land target, it is considered that it would satisfy the third test of L1.7 as the proposed dwelling would enhance the character and appearance of the area; would contribute to the delivery of housing in the Borough and proposes to achieve Code for Sustainable Homes Level 4.  The proposal would provide a three bedroom family dwelling and would contribute to Strategic Objectives SO1 and SO7 and place objective SAO20.  In this case, consideration has been afforded to local character, environment and amenity in accordance with L1.10 and the proposal is in accordance with Policy L7.  The proposal is therefore considered to be in accordance with Policies L1 and L2 of the Trafford Core Strategy.  A condition is recommended a requiring the development to be carried out in accordance with the submitted sustainability statement.  The type of stove identified in the sustainability statement may not comply with the local smokeless policy and as such, a condition is also recommended that requires full details of the proposed stove to be submitted and approved prior to its installation to ensure full compliance.  

DEVELOPER CONTRIBUTIONS


19. 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

		Net TDC required for proposed development



		Affordable Housing

		n/a

		n/a

		n/a



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

		£155

		n/a

		£155



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

		£384

		n/a

		£384



		Specific Green Infrastructure (including tree planting)

		£930

		n/a

		£930



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

		£2,319.79

		n/a

		£2,319.79



		Education facilities

		£7,531.95

		n/a

		£7,531.95



		Total contribution required

		                                                          £11,320.74





20. The specific green infrastructure contribution shall be reduced by £310 per tree planted on site in accordance with an approved landscaping scheme up to a maximum reduction of £930.


CONCLUSION


21. The application proposes the erection of a sustainable dwelling on an infill greenfield site, which would contribute to the supply of housing within the Borough and would achieve Code for Sustainable Homes Level 4.  Although no parking provision is proposed, none could be accommodated within the site in a satisfactory manner whilst ensuring the proposed dwelling is in keeping with the character and appearance of the street scene.  The proposal would have no undue impact on the amenity of neighbouring occupants, would enhance the character and appearance of the street scene and would provide a good level of amenity for the future occupants of the proposed dwelling in accordance with the NPPF and Policies L1, L2, L5 and L7 of the Trafford 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 form of development for the site upon completion of an appropriate legal agreement to secure a maximum financial contribution of £11,320.74 split between: £155 towards Highway and Active Travel infrastructure; £384 towards Public Transport Schemes; £930 towards Specific Green Infrastructure (to be reduced by £310 per tree planted on site in accordance with an approved landscaping scheme); £2,319.79 towards Spatial Green Infrastructure, Sports and Recreation; and £7,531.95 towards Education Facilities; and


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


1. Standard time limit


2. List of approved plans

3. Material samples


4. Contaminated land


5. Drainage scheme


6. Development to be carried out in accordance with sustainability statement


7. Full details of stove to be submitted and approved

8. Landscaping and landscape maintenance

9. Bathroom windows in north east and south east elevations to be obscure glazed


10. Dining room window in north east elevation to be obscure glazed or alternatively a fence of 1.8m-2m erected along the boundary opposite the window in accordance with details to be agreed


11. Position of meter boxes and depth of window and door reveals 
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		Erection of 7 no. three and four bedroom semi-detached and detached dwellings with works ancillary thereto (amendments to plots 27-33 of 77886/FULL/2011)



		Calder Court, Davyhulme Road/Calderbank Avenue, Urmston
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		AGENT: Hall Needham Associates LLP






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT










SITE


The application relates to part of the former site of Calder Court in Urmston.  Planning permission 77886/FULL/2011 was granted in June 2012 for the demolition of 30 elderly persons bungalows on both sides of Calderbank Avenue and the erection of 33 dwellings.  Construction on the part of the site to the west of Calderbank Avenue is underway on site.  This application relates to the smaller part of the site on the eastern side of Calderbank Avenue to the south of Woodsend Road.  Planning permission 77886/FULL/2011 proposed the erection of 7no. detached and semi-detached dwellings on the eastern side of Calderbank Avenue - 6no. three bedroom dwellings and 1 no. four bedroom dwelling.  

PROPOSAL


Planning permission is sought for minor amendments to plots 27-33 of planning permission reference 77886/FULL/2011, including minor changes to the design of the 7no. proposed dwellings and an increase in the number of bedrooms for two of the proposed dwellings from three to four.  Planning permission is therefore sought for the erection of 4no. three bedroom dwellings and 3no. four bedroom 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


L2 – Meeting Housing Needs


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


R3 – Green Infrastructure


R5 – Open Space, Sport and Recreation


PROPOSALS MAP NOTATION


Unallocated


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None relevant 


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Making the Best Uses of Existing Resources and Infrastructure


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


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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

RELEVANT PLANNING HISTORY

77886/FULL/2011 - Demolition of existing 30 bungalows and erection of 33 no. two, three and four bedroom detached and semi-detached dwellings with works ancillary thereto, incorporating 16 no. two storey dwellings and 17 no. two storey dwellings with accommodation in the roofspace.  Closure of existing vehicular access and formation of new vehicular access to Woodsend road (Approved June 2012).   

77443/FULL/2011 - Demolition of bungalows and erection of 36 no. two storey detached and semi-detached dwellings with accommodation in the roofspace, incorporating 33 no. three bedroom and 3 no. four bedroom dwellings with works ancillary thereto (Withdrawn November 2011).  


CONSULTATIONS


Local Highway Authority: The proposals include the provision of two car parking spaces per unit and as these were accepted on the previous application there are no objections to the number of parking spaces proposed.  Driveway of plot 33 needs to be increased to 3.1m in width.  If this amendment is achieved, the proposal would be acceptable.  

REPRESENTATIONS


None received.  

OBSERVATIONS


PRINCIPLE


1. The principle of the development has been established by the grant of planning permission reference 77886/FULL/2011 in June 2012, which approved the erection of 7no. dwellings on the part of the site to the east of Calderbank Avenue.  The development has commenced on site – the bungalows have been demolished and the construction of the new dwellings on the site to the west of Calderbank Avenue has commenced.  

RESIDENTIAL AMENITY, DESIGN AND STREET SCENE


2. The proposed dwellings would maintain the character of the development approved by the previous permission.  Minor changes are proposed, including the removal of the rear outrigger on the properties and changes to window and door openings.  The proposals are considered to be acceptable in terms of design and would have no undue impact on the amenity of the occupants of neighbouring properties or the future occupants of the dwellings.  The proposal is therefore in accordance with Policy L7 of the Trafford Core Strategy and Planning Guidelines: New Residential Development.    


ACCESS, HIGHWAYS AND PARKING


3. There is a net increase of 2no. bedrooms as a result of this proposal, with two of the approved three bedroom dwellings becoming four bedroom dwellings.  The car parking standards are 3no. spaces per four bedroom dwelling and 2no. spaces per three bedroom dwelling.  Under planning permission 77886/FULL/2011, two car parking spaces were considered to be an acceptable level of provision for the four bedroom dwellings and two car parking spaces are therefore proposed for each of the 7no. dwellings in line with the previous permission.  It is considered that the level of parking provision is consistent with planning permission 77886/FULL/2011 and is therefore in accordance with Policy L4 of the Trafford Core Strategy.  Amendments to the site layout to address the LHA comments will be included in the additional information report.  


DEVELOPER CONTRIBUTIONS


4. Planning permission reference 77886/FULL/2011 necessitated a total financial contribution of £84,407.63.  26 of the 33 units approved by this permission form affordable housing units and were therefore exempt from contributions, hence the contribution of £84,407.63 was applicable to the 7no. units that were proposed to be market dwellings.  

5. The Trafford Developer Contributions (TDC) required by SPD1: Planning Obligations in relation to the current application are set out in the table below:

		TDC category

		Gross TDC required for proposed development

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

		Net TDC required for proposed development



		Affordable Housing

		1 unit

		n/a

		1 unit



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

		£1,085

		n/a

		£1,085



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

		£2,688

		n/a

		£2,688



		Specific Green Infrastructure (including tree planting)

		£6,510

		n/a

		£6,510



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

		£18,921.82

		n/a

		£18,921.82



		Education facilities

		£63,224.84

		n/a

		£63,224.84



		Total contribution required

		                                                                     £92,429.66





6. A contribution of £84,407.63 has been paid in respect of planning permission 77886/FULL/2011 and taking into account this payment, an additional sum of £8,022.03 would therefore be required as a result of this proposal.  A new s106 agreement will be required to secure the additional net contribution of £8,022.03, which will refer to the figures detailed in the table above.  Whilst a development for seven units on this site would normally require the provision of one affordable housing unit, the affordable housing provision for the wider site was dealt with under application 77886/FULL/2011 and on this basis, it is considered that it would not be appropriate to seek any further affordable housing provision.  

CONCLUSION


7. The proposal is considered to be acceptable in terms of design, would have no undue impact on the amenity of the occupants of neighbouring properties or the amenity of future occupants of the dwellings and the level of parking provision is considered to be acceptable to support the increase in the number of bedrooms.  The proposal is in accordance with Policies L1, L4 and L7 of the Trafford Core Strategy and Planning Guidelines: New Residential Development and it is therefore recommended that planning permission is granted.  

RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 


(A) That the application will propose a satisfactory form of development for the site upon completion of an appropriate legal agreement to secure a net contribution of £8,022.03.  The legal agreement shall include reference to the previous s106 for 77886/FULL/2011 to secure an overall maximum financial contribution of £92,429.66 for this site, split between: £1,085 towards Highway and Active Travel infrastructure; £2,688 towards Public Transport Schemes; £6,510 towards Specific Green Infrastructure (to be reduced by £310 per tree planted on site in accordance with an approved landscaping scheme); £18,921.82 towards Spatial Green Infrastructure, Sports and Recreation; and £63,224.84 towards Education Facilities; and


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

1. Standard time limit

2. List of approved plans

3. Material samples

4. Drainage

5. Details of position of meter boxes and depth of window reveals

6. External lighting scheme


7. Landscaping and landscape maintenance 

8. Provision and retention of access and parking

9. Provision and retention of boundary treatment

10. Cycle parking

11. Removal of PD rights for extensions, outbuildings and new window openings

12. Tree protection scheme


13. Contaminated land validation report to be submitted on completion


DR





		WARD: Gorse Hill

		79286/VAR/2012

		DEPARTURE: No





		Variation of Condition 2 (Provision of parking and access facilities), Condition 3 (retention of Access facilities), Condition 5 (landscaping), Condition 6 (Landscape Management Plan), Condition 7 (list of approved plans), Condition 8 (contaminated land), Condition 9 (Travel Plan), Condition 12 (Cycle Shelters and Bin Stores), Condition 14 (Foundation Details) and Condition 15 (Secondary Access) of planning permission 77238/FULL/2011 (Erection of four no. three storey offices (Use Class B1(a)) buildings and associated single storey building to provide site employee facilities.  Associated access, car parking, landscaping and boundary treatment and other external works), to: allow for, and to refer to, drawings indicating proposed phasing of the development; increase the size of the proposed creche along with associated amendments to the landscaping/parking layout and the landscape management plan; re-siting of the Bin and Cycle Stores; and to take account of previously submitted information to discharge relevant conditions associated with 77238/FULL/2011.



		Land East of Mosley Road, Trafford Park






		APPLICANT:  Key Property Investments (Number Two) Ltd/ Milan (Avro) Ltd






		AGENT: BMS Ltd






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT










SITE


The application relates to a site on Mosley Road in Trafford Park. The site is approximately 3.7 hectares in area. It fronts onto Mosley Road to the west and borders onto other recent industrial and commercial developments to the east and north. To the south is the Bridgewater Canal, beyond which is the Kellogg’s factory. There are other commercial and industrial buildings on the opposite side of Mosley Road. Development has commenced on site on the construction of 3no. office blocks as part of the original planning approval on site.


PROPOSAL


Background


The original permission (77238/FULL/2011) granted consent for the erection of 4 no. three storey office blocks with associated car parking and landscaping.  The four blocks are to be situated in the centre of the site and laid out around a central landscaped courtyard with vehicle access and car parking provided around the outside.  In total, the four blocks would provide 16,546 square meters of BCO Grade A office floorspace.  Permission was also granted for a single storey building to be erected at the south-east corner of the site and this would provide a crèche measuring 223 sqm.  


The two existing vehicle accesses to the site from Mosley Road are to be retained and modified.  The original application included details of 2.1m high metal railings to the boundary of the site.  Landscaping is to be provided to the periphery of the site and this includes a running track which loops around the whole development.  


The applicant stated that the proposed development is intended for a single occupier and would provide a campus style approach.  Gym and canteen facilities would be provided within the office buildings.  


This current application seeks to vary the original planning permission (77238/FULL/2012) to facilitate a larger single storey crèche building (doubling the original floorspace from 223sqm to 446sqm) to the south-eastern corner of the site and to allow for associated landscaping and parking alterations.  The re-siting of proposed bin stores and cycle stores is also now proposed within the site.  


In addition, permission is also sought to vary the condition wording of several conditions to allow for phasing of the development, due to the fact that although the first 3no. offices are likely to be implemented in the near future, the 4th building may now be erected at a later date:


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES

L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


W1 – Economy


R2 – Natural Environment


R3 – Green Infrastructure


PROPOSALS MAP NOTATION


Trafford Park Core Industrial Area 


Main Industrial Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


E7 – Main Industrial Areas


TP1 – The Trafford Park Core Industrial Area


T11 – High Quality Public Transport Network Improvements


T17 – Providing for Pedestrians, Cyclists and the Disabled 


PRINCIPAL RSS POLICIES

DP2 – Promoting Sustainable Communities


DP3 – Promoting Sustainable Economic Development


DP4 – Make the Best Use of Existing Resources and Infrastructure


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


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


RDF1 – Spatial Priorities


W1 – Strengthening the Regional Economy


W2 – Locations for Regionally Significant Economic Development


MCR1 – Manchester City Region Priorities


MCR2 – Regional Centre and Inner Areas of Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

77867/VAR/2011: Variation of Condition 2 (Provision of parking and access facilities), Condition 3 (retention of Access facilities), Condition 5 (landscaping), Condition 7 (list of approved plans) and Condition 8 (contaminated land) of planning permission 77238/FULL/2011 (Erection of four no. three storey offices (Use Class B1 (a)) buildings and associated single storey building to provide site employee facilities. Associated access, car parking, landscaping and boundary treatment and other external works), to allow for, and to refer to drawing indicating, proposed phasing of the development.


APPROVED, 13 Sep 2012 (upon completion of a s106 Deed of Variation tying the scheme back to the original permission 77238/FULL/2011).


77238/FULL/2011: Erection of four no. three storey offices (class B1(a)) buildings (providing a total internal floorspace of 16,546 sqm) and associated single storey building (measuring 223 sqm) to provide site employee facilities (to include a creche).  Associated access, car parking, landscaping and boundary treatment and other external works.


APPROVED, 16 Nov 2011 (Committee (Oct 11) and upon completion of s106 Agreement)



H/67852 –Erection of 11 no. two storey Offices (Class B1) units, 7 no. terraced units for Business (Class B1), General Industrial (Class B2) and /or storage and distribution use (Class B8) with associated means of access, car parking, landscaping, external works and boundary treatment.  Committee resolved to grant planning permission in December 2007, however the legal agreement for the financial contributions was never completed and therefore the decision notice has never been issued. 


H/59586 – Erection of single storey electricity sub-station – Site off Mosley Road – Approved 14 July 2004


CONSULTATIONS


LHA – No objections subject to appropriate conditions:


The proposals look to increase the size of the on-site crèche marginally as part of this new application, it is the LHA’s understanding that this crèche is for the use of staff working from the site only and therefore as long as the use of the crèche is restricted as such there is no objection from the LHA on this basis.


The proposals look to increase the car parking to 584 car parking spaces which is marginally more than the original application, which looks to provide additional car parking for crèche staff.


The original application stated a requirement for 24 motorcycle parking spaces and 60 cycle parking spaces overall, this requirement still stands.


The requirement for a full travel plan prior to the first occupation of the site still stands also.


The application states that a phased approach to delivery will be undertaken and that the second access will only be opened in advance of phase 3 being delivered. Subject to appropriate planning conditions the LHA has no objection to this on highways grounds.


REPRESENTATIONS


None 


OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT


1. Planning permission 77238/FULL/2011 was granted in November 2011 and was considered to comply with the tests in Policy EC10.2 of PPS4 and the emerging National Planning Policy Framework. The approved development would also assist Trafford in its role of contributing to the North West’s growth agenda in line with the Trafford Core Strategy, RSS and the NPPF.  The only significant change to the approved plans relates to a proposed 223sqm increase in the proposed floorspace of the ancillary crèche facility within the site, in response to an increased demand for its use from future employees of the wider office development. As a result of the increased built form, there would be an associated amendment to the layout of the car parking spaces and landscaping in close proximity to the crèche.  In addition, and for completeness, the applicant is also seeking confirmation that allowance be made within the relevant conditions for the proposed phasing of development.  

2. The increase in floor area of 223sqm of the “employee facility” (crèche) is considered to be of an ancillary nature and of a minor scale when considered in terms of the whole approved office development (16,769sqm total).  There is no change of use proposed and the facilities would be for office workers only, thus it is considered that there would be no noticeable impact on the highway network or existing town centres over and above the existing approved scheme.  As such, this application is therefore considered to be acceptable in principle, subject to the normal planning considerations.  These are explored below.  

IMPACT OF PROPOSED EXTENSION TO CRECHE


3. The proposed extension to the crèche would effectively double the footprint of the facility, and would retain the structure as a single storey building.  The building would not encroach within the approved 9m separating it from the Bridgewater Canal and there are no proposed changes to the construction materials (brick elevations with glazing and a profile metal roof with deep eaves and circular steel columns).  The design and appearance of this building is considered acceptable.  


4. The siting of the building remains to the south-eastern corner (rear) of the site and the proposed increased footprint would result in an amendment to the approved parking layout and landscaping of a small area around the proposed crèche. 


5. The footprint of the proposed building results in the loss of 8no. car parking spaces, including 2no. disabled parking bays.  The proposed scheme would create two new parking areas containing a combined total of 9no. spaces, the first area of which would be sited within an approved area of soft landscaping and the second would be in part of the area identified as “kids play area” immediately to the north of the crèche.  5no. specific crèche staff parking spaces would be created in the first new parking area and 4no. “drop-off” spaces immediately to the north of the crèche.  


6. The increased crèche size is mitigated by the increased number of proposed staff parking spaces (increased from 4no. to 5no.).  Given that the crèche would be ancillary to the main use, the LHA has no objections on parking grounds.  


7. An area of in excess of 200sqm is retained as “kids play area” (largely to the east of the crèche) and this is considered acceptable for this employee-based facility.


8. Due to the re-location a relatively small area of soft landscaping (120sqm) and a number of the proposed trees are affected by the proposed alterations.  The amended landscaping plan indicates the loss of either 10no. or 11no. proposed espaliered trees from on-site (there is a slight discrepancy within the plan when comparing the identified trees in plan form and the tabulated record of proposed trees).  Nonetheless, the overall number of trees to be provided on site (including espaliered trees) would be circa 312 trees.  This is considered to be a significant and positive additional tree cover for this currently barren former industrial site, and will reduce the financial requirement for Specific Green Infrastructure contribution (see below) to provide trees off-site.

9. The relocation of bin stores to sit alongside the  approved bicycle storage shelters, centrally within the site, is considered acceptable and does not impact upon permeability through the site or landscaping works.

IMPACT FROM PROPOSED CONDITION VARIATIONS


Background

10. Permission has already been granted (77867/VAR/2012) to allow for the phasing of development.  That permission varied the wording of all relevant conditions to ensure compliance with relevant conditions was possible in terms of phasing. 

Phasing


11. The applicant has submitted a phasing plan which identifies the specific stages of development (plan no. M2693-PL02 rev. A).  Furthermore, the applicant has indicated that Phase 1 is expected to be completed by April 2013 and phases 2 and 3 by July 2013.  Phase 4 is still yet to be programmed for construction and completion and hence, the reason for this aspect of the application.


12. The wording of the original conditions did not technically allow for such phasing and the applicant has sought to resolve any discrepancy in their ability to comply with the timing of those original conditions by seeking a variation which would allow for phasing within the condition text.


13. It is considered that for a scheme of this nature, a variation of the condition wording along the lines of that set out above would be an acceptable amendment and would allow for compliance with the specific wording of the conditions.  


Other Conditions


14. The applicant has recently submitted information which discharges some of the conditions attached to the previous “original” planning permission (77238/FULL/2011).  As such, the wording of the relevant recently discharged conditions should be amended to tie the development to the approved details unless permission is sought otherwise for a variation in those details.  This would allow flexibility without imposing a burden on the developer of submitting duplicitous information.

15. As discussed above, the amendments to the approved landscaping layout are considered acceptable.  There is no change to the approved Landscape Management Plan.  The other variation to the conditions affected by this application have already been accepted in principle through the previous planning permission 77867/VAR/2012.  There has been no material change in planning circumstances in the intervening period which would alter the acceptability of the previous planning permission

16. In summary the proposed changes to the wording of the following conditions is considered acceptable:


Condition 4 – Materials


Condition 5 – Landscaping


Condition 6 – Landscape Management


Condition 7 – List of Approved Plans


Condition 8 – Contaminated Land


Condition 9 – Travel Plan


Condition 11 – Drainage (surface water)


Condition 12 – Cycle Storage


Condition 14 – Construction methods for piling foundations


DEVELOPER CONTRIBUTIONS


17. The original permission (77238/FULL/2011) secured contributions through a s106 Legal Agreement to reflect the requirements of the Revised Trafford UDP.  Those contributions are still outstanding and are required to be paid “prior to first occupation”.  Although the Core Strategy and SPD1:Planning Obligations have been adopted in the intervening period, given the nature of the proposal, and the fact that development commenced on site some time ago, it is not considered that there should be any amendment to the agreed s106 figures in relation to the original approved development floorspace.  However, a “Deed of Variation” would be required to ensure that the agreed s106 contributions can be tied to any new permission here, in the event that this amended scheme is implemented instead of the previous permission.


18. In addition, this application seeks an increase in the floorspace of the ancillary crèche.  There is no other floorspace increase proposed.  The proposed increase in floorspace to the crèche would trigger an increase in the s106 requirements for this development.  A new s106 Deed of Variation agreement would be required not only to commit the developer to the contributions associated with the original Legal Agreement (77238/FULL/2012) (see above), but also to ensure that the contributions associated with the increase in floorspace (crèche) over and above that which was previously agreed are secured.  The “additional” contributions should be calculated on the basis of the increased floorspace only and should be based on the up-do-date contributions figures as set out in the Councils SPD1: Planning Obligations.  The applicant has indicated their agreement to any s106 Legal Agreement being drafted in such a manner.

19. The “Additional” Trafford Developer Contributions (TDC) required by SPD1 Planning Obligations are set out in the table below:

		TDC category. 

		Gross TDC required for proposed “Additional” development (increase in floorspace only).

		Contribution to be offset for existing building/use.

		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)

		£408

		n/a

		£408



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

		£1.088

		n/a

		£1,088



		Specific Green Infrastructure (including tree planting)

		£2,170

		n/a

		£2,170



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

		n/a

		n/a

		n/a



		Education facilities.

		n/a

		n/a

		n/a



		Total contribution required.

		

		

		£3,666





RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 


(A) That the application will propose a satisfactory form of development for the site upon completion of an appropriate legal agreement to secure a maximum financial contribution of £330,153.00, which would be split as follows:


· £326,487.00 as set out in the original s106 Legal Agreement (77238/FULL/2012), broken down as follows:


1. £44,343.00 towards highway network improvements;


2. £111,024.00 towards public transport improvements; 


3. A maximum of £171,120.00 towards the Red Rose Forest; 


· An “additional” contribution of £3,666.00 relative to the increased crèche floorspace, broken down as follows:


1. £408 towards Highways and Active Travel

2. £1,088 towards Public Transport Schemes

3. A maximum of £2,170 towards Specific Green Infrastructure (inc. trees)

And, with reference to the original s106 Legal Agreement to secure:


· The delivery of a dedicated right hand turning lane on Mosley Road; and


· A Local Labour agreement through the construction period.


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

GRANTED subject to the following conditions: -


1. Standard time; 


2. Provision of Parking and Access Facilities Condition No.1 (to allow for phasing);


3. Retention of Access Facilities Condition (to allow for phasing);


4. Materials condition (as per prev. approved details);


5. Landscaping condition (phased and then as per submitted landscaping plan);


6. Landscape Maintenance (phased and as per previously approved details);


7. List of Approved Plans condition;


8. Contamination Condition (as per previously approved details);


9. Travel Plan Condition (reword to include “prior to first occupation”);


10. Noise levels as outlined in email of S Swift dated 15 September 2011 15:52 to be achieved within the building elevations facing the southern boundary of the site.  Non-opening of windows on south elevation;


11. Scheme for the disposal of surface waters which regulates surface water run off to agreed level (as per previously approved details);


12. Provision of Cycle parking condition (phased and as per previously approved details);


13. No tree/hedge removal during bird breeding season;


14. Details of construction methods for piling or any foundation designs using penetrative methods (as per previously approved details);


15. Before the development hereby approved is first brought into use, the dedicated right turn lane on Mosley Road shown on drawing ref 1268/1 'Proposed Access Arrangements' shall be constructed and made available for use (and in accordance with phasing plan). 

Reason:  In the interests of highway safety and amenity. 


16. The crèche hereby approved shall remain as an ancillary employee facility to the main B1 office use of the site in perpetuity and does not constitute a use within D1 of the Town and Country Planning (Use Classes) Order 1995 as amended.


MW






		WARD: Altrincham

		79307/COU/2012

		DEPARTURE: No





		Change of use of VACANT basement level to dance studio.



		Basement Level, 2A Post Office Street, Altrincham





		APPLICANT:  Mrs Andrea Brunton





		AGENT: 





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE

The application relates to the entire basement level below number 2 Post Office Street and number 1 Market Street in Altrincham Town Centre.  The site is located in the Old Market Place Conservation Area and the basement is part of  the overall Grade II Listed Building, (which incorporates, 2 and 2A Post Office Street and 1, 1A and 3 Market Street).


The property is located just off the main A56 Dunham Road through Altrincham.  A multi-storey car park exists to the south-east (rear) and on the opposite side of Post Office Street are the rears to properties on Kingsway and the Old Market Place.

The access to 2A Post Office Street is from Post Office Street and internally access is possible to the whole basement (including that part below 1 Market Street.  The basement level of the property has been vacant since 2006 and appears to have been previously used as shops (A1 non-food retail).

PROPOSAL


Permission is sought for the change of use of the entire basement level of the property (ie that below 2 Post Office Street and 1 Market Street) from the previous use (apparently A1) to a Dance Studio (D2 use).  There are no internal or external alterations proposed.


The change of use has taken place prior to the determination of the application and the Dance Studio is now up and running.


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


W2 – Town Centres and Retail


R1 – Historic Environment


R3 – Green Infrastructure


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


PROPOSALS MAP NOTATION


Altrincham Town Centre


Listed Building


Old market Place Conservation Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV21 – Conservation Areas


PRINCIPAL RSS POLICIES

DP2 – Promoting Sustainable Communities


DP3 – Promoting Sustainable Economic Development


DP4 – Make the Best Use of Existing Resources and Infrastructure


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


DP7 – Promote Environmental Quality


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

For 2 Post Office Street


H/63813: Change of use of basement and ground floor [with 1 Market Street] to A2 office use.


WITHDRAWN, Feb 2006


H/17732: Change of use from Auction Sales Rooms to Wine Bar and Restaurant.


APPROVED, May 1983


H/17668: Change of Use from Auction Sales Room to Retail Sales of Ladies and Gents Clothing.


APPROVED, May 1983


H/17608: Change of use from Auction Sales Room to Showroom and Retail Sales of Luxury Bathrooms and Alterations to Building.


APPROVED, April 1983


H/17570: Change of use from Auction Sales Room to Wine Bar.


APPROVED, April 1983


H/17526: Change of use from Auction Sales Room to Retail Carpet Shop.


APPROVED, March 1983


H/17452: Change of use from Auction Sales Room to Old English Tea Room.


APPROVED, March 1983


For 1 Market Street


79279/COU/2012: Conversion of ground floor into coffee shop (Use Class A3) with children's play facilities serving hot food to eat in and takeaway. Use of first floor as kitchen function room and office in connection with ground floor use.


LIVE APPLICATION. Not-yet determined


79281/LB/2012: Closing off existing stair to basement, installing counter with preparation area, erecting disabled toilet and wc/baby change. Install commercial kitchen on first floor.


LIVE APPLICATION. Not-yet determined


H/64875: Change of use of ground floor and basement to use Class A3 (Restaurant) [with 1 Market Street].


APPROVED, November 2006


H/60772: Change of use to restaurant (A3)


REFUSED, 2004


There are also several applications for listed building consent and advertisement consent which are not considered relevant to this application and are hence not reported here.


CONSULTATIONS


LHA – Approximately 225sqm of floorspace is to be used [as a Dance Studio].  To meet the car parking standards for the existing use [A1], the provision of 6 car parking spaces should be made.  For the proposed use, 9 car parking spaces should be made. 


No parking spaces are provided for the development, however it is considered that this is a sustainable location for this type of use and therefore there are no objections to the proposals on highways grounds.


REPRESENTATIONS


None 


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The basement level of this property has been vacant since 2006.  The planning history demonstrates that various uses have been explored for this Listed Building, although to date occupation by an end user has not been forthcoming.  


2. The proposed change of use to a Dance Studio, within the D2 (assembly and Leisure) use class is considered to be appropriate within a Town Centre.  This site is centrally located in a sustainable location, accessible by a number of transport modes.  It lies in close proximity to a Public Transport corridor and within walking distance of the Altrincham Transport Interchange. The proposal is for a Town Centre use in a Town Centre.


3. The end-user is a small local business and by encouraging the active occupation of long-standing vacant premises, it is considered that the proposed change of use of the basement level of 2A Post Office Street would be compatible with the thrust of the NPPF, the overarching aim of which is to encourage sustainable economic development and growth.  In this instance, and during the course of the application, the end-user has occupied the basement level and commenced their business.  The nature of the use and scale of the development are considered to be appropriate in this location and brings appropriate activity to this central and historic quarter of Altrincham Town Centre.  


4. Policy W2 of the Trafford Core Strategy deals with Town Centres and Retail considerations to ensure a vitality and appropriate mix and quality of development in the Boroughs centres.  This proposal will have no impact on the “frontage” of either 2 Post Office Street or 1 Market Street.  Given that the development is at basement level, the only feature on a frontage is the access door on Post Office Street.  There are no proposed changes to this.  Furthermore, as a basement level proposal, there will be no significant impact on the character, function, vitality or viability of the centre as a whole.  Indeed, the occupation by a Dance Studio of this long-standing vacant basement level in a prominent town centre location more than outweighs the loss of ancillary A1 retail space.  The application property is not within a primary shopping frontage and in light of the above, is considered to comply with Policy W2 of the Trafford Core Strategy.

5. There are no proposed internal or external alterations and as such, no impact on the Listed Building or any concerns in terms of design or impact on the character or appearance of the Old Market Place Conservation Area.  As such, in principle and subject to the normal planning considerations, the change of use is acceptable.


AMENITY ISSUES


6. There do not appear to be any residential properties in the immediate vicinity on Post Office Street.  Given that the Dance Studio is at basement level only it is unlikely that there will be any significant residential amenity impact from activity (comings and goings; and, noise and disturbance from within) associated with the proposed use.


7. However, the D2 use class also includes uses such as Music and Concert Halls (but not nightclubs), which could have an increased potential for noise and disturbance if the hours of use were not controlled.  The applicant has applied for specific hours of use as follows:


Monday to Friday :

14:00 – 20:00


Saturday :


10:00 – 18:00


Sunday and Bank Holidays :
10:00 – 14:00


8. However, it is not considered necessary to control the hours of use to those set out above, even if the end-user changed within the D2 use class.  It is considered that a D2 use of the basement level between 0900 and 2100 on any day would be acceptable.  As such, a condition could allow the use of the building within a generous, albeit controlled timeframe to safeguard the amenity of any residents in the area.  If the hours of use were to be controlled in the above manner, it is not considered necessary to restrict the use to a Dance Studio only.  Other D2 uses would be acceptable in this location within the hours of use of 0900 – 2100 on any given day.


HIGHWAYS AND PARKING


9. There are no car parking spaces currently serving the application property and it is not proposed to create any.  Nonetheless, in light of the sustainable town centre location and the existence of the multi-storey car park immediately to the rear of the site, in addition to on-street parking in the wider area, it is considered that the proposed change of use is acceptable in highways terms.

DEVELOPER CONTRIBUTIONS


10. The Trafford Developer Contributions (TDC) required by SPD1 Planning Obligations are set out in the table below:

		TDC category. 

		Gross TDC required for proposed development.

		Contribution to be offset for existing building/use.

		Net TDC required for proposed development.



		

		

		

		



		Affordable Housing

		n/a

		n/a

		£0



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

		£1.098.00

		£2,288.00

		£0



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

		£3,662.00



		£1,994.00

		£1,668.00



		Specific Green Infrastructure (including tree planting)

		£2,480.00

		£1,550.00

		£930.00*



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

		n/a

		n/a

		£0



		Education facilities.

		n/a

		n/a

		£0



		Total contribution required.

		

		

		£2,598.00





*there is no opportunity to plant any trees on site


RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 

(A) That the application will propose a satisfactory form of development for the site upon completion of an appropriate legal agreement to secure a maximum financial contribution of £2,598.00 split between: 


· £1,668.00 towards Public Transport Schemes; 


· £930.00 towards Specific Green Infrastructure; and


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


1. List of Approved Plans

2. Hours of Use condition: 0900 – 2100 on any given day


MW






		WARD: Clifford

		79328/COU/2012

		DEPARTURE: No





		Change of use from offices (Use Class B1) to residential dwellinghouse (Use Class C3).



		453 Chester Road, Stretford, Manchester, M16 9HA





		APPLICANT:  MJF Pension Trustees Ltd





		AGENT: Mr Mark Austin





		RECOMMENDATION:   MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The site is a mid terraced red brick property, part of a prominent Georgian terrace within the Empress Conservation Area facing Chester Road and the Trafford Press site. 


The property has previously been in office use since at least the 1990’s and properties either side of the site also appear to be in office use. A car park is to the rear accessed from Manchester Street. To the rear of the property is an existing 3 storey extension.

There are residential properties to the rear of the site in the form of 7 storey flats on Manchester Street. 


PROPOSAL


The applicant proposes to convert the property into residential use as a 4 bed dwelling house. There are no external alterations to the building proposed however the change of use includes reinstating part of the existing rear car park to garden use. The garden would be 12m in length with parking beyond this.


There are only limited internal alterations required to convert the property back into its original use as a dwelling house. The proposal is for a 4 bed dwelling with bedrooms at first and second floor. The property has a basement which is shown to be for storage use only.


The applicant advises that refuse collection occurs from Manchester Street. 3 parking spaces are proposed to the rear. 

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


L3 – priority regeneration areas (Old Trafford)


R1 Historic Environment


PROPOSALS MAP NOTATION


ENV21 Empress Conservation Area


TP3 (b) Hadfield Street Industrial Improvement Area and Empress Street Conservation Area


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

H32863 - Erection of two storey extension to building in office use with associated car parking


Approved 01/02/1991


H40699 - External alterations including the provision of new windows and an external canopy


Approved 15/05/1995


CONSULTATIONS


LHA; No objections


REPRESENTATIONS


None received


OBSERVATIONS


PRINCIPLE 


1. It is understood that the property was converted into an office at least 20 years ago with the original use of the property being residential. The property is not within an employment area and therefore justification is not required regarding the loss of the existing office use, the building is vacant office use in any case and the proposal therefore seeks to bring the property back into use. 


2. Policy TP3 (b) of the Revised Unitary Development Plan advises that within the Empress Conservation Area development of buildings for offices and housing or similar appropriate uses and replacement development sympathetic to the areas designation as a Conservation Area will be permitted. Therefore the proposed residential use is appropriate.


3. There are no external alterations associated with this change of use and therefore the proposal will have no impact on the character and appearance of the conservation area other than a positive impact of bringing the property back into use. 


4. The conversion of this property back to its original use is considered acceptable in principle and accords with policy TP3 of the UDP and policies R1, L2 and L3 of the Core Strategy. 


RESIDENTIAL AMENITY


5. The habitable room windows within the dwelling house will be more than 30m from the Trafford Press building which is proposed for redevelopment, and more than 30m from the residential development to the rear on Manchester Street. This distance accords with guidance contained within SPG relating to new residential development and affords appropriate separation distances. 


6. The proposed dwelling house is between two existing office uses, it is considered that these uses are compatible and an appropriate level of amenity will be afforded to occupiers of the dwelling house. 


7. The proposed garden to the rear will be located between the parking areas to the adjacent properties which are in office use. Whilst this is not ideal, it is considered that appropriate boundary treatment, which should be a combination of fencing and landscaping/ hedge could be erected to ensure that the garden area is made private and assist with any noise and disturbance from associated vehicles. It is considered that details of this should be submitted and approved by the LPA and a condition is recommended to ensure that the details are appropriate to the conservation area. It is however considered that parking for the offices is likely to be significantly less at weekends when the garden area is likely to be used and therefore this will assist with amenity issues. 


8. The proposed residential use is considered to accord with policy L7 of the Core Strategy.


PARKING 


9. The proposal includes 3 parking spaces to the rear and these are existing spaces. The level of parking provision proposed therefore meets with the parking requirements of the SPD3 for a 4 bedroom house and is considered to accord with policy L4. Bin storage is provided for which does not affect the parking area. 


10. There are no objections from the Local Highways Authority.


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/use

		Net TDC required for proposed development.



		

		

		

		



		Affordable Housing

		· 

		· 

		· 



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

		£155.00

		£408.00

		0



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

		£307.00

		£1,088

		0



		Specific Green Infrastructure (including tree planting)

		£930.00

		£2,480.00

		0



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

		£3,876.29

		0

		£3,876.29



		Education facilities.

		£11,350.57

		0

		£11,350.57



		Total contribution required.

		

		

		£15,226.86





RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 

(A) That the application will propose a satisfactory form of development for the site upon completion of an appropriate legal agreement to secure a maximum financial contribution of £15,266.86 split between: £3,876.29 towards spatial green infrastructure sports and recreation and £11,350.59 towards Education Facilities; and


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


1. Standard time limit


2. Details in accordance with approved plans


3. Details of boundary treatment to rear to be submitted and approved in writing


4. Provision and retention of car parking


MH






		WARD: Bucklow St. Martin's

		79361/RM/2012

		DEPARTURE: No





		Reserved Matters application for approval of alternative layout to that approved under application 78583/RM/2012 for demolition of existing shopping centre and erection of new shopping centre comprising Class A1 (Retail), Class A2 (Financial and Professional Services), Class A3 (Restaurants and Cafes), Class A5 (Takeaway), Class B1 (Offices) and Class D1 (Non Residential Institutions) and provision of associated car parking, village square, improvements to public open space and other associated highway works.  All other reserved matters (appearance, landscaping and scale) remain as approved under application 78583/RM/2012)



		Partington Shopping Centre, Central Road, Partington, M31 4EL





		APPLICANT:  Peel Investments (North) Limited





		AGENT: Peel Investments (North) Limited





		RECOMMENDATION:   GRANT 









INTRODUCTION


This application is an alternative reserved matters proposal to the scheme which was approved earlier this year and considered by Members of the Planning Committee in June (78583/RM/2012). The amendments to the scheme are set out in the report under the ‘Proposal’ section and relate to the two anchor retail units, with the remainder of the proposal remaining the same as the approved scheme, save for revisions to parking spaces and service yard. 


The applicant advises that the requirement for this application has come about since the anchor tenant has reviewed their requirements and no longer requires a store of the size approved under permission 78583/RM/2012. The current reserved matters application therefore seeks approval for the reconfiguration of the anchor units to accommodate the requirements of the anchor tenant.

SITE


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


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


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


PROPOSAL


The application seeks approval of the reserved matters relating to the outline permission 78413/VAR/2012 (amendment to H/OUT/68618) for redevelopment of the existing shopping centre. A reserved matters scheme was approved in June 2012 (78583/RM/2012) and this application is an amendment to that scheme. The reserved matters subject of this application are; layout, scale, appearance and landscaping. 

The proposal follows the development principles established as part of the outline consent, and as amended by application 78413/VAR/2012 in relation to the siting retail units. The scale, general appearance and landscaping details approved under application 78583/RM/2012 are unaltered in this revised scheme, and the amendments relate to the layout in respect of the anchor units and service yard, together with associated amendments to the elevational treatment of eastern and southern elevations of the units. The amendments to the scheme are summarised below;


· The retail floorspace of the anchor units is reduced from a total of 2,157 sq.m to 968 sq.m


· The largest anchor unit is reduced from 1,320 sq.m to 411 sq.m


· The block of anchor units proposed adjacent to the parade of smaller units are split into 3 units where two anchor units were previously approved.


· Alterations to the southern and eastern elevations of the anchor units


· The service yard is proposed to be re-graded and ramped rather than including a retaining wall to a level dock area with access ramp.


Some minor changes are proposed to the car parking;


· Clarification of parking numbers in the market area overspill car park – 50 spaces proposed rather than 52 as previously reported. 


· Reduction of the number of car parking spaces in the main public car park from 80 to 73 in order to accommodate a 3 berth taxi rank as requested by the LHA and as agreed in principle in the previously approved reserved matters scheme.


Based on the above revisions, the detailed application now seeks permission for 9 retail units with offices at first floor. The mix of floorspace proposed is within the floorspace levels approved at outline stage as follows; 


· Parade of 7 smaller units ranging from 89 sq.m gross floor area to 183sq.m (total of 834 sq.m)


· First floor offices, gross floor area of 618 sq.m


· Anchor food retail unit, gross floor area of 411 sq.m  


· Large retail unit, gross floor area of 374 sq.m. 


The layout proposed shows the anchor food store, another large retail unit and a newly formed third retail unit adjacent to the anchor units (Units 7, 8 and 9) in the south east corner of the site with service yard to the rear. The anchor units are proposed to be turned to face towards Central Road. The service yard at the rear of the units backs onto the gardens of residential properties on Moss Lane and a 2.5m acoustic fence is proposed along this boundary. 


The aspects of the proposal set out below have not altered from the approved reserved matters scheme save for the number of car parking spaces as referred to below;


The smaller parade of mixed use units (Units 1 – 6) are positioned in the centre of the site, with B1 (office) uses above on the first floor, accessed from between ground floor Units 2 and 3.  


All units are proposed to be serviced from the service road taken from Smithy Lane to the rear of the smaller parade. The service road leads to the service yard to the rear of the larger units which will be gated and access controlled by traffic lights within the site. 


A surface car park (accommodating 73 spaces in the current reserved matters application) is proposed to the front of the retail units accessed from Central Road. The car park is re-graded to provide a single level between Central Road and the car park. 


A ‘village square’ is proposed in the north western corner of the site at the junction of Manchester New Road and Central Road. The village square is proposed to be surfaced with tegula paving and will accommodate the market on market days and a store area for market stalls is provided to the rear of Unit 1. The village square is also proposed to be marked out with parking bays for use as overspill car parking for the centre with an additional 50 parking spaces. 


The ‘village green’ between Manchester New Road and Smithy Lane forms part of the development; the initial landscape proposals indicate planting of 20 ornamental pear trees around the perimeter of the village green. Clarification is awaited from the applicant regarding retention of existing trees at the village green. 


The design of the retail units and parade of shops is a contemporary design approach using a mixture of brick and glazing at ground floor and multi coloured cladding panels at upper levels. The smaller retail parade is two storey with a pitched roof with coloured cladding panels at first floor. The anchor food store and additional large retail unit at the south east corner of the site towards Central Road is the tallest part of the development and is proposed to have a flat roof with a mixture of plain cladding panels and coloured cladding panels with brick double storey height corner entrance feature, 11m in height. The corner feature of the large retail unit has glazing which turns the corner to the southern elevation and a further two large window features at ground floor are incorporated into the southern elevation facing Central Road. 


The development is proposed to be carried out in three phases. Phase 1 is the construction of the anchor stores together with the parade of smaller retail units with offices above. Phase 1 also includes the lock up store and toilets for the market, together with the market square, car park and public realm. Phase 2 consists of the demolition of the existing Co Op store and associated retail units. Phase 3 is a potential extension to the retail parade of smaller units with business/ community uses above, subject to demand.


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


SO2 - Regenerate 


SO4 - Revitalise town centres 

Place Objectives for Partington;


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


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


L3 – Regeneration and reducing inequalities

L4 – Sustainable transport and accessibility

L5 – Climate change


L7 – Design


W1 – Economy


W2 – Town centres and retail


R2 – Natural Environment


PROPOSALS MAP NOTATION


Priority Regeneration Area


Neighbourhood Shopping Centre


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


S10 Local Shopping Centres


S14 Non shop uses within local and regional shopping centres


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Make the Best Use of Existing Resources and Infrastructure


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


DP7 – Promote Environmental Quality


RDF1 – Spatial Priorities


W5 – Retail Development


RT2 – Managing Travel Demand


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

This Site

78583/RM/2012


Approval of reserved matters of appearance, landscaping, layout and scale for the demolition of existing shopping centre and erection of new shopping centre comprising Class A1 (Retail), Class A2 (financial and professional services), Class A3 (restaurants and cafes), Class A5 (takeaways). Class B1 (offices) and Class D1 (non residential institutions) and provision of associated car parking, village square, improvements to public open space and other associated highway works.


Approved 22nd June 2012.


78413/VAR/2012


Variation of Conditions 3, 6, 8, 9 and 10 of planning permission H/OUT/68618 (outline application for erection of new shopping centre) to vary approved layout plan.


Approved with conditions 11th May 2012


H/OUT/ 68618

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


Approved with conditions 30th July 2010. 


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


Nearby Sites


The Greyhound


77914/FULL/2011


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


Application undetermined. 


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


The Market


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


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


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


APPLICANT’S SUBMISSION

The applicant advises that the revised proposal has come about as the anchor tenant which the developer was hoping to secure has reviewed their requirements for Partington. In the current market conditions the tenant no longer requires a store the size of that in the approved scheme. A Market Statement has been submitted with the application, prepared by Brady’s Chartered Surveyors. Brady’s confirm that the foodstore they have been in contractual discussions with regarding the lease of one of the anchor units is Tesco. Brady’s advise that Tesco now only want to occupy a smaller store format, as they consider that in the current and imminent market, the demographics of Partington do not support a larger format store.


However Brady’s confirm that all food retailers were approached regarding demand for the larger format store approved in the extant reserved matters scheme (1,320 sq.m), however the majority of food retailers dismissed operating in the centre altogether even with a smaller format concept. 


Brady’s advise that in the current market conditions the food retailers simply cannot justify the level of capital expenditure for a larger store where a 4,000 sq.ft store is sufficient to capture local expenditure. Furthermore Brady’s advise that they do not consider market conditions are likely to change in the short term.


It is understood that Tescos want to move quickly in terms of occupying the unit within Partington as they have a number of alternative opportunities and therefore the applicant is seeking to avoid delay. The applicant advises that terms have been agreed with 4 national retail operators which rely on securing Tesco as the anchor food retailer. 


CONSULTATIONS


Pollution & Licensing – no additional comments. 


United Utilities – No objection


Strategic Planning and Development – comments incorporated into observations.

Local Highway Authority


Parking provision;

The outline planning permission was granted the parking provision of 89 spaces which was already below the Councils standards for both the anchor retail store and the proposed B1/D1 uses.  


The approved reserved matters proposals (78583/RM/2012) reduced the retail floorspace from that approved at outline stage with an 18.6% reduction and a corresponding percentage reduction in parking within the site reduced to 80 car parking spaces for the site, in addition to 50 car parking spaces proposed to be located in the overspill car park/market square (although the overspill parking will not be available on the days when the market is operating).


The current reserved matters proposal further reduces the retail floorspace and now includes 73 spaces within the main car park which is a result of the requirement for a taxi rank to be provided within the main car park which was agreed through the approved reserved matters application 78583/RM/2012. Therefore the level of parking proposed in the current application is the same as the consented scheme and is acceptable.  


The general car parking arrangements (save for the taxi rank) is not altered from the approved reserved matters scheme. 


The applicant has submitted a car parking management strategy as submitted with the approved scheme. It is again noted that this states that Peel reserve the right to introduce a charge or time restriction should there be availability problems although it is clarified in the latest car park management scheme that this is only if there are problems with long stay parking occurring. The car park will be secured at night by lockable bollards at the entrance. As recommended previously, it is considered a condition should require that the LPA have input into any changes to the management of the car park. 


In relation to cycle parking, the current application proposes 9 cycle stands, it is considered that the space proposed adjacent to Unit 1 should be moved to a more overlooked location. 4 motorcycle parking spaces, these spaces should be spread across the site geographically and provided in locations that have continuing natural surveillance.


Access arrangements;

The access is the same as approved in the previous reserved matters scheme and access to the car park will be through a newly created access point off Central Road, located just south-east of Smithy Lane.  


The servicing arrangements are also as approved in the previous reserved matters scheme. Servicing is to be accessed via Moss Lane and Smithy Lane to the east of the site as previously approved.  As part of the proposals the westerly end of Smithy Lane will be closed to vehicular traffic and servicing vehicles will turn in the turning head created.  Smithy Lane will require either a prohibition of driving order or stopping up to allow these amendments to be made at the developers cost.  Some of the proposed buildings encroach onto the adopted highway and therefore will require stopping up.


Units 1 to 6 will service on the access road behind the units, and Units 7,8 and 9 will use the service yard to service. The LHA remains satisfied with the proposed servicing routes, but would reiterate that the proposed signal heads within the service yard need to be clear of the gates.  The proposed acoustic fence should not restrict access to the existing petrol station and MOT garage and the visibility around the petrol station site should be maintained.  Planning permission would be required for any fence/wall proposed over the height of 1m. 


The proposal indicates an area for future expansion to the rear of units 7 – 9 (the previously approved reserved matters scheme) and therefore the service gates are proposed to be maintained in the arrangement proposed in the approved reserved matters scheme in order to ensure that the extension/ the larger scheme could progress without amending the servicing arrangements. 


As required with the approved reserved matters scheme, it is again recommended that a condition should require servicing in accordance with the submitted Service Management Plan. 


Off site highway improvements/ modeling;

A number of highway roundabout improvements were detailed as part of the outline application relating to the junction at Manchester New Road and Central Road as well as Manchester New Road and Moss Lane. These works are to deal with traffic increases as a result of the development and the detailed works and implementation are a condition of the outline consent (condition 13). 


REPRESENTATIONS


Partington Service Station have written to query the access arrangements to Smithy Lane and has been advised that as a result of the redevelopment of the shopping centre the westerly end of Smithy Lane to the south west of the petrol station until it meets Central Road will need to be closed off to vehicular traffic and will require either a prohibition of driving order or stopping up. The principle of this was established when the outline planning permission was granted for the redevelopment of the shopping centre and has not altered since detailed reserved matters were approved earlier this year (application 78583/RM/2012). Access to the market square and main car park for the new shopping centre will be from Central Road.

Smithy Lane will still provide access to the petrol station and MOT garage and will lead to a service access for the new shops.   


OBSERVATIONS


Reduced size of anchor units


1. 
This revised proposal relates to the reconfiguration of the anchor units (units 7, 8 and 9), reduced to 968sqm gross internal area (GIA) from approximately 2,150sqm in the previously approved reserved matters scheme (78583/RM/2012). The justification for this is presented in the Summary of Market Condition report from Brady’s Chartered Surveyors as referred to above under ‘applicant’s submission’. The revised proposal has come about following further discussions with the anchor tenant and feedback from all of the major national supermarket operators in relation to the existing larger local centre proposal. Brady’s report details that most of these retailers expressed no interest in delivering either the consented medium-sized supermarket or even a smaller convenience store, citing issues of the size and make-up of the catchment area as being unable to support the proposal. Only one main food retailer (Tesco) has shown commitment to accommodate a smaller anchor store and a commitment to completing a scheme quickly. Other smaller national retailers and leisure operators have been contacted in order to occupy the smaller units to create a vibrant shopping centre, they only want to proceed with their investment if Tesco is secured as an anchor to the development. 


2.
In terms of the Core Strategy objectives for the area, Partington is identified as a Priority Regeneration Area under Policy L3 which identifies a number of measures to improve the quality of life for local residents together with support for new residential accommodation. In particular Policy L3.4 supports the redevelopment of the shopping centre. 

3.
Policy W2 of the Core Strategy deals with town centres and retail development and policy W2.10 identifies Partington shopping centre as a local shopping centre with the need to redevelop the existing local centre to create a modern shopping centre including a  medium-sized supermarket. The identification of a particular need for a medium sized supermarket is based on the Retail and Leisure Study (2007). The proposal to reduce the size of the anchor food store unit therefore needs to be considered against the aspirations of policy W2.10 which identifies the need for a ‘medium sized’ supermarket.


4.
In relation to the identification of need for a medium size supermarket, the Retail and Leisure study was produced some five years ago prior to the economic downturn in 2008, and therefore the Market Report from Brady’s which is submitted with this application relating to the current market situation is considered to be a material consideration. The Market Report explains how the current economic market conditions have resulted in a lack of commitment from main foodstore retailers to locate in Partington, due to local demographics and/or Partington not being a target area for their store. 

5.
There are also other considerations which are considered relevant to the consideration of the revised proposal including potential further delays in redeveloping the shopping centre based on the problems which the developer has experienced relating to the current consent together with the impact this is having on the local community. This is particularly relevant when considering that Partington is identified as a Priority Regeneration Area under policy L3 based on date from the Indices of Multiple Deprivation from 2007 and 2010, with parts of Partington reporting to remain in the top 5% most deprived neighbourhoods for employment, health, crime and income.

6.
The Strategic Objectives within the Core Strategy are also considered relevant to the proposal as set out below: 


· SAO2 - regenerate most disadvantaged communities to reduce inequalities and improve prosperity.


· SAO4 - revitalise town centres and maintain a clear hierarchy of vibrant, diverse and distinct shopping centres to meet the needs of the local population. 


7. 
The Core Strategy also sets out key Place Objectives for each place in the Borough including Partington, of most importance to this proposal are:


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


· PAO11 - to maximise employment opportunities within a redeveloped local shopping centre.


· PAO4 - to ensure the sustainability of the new Healthy Living Centre and other community facilities.


· PAO8 - to provide the right conditions to attract and retain economically mobile people to the area. 


8.
Therefore it is considered that, in terms of regeneration priorities and Policy L3, this revised proposal for smaller anchor units and the retention of the six smaller units, is essential, as it will allow for the delivery of a new local centre for the community with a good choice of retailers and local employment opportunities. The anchor foodstore retailer Tesco is committed to start promptly and the occupation of the smaller units by national retailers is based on securing Tesco as the anchor tenant.  


9.
It is considered that the regeneration benefits of delivering a new local centre in Partington and the proposal’s consistency with Policy L3, in this instance, outweigh any lack of delivery of the specific objective of Policy W2.10 to provide a medium-sized supermarket in Partington. The proposal will still deliver the wider policy objective of W2.10 for the redevelopment of the existing local centre in Partington.


10.
The proposal is considered to be consistent with the Adopted Trafford Core Strategy Policies L3 and W2 in that delivery of the redevelopment of the local centre it is an essential element of the regeneration of Partington.


11.
There remains an aspiration for a larger store to be developed should market conditions improve and it is understood that this remains a commitment of the developer and the current layout has been drawn up with this in mind and can accommodate increases in the anchor units consistent with the extant reserved matters consent. The applicant states that they consider the current proposals have future proofed the development should sufficient commercial demand emerge in the longer term and the current proposals are designed with the opportunity for further expansion. The parking provision proposed in the current proposal is the same for either scheme. The service yard can be redesigned to accommodate extensions to the anchor units in accordance with the previously approved layout. 


12.
Further consideration is to be given to a site allocation in the Borough’s emerging Land Allocations Plan. The Council is committed to working with the applicant to agree this policy approach through the Land Allocations DPD. 


Other amendments to proposal


13.
Reserved matters have already been approved in application 78583/RM/2012 for layout, scale, appearance and landscaping with the access to the site approved at outline stage. This new reserved matters application relates to revisions to the layout (in respect of the anchor units) and some associated revisions to appearance. Scale and landscaping proposals remain as approved in application 78583/RM/2012.

Layout


14.
In relation to the layout of the proposed development this follows the indicative layout approved at outline and is consistent with the approved reserved matters proposals. 


15.
 The amendments to the layout simply relate to the anchor units as well as minor amendments to the parking layout to accommodate the taxi rank as set out at the start of the report. The revisions to the anchor units are that the anchor units have been split from 2 units into 3 and reduced in size. The block containing the anchor units has been decreased in size by being brought in from the service yard and therefore the frontage of these units remains as approved in the extant reserved matters permission albeit split into 3 units. In terms of the layout therefore the main issues for consideration relate to the reduction in size and subdivision of the anchor units.


16.
It is considered that the reduction in size and the subdivision of the anchor units should be accepted in the interest of delivering the redevelopment of the local centre and the associated benefits and the wider objectives of the Core Strategy are met.  It is important to note that the revised proposal does not prevent the future implementation of the additional floorspace for the anchor units approved in the previous reserved matters scheme, should market conditions allow for this.


17.
The reduction to the size of the anchor units in turn increases the size of the service yard although its boundaries where it adjoins residential properties remains unaltered. The servicing arrangements remain as approved in the earlier reserved matters application.

18.
A statement is submitted with the application regarding the servicing of the larger units 7 to 9 as well as the smaller parade of units 1 to 6. It is considered that provided a condition requires that servicing is managed in accordance with the submitted servicing management plan for all of the units, the proposed arrangements to share the service yard to the rear of Units 7, 8 and 9 will be acceptable. 


19.
In terms of the layout and the relationship to residential properties, this was assessed at the time the outline consent was granted in terms of the potential for noise and disturbance to the occupiers of these dwellings as a result of this relationship and the current application does not alter this relationship from the approved reserved matters scheme.

20.
The noise report submitted at outline stage recommended the provision of a 2.5m high acoustic close boarded fence around the perimeter of the access road and service yard to provide attenuation from any detrimental noise impact on nearby residences and a condition is attached to the outline consent for the provision of the acoustic fencing. The proposed layout repeats that which was approved in the previous reserved matters scheme and includes a 2.5m acoustic fence along the service road and around the service yard to the boundaries of the site to the rear of residential properties. This is set in from the rear boundary of the residential properties to allow a footway for access for residents to their rear gardens for maintenance etc. 


21.
The proposed layout and the proposed revisions to the anchor units is considered acceptable in relation to the reduction in the size of the anchor units and creation of a third unit, for the reasons set out above. The amendments to the service yard maintain the arrangements previously approved and it is considered that the current proposal remains consistent with the development principles for the site that were established at outline stage, in relation to highway requirements and also in terms of residential amenity. It is considered that the detailed layout proposed in this application is in accordance with policy L7 of the Core Strategy. 


Scale and appearance


22
The scale of the development remains as approved in the reserved matters application 78583/RM/2012. 


23.
In terms of the design of the retail units, there are no alterations to the general design approach approved in the earlier reserved matters scheme. Alterations to the elevational treatment relate to the reduced size and subdivision of the anchor units and are considered to be minor alterations to the appearance of the units. 


24.
The anchor units include a double storey brick corner feature with double height glazing around the entrance of the corner unit (Unit 9). The entrance glazing and brickwork continues around the corner towards Central Road and additional ground floor feature windows are included on this southern elevation. The southern elevation of block B facing Central Road is reduced in depth as a result in the reduced size of the units. 


RECOMMENDATION: GRANT subject to the following conditions 


1. Development in accordance with approved plans at reserved matters stage including gross internal floorspace as stated on drawing CTM–AB–00-20-1100-06.


2. Unless otherwise agreed in writing, car parking within the main car park shall be laid out in accordance with the approved plan (including disabled parking bays) and available for use by the public prior to operation of any of the retail units. 

3. The car park shall be managed in accordance with the car park management plan submitted, unless otherwise agreed in writing. 

4. Servicing of all units shall be in accordance with the submitted Service Management Plan for the site, unless otherwise agreed in writing. 

5. For the avoidance of doubt a Travel Plan for both Units 8 and 9 shall be submitted and approved in writing prior to the occupation of the relevant unit. 

6. Notwithstanding the provisions of Section 55 (A) of the Town & Country Planning Act 1990 (as amended) and the DMPO 2010, there shall be no insertion of mezzanines to Units 7, 8 and 9 without first applying for planning permission.


7. Notwithstanding the approved landscape proposals, the two new trees proposed to be planted adjacent to the Village Square and Manchester New Road shall be Quercus Palustris (Pin Oak) trees measuring 18-20cm girth, 4.2-5.0m in height, extra heavy standards, unless otherwise agreed in writing with the LPA.


8. Tree Protection of retained trees in accordance with BS5837:2012


MH





		WARD: Stretford

		79369/LB/2012

		DEPARTURE: No





		Listed Building Consent for external alterations including the repainting of front entrance door and re-paving of front entrance stairs; internal alterations including new  brass kick plates to internal doors and LoWering of public telephone and notice board.



		Stretford Public Hall, Chester Road, Stretford, M32 0LG





		APPLICANT:  Trafford Council





		AGENT: Trafford Council





		RECOMMENDATION:  MINDED TO GRANT subject to referral to the Secretary of State







SITE

The application site consists of a grade ll listed building originally erected by John Rylands to house a civic theatre, public library, overseer’s office and lecture rooms. Stretford Public Hall was opened in 1879, designed by the architect N.Lofthouse in a Gothic Revival style. 


The building was constructed to provide accommodation over two storeys from brick with ashlar dressings with roof clad in blue Welsh slate. The south east elevation facing onto Chester Road is symmetrical with central entrance formed by grand panelled double doors under a moulded arch. The tower is the dominant feature of the building with balcony and cast iron parapet at the third stage, clock faces, a machicolated (castle parapet) frieze and a steep pyramidal roof. The building is also enlivened with bold stone pinnacles at the north east and south east corners. Internal features include the central stair hall surrounded by quatrefoil columns with carved capitals, a tiled floor, glazed wall tiles, panelled doors with elaborate surrounds and a grand stair. 


Stretford Public Hall is currently used as Social Services office accommodation. The proposal site is accessible via a flight of steps and ramp to the central entrance fronting Chester Road. 

PROPOSAL


Consent is sought for the repainting of the front entrance door and re-paving of front entrance stairs located on the south east elevation. The application also seeks internal alterations which include new brass kick plates to internal doors at ground floor and the lowering of public telephone and notice board adjacent to main reception area.


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L7 – Design


R1 – Historic Environment


PROPOSALS MAP NOTATION


Trunk and Primary Route Network (T1)


Quality Bus Corridor (T11)


Adjacent to Town and District Shopping Centre (S10, S14)


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/LPA/54019 Installation of a new flue to rear of building (western elevation) within existing service yard. Approved With Conditions 16th May 2002


H/LPA/LB/53210 Installation of flue to rear elevation - within service yard. Approved With Conditions14th January 2002


H/LPA/LB/50209 Listed Building Consent for the installation of steel retractable gates to the internal wall reveals of all ground floor windows. Approved With Conditions 11th September 2000


H/LPA/LB/50992 Installation of a mast and 2 X 20cm microwave dishes. Approved With Conditions 26th January 2001


APPLICANT’S SUBMISSION


The proposed alterations are based on the recommendations of a DDA access survey by Gerald Eve dated 22nd November 2010. The modifications to the building to facilitate improved disability access are modest. The benefits to members of the public with ambulant problems or requiring wheelchair access are consistent with general modification required by the DDA Act. The painting of the front entrance doors will revert back the front appearance to a previously known state. 


In order that the degree of alteration will be kept to a minimum, care has been taken to choose material that will blend in with existing colours, fixtures and fittings whilst accommodating whilst accommodating the recommendations 

The main benefit of the scheme will be that Stretford Public Hall will be compliant with main recommendations outlined in the DDA audit report provided by Gerald Eve.


CONSULTATIONS


English Heritage – The application should be determined in accordance with national and local policy guidance, and on the basis of your expert conservation advice.


REPRESENTATIONS


Neighbours – None received


OBSERVATIONS

PRINCIPLE OF PROPOSAL


1.Under s66 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses. 

2. Paragraph 129 of the National Planning Policy Framework advocates that local planning authorities should take into account the particular significance of the heritage asset when considering the impact of a proposal to avoid or minimise conflict between the heritage asset and its conservation. Paragraph134 indicates where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset; this harm should be weighed against the public benefits of the proposal, including securing its optimum viable use. 

3. Policy R1 of Trafford’s Core Strategy indicates the significance, character, and appearance of these heritage assets are qualities that will be protected, maintained and enhanced. R1.6 requires that developers must demonstrate how their development will protect, preserve and enhance listed buildings.  The main issue arising therefore is the impact on the listed building as a designated heritage asset.

4. The site is on a Trunk and Primary Route Network, Quality Bus Corridor and adjacent to a Town and District Shopping Centre, as designated in the Revised Trafford Unitary Development Plan. None of the related policies/proposals in the UDP presume against this type of development, the main issue to consider is whether the alterations to the listed building are acceptable. 

 IMPACT ON LISTED BUILDING


5. It is considered that the insertion of tactile paving to the front entrance steps providing a corduroy finish is acceptable. The existing steps are constructed form natural stone, it is possible to incorporate a tactile finish sensitively. A sample of how this will be incorporated is requested by way of a condition. On the north west elevation, a small rear entrance to the building is located. Steps leading to this access require a handrail. A proposed powder coated 50mm galvanised steel handrail is to be installed to assist access. This will match that installed at the front of the building. Existing landscaping will be unaffected by the proposals.

6. The application also includes a proposal to paint the existing front entrance doors on the south east elevation fronting Chester Road. The doorway measures 3.5 metres in height by 1.5 metres in width. The entrance is formed from two substantial painted timber doors forming the gothic arch, each side hung and articulated using moulded panels. The existing doors are believed to be the original and are currently painted pink. An investigation into the original paint colour has taken place, which involved the removal of a small area of paint from the doors. The historic colour of the door was identified as dark green which also matches that of the internal glazed wall tiles. It is proposed therefore to paint the external joinery dark green and associated ironmongery will be repainted black. It is considered the proposal will enhance the significance of the designated heritage asset.


7. The application also seeks internal works proposed include the lowering of the handset of the public phone located on the wall in the foyer to provide access for wheelchair users. It is also proposed to erect a brass kick plate to the accessible toilet located on the ground floor to protect historic joinery from low level damage. 


REFERRAL TO THE SECRETARY OF STATE


5. If Members are minded to approve this application they are only empowered to make a recommendation on the proposal. The development is an application by the Local Planning Authority in relation to its own land and under Section 82 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and Regulation 13 of the Planning (Listed Buildings and Conservation Areas) Regulations 1990 the application must in fact be made to the Secretary of State. It is deemed to have been referred to the Secretary of State under the call in provisions and is dealt with in the same way as, for example, a departure from the development plan.


CONCLUSION


6. It is considered the installation of tactile paving, the repainting of front entrance doors and ironmongery on the south east elevation and also the proposed erection of a brass kick plate to an internal ground floor door and the relocation of the public phone will have no adverse impact on the architectural and historic interest of the listed building in accordance with Policy R1 of the Trafford Core Strategy and government planning policy provided in the National Planning Policy Framework. 


7. The application is therefore considered acceptable.  However as the application has to be referred to the Secretary of State the recommendation is one of ‘minded to grant’.


RECOMMENDATION: MINDED TO GRANT, subject to

A    Referral to the Secretary of State for determination as an application by the Local Authority in relation to its own land in accordance with section 82 of the Planning (Listed Building and Conservation Areas) Act 1990 and Regulation 13 of the Planning (Listed Buildings and Conservation Areas)Act 1990 and;


B   the following conditions

1. Standard listed building condition


2. The development hereby permitted, shall not be carried out otherwise than in accordance with the application and accompanying plans date stamped received by the Local Planning Authority.


3. Details shall be agreed in writing by the Local Planning Authority indicating the proposed dark green paint colour hereby approved for the entrance doors sited on the south east elevation. Development shall be carried out in accordance with the approved details. 


4. Details regarding the installation of the tactile paving to be located on the south east elevation shall be submitted to and approved in writing by the Local Planning Authority. Development shall be carried out in complete accordance with those details.


ER






		WARD: Hale Barns

		79370/RENEWAL/2012

		DEPARTURE: No





		Application for a new planning permission in order to extend the time limit for implementation of planning permission 74349/COU/2009 for change of use of property to bed and breakfast accommodation.



		411 Hale Road, Hale Barns, Altrincham, WA15 8XU





		APPLICANT:  Kingston Estate





		AGENT: Torplan Ltd





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site comprises a relatively modern two storey detached dwelling located on the north side of Hale Road to the east of Hale Barns. There are tall conifers to the front boundary which obscure the dwelling from Hale Road. 


The site and its surroundings to the north, east and south are within the Green Belt (properties on the opposite side of Hale Road are not within the Green Belt). The area is predominantly residential in character although the Marriott Hotel is close to the site further along Hale Road.

Planning permission has previously been granted for change of use of the property to bed and breakfast accommodation and also for change of use to an Assisted Living Scheme (approved in February 2012 and not yet implemented).


PROPOSAL


Permission is sought to extend the time limit for implementation of planning permission ref. 74349/COU/2009, which was for change of use of the dwelling to bed and breakfast accommodation. The previous permission will expire on 8th January 2013.

The proposal involves change of use of the premises only, with no alterations or extensions proposed to the existing building. The bed and breakfast would have five guest bedrooms. Car parking (5 spaces) would be provided to the front of the property and vehicle access would be retained via the existing access from Hale Road. 


An application to renew a previous permission for change of use of the adjacent property Oak Croft on Hasty Lane from a dwelling to a bed and breakfast is also under consideration and appears elsewhere on this agenda (ref. 79397/RENEWAL/2012).


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 - Design


L8 – Planning Obligations


R2 – Natural Environment


R3 – Green Infrastructure


R4 – Green Belt, Countryside and Other Protected Open Land


PROPOSALS MAP NOTATION


Green Belt


Area of Landscape Protection


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV17 – Areas of Landscape Protection


C4 – Green Belt


PRINCIPAL RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


DP8 – Mainstreaming Rural Issues


RDF2 – Rural Areas


RDF4 – Green Belts


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


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


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

77879/FULL/2011 - Change of use from dwelling to Assisted Living Home (Use Class C2). Approved 16/02/12


74349/COU/2009 - Change of use from dwelling to bed and breakfast accommodation. 


Approved 08/01/10


H/OUT/70489 (site also includes Oak Croft) - Outline application for erection of a four storey care home consisting of 40 self-contained flats. (Details of access, layout and scale included; all other matters reserved for subsequent approval). Refused 17/02/09. 


H/50888 – Alterations and extensions to existing dwelling to form a two storey property. 


Approved 16/02/01


H/49344 – Formation of new vehicular access to site from Hale Road following closure of existing.  Erection of 1.4 metre high wall, railings and gates to Hale Road frontage. 


Approved 04/07/00


H/23215 – Construction of new vehicular access to Hale Road. Refused 05/06/86


CONSULTATIONS


LHA – No objections


Pollution & Licensing – No objections

Manchester Airport – No objection. The proposed development has been examined from an aerodrome safeguarding aspect and there are no safeguarding objections.


REPRESENTATIONS


Neighbours – One letter of objection received summarised as follows: -


· Increase in congestion, noise and waste. Proposal will add to already difficult parking and traffic problems.

· Overdevelopment on Green Belt land.


· There are already more than adequate hotels catering for both budget and top end users all in close proximity.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.
National guidance on applications to extend the time limits for implementing planning permissions states LPAs should take a positive and constructive approach towards applications which improve the prospect of sustainable development being taken forward quickly. The development proposed in such an application will by definition have been judged to be acceptable in principle at an earlier date. It states LPAs should focus their attention on development plan policies and other material considerations (including national policies on matters such as climate change) which may have changed significantly since the original grant of permission. Since the previous decision, the Trafford Core Strategy has been adopted and now forms the development plan. In addition SPD1: Planning Obligations and the National Planning Policy Framework have been adopted which are material considerations.

GREEN BELT


2.
The property lies within the Green Belt and Policy R4 of the Core Strategy reflects the presumption against inappropriate development and states the Council will continue to protect the Green Belt from inappropriate development. It states new development will only be permitted where it is for one of the appropriate purposes specified in national guidance, where the proposal does not prejudice the primary purposes of the Green Belt set out in national guidance by reason of its scale, siting, materials or design or where very special circumstances can be demonstrated in support of the proposal. 


3.
The NPPF has also been published since the previous decision and has replaced PPG2: Green Belts. Of relevance to this proposal the NPPF states that when considering any planning application, local planning authorities should ensure that substantial weight is given to any harm to the Green Belt. Inappropriate development is, by definition, harmful to the Green Belt and should not be approved except in very special circumstances. With regards to the re-use of buildings in the Green Belt, the NPPF states that this is not inappropriate provided they preserve the openness of the Green Belt and do not conflict with the purposes of including land in Green Belt, and provided that the buildings are of permanent and substantial construction (paragraph 90). The NPPF also states that the extension or alteration of a building should be regarded as an exception to inappropriate development in Green Belt, “provided that it does not result in disproportionate additions over and above the size of the original building” (paragraph 89). 


4.
In this case the proposed change of use would comply with the above policy as no new buildings or extensions to the existing building are proposed and the existing dwelling is of permanent and substantial construction. The main issue in Green Belt terms is the impact of the car parking associated with the development. The previously approved plans show that all the parking would be within the extent of the existing area of hardstanding to the front of the dwelling; however it appears on site that there would actually be a slight encroachment into the existing planting along the front boundary. Notwithstanding this inconsistency, the additional hardstanding would be minimal and not evident from outside the site. The physical impact of the proposal would therefore be limited to the actual cars parked within the site rather than any new buildings/extensions or additional hardstanding. At busy periods the car park may accommodate up to 4 cars which is more than would be associated with a single dwelling; however this would not significantly affect the openness of the Green Belt, particularly as the cars would be relatively well screened from outside the site by the conifer trees along the front boundary.  The proposed change of use and impact on the openness and character of the Green Belt was considered acceptable previously and there have been no material changes since the previous permission that affect this conclusion.

POLICY FOR TOWN CENTRE USES


5.
A hotel would be considered a main town centre use having regard to guidance within the NPPF and it is considered that a bed and breakfast would be considered in the same way since both fall within Class C1 of the Use Classes Order. National guidance contained in the NPPF requires local planning authorities to apply a sequential test to planning applications for main town centre uses that are not in an existing centre and are not in accordance with an up-to-date Local Plan. Policy W2 of the Core Strategy (Town Centres and Retail) sets out the policy position for out of centre developments and states that there will be a presumption against the development of retail, leisure and other town centre type uses except where it can be demonstrated that they satisfy the tests outlined in current Government guidance, which include a sequential test and impact assessment.


6.
In support of the previous application the applicant stated the following: -


· Current overnight stay development proposals along arterial routes and junctions of the M56 and M60 motorways indicate a growing need for such accommodation. 


· The proposal seeks to offer a range of overnight stay facilities within its locality; the small scale of the proposal, the benefits to the local economy and unused nature of the property all provide additional supporting factors for the change of use.


· The application is for change of use only and no extensions are proposed. The capacity of the property will not increase as a 5 bedroom dwelling could cater for over 8 persons.


· The site is an ideal location; only 3 properties lie between the site and the M56 motorway, including the Marriot Hotel Manchester Airport. Given the unoccupied nature of the dwelling this indicates there aren’t any preferential sites within its locality.


· The site is a very sustainable, accessible location with good links via foot, cycle, bus and car. On the arterial route of Hale Road and within 400m of the M56 motorway the site is ideally located to provide bed and breakfast accommodation to businesses, tourists and Manchester Airport.


7.
Whilst the above does not demonstrate fully that the proposal complies with the tests set out in the NPPF, it is acknowledged that the proposal is relatively small scale and also in close proximity to Manchester Airport where it would be reasonable to expect some hotel/b&b accommodation to be provided. Such a proposal is likely to attract relatively small numbers of guests, the majority of whom would be using the airport, and for these reasons is unlikely to take business away from the nearby centres of Hale Barns, Hale and Altrincham to the extent that would undermine the vitality and viability of these centres. It is also considered reasonable that some bed and breakfast accommodation is provided outside of existing centres in order to support tourism and the economy in other areas, rather than to locate all such uses within existing centres.  For these reasons it is considered that bed and breakfast use in this particular case would be acceptable.

IMPACT ON THE CHARACTER OF THE AREA / RESIDENTIAL AMENITY


8.
Policy L7 of the Core Strategy requires new development not to prejudice the amenity of occupants of adjacent properties by reason of being overbearing, overshadowing, overlooking, visual intrusion or noise and/or disturbance. The site is within a predominantly residential area and adjoins residential properties, although it is relevant to note the Manchester Airport Marriott Hotel and Player’s Restaurant and Bar are also located on this side of the road between the site and the motorway junction. No new buildings or extensions are proposed in this application and the only changes of significance resulting from the proposal would be the additional comings and goings from guests, staff and deliveries, additional cars parked on site and potentially some signage. In terms of the impact on nearby residential properties, it is acknowledged that the proposed use is likely to result in additional comings and goings in comparison to a single dwelling. However the number of vehicle movements and general activity associated with 5 rooms, in terms of guests arriving and departing, deliveries and waste collection, would not generate levels of noise or activity that would be detrimental to amenity, particularly given the site’s location on a busy A-road and close to the airport, motorway and other hotels. The proposed change of use and impact on residential amenity was considered acceptable previously and there have been no material changes since the previous permission that affect this conclusion. 


9.
It is acknowledged that permission has previously been granted for change of use of the adjacent property (Oak Croft on Hasty Lane) to bed and breakfast accommodation and there is a current application to extend that permission. The two proposals combined could generate levels of activity above that associated with two dwellings. In this case however both uses are limited to use of the existing buildings and are relatively low-key in terms of noise and activity likely to be generated. Therefore it is considered the cumulative impact of both uses would not be detrimental to residential amenity.

VEHICLE ACCESS


10.
Vehicle access to and from the site is proposed via the existing access on Hale Road. Whilst the level of traffic likely to be associated with the proposed use would be higher than that associated with a single dwelling, it is considered a bed and breakfast of this size would not generate traffic levels that would have adverse impact on highway safety or residential amenity.  The LHA has advised they have no objections to the proposal on highways grounds.

CAR PARKING


11.
The Council’s parking standards for hotels and premises offering overnight accommodation require 1 space per guest bedroom for customers and staff and 1 space per member of resident staff. The proposal includes 5 guest bedrooms and no resident staff; therefore 5 car parking spaces would be required – one space in the existing garage and 4 spaces to the front of the building, as well as sufficient space for turning and manoeuvring, and therefore the proposal is considered acceptable.


IMPACT ON TREES


12.
 An arboricultural survey and method statement have been submitted with the application, although this is dated October 2008 and its contents relate to the previous application for a care home consisting of 40 self-contained flats. Nevertheless the following general comments are of relevance to this application:

· Most of the trees on site are situated to the borders. Therefore these could be retained as the development will be to the centre of the site and the trees provide a useful screen between the site and neighbouring properties. 


· Hedges on site require only a small root protection area due to the nature of root growth in a formally maintained hedge. 


· T11 (Ash) on the south east boundary should be removed to avoid an included bark union defect becoming a problem as it matures.


· T14 (Hawthorn) within the hedge that divides the two properties has an included bark union that has split and partially failed. Removal of this tree is recommended.


The report stated that the trees and hedge along the shared boundary of the site and Oak Croft would need to be removed, however this was in relation to the previous application for a 40-bed care home on the two sites. The development now proposed does not require removal of these trees or the hedge.


DEVELOPER CONTRIBUTIONS


13.
Since the previous decision, SPD1: Planning Obligations has been adopted and is a relevant material consideration to the proposal. The total floor area of the property exceeds the threshold of 100 sq. m set out in SPD1 and therefore it is appropriate 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 (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)

		£1,010

		£155

		£855



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

		£3,475

		£307

		£3,168



		Specific Green Infrastructure (including tree planting)

		£4,030

		£930

		£3,100



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

		N/A

		£3,172.29

		N/A



		Education facilities.

		N/A

		£11,350.57

		N/A



		Total contribution required.

		

		

		£7,123





(A)That the application will propose a satisfactory form of development for the site upon completion of an appropriate legal agreement to secure a maximum financial contribution of £7,123 split between: £855 towards Highway and Active Travel infrastructure; £3,168 towards Public Transport Schemes; and £3,100 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 3 year time limit

2. List of approved plans


3. Landscaping scheme


11. In the event that any equipment is be installed to the exterior of the property that is likely to generate noise, it shall be acoustically treated in accordance with a scheme designed so as to achieve a noise level of 10dB below the existing background (LA90) in each octave band at the nearest noise sensitive location.  The existing background should be taken at the quietest time that the equipment would be operating. Details of the scheme shall be submitted to and approved in writing by the Local Planning Authority prior to being installed.

12. No more than five letting bedrooms at the premises

RG





		WARD: Stretford

		79391/FULL/2012

		DEPARTURE: No 





		Extension to western side of shopping centre (Unit 5A) to create foodstore and subdivision of existing unit to create four kiosk units.



		Unit 5a Stretford Mall Extension, Stretford Shopping Mall Chester Road, Stretford, M32 9BA





		APPLICANT:  Estama Group Limited





		AGENT: Pozzoni LLP





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The proposed extension is to the western side of Stretford Mall. Stretford Mall was opened in 1969 and is one of the original Arndale Centres. This side of the Mall faces onto the surface car park accessed from Kingsway. 


The Mall is predominantly faced in brick with a glazed entrance to the Mall within the centre of the western elevation with pedestrian access from the car park. 


To the west and south of the proposed development are residential properties, mainly two storey terraces, on Barton Road, Wellington Street and Church Street. The nearest residential property to the development lies approximately 35m from the south or west corner of the area of proposed development. The existing car park lies between the area of development and these residential properties. To the north and east of the proposed development are other commercial properties on Kingsway and Chester Road, either forming part of the wider Stretford Mall complex, or other town centre premises operating separately from Stretford Mall.


The existing access ramp to the multi storey car park of the shopping centre is to the immediate north of the location of the proposed extension. The extension is into an existing service area and customer parking area. 


PROPOSAL


The proposal is a single storey extension to the western side of the shopping centre by way of an extension to Unit 5A of the mall. The proposed extension will provide a total of 788sq.m additional floorspace and is to accommodate a 1260sq.m foodstore. The extended unit will include a separate external entrance.


The proposal also includes subdivision of the existing Unit 5A to create four smaller 100 sq.m kiosk units facing into the existing main walkway of the mall with entrances from internally within the shopping centre. 


The unit is currently occupied by Wilkinsons and the application submission confirms that the applicant intends to relocate this retailer to another unit within Stretford Mall.


The proposal extends out onto part of the existing car park and service area of the Mall and therefore the application includes some re modelling of the customer car park and cycle parking together with associated landscaping. 

The proposed extension is a maximum height of 6.5m. The materials proposed are red facing brick cladding to match the existing mall, rainscreen feature cladding and glazing. 

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


L3 – Regeneration and reducing inequalities

L4 – Sustainable transport and accessibility

L5 – Climate change


L7 – Design


W1 – Economy


W2 – Town centres and retail

PROPOSALS MAP NOTATION


Stretford town centre


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


S10 Local Shopping Centres

PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Make the Best Use of Existing Resources and Infrastructure


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


W2 – Town centres and Retail 


RT2 – Managing Travel Demand


Stretford Place Objectives; 


STO6 – To explore opportunities to realise the full development/ redevelopment potential of the town centre and surrounding area. 


STO8 – To focus economic activity in the town centre to provide employment for local residents. 


STO9 – To enhance the retail offer of the town centre, maximising opportunities for the re use or redevelopment of unused, under used or derelict land. 


STO10 – To secure a more balanced provision of retail and leisure development within the town centre area. 


STO11 – To protect and enhance the vitality and viability of the local shopping 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

H/62230 


Two storey extensions to Stretford Mall to form:


1)  extension to Wilkinsons to form additional retail floorspace and staff accommodation


     at ground and first floor;


2)   4 no. new retail units at ground floor (each of A1, A2, A3 and A5);


3)   B1 office space at first floor with access at ground level;


4)  extension to and amalgamation of units 67/68 to form new retail unit within 


     Broady Street mall;


5)  new glazed entrance to Broady Street mall;


6)  ancillary works to vehicular access/car


     parking.

Approved with conditions 27/10/2005

H26198 


Erection of extension to shopping centre (27,474 sq.ft), construction of additional surface level car parking and alteration to existing car parking and traffic circulation. 


Approved with conditions 01/12/1987


CONSULTATIONS


LHA – comments incorporated into main report


REPRESENTATIONS


None received 


OBSERVATIONS


PRINCIPLE


1. Stretford Mall is the main shopping provision making up the designated town centre of Stretford as identified under policy W2. Policy W2.4 advises that within Stretford town centre there will be a focus on the consolidation and improvement of the convenience and comparison retail offer; with the potential to strengthen and enhance the retail offer where suitable. 


2. Policy W2.6 advises that in Stretford the regeneration of the town centre will be the focus and delivery of new/ improved retail floorspace to enhance the offer of the town centre, in particular within Stretford Mall and immediate vicinity.


3. Policy W2.7 advises that within Stretford and other town centres there will be a focus on convenience retailing of an appropriate scale. Policy W2.11 goes on to advise that within all centres, where appropriate new development should include a variety of unit sizes in order to encourage diversity in the retail offer.


4. There are a number of place objectives for Stretford which are also relevant to this proposal relating to the town centre and enhancing the retail offer and protecting the vitality and viability of the local shopping provision. 


5. The proposal is considered to be consistent with the above Core Strategy policies and place objectives for Stretford and will enhance the opportunities for retail provision in the town centre. 


6. The applicant advises that since permission granted for a 2260sq.m extension (H/62230) the site has fallen into receivership. A food retailer has expressed an interest to the agents acting on behalf of the receivers, in occupying the proposed extended unit 5A and the application is based on the detailed requirements of the food retailer. 


7. The proposal allows for the provision of another food retailer within the mall which is supported by the Core Strategy as adding to the convenience offer of the centre. The proposal also creates another four smaller 100 sq.m units and this will therefore also increase the retail offer of the centre by adding to the mix of retail units available.


8. It is considered that the proposal is supported by the place objectives for Stretford set out in the Core Strategy and policy W2 and the principle of the development is acceptable. 


DESIGN CONSIDERATIONS


9. The existing mall is constructed of a mixture of glazed brickwork and concrete. There is an existing extension to the rear which was erected in 1989 and contains existing unit 5A. The extension is proposed to be faced with red facing brick and sandstone feature banding. 


10. The design of the proposed extension is considered to be compatible with the existing shopping centre in terms of scale, elevational treatment and materials. The proposed materials are proposed to match the existing red brick extension to the Mall with a glazed contemporary frontage. The extension is to the western side of the shopping centre and is set behind the access ramp to the multi storey car park. It is considered that the proposed extension will have limited visual impact on views from the wider streetscene outside of the site but is nevertheless considered to be of suitable design relating well to the existing building. 


11. The applicant advises that the proposed extension to accommodate the food retailer is designed to maximise the shop frontage of the new unit when viewed from the main vehicular access point from Kingsway. The new unit will also have a separate entrance from the Mall and a hard landscaped public concourse area between the new entrance and the existing entrance to the mains shopping centre. This area is indicated to include trolley parking for the foodstore.


12. The proposed extension also allows for screening of the main warehouse and back of house area by the access ramp to the multi storey car park.


13. The proposal is considered to accord with the requirements of policy L7 of the Core Strategy and is acceptable in terms of scale and design and relates well to the existing Mall. 


HIGHWAYS/ PARKING


14. The Mall is within Area Type B (town centres) as set out in SPD3. The maximum car parking requirement is 1 space per 15sq.m GFA for food retail. The proposed extension creates an additional 788 sq.m floorspace and therefore there would be a requirement of  52 additional parking spaces for the foodstore unit.


15. The applicant has stated that no additional car parking will be provided as part of the proposals and that 48 car parking spaces will be lost as a result of the extension. In support of the application. the Applicant has provided survey data from October 2012 on a Friday, Saturday and Sunday which demonstrates that the maximum occupancy within the car park (including the multi storey car park) between 11am and 4pm was 47% on this basis it is considered that there is adequate car parking within the existing site for the proposed changes in floorspace.  However, the LHA requires further clarification on how those accessing the foodstore will be able to access the multistorey car park with their shopping when the Arndale/Mall is closed. The Mall opening hours are 8am – 6pm Monday to Saturday and 10am to 4pm on Sundays. 

16. The proposals also includes some suggested amendments to the highway layout and car parks. A new staff car park is proposed to be created, and whilst there are no objections in principle the two parking spaces at the end on the west side have nowhere to turn around and therefore the LHA would request that these car parking spaces are relocated at a 90 degree angle alongside the neighbouring spaces in order to be easy to access and egress. The applicant has been asked to make these amendments.

17. The proposals also include the creation of a new highway access route to bypass the existing roundabout within the site. This proposal is not considered acceptable on highways grounds as it creates an additional pedestrian conflict point within the site and the design of the arrangement (which is proposed to be two way) is highly likely to create congestion and highway safety issues due to its close proximity to the existing signal controlled junction at the access junction with Kingsway. The amendment should be removed from the proposal however further consideration is needed in terms of the capacity and operation of the existing roundabout and car park layout. 


18. No trip generation data or junction assessments have been provided in the applicants transport assessment.  The LHA considers that the existing roundabout arrangement within the site experiences congestion at peak times and causes queuing back and this could increase as a result of the new foodstore.  It is therefore considered that modeling and trip generation assessment should be provided and potentially layout amendments made in order to ease the congestion that is currently experienced within the site and would potentially be exacerbated by the proposals. The applicant has been asked to provide these assessments and details of any amendments to the car park layout and this information will be included in the Additional Information Report. 


19. The proposals state that an additional 8 cycle parking spaces will be provided, however, the LHA requests that an additional stand is provided to meet the Councils standards and the motorcycle parking spaces must be provided. These should be a combination of long stay secure facilities for staff and short stay for shoppers and multiple point locking facilities should be provided to ensure that bikes can be locked up securely. An updated travel plan would be required as part of the proposals and these details could be dealt with by condition. 


RESIDENTIAL AMENITY


20. The proposed extension will remain at a distance of over 30m from residential properties on Barton Road and Wellington Street. The hours of opening of the foodstore are proposed to be between 08.00 – 21.00 Monday to Saturday and 10.00 to 16.00 Sundays. This is therefore later than the existing Mall which is only open to 6pm at present. However it is considered that people using the foodstore at these hours when the Mall is closed will park as close to the store entrance as possible and therefore the additional activity associated with the unit will be kept away from the residential properties. The hours until 9pm are considered reasonable and will not cause any significant noise and disturbance to surrounding properties. 


21. It is considered that subject to a condition regarding hours of delivery and opening for the foodstore, the proposal will not result in any loss of residential amenity and complies with policy L7 of the Core Strategy. 


DEVELOPER CONTRIBUTIONS


22. 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 

		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)

		£15,308

		n/a

		£15,308



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

		£33,684

		n/a

		£33,684



		Specific Green Infrastructure (including tree planting)

		£2,480

		n/a

		£2,480



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

		N/A

		N/A

		0



		Education facilities.

		N/A

		N/A

		0



		Total contribution required.

		

		-

		£51,472





23. The applicant has submitted a viability appraisal detailing that the proposed extension does not make a profit and is proposed in order to attract a new retailer to the centre. The applicant advises that the developer contributions therefore increase this loss. The viability appraisal is being assessed by relevant officers and an update will be provided in the Additional Information Report.  

RECOMMENDATION: MINDED TO GRANT SUBJECT TO A LEGAL AGREEMENT


(A) That the application will propose a satisfactory form of development for the site upon completion of a legal agreement to secure a maximum financial contribution of £51,472 split between: £15,308 towards Highway and Active Travel infrastructure; £33,684 towards Public Transport Schemes; £2,480 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 subject to the above negotiations, planning permission be GRANTED subject to the following conditions: -


1. Time limit (3 years)


2. Details in accordance with approved plans


3. Samples of materials to be submitted

4. Details of hard landscaping and hard surfacing materials to be submitted

5. Gross floorspace of foodstore shall not exceed 1260 sq.m


6. Details of cycle parking to be submitted and agreed


7. Details of motorcycle parking to be submitted and agreed


8. Updated travel plan to be submitted


9. Hours of operation of foodstore shall be restricted to between 08.00 – 21.00 Mon to Sat and 10.00 to 16.00 Sundays. 


10. Deliveries shall only take place between 07.00 to 19.00 Monday to Saturday and 10.00 to 16.00 on Sundays and Bank holidays. 


11. Details of any external security measures to be submitted and agreed in writing 


12. Details of external lighting to be submitted and agreed in writing. 


MH





		WARD: Hale Barns

		79397/RENEWAL/2012

		DEPARTURE: No





		Application for a new planning permission in order to extend the time limit for implementation of planning permission 74007/COU/2009 for change of use from dwelling to bed and breakfast accommodation.



		Oak Croft, Hasty Lane, Hale Barns, WA15 8UU





		APPLICANT:  Kingston Estate





		AGENT: Torplan Ltd





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site comprises a relatively modern (c. 1980’s) two storey detached dwelling and detached garage located on the corner of Hasty Lane and Hale Road, Hale Barns.  Access to and from the site is via two openings on Hasty Lane. There are several trees and hedges to the site boundaries which obscure the property from both Hale Road and Hasty Lane.


The site and its surroundings to the north, east and south are within the Green Belt (properties on the opposite side of Hale Road are not within the Green Belt). The area is predominantly residential in character and includes detached dwellings on both sides of Hale Road and Hasty Lane. There are also non-residential uses in the vicinity, including the Marriott Hotel is close to the site further along Hale Road.


Planning permission has previously been granted for change of use of the property to bed and breakfast accommodation (this expired in October 2012). There is also a resolution to grant planning permission for change of use to a children’s day nursery (approved in September 2012, subject to a legal agreement which has not yet been completed).


PROPOSAL


Permission is sought to extend the time limit for implementation of planning permission ref. 74007/COU/2009, which was for change of use of the dwelling to bed and breakfast accommodation. The previous permission expired in October 2012, however as this application to extend the time limit was submitted prior to the original permission expiring it is a valid application to extend the time limit.


The proposal involves change of use of the premises only, with no alterations or extensions proposed to the existing building. The bed and breakfast would have eight guest bedrooms. Car parking (10 spaces) would be provided on the existing area of hardstanding to the front and side of the house.  Vehicle access would be retained via the existing access furthest down Hasty Lane, whilst the access closest to the junction with Hale Road would be closed off to vehicles and retained as a pedestrian access only – this access has in fact already been closed off with a low timber fence to the front of the gate.

An application to renew a previous permission for change of use of the adjacent property No. 411 Hale Road from a dwelling to a bed and breakfast is also under consideration and appears elsewhere on this agenda (ref. 79370/RENEWAL/2012).


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 - Design


L8 – Planning Obligations


R2 – Natural Environment


R3 – Green Infrastructure


R4 – Green Belt, Countryside and Other Protected Open Land


PROPOSALS MAP NOTATION


Green Belt


Area of Landscape Protection


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV17 – Areas of Landscape Protection


C4 – Green Belt


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


DP8 – Mainstreaming Rural Issues


RDF2 – Rural Areas


RDF4 – Green Belts


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


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


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

Various previous applications at the property, most recent summarised as follows: -


78598/COU/2012 - Change of use from dwelling to mixed use comprising children's day nursery and dwelling. Minded to grant on 13/09/12, subject to legal agreement which has not yet been completed.  

74007/COU/2009 - Change of use from dwelling to bed and breakfast accommodation. 

Approved 15/10/2009


H/OUT/70489 – Outline application for erection of a four storey care home consisting of 40 self-contained flats. (Details of access, layout and scale included; all other matters reserved for subsequent approval). Refused 17/02/09. This application also included 411 Hale Road.


CONSULTATIONS


LHA – No objections. Comments are summarised in the Observations section of this report.

Pollution & Licensing – No comments on this renewal application. Comments on the original application are included in the Observations section of this report.


Manchester Airport – No objection. The proposed development has been examined from an aerodrome safeguarding aspect and there are no safeguarding objections.


REPRESENTATIONS


Neighbours – 3 letters of objection received summarised as follows: -


· Increase in traffic and congestion. Hale Road is a very busy road and the proposal will add to already difficult parking and traffic problems and make it worse for local residents.


· Increase in noise from traffic.


· Increase in waste.


· The use will cause attention and give a bad image to the road.


· Loss of value of nearby property.

· Overdevelopment on Green Belt land.


· There are already more than adequate hotels catering for both budget and top end users all in close proximity.


· Object to any activity such as a bed and breakfast in a residential area.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT

1.
National guidance on applications to extend the time limits for implementing planning permissions states LPAs should take a positive and constructive approach towards applications which improve the prospect of sustainable development being taken forward quickly. The development proposed in such an application will by definition have been judged to be acceptable in principle at an earlier date. It states LPAs should focus their attention on development plan policies and other material considerations (including national policies on matters such as climate change) which may have changed significantly since the original grant of permission. Since the previous decision, the Trafford Core Strategy has been adopted and now forms part of the development plan. In addition SPD1: Planning Obligations and the National Planning Policy Framework have been adopted which are material considerations.

GREEN BELT


2.
The property lies within the Green Belt and Policy R4 of the Core Strategy reflects the presumption against inappropriate development and states the Council will continue to protect the Green Belt from inappropriate development. It states new development will only be permitted where it is for one of the appropriate purposes specified in national guidance, where the proposal does not prejudice the primary purposes of the Green Belt set out in national guidance by reason of its scale, siting, materials or design or where very special circumstances can be demonstrated in support of the proposal. 

3.
The NPPF has also been published since the previous decision and has replaced PPG2: Green Belts. Of relevance to this proposal the NPPF states that when considering any planning application, local planning authorities should ensure that substantial weight is given to any harm to the Green Belt. Inappropriate development is, by definition, harmful to the Green Belt and should not be approved except in very special circumstances. With regards to the re-use of buildings in the Green Belt, the NPPF states that this is not inappropriate provided they preserve the openness of the Green Belt and do not conflict with the purposes of including land in Green Belt, and provided that the buildings are of permanent and substantial construction (paragraph 90). The NPPF also states that the extension or alteration of a building should be regarded as an exception to inappropriate development in Green Belt, “provided that it does not result in disproportionate additions over and above the size of the original building” (paragraph 89). 

4.
In this case the proposed change of use would comply with the above policy as no new buildings or extensions to the existing building are proposed and the existing dwelling is of permanent and substantial construction. The main issue in Green Belt terms is the impact of the car parking associated with the development. As this would be within the extent of the existing area of hardstanding (no additional hard standing is proposed within the site over and above that currently provided), the impact would be limited to the actual cars parked within the site rather than any encroachment beyond existing hardsurfaced areas. At busy periods the car park may accommodate up to 10 cars which is more than would be associated with a single dwelling and to some extent this would impact on the openness of the Green Belt; however the cars would be relatively well screened from outside the site by the boundary hedge and trees within the site. Ultimately it is considered this would not conflict with the openness of the Green Belt or the purposes of including land in it. The proposed change of use and impact on the openness and character of the Green Belt was considered acceptable previously and there have been no material changes since the previous permission that affect this conclusion.

POLICY FOR TOWN CENTRE USES


5.
A hotel would be considered a main town centre use having regard to guidance within the NPPF and it is considered that a bed and breakfast would be considered in the same way since both fall within Class C1 of the Use Classes Order. National guidance contained in the NPPF requires local planning authorities to apply a sequential test to planning applications for main town centre uses that are not in an existing centre and are not in accordance with an up-to-date Local Plan. Policy W2 of the Core Strategy (Town Centres and Retail) sets out the policy position for out of centre developments and states that there will be a presumption against the development of retail, leisure and other town centre type uses except where it can be demonstrated that they satisfy the tests outlined in current Government guidance, which include a sequential test and impact assessment.

6.
In support of the previous application the applicant stated the following: -

· Current overnight stay development proposals along arterial routes and junctions of the M56 and M60 motorways indicate a growing need for such accommodation. 

· The proposal seeks to offer a range of overnight stay facilities within its locality; the small scale of the proposal, the benefits to the local economy and unused nature of the property all provide additional supporting factors for the change of use.

· The application is for change of use only and no extensions are proposed. The capacity of the property will not increase as an 8 bedroom dwelling could cater for over 12 persons.


· The site is an ideal location; only 3 properties lie between the site and the M56 motorway, including the Marriot Hotel Manchester Airport. Given the unoccupied nature of the dwelling this indicates there aren’t any preferential sites within its locality.

· The site is a very sustainable, accessible location with good links via foot, cycle, bus and car. On the arterial route of Hale Road and within 400m of the M56 motorway the site is ideally located to provide bed and breakfast accommodation to businesses, tourists and Manchester Airport.


7.
Whilst the above does not demonstrate fully that the proposal complies with the tests set out in the NPPF, it is acknowledged that the proposal is relatively small scale and also in close proximity to Manchester Airport where it would be reasonable to expect some hotel/b&b accommodation to be provided. Such a proposal is likely to attract relatively small numbers of guests, the majority of whom would be using the airport, and for these reasons is unlikely to take business away from the nearby centres of Hale Barns, Hale and Altrincham to the extent that would undermine the vitality and viability of these centres. It is also considered reasonable that some bed and breakfast accommodation is provided outside of existing centres in order to support tourism and the economy in other areas, rather than to locate all such uses within existing centres.  For these reasons it is considered that bed and breakfast use in this particular case would be acceptable.


IMPACT ON THE CHARACTER OF THE AREA / RESIDENTIAL AMENITY


8.
Policy L7 of the Core Strategy requires new development not to prejudice the amenity of occupants of adjacent properties by reason of being overbearing, overshadowing, overlooking, visual intrusion or noise and/or disturbance. The site is within a predominantly residential area and adjoins residential properties, although it is relevant to note the Manchester Airport Marriott Hotel and Player’s Restaurant and Bar are also located on this side of the road between the site and the motorway junction. The proposed use is likely to result in additional comings and goings in comparison to a single dwelling, however the number of vehicle movements and general activity associated with 8 rooms in terms of guests arriving and departing, deliveries and waste collection, would not generate levels of noise or activity that would be detrimental to amenity, particularly given the site’s location on a busy A-road with prevailing traffic noise and close to the airport, motorway and other hotels. The proposed change of use and impact on residential amenity was considered acceptable previously and there have been no material changes since the previous permission that affect this conclusion. 


9.
It is acknowledged that permission has previously been granted for change of use of the adjacent property (411 Hale Road) to bed and breakfast accommodation and there is a current application to extend that permission. The two proposals combined could generate levels of activity above that associated with two dwellings. In this case however both uses are limited to use of the existing buildings and are relatively low-key in terms of noise and activity likely to be generated. Therefore it is considered the cumulative impact of both uses would not be detrimental to residential amenity.

VEHICLE ACCESS


10.
Vehicle access to and from the site is proposed via an existing access on Hasty Lane. A second existing access on Hasty Lane and which is closest to the junction with Hale Road would be closed off and retained as a pedestrian access only.  Whilst the level of traffic likely to be associated with the proposed use would be higher than that associated with a single dwelling, it is considered the level of traffic associated with a bed and breakfast of this size would not generate traffic levels that would have adverse impact on highway safety or residential amenity.  The LHA has raised no objections to the proposal on highway grounds and welcome the closure of the vehicle access closest to the junction with Hale Road. In addition, the LHA suggest it is advisable to re landscape the area behind the existing vehicular access to ensure vehicles do not use this access.

CAR PARKING


11.
The Council’s parking standards for hotels and premises offering overnight accommodation require 1 space per guest bedroom for customers and staff and 1 space per member of resident staff. The proposal includes 8 guest bedrooms and no resident staff; therefore 8 car parking spaces would be required. The site layout provides for 10 car parking spaces on the existing area of hard standing within the site, as well as space for turning and manoeuvring within the site, and therefore the proposal is considered acceptable.


IMPACT ON TREES

12.
An arboricultural survey and method statement have been submitted with the application, although this is dated October 2008 and its contents relate to the previous application for a care home consisting of 40 self-contained flats 
(which was refused). Nevertheless the following general comments are of relevance to this application:

· Most of the trees on site are situated to the borders. Therefore these could be retained as the development will be to the centre of the site and the trees provide a useful screen between the site and neighbouring properties. 

· Trees along the Hale Road boundary to the south east provide a moderate amenity value to the area. 

· Hedges on site require only a small root protection area due to the nature of root growth in a formally maintained hedge. 


DEVELOPER CONTRIBUTIONS

13.
Since the previous decision, SPD1: Planning Obligations has been adopted and is a relevant material consideration to the proposal. The total floor area of the property exceeds the threshold of 100 sq. m set out in SPD1 and therefore it is appropriate 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 (where relevant).

		Net TDC required for proposed development.



		

		

		

		



		Affordable Housing

		N/A

		N/A

		N/A



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

		£1,616

		£155

		£1,461



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

		£5,560

		£307

		£5,253



		Specific Green Infrastructure (including tree planting)

		£6,510

		£930

		£5,580



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

		N/A




		£3,172.29

		N/A



		Education facilities.

		N/A

		£11,350.57

		N/A



		Total contribution required.

		

		

		£12,294





RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT and subject to the following conditions

(A) That the application will propose a satisfactory form of development for the site upon completion of an appropriate legal agreement to secure a maximum financial contribution of £12,294 split between: £1,461 towards Highway and Active Travel infrastructure; £5,253 towards Public Transport Schemes; £5,580 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 3 year time limit


2. Prior to the bed and breakfast use being commenced, the existing vehicular access to the site closest to the junction with Hale Road shall be permanently closed in accordance with details that shall first be submitted to and approved in writing by the Local Planning Authority.


3. Landscaping scheme


RG
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LOCATION PLAN FOR APPLICATION No: - 79307/COU/2012
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LOCATION PLAN FOR APPLICATION No: - 79361/RM/2012
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TRAFFORD BOROUGH COUNCIL


Report to:

Planning Development Control Committee 

Date:


13th December 2012



Report for: 

Decision

Report of: 
Chief Planning Officer
 

Report Title


		Proposal to delegate certain applications requiring S.106 agreements to the Chief Planning Officer







Summary


		This report seeks Members’ approval for a ‘pilot’ that would result in certain planning applications which currently must be determined by this Committee being delegated to the Chief Planning Officer. 







Recommendation(s)


		That Committee delegate the determination of those planning applications which require S.106 Agreements solely to secure financial contributions in line with the requirements of SPD1: Planning Obligations to the Chief Planning Officer.







Contact person for access to background papers and further information:


Name:
 Kieran Howarth





Extension: 4230



Background Papers:

None


1.0       Purpose of the Report


1.1 This report seeks Members’ approval for a ‘pilot’ that would result in certain planning applications which currently must be determined by this Committee being delegated to the Chief Planning Officer for determination.

2.0      Background


2.1
Under the terms of the existing Scheme of Delegation the determination of all planning applications except excluded applications is delegated to the Chief Planning Officer. Applications for approval which require linking to an agreement under S106 of the Town and Country Planning Act  1990 (as amended) are ‘excluded applications’, which means that all such applications are currently required to be brought before the Planning and Development Control Committee.

2.2
In February 2012 the Council adopted the supplementary planning document SPD1: Planning Obligations on Developer Contributions. This has resulted in a large increase in the number of planning applications which are required to be linked to legal agreements and can therefore only be determined by the Planning Development Control Committee.

2.3
The increase in the number of applications requiring consideration by Committee has had an adverse impact on performance in achieving the national targets on speed in determining planning applications. It has also meant that the number of applications on Committee Agendas has increased. Applications which previously would not have warranted consideration at Committee now routinely add to the growing Committee agendas. This clearly has implications for both the Council in terms of service delivery and for developers who are concerned at the delays in determining what would otherwise be considered to be straightforward and uncontroversial applications.

3.0
Proposal


3.1
It is proposed to pilot a change to the delegations around S.106 Agreements in order to establish whether this will lead to improved service delivery without otherwise compromising the committee’s oversight of the application process.  Whilst any permanent change to the scheme of delegation constitutes a change to the constitution which would require the approval of Council and be subjected to prior review by Standards and Scrutiny, the Committee itself can make a delegation in respect of either individual or certain types of decision at any time. Therefore for the purposes of this pilot it is proposed that Committee delegate to the Chief Planning Officer the determination of those applications which are required to be linked to a S106 agreement solely by reason of the application of the provisions of SPD 1: Planning Obligations. Any application where a reduction in S.106 contributions is proposed (due to a viability argument) would fall outside this delegation and the application would still need to go to Committee, as would any application which would otherwise currently be excluded from the Chief Planning Officer’s delegation.

3.2
If this initiative is shown to improve service delivery without compromising the Committee’s role, the change can then be made permanent by amending the scheme of delegation in May as part of the constitutional amendments/changes to scheme of delegation which are generally proposed to the Council at the Council’s Annual General Meeting. This would give the opportunity to report back to Committee before May 2013 as to how the changes have impacted on service delivery.

Background Information

		Relationship to Corporate Priorities

		A Cleaner, Greener Borough



		Financial 

		None directly from this report.



		Legal Implications

		None directly from this report.



		Equality/Diversity Implications

		None directly from this report.



		Sustainability Implications

		None directly from this report.



		Staffing/E-Government/Asset Management Implications

		None directly from this report.



		Risk Management Implications 


		None directly from this report.



		Health and Safety Implications

		None directly from this report.
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PLANNING DEVELOPMENT CONTROL COMMITTEE



8th NOVEMBER, 2012 


PRESENT: 



Councillor Mrs. Ward (In the Chair), 



Councillors Bunting, Chilton, Fishwick, Gratrix, Malik, O’Sullivan, Mrs. Reilly, Shaw, Smith, Walsh and Whetton. 


In attendance:  Chief Planning Officer (Mr. K. Howarth), 



Planning Manager (Mr. D. Pearson),


Senior Planning Officer (Mr. R. Gore), 


Traffic Manager (Mr. G. Williamson), 



Interim Principal Planning Solicitor (Ms. S. Marland-Fitzell),



Democratic Services Officer (Miss M. Cody). 



Also present: Councillors Boyes and Higgins. 


APOLOGY


An apology for absence was received from Councillor Weston. 


MR. KIERAN HOWARTH, CHIEF PLANNING OFFICER



The Chairman on behalf of the Committee welcomed Mr. Kieran Howarth to his first Planning Committee meeting and wished him a successful and happy time in his role as Chief Planning Officer. 


75. 
MINUTES 





RESOLVED:  That the Minutes of the meeting held on 11th October, 2012, be approved as a correct record and signed by the Chairman. 


76. 
ADDITIONAL INFORMATION REPORT 



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





RESOLVED:  That the report be received and noted. 


77. 
APPLICATIONS FOR PERMISSION TO DEVELOP ETC.

		

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





		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		78894/FULL/2012 – Miss Sara MacGregor – Bridgewater House, Bridgewater Street, Sale. 



		

		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.





		

		79033/FULL/2012 – Kellogg Company of Great Britain Ltd – Kellogg Co of GB Ltd, Park Road, Stretford. 



		

		Erection of 42 metre high steel clad chimney stack.





78.
APPLICATION FOR PLANNING PERMISSION 76607/FULL/2011 – MR. D. K. SEDDON – LAND ADJACENT TO 240 DAVYHULME ROAD, URMSTON 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of 5 no. two storey detached dwellinghouses with associated car parking / detached garages and landscaping and creation of vehicular access off Davyhulme Road.




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure 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 £4,640.00, 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.



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


79.
APPLICATION FOR PLANNING PERMISSION 77866/FULL/2011 – OLD TRAFFORD SUPPORTERS CLUB – LAND AT JUNCTION OF WHARFSIDE WAY AND SIR MATT BUSBY WAY, OLD TRAFFORD 


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




RESOLVED – 


(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure: 


· A maximum 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).

· 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.

· 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.  



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


80.
APPLICATION FOR PLANNING PERMISSION 78138/FULL/2012 – CALDERPEEL PARTNERSHIP LTD – 136-138 PARK ROAD, TIMPERLEY 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of 2 x pairs of three storey dwellinghouses (4 dwellings in total), formation of vehicular access and associated landscaping.




RESOLVED – 


(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a maximum 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. 


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


81.
APPLICATION FOR PLANNING PERMISSION 78762/FULL/2012 – SALE RUBGY CLUB – SALE RUGBY CLUB, CARRINGTON LANE, CARRINGTON 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of two storey front extension to existing sports academy building. 




RESOLVED – 


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


· 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). 


· The permanent retention of the building as a Sports Academy.  



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


82.
APPLICATION FOR PLANNING PERMISSION 79138/FULL/2012 – ALTIN HOMES – SYLVAN INN, WOODHOUSE LANE EAST, TIMPERLEY 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of 6 no. detached dwellings with associated parking and landscaping following demolition of existing public house.




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a financial contribution of £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.


(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined and to the following additional condition:- 




The development hereby approved shall only proceed in accordance with the recommendations of the submitted bat survey.





Reason:  In order to protect any bats that may be present on the site having regard to Policy R2 of the Trafford Core Strategy and Policies DP2 and EM1 of the Revised Regional Spatial Strategy (RSS published 2008).


83. 
APPLICATION FOR PLANNING PERMISSION 79198/FULL/2012 – L’OREAL UK – L’OREAL UK LIMITED, UNIT 2 FRASER PLACE, TRAFFORD PARK, MANCHESTER 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of extension to existing warehouse providing additional 5000 square metres floor space. 




RESOLVED - 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a maximum 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).


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


84. 
APPLICATION FOR PLANNING PERMISSION 79226/FULL/2012 – STAMFORD PARK LIMITED – LAND TO REAR OF 148-154 STAMFORD PARK ROAD, ALTRINCHAM 


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




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a financial contribution up to £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.



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


85. 
APPLICATION FOR PLANNING PERMISSION 79105/VAR/2012 – BARTON SQUARE LIMITED – BARTON SQUARE, PHOENIX WAY, TRAFFORD PARK 



This item was withdrawn from consideration at this Committee meeting.


86. 
APPLICATION FOR PLANNING PERMISSION 79106/VAR/2012 – BARTON SQUARE LIMITED – BARTON SQUARE, PHOENIX WAY, TRAFFORD PARK 


This item was withdrawn from consideration at this Committee meeting.


87. 
APPLICATION FOR PLANNING PERMISSION 78418/FULL/2012 – MR. P. RAMSDEN – 58 WASHWAY ROAD, SALE 


The Chief Planning Officer submitted a report concerning an application for planning permission for the change of use from offices to 9 flats including two storey side extension. 





RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a financial contribution up to £28,000, comprising:-

· A financial contribution of £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).


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


88. 
PROPOSED STOPPING UP OF HIGHWAY AT PALACE ROAD, SALE, MANCHESTER 


The Head of Highways, Transportation, Greenspace and Sustainability submitted a report informing Members of an application 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. 





RESOLVED: That no objection be raised to the proposed Order. 



The meeting commenced at 6.30 p.m. and concluded at 7.28 p.m. 




